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CITY HALL COUNCIL CHAMBERS 
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COLORADO SPRINGS, CO  80903 
  



CITY PLANNING COMMISSION 
MEETING PROCEDURES 

 
MEETING ORDER:  
The City Planning Commission will hold its regular meeting on Thursday, June 18, 2015 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:  

 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 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, June 29, 2015  
 
 
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, May 21, 2015 

 
1.  Approval of the Record of Decision (minutes) for the May 21, 2015 City Planning   

Commission Meeting  
2.  Communications  
2.A  Election of CPC Chair and Vice-Chair  
3.  Consent Calendar (Items A.1 - B.2)  ................................. Page 7 
4.  New Business Calendar (Items 4.A – 6) ........................... Page 47 
  Appendix – Review Criteria ............................................... Page 167 

CONSENT CALENDAR 
ITEM NO. PROJECT DESCRIPTION PAGE 

NO. 

ITEM.:  A.1 
CPC UV 15-00029 
(Quasi-Judicial) 
 
ITEM.:  A.2 
CPC NV 15-00043 
(Quasi-Judicial ) 
 
PARCEL NO.: 
6308300006 
 
PLANNER:   
Steve Tuck 
 

 
A request by Colton Johnson on behalf of the John and Patricia 
Withers Trust for consideration of the following applications: 
 

1. A use variance to allow a kennel (dog daycare facility with 
outdoor exercise areas and no overnight care) in the PIP-2 
(Planned Industrial Park) zone.  

2. A nonuse variance to Section 7.4.203.A of the City Code to 
allow 0 parking spaces on site where the requirement is 1 
parking space for the office. 
 

The project name is Under the Sun Doggie Daycare and the 
property consists of 2.06 acres and is located at 790 Dublin 
Boulevard. 
 

7 

ITEM.:  B.1 
CPC PUZ 14-00124 
(Quasi-Judicial)  
 
ITEM.:  B.2 
CPC PUD 06-00108-A7MJ14 
(Quasi-Judicial) 
  
PARCEL NOS.: 
5307000073,5307000097, 
5307000006 
  
PLANNER:   
Meggan Herington 
 
  
 
 

Request by William Guman & Associates Ltd, on behalf of Wolf 
Ridge Development Co LLP, for approval of the following 
development applications: 
 

1. A zone change from A/AO (Agriculture with Airport Overlay) 
to PUD/AO (Planned Unit Development; Single-Family 
Residential, 3.85 Dwelling Units per Acre, 35 foot maximum 
building height with Airport Overlay). 
 

2.  The Dublin North Phase 8 Development Plan that illustrates 
an addition of 105 single-family detached residential lots to 
the Dublin North development along with public roads, 
easements, landscape and open space areas.  

The site consists of 27.305 acres and is located south of Wolf Ridge 
Road and east of Templeton Gap Road. 
 

16 
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NEW BUSINESS CALENDAR 

ITEM NO. PROJECT DESCRIPTION 
PAGE 
NO. 

 
ITEM NO.: 4.A-4.B 
CPC PUZ 15-00031 
(Quasi-Judicial)  
 
CPC PUP 15-00032 
(Quasi-Judicial) 
 
PARCEL NO.: 
6425204002 
 
  
PLANNER: 
Lonna Thelen                   

A request by Aeroplaza Fountain LLC for approval of the following 
development applications: 

 

1. A zone change from PBC/cr/AO (Planned Business Center 
with a condition of record and airport overlay) to PUD/AO 
(Planned Unit Development with an airport overlay).  
 

2. A concept plan for an 80 unit, small lot single family 
development (Village at Aeroplaza). The property is 
proposed to be zoned PUD (Planned Unit Development).   
 

The property is located northeast of Fountain Boulevard and 
Aeroplaza Drive and consists of 14.02 acres. 
 

47 

 
ITEM NO.:  5 
AR NV 14-00691-AP 
(Quasi-Judicial)  
 
PARCEL NO.: 
7412103048 
 
 
PLANNER: 
Rachel Teixeira 

An appeal by Pam Hamamoto, property owner of 1217 E. High 
Point Lane, regarding the administrative approval for a nonuse 
variance request for a ten (10) foot front yard setback where twenty-
five (25) feet is required.  This nonuse variance request approved 
the construction for a single family residence located at 1225 E. 
High Point Lane.  The property is zoned R-1 9000/HS (Single 
Family Residential with Hillside Overlay), consists of 0.26 acres and 
is situated northeast of Mesa Avenue and Uintah Street.   

61 

 
ITEM NO.:  6 
 
STAFF: 
Marc Smith 
(Legislative) 
 

Approval of Amendments to the Procedures of the City Planning 
Commission 

147 
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CONSENT CALENDAR 
 
 
 

ITEM NOS.: A.1-A.2  
 

STAFF: STEVE TUCK 
 

FILE NOS: 
A.1 - CPC UV 15-00029 – QUASI-JUDICIAL 
A.2 - CPC NV 15-00043 – QUASI-JUDICIAL 

 
 
PROJECT: UNDER THE SUN DOGGIE DAYCARE 
 
APPLICANT: COLTON JOHNSON 
 
OWNER: JOHN AND PATRICIA WITHERS TRUST 
 

 

SITE 
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PROJECT SUMMARY: 

1. Project Description: The applications request the approval of a use variance and a nonuse 
variance to allow a dog daycare facility with no overnight boarding in the PIP-2 (Planned 
Industrial Park) zone. The site consists of 2.06 acres, is developed with a 1,776 square-foot 
residence and is located at 790 Dublin Boulevard (northwest corner of Dublin Boulevard and 
Vincent Drive). FIGURE 1 is the development plan. 

2. Applicant’s Project Statement: FIGURE 2 
3. Planning and Development Team’s Recommendation: Approve the use variance for a kennel 

(dog daycare center) subject to revisions to the development plan. Approve the nonuse variance 
to allow portions of the required parking to be located in the Vincent Drive right-of-way. 

 
BACKGROUND: 

1. Site Address:   790 Dublin Boulevard 
2. Existing Zoning/Land Use:  PIP-2/kennel (dog daycare facility) 
3. Surrounding Zoning/Land Use: North: PIP-2/single-family residence, vacant 

South: PIP-2/outside dog training facility 
East: C-6/veterinary clinic, commercial 
West: PIP-2/kennel, outside dog training facility 

4. Comprehensive Plan/Designated 2020 Land Use: Employment Center 
5. Annexation: 1980, Withers Addition No. 1 
6. Master Plan/Designated Master Plan Land Use: None 
7. Subdivision: Not platted 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site is developed with a single-family residence that has been 

converted to the dog daycare facility without City approval. The majority of the two-acre site is to 
remain vacant or not used for the dog daycare facility. 

 
STAKEHOLDER PROCESS AND INVOLVEMENT: 
Public notice was provided to 27 property owners within 500 feet. The notice was mailed on two 
occasions: 1) after the submittal of the applications and 2) prior to the Planning Commission meeting. No 
inquiries or correspondence was received. 
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER PLAN 
CONFORMANCE:  

1. Review Criteria/Design & Development Issues: 
 Neighborhood – The surrounding zoning to the north, west and south is PIP-2 with the majority 

of the property used for dog kennels and dog training. The kennel at 780 Dublin Boulevard was 
constructed in 1970, which was prior to the annexation of the property, and therefore did not 
require a use variance. The kennel at 740 Dublin Boulevard (Sunrise Kennels) received a use 
variance in 1980. The recently completed, outside dog training facilities located immediately to 
the west and south of the project have not obtained approval from the City for this use. These 
properties are owned by Sunrise Kennels. A veterinary practice is located across Vincent Drive to 
the east, while a vacant, unincorporated parcel is located to the southeast and across Dublin 
Boulevard. The closest residential project (Dublin Meadows townhomes) is located over 400 feet 
to the east and across Dublin Boulevard. 
 
Site/Development Plan – The 2.04-acre site is developed with a residence that was recently 
converted to the dog daycare facility without the approval of the City. These applications have 
been submitted to obtain the City’s approval for the existing use. A dog daycare center is defined 
as a kennel. A kennel is a commercial use type and is not permitted in the PIP-2 zone.  
 
The property is not intensely developed, as the majority of the site will remain an open yard. Two 
outside, fenced areas are provided to the north and west of the building. The majority of the 1,776 
square-foot building will be used for dogs, with only 100 square feet used for the office. No 
overnight stays are proposed as indicated in the project statement (FIGURE 2). 
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A revised development plan was submitted in response to the City review letter in FIGURE 3. The 
revised plan is acceptable with revisions as recommended below. The request satisfies the City 
review criteria for a use variance and a development plan. 
 
Nonuse Variance – One parking space is required based on the size of the office. Three parking 
spaces are shown with portions of two spaces in the public right-of-way of Vincent Drive and a 
third space within the right-of-way. There is a significant paved area adjacent to the property that 
is within the right-of-way but is located outside of the traveled way or street. Vincent Drive and 
Dublin Boulevard were recently reconfigured by the City with the Nevada Avenue extension 
project. As a result the paved area in the right-of-way where the parking is proposed serves as a 
private drive to this and to the kennel at 780 Dublin Boulevard. Ample pavement exists to provide 
the parking while not diminishing access or impacting the traveled way of Vincent Drive. If this 
application is approved then a Revocable Permit must be issued by the City for the parking 
spaces in the right-of-way. 
 
The review criteria for a nonuse variance are satisfied due to these unique circumstances. 
 

2. Conformance with the City Comprehensive Plan: 
The 2020 Land Use Plan within the Comprehensive Plan indicates the site is within an 
Employment Center. Commercial uses are consistent with the Employment Center designation. A 
kennel is identified as a commercial use in the Zoning Code. The project is consistent with and 
conforms to the Comprehensive Plan. 
 

3. Conformance with the Area’s Master Plan: 
The property is not within an area master plan. 

 
STAFF RECOMMENDATION: 
Item No: A.1  CPC-NV 15-00029 – Use Variance 
Approve the use variance and the development plan for a kennel (dog daycare facility) in the PIP-2 zone, 
based on the finding the request complies with the review criteria in City Code Section 7.5.803.B (Criteria 
for Granting a Use Variance) and Section 7.5.502.E (Development Plan Review Criteria) subject to 
compliance with the following technical and/or informational modification to the development plan: 
Technical and/or Informational Modification to the Development Plan 

1. Note a nonuse variance is requested with File No. CPC NV 15-00043 to City Code Section 
7.4.203.A to allow portions of the parking spaces to be located within the public right-of-way of 
Vincent Drive. 

2. Note no overnight boarding will occur. 
3. Revise “nno” to “non” for the designation of Vincent Drive as a nonarterial street. 
4. Note that a Revocable Permit shall be approved for the parking in the right-of-way within 60 days 

of the approval of the applications. 
5. Identify and note the width and material of the sidewalks both on the site and in the adjacent 

right-of-way. 
6. As indicated by the City Landscape Architect in FIGURE 4 revise the landscape plan. 

 
Item No: A.2 CPC-NV 15-00043 – Nonuse Variance 
Approve the nonuse variance to City Code Section 7.4.203.A to allow portions of the required parking 
spaces to be located within the public right-of-way of Vincent Drive, based on the finding the plan 
complies with the review criteria in City Code Section 7.5.802.B (Criteria for Granting a Nonuse Variance). 
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FIGURE 2
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FIGURE 3
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CITY PLANNING COMMISSION AGENDA 

 
 

ITEM NOS.:  B.1-B.2   
 

STAFF:  MEGGAN HERINGTON 
 

FILE NOS.: 
B.1 - CPC PUZ 14-000124 - QUASI-JUDICIAL 

             B.2 - CPC PUD 06-00108-A7MJ14 - QUASI-JUDICIAL 
 

 
 
PROJECT: DUBLIN NORTH PHASE 8 
 
APPLICANT: GUMAN AND ASSOCIATES 
 
OWNER: WOLF RIDGE DEVELOPMENT COMPANY, LLC 
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PROJECT SUMMARY: 

1. Project Description: Request by Guman and Associates on behalf of Wolf Ridge 
Development Company, LLC to rezone 27.3 acres from A/AO (Agricultural with Airport 
Overlay) to PUD/AO (Planned Unit Development: Detached Single-Family Residential, 
maximum density 3.85 dwelling units per acre, maximum building height of 35 feet, with 
Airport Overlay) zone district; and an amendment to the Dublin North Development Plan 
(Phase 8) that illustrate the addition of 105 single family lots with open space areas and 
public roads. (FIGURE 1).  

 
The property is located east of Templeton Gap Road and west of the current terminus of 
Wolf Ridge Road, west of Vista Ridge High School and consists of 27.3 acres. 
 

2. Applicant’s Project Statement: (FIGURE 2) 
3. Planning and Development Department’s Recommendation: Approval of the applications 

subject to conditions and technical modifications as outlined in the staff report. 
 
BACKGROUND: 

1. Site Address: Not applicable 
2. Existing Zoning/Land Use: A/AO (Agricultural with Airport Overlay) / Vacant  
3. Surrounding Zoning/Land Use: 

North: A (Agricultural) / Vacant (Planned: Single-Family Residential) 
South: PUD (Planned Unit Development - Single-Family Residential)/Single-family 

residences 
East: PUD (Planned Unit Development) / Vista Ridge High School 
West: County RR-5 (Rural Residential)/Vacant; PBC (Planned Business 

Center)/Vacant; and M1 (Industrial)/C&C Sand and Hamlin’s Auto Body 
4. Comprehensive Plan/Designated 2020 Land Use: General Residential 
5. Annexation: The property was annexed as Dublin North 3 and 3A in 2006. 
6. Master Plan/Designated Master Plan Land Use: Dublin North Master Plan - Residential 
7. Subdivision: Dublin North Filing Number 8 (Pending) 
8. Zoning Enforcement Action: None 
9. Physical Characteristics: The site has no significant vegetation or natural features. 

  
STAKEHOLDER PROCESS AND INVOLVEMENT:  
The public process included posting the site and sending postcards to 79 property owners within 
500 feet, notifying them of the application submittal, as well as the public hearing.   
 
Staff received comments from the industrial property owners to the west. They are concerned 
about buffering the residential properties from their existing industrial uses and cut-through 
traffic on Stone Mesa Point. These issues are addressed in the below sections of this report. 
 
Staff also sent the plans to the standard internal and external review agencies for comments. All 
comments received from the review agencies have been addressed. Commenting agencies 
included Colorado Springs Utilities, City Engineering, City Traffic, City Fire, City Finance, Police 
and E-911 and Airport.  
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES/COMPREHENSIVE PLAN & MASTER 
PLAN CONFORMANCE:  
 

1. Review Criteria / Design & Development Issues:   
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Rezone from A/AO to PUD/AO 
The existing zoning is A/AO (Agricultural with Airport Overlay). This zoning was established 
with the approval of the annexation and master plan in 2006 and has served as a holding 
zone until the property was ready to be developed. The owner now wishes to develop the 
site as single-family residential. The PUD zone district with the Airport Overlay will allow 
single family residential at a density of 3.85 dwelling units per acre with a 35 foot maximum 
building height. This zoning and residential density is a continuation of the residential 
densities established in phases one through seven of the Dublin North development.  
 
Staff finds that the zone change request is in conformance with the City Code criteria for 
rezoning and the criteria for establishment of a PUD. 

 
PUD Development Plan Amendment 
The Dublin North PUD Development Plan Amendment is submitted in conjunction with the 
zone change application for this project. The Dublin North PUD illustrates all the past and 
future phases of residential development. Instead of individual development plans for each 
phase, the applicant amends the original to illustrate all phases in one planning document.  
 
This amendment for Phase 8 illustrates 105 single family lots, open space areas, landscape 
tracts and public road extensions. Fencing and landscaping will be utilized to buffer the 
property from the industrial zoned property to the west.  
 
This phase is directly south of future Wolf Ridge Road extension. Wolf Ridge Road is 
currently constructed east to Vista Ridge High School and will extend west of the high 
school with this phase of development. Wolf Ridge ends at a T-intersection with Templeton 
Gap Road, directly across from Stone Mesa Point. The developer is responsible for 
construction of Wolf Ridge Road and road improvements to Templeton Gap Road to include 
a full asphalt mat for all required lanes on Templeton Gap as well as curb, gutter and 
sidewalk adjacent to the development. At the time of the agenda publication, the developer 
and the City continue to discuss the details of the required improvements and the timing of 
said improvements. The properties on the west side of Templeton Gap will install curb, 
gutter and sidewalk with future developments. 
 
The internal residential roadway network will connect to Wolf Ridge Road on the north and a 
connection of Edmondstown Drive through the southern phases of Dublin North. Also 
illustrated is a future connection to Templeton Gap that is labeled as “Tract F”. If this access 
is needed by the property owner to the north of this tract, it can be used for additional 
access. 
 
The industrial neighbors to the west have concerns about screening the new residential 
homes adjacent to the existing industrial. They are also concerned that the Wolf Ridge Road 
intersection at Templeton Gap Road and Stone Mesa Point will create a cut-through traffic 
issue on Stone Mesa Point. Currently, Stone Mesa Point is a private drive. Creating a cut-
through situation from Templeton Gap Road to Tutt Boulevard is a detriment to the owners 
maintaining Stone Mesa Point. 
 
Responding to these concerns, the City Traffic Engineer has agreed to convert Stone Mesa 
Point to a public road, thus eliminating any issues with cut-through traffic on the private drive 
and providing a public road connection from Templeton Gap Road to Tutt Boulevard. This 
conversion to a public road will occur with the construction of Wolf Ridge Drive. Notes have 
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been added to the development plan outlining the required improvements and timing of the 
road conversion. 
 
Screening has been shown along Templeton Gap Road. This is the required landscape 
setback and fencing buffer between differing uses. The applicant has also added additional 
evergreens to the landscape buffer for better year-round visual screening.  
 
Staff finds that the PUD development plan is in conformance with the City Code criteria for 
PUD development plan approval. 

 
2. Conformance with the City Comprehensive Plan: The annexation and use is consistent with 

the City’s 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 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. 
 
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. 
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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 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 8 zone 
change and development plan are consistent with the City’s Comprehensive Plan 2020 Land 
Use Map and the Plan’s goals, objectives and policies for General Residential use. 
 
Conformance with the Area’s Master Plan: This project is to be 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 8 
project is consistent with the Dublin North Master Plan. 

 
STAFF RECOMMENDATIONS: 
 
Item No: B.1  CPC PUZ 14-00124 – Rezone to PUD 
Approve the rezoning from A/AO (Agricultural with Airport Overlay) to PUD/AO (Planned Unit 
Development: Detached Single-Family Residential, maximum density 3.85 dwelling units per 
acre, maximum building height of 35 feet, with Airport Overlay) zone district, 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-A7MJ14 – PUD Development Plan Amendment 
Approve the Dublin North Phase 8 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, subject to the following conditions and technical modifications:  
 
Conditions of Approval: 
1. Templeton Gap Road shall be constructed per the future construction drawings to include 

the updated turn lanes to Templeton Gap, Wolf Ridge and Stone Mesa as outlined in 
Technical Modifications. 

2. The developer is responsible for the construction of Templeton Gap Road adjacent to the 
project property from its current terminus of full improvements. The construction includes a 
full asphalt mat for all required lanes for the full width of Templeton Gap Road and sidewalk, 
curb, gutter on the eastern side of Templeton Gap Road adjacent to the project and turn 
lanes as specified in Technical Modification #2 (below). 
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3. The property is required to be included in the Woodmen Road Metro District prior to 
approval of any final plats within this development plan. 

 
 
 
Technical Modifications: 
1. Revise the Tract Table on Sheet 1 to state that the maintenance of drainage facilities within 

all tracts will be done by the Dublin North Metropolitan District No. 3. The only exception is 
that Tract B will have public storm sewer that will be maintained by the City, however the 
surface maintenance of the detention pond will be done by the Dublin North Metropolitan 
District No. 3. 

2. Add the following turn lanes at the intersection of Templeton Gap road and Wolf Ridge 
Road/Stone Mesa Point:  
1- A northbound right turn lane, with 150 feet and appropriate taper length. 
2- A northbound left turn lane, with 150 feet and appropriate taper length.  
3- A southbound right turn lane, with 100 feet and appropriate taper length.  
4- A westbound right turn lane, with 200 feet and appropriate taper length.  

3. Add a note to Page 1 that Stone Mesa Point is accepted by the City as a public street. 
4. Please revise Note 2 on Sheet 1 to indicate that the full mat width of asphalt will be 

constructed with Phase 1 and only the curb and gutter and sidewalk on the west side of T-
Gap will be constructed by the adjacent property owners when they develop.  

5. Please remove Note 3 as this is covered in Note 2.  
6. Please add the following note to Sheet 1, "If traffic volumes warrant a signal at the 

intersection of Templeton Gap Road and Wolf Ridge Road, traffic movements will be 
restricted.” 

7. Add the avigation easement statement to the development plan. 
8. Add cut sheets of the play elements called out in the park area.  
9. Enumerations comments shall be addressed prior to final approval. 
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May 20, 2015 

Meggan Herington, AICP 
Principal Land Use Review Planner 
Planning & Development 
City of Colorado Springs 
30 S. Nevada Ave., Suite 105 
Colorado Springs, CO 80903 
 
RE:  Dublin North Phase 8/’Kwan’ Parcel  
 
Project Statement: 
  
The purpose of the Phase 8/ ‘Kwan’ zone change, concept plan, and development plan is to add 

105 single-family detached residential units and privately developed and maintained open space 

to the existing Dublin North development (Filings 1-7). The final plat will increase the Dublin 

North total acreage from 52 to 79 acres and the dwelling units from the currently approved 232 

units up to 337 units with a density of 4.25 DUs per acre. The additional units will be added in 

the northwestern vicinity of the existing projects with access from existing Templeton Gap Road 

via an extension of the existing Wolf Ridge Road and proposed Edenderry Road. There are no 

proposed changes to any existing lots, final plats, streets, utilities, and landscape already 

approved within the Dublin North project. 

 

Phase 8/ ‘Kwan’ is a logical expansion of the existing Dublin North project and will convey all 

the appropriate easements not already in place, remove any unnecessary easements, and provide 

for additional right-of-way as required for the extension of Wolf Ridge Road to Templeton Gap 

Road and development of the new Edenderry Road to Templeton Gap Road. The project 

currently has sufficient water and wastewater service capabilities to extend to the proposed 105 

Est. 1982 
Urban Planning | Community Design | Landscape Architecture 

731 North Weber Street, Suite 10, Colorado Springs, CO 80903, 719.633.9700  719.633.4250 fax 
Email: bill@guman.net      Web: GumanLtd.com 
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units. These utilities are available immediately and will not delay the progress of this phase. 

Please direct questions and/or concerns to William Guman & Associates, Ltd.  Thank you. 

 

Issues: 

No major issues that could affect the successful development and completion of Dublin North 

Phase 8/’Kwan’ parcel have been identified.  

 

Sincerely,  

 
Bill Guman, RLA, ASLA 
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NEW BUSINESS CALENDAR 
 

 
 

CITY PLANNING COMMISSION AGENDA 
 

ITEM NOS: 4.A-4.B 
 

STAFF:   LONNA THELEN 
 

FILE NO(S): 
A. – CPC PUZ 15-00031 – QUASI-JUDICIAL 
B. - CPC PUD 15-00031 – QUASI-JUDICIAL 

 
 
PROJECT: VILLAGE AT AEROPLAZA 
 
APPLICANT: AEROPLAZA FOUNTAIN LLC 
 
OWNER: AEROPLAZA FOUNTIAN LLC 
 

 
 
 
 
 
 
 

SITE 
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PROJECT SUMMARY: 

1. Project Description: This project includes concurrent applications for a zone change and a 
concept plan for a 14.02-acre site located north of Fountain Boulevard and west of Powers 
Boulevard.  The applicant is requesting a zone change from PBC/cr/AO (Planned Business 
Center with conditions of record and airport overlay) to PUD/AO (Planned Unit Development with 
airport overlay). In addition, the applicant is proposing a concept plan for the property showing 80 
single-family residential lots. (FIGURE 1) 

2. Applicant’s Project Statement: (FIGURE 2) 
3. Planning and Development Department’s Recommendation: Denial of the applications.  It should 

be noted that Pursuant to City Code Section 7.5.605, a denial of the zone change application by 
the City Planning Commission is considered as final action and does not move forward to the City 
Council, unless appealed by the applicant. 
 

BACKGROUND: 
1. Site Address: No address has been assigned. 
2. Existing Zoning/Land Use: PBC/cr/AO 
3. Surrounding Zoning/Land Use: North: PUD / single family residential 

South: PBC/C-6 / hotel/vacant 
East: PIP-2 / manufacturing 
West: PBC / vacant/hotel 

4. Comprehensive Plan/Designated 2020 Land Use: Employment Center 
5. Annexation: Pikes Peak Addition #1, 1971 
6. Master Plan/Designated Master Plan Land Use: Gateway Park / Commercial 
7. Subdivision: Salter Subdivision, Filing No. 1 
8. Zoning Enforcement Action: No current actions. 
9. Physical Characteristics: The site is currently vacant and has very little slope or existing 

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 
67 property owners within 500 feet of the subject property. Comment from the property owner to the 
northeast was received. (FIGURE 3) The property owner uses the adjacent property for 
manufacturing and believes that the proposed single-family use is incompatible with their use.  

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

1. Review Criteria / Design & Development Issues: 
The Village at Aeroplaza is a proposal to allow for a small lot, single family detached, PUD 
development that includes 80 lots. The site is located adjacent to Fountain Boulevard, between 
Aeroplaza Drive and Powers Boulevard. The property is currently zoned PBC/cr/AO and the 
applicant is proposing to rezone the property to PUD for residential use.   
 
The purpose and intent of small lot single family residential PUDs is to provide important housing 
opportunities in a single family residential market that allow a smaller lot (less than 6,000 square 
feet) and greater lot coverage. The small lot PUD concept centers around the idea that units 
would be street oriented or greenway oriented and the overall development would include 
common open space to accommodate for the small lot sizes. The small lot PUD guidelines were 
established to interpret the development plan review criteria in 7.3.606 with the small lot design in 
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mind. This application proposes a concept plan and is reviewed per the PUD concept plan review 
criteria 7.3.605, not a development plan; however, the PUD design guidelines were considered 
during the review due to the detail provided by the applicant. 
 
The initial review letter provided to the applicant noted that staff was unable to determine that the 
proposed rezone to a small lot PUD met review criteria 7.3.605.A-E. Criteria A-E lay the ground 
work for the rezoning and location of the small lot PUD. The criteria are listed below with staff 
comments in italics below the criteria. 
 
Consistency with the Comprehensive Plan 
7.3.605.A –Is the proposed development pattern consistent with the Comprehensive Plan, the 
2020 Land Use Map, and all applicable elements of the Comprehensive Plan (including the 
intermodal transportation plan and the parks, recreation and trails master plan)? 
 
7.3.605.B. Are the proposed uses consistent with the primary and secondary land uses identified 
in the 2020 Land Use Map of the Comprehensive Plan, as amended? 
 
The comprehensive plan defines the site as an employment center. The definition of employment 
center from the Comprehensive Plan is listed below. The definition notes that an employment 
center is to be used for major concentrations of employment with direct access to major 
transportation facilities. The primary uses include research and development, major service and 
office center complexes, and educational facilities. The Comprehensive Plan’s 2020 Land Use 
Map and Master Plan Matrix lists residential uses as a secondary use that supports the overall 
planned development. However, the lowest density range for residential uses in an employment 
center is 8-11.99 dwelling units per acre. This site is proposed for 5.9 dwelling units per acre, less 
than the minimum allowed in the comprehensive plan. The proposed plan does not meet the 
definition of employment center, due to it not meeting the density range allowed and not meeting 
the intent of the employment center definition of an overall planned development with a mix of 
employment and secondary uses. Staff does not believe that the proposed project is consistent 
with the Comprehensive Plan. 
 

Policy LUM 207: Employment Center 
 
Utilize the Employment Center designation for major concentrations of employment, 
including existing corporate campuses and industrial areas. For new centers promote 
excellence in the design and planning of buildings, outdoor spaces, and transportation 
facilities; and support the vitality and quality of life in adjacent residential 
neighborhoods. Integrate mobility choices by providing transit, pedestrian and bicycle 
connectivity within the center as well as to adjoining areas. 
 
Strategy LUM 207a: Employment Center Characteristics 
 
Designate sites with direct access to existing or planned major transportation facilities 
and compatibility with adjacent land uses. Generally employment centers are located 
along major roads, or in close proximity to limited access freeways and Interstate 25. 
 
Strategy LUM 207b: Employment Center Primary Uses 
 
Identify primary uses as research and development, major service and office center 
complexes, as well as warehousing and industrial uses and major educational facilities. 
 
Strategy LUM 207c: Employment Center Secondary Uses 
 
Include supporting uses that complement the primary workplace uses such as 
restaurants, hotels, childcare, convenience shopping, and residential uses if part of an 
overall planned development. 
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Consistency with the Master Plan 
7.3.605.C. Is the proposed development consistent with any City approved master plan that 
applies to the site? 
 
This site is part of the Gateway Park Master Plan (FIGURE 4) which was originally approved in 
1980 and is master planned for commercial. The master plan is implemented; therefore, an 
amendment was not required. The master plan shows the Fountain corridor west of Powers as a 
commercial and office corridor. The residential portion of the master plan was designed to be on 
interior streets, not adjacent to major streets. A future interchange at Fountain Boulevard and 
Powers Boulevard is shown on the master plan; although not developed yet, this interchange is 
proposed in the future. The proposed development would be adjacent to a portion of the 
interchange. Staff finds that the master planned use of commercial would be compatible with the 
commercial/office corridor and the future interchange at Fountain Boulevard and Powers 
Boulevard while the proposed single-family residential project is not. 
 
Consistency with the Zoning Code 
7.3.605.D. Is the proposed development consistent with the intent and purposes of this Zoning 
Code? 

 
The current zoning of the property is PBC (Planned Business Center). The site is adjacent to a 
principal arterial dedicated to serving commercial, retail, and industrial users. An increase in 
density or intensity along this corridor is appropriate to utilize the existing roadway and utility 
infrastructure already adjacent to the site. In some cases multi-family residential is an appropriate 
use along a principal arterial. The zoning along this portion of Fountain Boulevard is primarily 
PBC and OC (Office Complex). Staff finds that the proposed rezoning to PUD to allow for small 
lot single-family development is not consistent with the intent and purpose of the zoning code. 
 
Compatibility with surrounding areas 
7.3.605.E. Does the development pattern proposed within the PUD concept plan promote the 
stabilization and preservation of the existing or planned land uses in adjacent areas and 
surrounding residential neighborhoods? 

 
The proposed development is southwest of a 26.8 acre site owned and used by dpiX, LLC. dpiX 
develops Si-technology, focusing on research, engineering, development, and manufacturing. 
dpiX products, a-Si image sensor arrays for X-ray imaging and detection, are used by medical 
equipment companies. The dpiX property is zoned PIP-2 and the manufacturing use is permitted 
and approved in that location. The proposed development of single-family homes on small lots is 
not compatible with the industrial use (dpiX) and does not promote the preservation and 
stabilization of the industrial land use. The site is also adjacent to a major arterial; single-family 
developments that back to a major arterial are not promoted by the City Code. In addition, the site 
plan shows the open space located directly adjacent to Fountain Boulevard, which is inconsistent 
with the small lot PUD code which encourages useable common space that is accessible to the 
entire community. The Fountain corridor west of Powers Blvd. promotes commercial and office 
uses. This site is zoned PBC and has the ability to be used for commercial development along a 
major arterial that could serve the existing residential located on interior streets, not adjacent to 
the major arterial. 
 
Staff has reviewed the proposed zone change and concept plan and finds that the proposal is not 
consistent with the review criteria and does not recommend approval of the zone change or 
concept plan. 
 

2. Conformance with the City Comprehensive Plan: 
The concept plan defines this area as an employment center. Residential with a density of less 
than 8 dwelling units per acre is not anticipated as part of an employment center; the proposed 
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project has a density of 5.9 dwelling units per acre. Staff finds that the development is not in 
conformance with the comprehensive plan. 

 
3. Conformance with the Area’s Master Plan: 

This site is part of the Gateway Park Master Plan and is master planned for commercial. The 
master plan is implemented today; therefore, an amendment was not required. The master plan 
shows the Fountain corridor west of Powers as a commercial and office corridor. The residential 
portion of the master plan was designed to be on interior streets, not adjacent to major streets. A 
future interchange at Fountain Boulevard and Powers Boulevard is shown on the master plan, 
although not developed yet, this interchange is proposed in the future. The proposed 
development would be adjacent to a portion of the interchange. Staff finds that the master 
planned use of commercial would be compatible with the commercial/office corridor and the 
future interchange at Fountain Boulevard and Powers Boulevard. 
 

 
STAFF RECOMMENDATION: 
 
Item No: 4.A CPC PUZ 15-00031 – ZONE CHANGE 
Deny the zone change for Village at Aeroplaza, based upon the finding that the zone change does not 
comply with the review criteria in City Code Section 7.3.603 
 
Item No: 4.B CPC PUP 15-00032 – CONCEPT PLAN 
Deny the concept plan for Village at Aeroplaza, based upon the finding that the concept plan does not 
comply with the review criteria in City Code Section 7.3.605 
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CITY PLANNING COMMISSION AGENDA 
 

ITEM NO.:5    
 

STAFF: RACHEL TEIXEIRA 
 

FILE NO: 
AR NV 14-00691(AP) – QUASI-JUDICIAL 

 
 
PROJECT: 1225 E. HIGH POINT LANE 
 
APPLICANT/OWNER: RONALD SALVAGGIONE 
 
APPELLANT: PAMELA HAMAMOTO 
 

 
 
 
 
 
 
 
 

SITE 
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PROJECT SUMMARY: 
1. Project Description: This request represents an appeal by Pam Hamamoto, property owner of 

1217 E. High Point Lane, regarding the administrative approval for a nonuse variance site plan to 
1225 E. High Point Lane. (FIGURE 1)  The request approved the ten (10) foot front yard setback 
distance where 25 feet are required to construct a single family residence on the site.  The site 
plan was approved on April 27, 2015, (FIGURE 2) and the appeal was filed within the requisite 
ten days.  The appeal is based on several issues raised in the documentation submitted by the 
appellant.  The property consists of 0.261 acres within the Hillside Overlay and required site plan 
approval for the construction of a single family residence. 

2. Applicant’s Project Statement: (FIGURE 3) 
3. Planning & Development Department’s Recommendation: Reaffirm the administrative approval of 

the nonuse variance site plan. 
 
BACKGROUND: 

1. Site Address: 1225 E. High Point Lane. 
2. Existing Zoning/Land Use: R-1 9000/HS (Single Family Residential with Hillside Overlay)/ Vacant 

lot for proposed Single Family Residence. 
3. Surrounding Zoning/Land Use:  

North:  R/HS (Single Family Residence – Estate with Hillside Overlay)/ Sondermann Park. 
South, East and West: R-1 9000/HS (Single Family Residential with Hillside Overlay)/ Single 
Family Residence. 

4. Comprehensive Plan/Designated 2020 Land Use: General Residential. 
5. Annexation: September 1872 as part of Town of Colorado Springs. 
6. Master Plan: n/a. 
7. Subdivision: High Point Gardens, 1964. 
8. Zoning Enforcement Action: n/a. 
9. Physical Characteristics: The 0.261-acre site is near the northeast corner of Mesa Avenue and 

W. Uintah Street and the property sits on a steep, down-sloping terrain property within the Hillside 
Overlay. 
 

STAKEHOLDER PROCESS AND INVOLVEMENT: 
Standard public notification and posting process was used during the internal review.  Nine property 
owners within a 150 foot buffer distance and three members of the Architectural Control Committee 
(ACC) for High Point Gardens were notified.  The property owner originally submitted a nonuse variance 
request with a site plan illustrating an eighteen foot front yard setback. (FIGURE 4)  An e-mail was 
received from the appellant.  (FIGURE 5)  The site plan was then revised to illustrate the correct 
dimension from the residential structure to the property line and not to the edge of pavement (street).  
(FIGURE 6)  Again notification was mailed to the original list of property owners and written 
correspondence in opposition and support was received in response to the mailing.  (FIGURE 7) 
 
After a meeting with City Planning staff to discuss the site plan and the hillside overlay requirements, the 
property owner submitted a comprehensive site plan proposal including, a hillside site plan illustrating the 
new setback distance of ten (10) feet along with existing and proposed contours, floor plans, and 
elevations of the single family residence.  (FIGURE 8)  These plans and written notification, which stated 
that the proposal was for a ten foot front yard setback, were sent together in a package and mailed to the 
same nine property owners and the three members of the ACC.  Property owners submitted written 
correspondence (FIGURE 9) in opposition in response to the third mailing notification. 
 
The property will be posted and mailing notification sent again prior to the City Planning Commission 
meeting. 
 
ANALYSIS OF REVIEW CRITERIA/MAJOR ISSUES:  
The request is to appeal the approval of a nonuse variance for the construction of a single family 
residence with a ten (10) foot front yard setback dimension where 25 feet are required and is located at 
1225 E. High Point Lane.  The property is zoned R-1 9000/HS (Single Family Residence with Hillside 
Overlay) which requires a separate zoning approval for the setback variance. 
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The site plan has been revised to illustrate the correct front yard setback dimension to the front property 
line, and also to include the hillside overlay plan requirements.  City Planning provided notification to the 
adjacent property owners and the ACC for High Point Gardens and had the property posted after the 
application was submitted.  E-mails and written correspondence in opposition and in support were 
forwarded to the Planning Department in response to these notices. (FIGURES 5, 7 & 9)  The majority of 
the neighborhood does not support a ten foot front yard setback distance, preferring instead a front 
setback distance of seventeen (17) feet for the proposed home. 
 
This Hillside Area Overlay, Section 7.3.504 of the Zoning Code, has a separate site plan review process 
which is more restrictive compared to that which existed for properties developed prior to May of 1996.  
Using the Hillside Overlay criteria and guidelines City Planning Staff prefers to have the structure built 
away from the rear steep slope to protect the home as well as the natural features of the property.  This 
preference is a result of the weight that the Hillside Overlay places on natural feature preservation, 
avoidance of steep slopes, minimizing retaining wall size, and generally working with the site’s natural 
characteristics when placing a new home on the property.  
 
High Point Gardens Subdivision consists of 49 lots as recorded at the El Paso County Clerk and 
Recorders office on February 19, 1965.  The subdivision plat provides 20 ft. front yard setback flexibility 
for lots facing East and West High Point Lane as noted under Note 4 on the plat even though the R-1 
9000 zone requires a 25 ft. setback distance.  The majority of the properties located within the High Point 
Gardens Subdivision were all constructed prior to the adoption of the Hillside Development Overlay 
District in May of 1996.  Few new homes have been built in the neighborhood over the last 20 years.  
There are only two remaining properties in this subdivision, 1205 and 1225 E. High Point Lane, which will 
be required to submit a Hillside site plan and geo-hazard report for Planning and Engineering approvals 
as part of the building permit process.  Although the paved width of E. High Point Lane is only 24 feet 
wide at the subject property, the platted right-of-way is 50 feet in width creating the illusion that the homes 
(including the proposed house) have significant setbacks from the front property line.   
 
Once a final decision is made by the city reviewing authorities, the property owner can proceed with the 
building permit approvals.  The property owner is required to provide a ‘Hillside Plan Requirements’ site 
plan review and a Geo-Hazard report for City Planning and Engineering approvals prior to obtaining a 
building permit at Pikes Peak Regional Building Department. 
 
Appeal Provisions 
Section 7.5.906.A.4 of the Code indicates: 
 
Criteria for Review of an Appeal of an Administrative Decision:  In the written notice, the appellant must 
substantiate the following: 
 

a. Identify the explicit ordinance provisions which are in dispute. 
b. Show that the administrative decision is incorrect because of one or more of the following: 

1) It was against the express language of this zoning ordinance, or 
2) It was against the express intent of this zoning ordinance, or  
3) It is unreasonable, or  
4) It is erroneous, or 
5) It is clearly contrary to law. 

 
c. Identify the benefits and adverse impacts created by the decision, describe the distribution of the 

benefits and impacts between the community and the appellant, and show that the burdens 
placed on the appellant outweigh the benefits accrued by the community. 

 
The appellant’s justification for the appeal is found within FIGURE 1. 

 

CPC Agenda  
June 18, 2015 
Page 63



After substantial analysis and consideration, Planning Staff has concluded that the original non-use 
variance approval was appropriate and met the required variance criteria, and that the appellant failed to 
substantiate the required appeal criteria. 
 
 
STAFF RECOMMENDATION: 
 
ITEM NO.: 5  AR NV 14-00691(AP) – APPEAL OF ADMINISTRATIVE DECISION 
Deny the Appeal and reaffirm the administrative approval of the nonuse variance site plan to 1225 E. 
High Point Lane, based upon the findings that the site plan complies with City Code Section 7.5.502.B, 
and that the Appellant has failed to substantiate the appeal criteria found in Section 7.5.906.A.4 of City 
Code. 
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NEW BUSINESS CALENDAR 
 

 
 

CITY PLANNING COMMISSION AGENDA 
 

ITEM NO: 6 
 

STAFF:   MARC SMITH 
 

LEGISLATIVE 
 
 
PROJECT: AMENDMENTS TO THE PROCEDURES OF THE CITY PLANNING COMMISSION 
 
PROJECT SUMMARY: This item includes amendments and revisions to the “Procedures of the City 
Planning Commission”.  Section 7.6.105 of the Code of the City of Colorado Springs (2001) as amended 
(“City Code”), allows the Planning Commission to “adopt rules of procedure necessary for the conduct of 
public hearings . . .”  The last major revisions to the Planning Commission’s procedures occurred prior to 
the recodification of the City Code in 2001.  The purpose of these proposed amendments is to provide 
consistency in the hearing procedures between the Planning Commission and the City Council.  The 
proposed rules are attached (FIGURE 1) along with a redline version (FIGURE 2). 

 
BACKGROUND: The “Procedures of the City Planning Commission” provide the City Planning 
Commission with procedures for conducting its general business and public hearings.  During late 2013, 
the City Planning Commission requested the assistance of the City Attorney’s Office and the City 
Planning and Development Department staff to revise their procedures. The intent was to clarify the 
appeal hearing process, closely reflect the City Council’s newly adopted rules of procedure, and move the 
Commission’s official meeting location for formal meetings to the City Council Chambers located at City 
Hall. Amending the Commission’s procedures provides for a more efficient and consistent hearing 
process. The City Planning Commission endorsed the changes to their formal procedures during their 
February 20, 2014 meeting.  Due to a variety of administrative priorities, the attached rules were 
inadvertently never forwarded to City Council for approval as required by City Code Section 1.2.903.  Due 
to the delay between the initial approval of the proposed rules of procedure and any Council action, the 
purpose of this item is to confirm the City Planning Commission’s approval of the proposed rules that 
were informally adopted in 2014.  The only change in these proposed amendments compared to the 2014 
version is a slight wording variation contained in Rule 9 (E)(5) and (6).  The new wording more closely 
follows the City Council rule regarding appeals from City Planning Commission and eliminates confusion.      
 
STAKEHOLDER PROCESS AND INVOLVEMENT: The proposed revisions to the Procedures were 
advertised in the City Planning Commission agenda as required by City Code. There were no comments 
received from City agencies or persons in attendance during the February 20, 2014 meeting. 
 
ALTERNATIVES:   
1. Approve the attached Procedures of the City Planning Commission; 
2. Modify and approve the attached Procedures of the City Planning Commission; 
3. Disapprove the attached Procedures of the City Planning Commission. 

 
STAFF RECOMMENDATION: 
 
Item No: 6 AMENDMENTS TO THE PROCEDURES OF THE CITY PLANNING COMMISSION 
Approve the proposed amendments to the “Procedures of the City Planning Commission”, based upon 
the finding that the amendments as proposed comply with City Code Section 1.2.903. 
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PROCEDURES OF THE CITY PLANNING COMMISSION 
 
PURPOSE:  It is the purpose of these Procedures to establish a guide for the operation of the City 
Planning Commission (“Commission”). 
 
Article IX of the City Charter provides for the creation of Boards and Commissions.  It states: 
 
9-10. Boards and Commissions: 
 
A. In addition to those boards and commissions existing at the time of this Charter, the Council 

may create any boards and commissions, including advisory and appeal boards.  All boards 
and commissions shall be created by ordinance, which shall prescribe the powers and duties 
delegated by Council.  Initial appointments by the Council to any board or commission shall 
specify the term of office of each member in order to achieve overlapping terms.  All 
members shall be subject to removal by the Council.  Council shall also make appointment to 
fill vacancies for unexpired terms.  Each board and commission shall elect its own chairman 
and vice-chairman from among its members.  Each board and commission shall operate in 
accordance with its own rules of procedure, except as otherwise directed by Council. (1977) 

 
B. The Council may increase, reduce, or change any or all of the powers, duties, and 

procedures of any boards or commissions existing at the time of this Charter, or created by 
ordinances thereafter. (1977) 

 
C. Any board or commission existing at the time of this Charter or created under this provision 

which is not required by this Charter or law may be abolished by Council. (1977) 
 
CITY CODE:  Chapter 7, Article 6, Part 1 of the City Code creates and establishes the 
Commission and provides as follows: 
 
7-6-101: COMMISSION CREATED; MEMBERSHIP:  There is hereby created a Planning 

Commission for the City, to be composed of nine (9) regular members to be 
appointed by the City Council.  Two (2) of said regular members may reside outside 
of, but within three (3) miles of the corporate limits of the City.  Appointments to the 
Commission shall be made in such manner as to achieve staggered three (3) year 
terms.  Vacancies shall be filled by appointment for the unexpired term only.  
Members of the Commission shall serve without compensation for their service. 

 
7-6-102: MEETINGS; ORGANIZATION:  The members of the Planning Commission shall 

meet at least once a month at such time and place as they may fix by resolution.  
They shall select one of their number as chair and one as vice chair, each of whom 
shall serve one year and until their successors have been selected. 

 
 Special meetings may be called at any time by the chair or in his absence by the 

vice chair or by any other member so designated by the chair.  A majority of the 
Commission shall constitute a quorum for the transaction of business.  The 
Commission shall cause a proper record to be kept of its proceedings. 

 
7-6-103: FUNCTION:  It shall be the function of the Planning Commission to encourage, 

coordinate and unify planning of the urban metropolitan area centering on the City. 
For these purposes, it may engage in cooperative and joint planning programs with 
the planning agencies, officials and representatives of other governmental units and 
with private agencies and organizations. 

 
7-6-104: ADVICE, CONSULTATION AND HELP:  The Commission may call upon any 

officer or employee of the City for any services, advice or consultation that it may 
desire and may with approval of the City Council such clerical or specialized help as 
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may be necessary to effectuate its purposes; provided, however, that appropriation 
for the expenses thereof has first been made by the City Council." 

 
7-6-105:        RULES AND REGULATIONS:  The Planning Commission may adopt rules of   
                    procedure necessary for the conduct of public hearings in accord with section     
                    1.2.903 of this Code.  The official copy of the rules and regulations shall be  
                    available for inspection at the department. 
 
PROCEDURES: 
 
1. Annual Meeting:  The Annual Meeting of the Commission shall be in June of each year or at 

such time that City Council has made the annual appointments to the Planning Commission.    
At the Annual Meeting, a chair and vice chair shall be elected.  A majority vote of the entire 
Commission (five [5] members) shall be required for the election of the chair and the election 
of the vice chair.  In the event there are more than two (2) candidates for an office and no 
individual receives a majority vote (five [5] members), the candidate receiving the least 
number of votes in each ballot shall withdraw until one (1) candidate receives a majority of 
five (5) votes. 

 
2. Absence of Chair and Vice Chair:  In case of absence of both the chair and vice chair, the 

members of the Commission, so long as a quorum is present, shall elect by a majority vote 
of those present a temporary Chairman to act until the chair or vice chair appears. 

 
3. Vacancy:  Vacancy in the office of the chair shall be filled automatically by the vice chair and 

a new vice chair shall be elected at the next regular meeting of the Commission as provided 
in Rule 1.  A vacancy in the office of vice chair shall be filled at the next regular meeting of 
the Commission in accord with Rule 1 above.  The chair or vice chair so elected shall serve 
until the next annual meeting. 

 
4. Appeals from Decision of the Chair:  The chair shall preside at all meetings of the 

Commission and shall preserve decorum and decide all questions of order, subject to appeal 
to the Commission. 

 
 If a member violates the Procedures of the Commission, the chair shall call the member to 

order, in which case the member shall be silent, unless permitted to explain. 
 
5. Manager of Development Services/Comprehensive Planning:  The Manager of 

Community Development (“Manager”) or the Manager’s representative shall keep all records 
of the Commission and transmit all appropriate records to the City Clerk to become a part of 
the official City record.  The Manager, subject to the direction of the Commission, shall 
prepare all correspondence of the Commission; receive and file all matters referred to the 
Commission; send out all notices required by law; prepare and keep agendas, files and 
minutes of the Commission's proceedings; retain in the records the original papers acted 
upon by the Commission; and keep all records, files and minutes required by the 
Commission.  The Manager, with the chair and staff assistance, is responsible for an 
orientation program provided to new Commission members. 

 
 If an applicant or the Manager or the Manager’s representative with the concurrence of the 

applicant requests that an item be postponed at least fourteen (14) days prior to the 
Commission meeting at which the item is scheduled on the agenda, the item shall be 
postponed by the Manager to the next regular meeting of the Commission or to such other 
meeting of the Commission as may be agreed upon between the applicant and the Manager.  
Any items which, after filing with Community Development, the Manager determines to be an 
incomplete submittal, shall be postponed by the Manager to the next regularly scheduled 
meeting or to such meeting as the applicant and the Manager may agree upon unless the 
Manager determines that the submittal requirements will be met in sufficient time to allow 
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consideration of the item at the scheduled Commission meeting.  The agenda shall indicate 
any items that are postponed. 

 
6. Committees: 
 

A. There shall be no standing committees of the Commission. 
 
B. The chair may from time to time create temporary committees of one or more members 

for special duties, examinations, investigation and inquiries of interest to the 
Commission. 

 
C. The chair shall appoint all committee members and a committee chair from among the 

members; provided, however, that no member shall serve on more than two (2) 
committees simultaneously or as chair of more than one (1) committee. 

 
D. Any committees created under this procedure shall be required to provide a final report 

to the Commission and shall be deemed to be disbanded upon the acceptance of such 
report by the Commission.  The final report may be in either an oral or written form. 

 
E. No committee shall have the power to commit the Commission to the endorsement of 

any plan, program or request without the approval of the Commission. 
 
F. The chair and vice chair of the Commission automatically become ex-officio members 

of all committees created under this Rule. 
 
7. Meetings: 
 

A. The regular meetings of the Commission shall be held on the third Thursday of each 
month at 8:30 a.m. in the City Council Chambers at City Hall, 107 North Nevada 
Avenue, Colorado Springs, CO; or, after timely notice, at such time and place as the 
chair shall designate. 

 
B. Any regular meeting may be adjourned and reconvened at a time and place determined 

by a majority of the members present. 
 
C. Special meetings may be called at any time by the chair or in his absence by the vice 

chair or by any other member so designated by the chair, provided that notice of the 
meeting, including an agenda of all items to be considered shall be provided to each 
member at least twenty-four (24) hours prior to the meeting, provided all legal 
requirements regarding public notification have been met. 

 
D. A majority of the Commission shall constitute a quorum for the transaction of business.  

Whenever a quorum is not present at a regular or special meeting, no action shall be 
taken except to adjourn the meeting to another time. 

 
E. Informal Meetings:  One (1) week prior to the regular public hearing date (except as 

otherwise scheduled due to holidays or for other necessary adjustments) the City 
Planning Commission will hold an informal work session open to the public.  The basic 
purpose of the informal meeting shall be for educational and general discussion of 
planning programs, issues and projects.  Guest speakers may be invited from time to 
time at the request of the Commission or the staff.  City staff may present information on 
any item scheduled for public hearing.  The information received at the informal meeting 
shall be limited to indicating to the Commission which items on the coming public 
hearing agenda they should give particular attention to, or to provide special guidance to 
the Commission in order to visit the properties listed on the agenda, or such other 
general information necessary to assist the Commission in the consideration of an 
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agenda item.  The Commission may also receive reports or updates on related land 
use, planning or City programs or projects.  No public comment will be accepted on any 
matters discussed at the informal meeting 

 
When at item is presented to the Commission at its informal meeting, one (1) or more 
members of the Commission may place that item on the formal public hearing agenda.  
That item will follow the procedures of a regular public hearing item. 

 
F. The chair may from time to time call work sessions for the purpose of receiving 

information, hearing presentations and discussing information.  No official or formal 
action may be taken at work sessions other than to give direction to the efforts of City  
staff. 

 
G. All meetings shall be open to the public except such meetings to discuss legal and 

personnel matters in accord with the Colorado Open Meetings Law.  No formal actions 
may be taken at a closed meeting. 

 
H. If an applicant requests postponement of an agenda item at a regular or special meeting 

or at any time during the fourteen (14) days preceding the meeting, the Commission 
shall consider the request and take such action as it deems fit.  If an opponent(s) 
requests postponement of an agenda item at a regular or special meeting or at any time 
preceding the meeting, the Commission shall consider the request and take such action 
as it deems fit. 

 
8. Order of Business: 
 

A. The order of Business at informal Commission meetings shall be: 
 
1) Call to Order. 
2) City Staff Communications. 
3) Commission Member Communications. 
4) Discussion of Agenda Items. 
5) Reports. 
6) Open Discussion. 
7) Adjournment. 

 
B. The order of Business at regular Commission meetings shall be: 

 
1) Call to Order:  The chair shall call the Commission to order and open the meeting 

by stating the type of meeting: regular, special or other type.  The members present 
and absent shall be recorded by the staff.  The names of those members absent 
shall be announced.  The chair shall state if a quorum is absent.  The public shall 
be advised of the procedures to be followed in the meeting. 

2) Approval of Minutes:  The minutes of any preceding meeting shall be submitted for 
approval and shall be approved by a majority vote of those present pending any 
corrections by members of the Commission, the Manager, or others. 

3) Communications:  The Manager shall announce any items on the agenda which 
have been postponed by City staff pursuant to Rule 5 and the date to which such 
item has been postponed.  City staff shall indicate any items for which the applicant 
has requested postponement during the fourteen (14) days preceding the meeting 
or for which an opponent(s) has requested postponement at any time preceding 
the meeting.  The Commission shall act on such request for postponement either 
at the time of communication by the staff or when the item is regularly scheduled to 
appear on the agenda.  City staff may ask for postponement of any item to provide 
time for additional review or information.  The Commission shall immediately after 
such communication by City staff determine if the item should be postponed to a 
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definite time.  City staff shall communicate to the Commission any items that have 
been withdrawn and withdrawal shall constitute removal of the item.  If an item that 
is withdrawn is to be heard again it must be processed as a new item.  City staff 
shall communicate any other reasons why an agenda item is not to be heard and 
the Commission shall take such action as it deems fit. 

4) Consent Calendar:  Items which have been recommended for approval by 
Community Development and which appear to require no discussion by the 
Commission, public or applicant, shall be placed on the Consent Calendar. The 
chair shall announce that any member or citizen wishing to address the 
Commission on any item on the Consent Calendar may so request and the item will 
be called up from the Consent Calendar and set aside for action immediately 
following approval of the Consent Calendar.  The Consent Calendar, after call up of 
any items, shall be adopted by motion.  The record on all items called on the 
Consent Calendar shall include all materials distributed to the Commission for the 
meeting and the decision and record provided by City staff or other body or 
commission which has considered the matter.  Approval by the Commission of the 
Consent Calendar shall mean that the City staff recommendations were approved. 

5) Public Hearings/Unfinished Business:  The Commission shall hear and act upon 
those items scheduled for public hearing which were postponed from preceding 
meetings.   

6) Public Hearings/New Business:  The Commission shall hear and act upon all new 
items scheduled for a public hearing. 

7) Report Items:  This section shall include reports, memoranda, communications and 
other recommendations from Community Development and other City staff.  All 
report items are deemed to be accepted by the Commission without further action 
unless called up for discussion by any member. Items called up for discussion may 
be discussed immediately or placed on a future agenda. 

8) Adjournment:  Upon the completion of all items on the Agenda, the chair shall 
declare the meeting adjourned. 

 
9. Public Hearing Procedures: 
 

A. All items heard by the Commission are considered to be public hearings and shall be 
advertised in accord with City Code Chapter 7, Article 5, Part 9 provided that any item 
not pertaining to a specific parcel of property shall not require posting. 

 
B. Time must be utilized as efficiently as possible in the presentation of evidence at a 

public hearing. 
 
C. Whenever several items on the agenda are related, they may be discussed in a single 

hearing but each item shall be acted upon separately. 
 
D. The following procedures shall be followed in public hearings: 

 
1) City staff will present the item with a recommendation. 
2) The applicant, or representative, will then make a presentation. 
3) The chair will open the public hearing and ask speakers to sign in and state their 

names for the record. 
4) Supporters of the request will be heard. 
5) Opponents of the request will be heard. 
6) Additional comments by staff may be allowed for clarification or in response to new 

evidence. 
7) The applicant will then have an opportunity for rebuttal. 
8) Questions from the Commission may be directed at any time to the applicant, its 

representative(s), staff or public to clarify evidence presented in the hearing. 
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9) When the Commission has no further questions, the chair shall close the hearing 
and the Commission will discuss the item. 

10) A Commission member will make a motion and a second to the motion will be 
required for action by the Commission.  Motions must reference the City Code 
section(s) the application does or does not comply with. 

11) The Commission will discuss the motion and vote. 
 

No proponent or opponent of an item shall be permitted to speak more than once 
during a public hearing with the exception of the rebuttal allowed the applicant 
and with the exception that anyone may speak in response to questions from the 
Commission.  Responses to questions from the Commission shall be limited to 
the answer to the question as stated. 

 
E. The following procedures shall be followed in hearings for appeals of administrative 

decisions: 
 

1) City staff will present an overview with a recommendation. 
2) The appellant, if different from the applicant, will make a presentation. 
3) The applicant will then make a presentation. 
4) The chair will open the public hearing and ask speakers to sign in and state their 

names for the record. 
5) Supporters of the applicant will be heard. 
6) Opponents of the application will be heard. 
7) The applicant will then have an opportunity for rebuttal. 
8) The chair will close the public hearing. 
9) Final comments from the applicant or other parties will be allowed with permission 

of the chair only. 
10) Final comments by City staff. 
11) A commission member will make a motion and a second to the motion will be 

required for action by the Commission.  Motions must reference the City Code 
section(s) the application does or does not comply with. 

12) The Commission will discuss the motion and vote. 
 

10. Quasi-Judicial Actions:   
 

A.  Ex Parte Contacts/Fair Hearings.  The Commission shall refrain from receiving 
information and evidence on any quasi-judicial matter while such matter is pending 
before the Commission or any agency, board or commission thereof, or the City 
Council, except at a public meeting.  As an appointee, it is often impossible to avoid 
such contacts and exposure to information.  Therefore, if any member is exposed to 
information about a pending matter outside of a public meeting, through contact with 
members of the public, the applicant or through site visits, the member shall disclose all 
such information and/or evidence acquired from such contacts, which is not otherwise 
included in the written or oral staff report, during the public hearing and before the 
public comments period is opened.  If the Commission, or an individual Commission 
member, receives written individual information on quasi-judicial actions, a copy shall 
be distributed to the rest of the Commission.  A matter is “pending” when an application 
has been filed. 

 
B.  Commission members should refrain from discussing quasi-judicial actions with any 

person for forty (40) days after the date of the final agency action taken by the City. 
 
11. Applicants' Presence:  When a public hearing on an agenda item is opened and the 

applicant or the applicant’s representative(s) is not present, the Commission shall follow one 
of the alternatives listed below: 
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A. Consider the item; or 
 

B. Withdraw the item; or 
 

C. Postpone the item until the end of the agenda where the applicant or the applicant’s 
representative(s) shall be required to show cause for the absence when the item was 
called.  The item shall not be considered on its merits at the show cause hearing.  If the 
applicant or the applicant’s representative(s) is not present at the show cause hearing, 
the show cause hearing shall automatically be set over to the next regular monthly 
meeting of the Commission.  In the event the Commission postpones the item for a 
show cause hearing, the Commission shall make findings of fact as to the evidence 
presented at the show cause hearing and shall schedule the item for a future meeting if 
the Commission finds good cause for the applicant's failure to attend the public hearing 
on the item or consider the application withdrawn if the Commission finds that there is 
not good cause for the applicant's failure to attend the public hearing on the item.  

 
12. Limiting Presentations:  The chair may establish reasonable time limits for presentations, 

but such limits shall be equal for both the proponents and opponents of an item.  The chair 
may request representatives of each side to speak for the entire group or portions of the 
group, but shall not require such representation against the wishes of the group involved.  
Whenever necessary, the chair shall direct that remarks be germane to the item.  

 
13. Actions By the Commission:  Following the closing of a public hearing on an item and 

during the discussion of the item by the Commission, the following procedures shall apply: 
 

A. No statements by the applicant, staff or opponents shall be allowed except in response 
to additional questions from the Commission; and 

 
B. No member shall state the sentiments of any absent member; and 
 
C. No member shall speak on behalf of the Commission. 

 
14. Parliamentary Procedure for Motions: When an item is before the Commission, no motion 

shall be entertained except as listed according to priority (highest to lowest): 
 

A.    Motion to adjourn:  Requires a second, is not debatable, is not amendable, and requires    
 majority vote of those present. 
 

B. Motion to postpone temporarily:  Requires a second, is not debatable, is not 
amendable, and requires a majority vote of those present. 

 
C. Motion to close debate:  Requires a second, is not debatable, is not amendable, and 

requires a two-thirds (2/3) vote of those present. 
 
D. Motion to limit or extend debate:  Requires a second, is debatable as to type and time of 

limitations, is amendable as to time and type of limitations, and requires a two-thirds 
(2/3) vote of those present. 

 
E. Motion to postpone to a definite time:  Requires a second, is debatable as to reasons 

for postponement and date of reconsideration, is amendable as to date of 
reconsideration, and requires a majority vote of those present. 

 
F. Motion to refer:  Requires a second, is debatable as to the referral, is amendable as to 

the referral, and requires a majority vote of those present. 
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G. Motion to amend:  Requires a second, is debatable unless applied to an undebatable 
motion, is amendable as to the referral, and requires a majority vote of those present. 

 
H. Motion to postpone indefinitely:  Requires a second, is debatable, is not amendable, 

and requires a majority vote of those present.  (This motion is not applicable to quasi-
judicial items). 

 
I. Motion to reconsider:  Requires a second, is debatable, is not amendable, and requires 

a majority vote of those present.  This motion can be made at the same meeting or at a 
meeting other than the meeting at which the action was taken provided all necessary 
parties are present. 

 
J. Main motions:  Requires a second, is debatable, is amendable, and requires a majority 

vote of those present.  In making any of the above motions, the motion maker may not 
interrupt another speaker. 

 
15. Special Motions:  The following must be disposed of immediately: 
 

A. Motion objecting to consideration:  This motion must be made immediately after an item 
is called to the attention of the Commission by the Manager. This motion enables the 
Commission to avoid a main motion that would be undesirable to consider at the time.  It 
does not require a second, is not debatable, is not amendable, and requires approval of 
two-thirds (2/3) of those present. 

 
B. Motion to withdraw:  A mover of any motion may withdraw such motion as of right so 

long as the consent of the second is first obtained. 
 
C. Motion to suspend rules:  The purpose of this Rule is to enable the Commission to set 

aside one or more of its procedural rules that would otherwise prevent consideration of a 
certain action. A motion to suspend rules suspends only those rules which specifically 
interfere with the consideration of the particular action involved.  The rules are 
suspended only temporarily and are automatically reactivated when the proposed action 
has been considered. 

 
 No rules set forth in the City Charter or City Code may be altered by suspending the 

rules. A motion to suspend rules is not a debatable motion and may not be amended.  It 
requires a majority vote of the Commission members present. 
 

16. Unanimous Consent/Expediting Commission Business:  These rules are designed for 
the protection of the minority and they need not be strictly enforced by the Chair except as 
to voting on recommendations to City Council in regular Commission meetings.  When 
there appears to be no opposition to a matter, the formality of voting can be avoided by a 
member's request for unanimous (or general) consent to a proposal or by the chair asking if 
there is any objection to a proposal, and if there is none, announcing the result. 

 
17. Procedure in Absence of Rule:  In the absence of a rule to govern a point of procedure, 

"Parliamentary Law for Nonprofit Organizations" shall govern the Commission’s actions. 
 
18. Voting: 
 

A. The Commission shall act only by motion.  Every Commission member present must 
vote on every item before the Commission unless it would constitute a conflict of 
interest under the City Charter or City Code of Ethics.  Any member of the Commission 
who has a personal or private interest in any matter proposed or pending before the 
Commission shall disclose such interest to the Commission and shall excuse 
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themselves, and shall refrain from attempting to influence the decisions of the other 
members of the Commission in voting on the matter. 

 
B. Whenever a vote is taken, each Commission member present shall vote "yes" or "no".  

After all members have voted, the chair shall announce the decision or 
recommendation of the Commission.  Staff shall then record the vote of each member 
in the minutes or record of decision. 

 
C. In case of a tie vote on any proposal, the proposal shall be considered lost/failed. 
 

19. Exhibits to Commission:  All parties who desire to submit exhibits to the Commission for 
the purposes of inclusion in a record shall submit the original exhibit and nine (9) copies to 
City staff who shall mark the exhibit and distribute it to the Commission.  City staff shall 
mark one (1) copy of the exhibit with the item number, date and speaker name and include 
the exhibit within the official record.  One (1) copy of each exhibit that may be displayed so 
that all of the Commission members can simultaneously observe it shall be given to City 
staff.  If exhibits are electronic, an electronic copy must be provided to City staff.  The 
Manager shall hold all exhibits until time for appeal has expired, and the exhibits shall then 
be disposed of, unless the person submitting the exhibit picks it up from City staff within ten 
(10) working days after the time to appeal has expired. 
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PROCEDURES OF THE CITY PLANNING COMMISSION 
 
PURPOSE:  It is the purpose of these Procedures of the City Planning Commission to establish a 
guide for the operation of the City Planning Commission (“Commission”). 
 
Article IX, Section 55 of the City Charter provides for the creation of Boards and Commissions.  It 
states: 
 
"559-10. Boards and Commissions: 
 
A. In addition to those Bboards and Ccommissions existing at the time of this cCharter, the 

Council may create any boards and commissions, including advisory and appeal boards.  All 
boards and commissions shall be created by ordinance, which shall prescribe the powers 
and duties delegated by Council.  Initial appointments by the Council to any board or 
commission shall specify the term of office of each member in order to achieve overlapping 
terms.  All members shall be subject to removal by the Council.  Council shall also make 
appointments to fill vacancies for unexpired terms.  Each board and commission shall elect 
its own chairman and vice-chairman from among its members.  Each board and commission 
shall operate in accordance with its own rules of procedure, except as otherwise directed by 
Council. (1977) 

 
B. The Council may increase, reduce, or change any or all of the powers, duties, and 

procedures of any boards or commissions existing at the time of this cCharter, or created by 
ordinances thereafter. (1977) 

 
C. Any board or commission existing at the time of this cCharter or created under this provision 

which is not required by this cCharter or law may be abolished by Council. (1977) 
 
CITY CODE:  Article 1 of Chapter 157, Article 6, Part 1 of the City Code creates and establishes 
the City Planning Commission and provides as follows: 
 
157-16-101: COMMISSION CREATED; MEMBERSHIP:  There is hereby created a Planning 

Commission for the City, to be composed of nine (9) regular members to be 
appointed by the City Council.  Two (2) of said regular members may reside outside 
of, but within three (3) miles of the corporate limits of the City.  Appointments to the 
Commission shall be made in such manner as to achieve staggered three (3) year 
terms.  Vacancies shall be filled by appointment for the unexpired term only.  
Members of the Commission shall serve without compensation for their service. 

 
157-16-102: MEETINGS; ORGANIZATION:  The members of the Planning Commission shall 

meet at least once a month at such time and place as they may fix by resolution.  
They shall select one of their number as Cchairman and one as Vvice- Cchairman, 
each of whom shall serve one year and until their successors have been selected. 

 
 Special meetings may be called at any time by the Cchairman or in his absence by 

the Vvice- Cchairman or by any other member so designated by the Cchairman.  A 
majority of the Commission shall constitute a quorum for the transaction of 
business.  The Commission shall cause a proper record to be kept of its 
proceedings. 

 
157-16-103: FUNCTION:  It shall be the function of the Planning Commission to encourage, 

coordinate and unify planning of the urban metropolitan area centering on the City. 
For these purposes, it may engage in cooperative and joint planning programs with 
the planning agencies, officials and representatives of other governmental units and 
with private agencies and organizations. 
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157-16-104: ADVICE, CONSULTATION AND HELP:  The Commission may call upon any 
officer or employee of the City for any services, advice or consultation that it may 
desire and may with approval of the City Council such clerical or specialized help as 
may be necessary to effectuate its purposes; provided, however, that appropriation 
for the expenses thereof has first been made by the City Council." 

 
7-6-105:        RULES AND REGULATIONS:  The Planning Commission may adopt rules of  

         procedure necessary for the conduct of public hearings in accord with section    
         1.2.903 of this Code.  The official copy of the rules and regulations shall be available   
        for inspection at the department. 

 
PROCEDURES: 
 
1. Annual Meeting:  The Annual Meeting of the Planning Commission shall be in June of each 

year or at such time that City Council has made the annual appointments to the Planning 
Commission.   

 
2. Election of Chairman and Vice Chairman:    At the Annual Meeting, a Cchairman and 

Vvice- Cchairman shall be elected.  A majority vote of the entire Commission (five [5] 
members) shall be required for the election of the Cchairman and the election of the Vvice- 
Cchairman.  In the event there are more than two (2) candidates for an office and no 
individual receives a majority vote (five [5] members), the candidate receiving the least 
number of votes in each ballot shall withdraw until one (1) candidate receives a majority of 
(five (5) votes). 

 
32. Absence of Chairman and Vice Chairman:  In case of absence of both the Cchairman and 

Vvice- Cchairman, the members of the Commission, so long as a quorum is present, shall 
elect by a majority vote of those present a temporary Chairman to act until the Cchairman or 
Vvice- Cchairman appears. 

 
43. Vacancy:  Vacancy in the office of the Cchairman shall be filled automatically by the Vvice- 

Cchairman and a new Vvice- Cchairman shall be elected at the next regular meeting of the 
Commission as provided in Rule 12.  A vacancy in the office of Vvice- Cchairman shall be 
filled at the next regular meeting of the Commission in accord with Rule 12 above.  The 
Cchairman or Vvice- Cchairman so elected shall serve until the next annual meeting. 

 
54. Appeals from Decision of the Chair:  The Cchair shall preside at all regular and special 

meetings of the Commission and shall preserve decorum and decide all questions of order, 
subject to appeal to the Commission.  In case of an appeal from a ruling of the Chair, the 
question shall be:  "Shall the decision of the Chair stand as the decision of the Commission?" 

 
 If a member violates the Procedures of the Commission, the Cchair shall call suchthe 

member to order, in which case the member shall be silent, unless permitted to explain. 
 
65. Manager of Development Services/Comprehensive Planning:  The Manager of 

Development Services/Comprehensive PlanningCommunity Development (“Manager”) or 
histhe Manager’s representative shall keep all records of the Commission and transmit all 
appropriate records to the City Clerk to become a part of the official City record.  The 
Manager, subject to the direction of the Commission, shall prepare all correspondence of the 
Commission;, receive and file all matters referred to the Commission; send out all notices 
required by law; prepare and keep agendas, files and minutes of the Commission's 
proceedings; retain in the records the original papers acted upon by the Commission; and 
keep all records, files and minutes required by the Commission.  The Manager, with the 
Cchairman and staff assistance, is responsible for an orientation program provided to new 
Commission members. 
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 If an applicant or the Manager or histhe Manager’s representative with the concurrence of the 
applicant requests that an item be postponed at least fourteen (14) days prior to the Planning 
Commission Mmeeting at which suchthe item is scheduled on the agenda, the item shall be 
postponed by the Manager to the next regular meeting of the Planning Commission or to 
such other meeting of the Planning Commission as may be agreed upon between the 
applicant and the Manager.  Any items which, after filing with the Planning 
DivisionCommunity Development, the Manager determines to be an incomplete submittal, 
shall be postponed by the Manager to the next regularly scheduled meeting or to such 
meeting as the applicant and the Manager may agree upon unless the Manager determines 
that the submittal requirements will be met in sufficient time to allow consideration of the item 
at the scheduled Planning Commission meeting.  The agenda shall indicate any items that 
are postponed. 

 
76. Committees: 
 

A. There shall be no standing committees of the Commission. 
 
B. The Cchairman may from time to time create temporary committees of one or more 

members for special duties, examinations, investigation and inquiries of interest to the 
Commission. 

 
C. The Cchairman shall appoint all committee members and a committee chairman from 

among the members; provided, however, that no member shall serve on more than two 
(2) committees simultaneously or as chairman of more than one (1) committee. 

 
D. Any committees created under this procedure shall be required to provide a final report 

to the Commission and shall be deemed to be disbanded upon the acceptance of such 
report by the Commission.  The final report may be in either an oral or written form. 

 
E. No committee shall have the power to commit the Commission to the endorsement of 

any plan, program or request without the approval of the Commission. 
 
F. The Cchairman and Vvice- Cchairman of the Commission automatically become ex-

officio members of all committees created under this ArticleRule. 
 
87. Meetings: 
 

A. The regular meetings of the Commission shall be held on the third Thursday of each 
month at 8:30 a.m. in the hearing room of the Pikes Peak Regional Development 
CenterCity Council Chambers at City Hall, 2880 International Circle,107 North Nevada 
Avenue, Colorado Springs, CO; or, after timely notice, at such time and place as the 
Cchairman shall designate. 

 
B. Any regular meeting may be adjourned and reconvened at a time and place determined 

by a majority of the members present. 
 
C. Special meetings may be called at any time by the Cchairman or in his absence by the 

Vvice- Cchairman or by any other member so designated by the Cchairman, provided 
that notice of the meeting, including an agenda of all items to be considered shall be 
provided to each member at least forty-eighttwenty-four (4824) hours prior to the 
meeting, provided all legal requirements regarding public notification have been met. 

 
D. A majority of the Commission shall constitute a quorum for the transaction of business.  

Whenever a quorum is not present at a regular or special meeting, no action shall be 
taken except to adjourn the meeting to another time. 
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E. Informal Meetings:  One (1) week prior to the regular public hearing date (except as 
otherwise scheduled due to holidays or for other necessary adjustments) the City 
Planning Commission will hold an informal work session open to the public.  The basic 
purpose of the informal meeting shall be for educational and general discussion of 
planning programs, issues and projects.  Guest speakers may be invited from time to 
time at the request of the Commission or the staff.  City staff may present information on 
any item scheduled for public hearing.  However, tThe information received at the 
informal meeting shall be limited to indicating to the Commission which items on the 
coming public hearing agenda they should give particular attention to, or to provide 
special guidance to the Commission in order to drive-by one ofvisit the properties listed 
on the agenda, or such other general information necessary to assist the Commission in 
the consideration of an agenda item.  The Commission may also receive reports or 
updates on related land use, planning or City programs or projects.  No public comment 
will be madeaccepted on any matters discussed at the informal meetingof the coming 
agenda items.  Typically, the staff report and recommendations for the coming agenda 
items are distributed to the Commission and made available to the public at the time of 
the Informal meeting. 

 
When at item is presented to the Commission at its informal meeting, one (1) or more 
members of the Commission may place that item on the formal public hearing agenda.  
That item will follow the procedures of a regular public hearing item.The basic purpose 
for the Informal meeting shall be for educational and general discussion of planning 
programs, issues, and projects.  Guest speakers may be invited from time to time at the 
request of the Commission or the staff. 

 
F. The Cchairman may from time to time call work sessions for the purpose of receiving 

information, hearing presentations and discussing information.; provided, however, that   
nNo official or formal action may be taken at such meetingswork sessions other than to 
give direction to the efforts of the City Planning Division staff. 

 
G. All meetings shall be open to the public except such meetings to discuss legal and 

personnel matters in accord with the Colorado Open Meetings Law.  No formal actions 
may be taken at a closed meeting. 

 
H. If an applicant requests postponement of an agenda item at thea regular or special 

meeting or at any time during the fourteen (14) days preceding the meeting, the City 
Planning Commission shall consider the request and take such action as it deems fit.  If 
an opponent(s) requests postponement of an agenda item at thea regular or special 
meeting or at any time preceding the meeting, the City Planning Commission shall 
consider the request and take such action as it deems fit. 

 
98. Order of Business: 
 

A. The order of Business at informal Commission meetings shall be: 
 
1) Call to Order. 
2) City Staff Communications. 
3) Commission Member Communications. 
4) Discussion of Agenda Items. 
5) Reports. 
6) Open Discussion. 
7) Adjournment. 

 
AB. The order of Business at regular Commission meetings shall be: 
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1) Call to Order:  The Cchair shall call the Commission to order and open the meeting 
by stating the type of meeting: regular, special or other type.  The members present 
and absent shall be recorded by the staff.  The names of those members absent 
shall be announced.  The Cchair shall state whetherif a quorum is absentpresent.  
The public shall be advised of the procedures to be followed in the meeting. 

2) Approval of Minutes:  The minutes of any preceding meeting shall be submitted for 
approval and shall be approved by a majority vote of those present pending any 
corrections by members of the Commission, the Manager, or others. 

3) Communications:  The Manager shall announce any items on the agenda which 
have been postponed by the City staff pursuant to Rule 65 and the date to which 
such item has been postponed.  TheCity staff shall indicate any items for which the 
applicant has requested postponement during the fourteen (14) days preceding the 
meeting or for which an opponent(s) has requested postponement at any time 
preceding the meeting.  The Commission shall act on such request for 
postponement either at the time of communication by the directorstaff or when the 
item is regularly scheduled to appear on the agenda.  TheCity staff may ask for 
postponement of any item to provide time for additional review or information.  The 
Commission shall immediately after such communication by theCity staff determine 
if the item should be postponed to a definite time.  TheCity staff shall communicate 
to the Commission any items that have been withdrawn and such withdrawal shall 
constitute removal of the item.  If an item as that is withdrawn is to be heard again 
it must be processed as a new item, including payment of fees.  TheCity staff shall 
communicate any other reasons why an agenda item is not to be heard to the 
Commission and the Commission shall take such action as it deems fit. 

4) Consent Calendar:  Items which have been recommended for approval by the 
Planning DivisionCommunity Development and which appear to require no 
discussion by the Commission, public or applicant, shall be placed on the Consent 
Calendar. The Cchairman shall announce that any member or citizen wishing to 
address the Commission on any item on the Consent Calendar may so request 
and the item will be called up from the Consent Calendar and set aside for action 
immediately following approval of the Consent Calendar.  The Consent Calendar, 
after call up of any items, shall be adopted by motion.  The record on all items 
called on the Consent Calendar shall include all materials distributed to the 
Commission for the meeting and the decision and record provided by City staff or 
other body or commission which has considered the matter.  Approval by the 
Commission of the Consent Calendar shall mean that the City staff 
recommendations were approved. 

5) Public Hearings/OldUnfinished Business:  The Commission shall hear and act 
upon those items scheduled for public hearing which were postponed from 
preceding meetings.   

6) Public Hearings/New Business:  The Commission shall hear and act upon all new 
items scheduled for a public hearing. 

7) Report Items:  This section shall include reports, memoranda, communications and 
other recommendations from the City Planning DivisionCommunity Development 
and other City staffAdministration.  All Rreport Iitems are deemed to be accepted 
by the Commission without further action unless called up for discussion by any 
member. Items called up for discussion may be discussed immediately or placed 
on a future agenda. 

8) Adjournment:  Upon the completion of all items on the Agenda, the Cchairman 
shall declare the meeting to be adjourned. 

 
 

109. Public Hearing Procedures: 
 

A. All items heard by the Planning Commission are considered to be public hearings and 
shall be advertised in accordance with City Code Chapter 7, Article 5, Part 9 Section 
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14.1-4-10 provided herein that any item not pertaining to a specific parcel of property 
shall not require posting. 

 
B. Time must be utilized as efficiently as possible in the presentation of evidence inat a 

public hearing.  To this end, the following procedures shall be followed in public 
hearings: 

 
C. Whenever several items on the agenda are related, they may be discussed in a single 

hearing but each item shall be acted upon separately. 
 
D. The following procedures shall be followed in public hearings: 

 
1) City staff will present the item with a recommendation.The Chair shall open the 

hearing by stating the number of each item as it appears in the agenda.  
Whenever several items on the agenda are related, they may be discussed in a 
single hearing but each item shall be acted upon separately. 

2) The applicant, or representative, will then make a presentation.The Planning 
Division staff will read the item into the record and present a review of the item and 
a recommendation.  Other City Administration staff may present information. 

3) The chair will open the public hearing and ask speakers to sign in and state their 
names for the record.The applicant or his representative may make a 
presentation. 

4) Supporters of the request will be heard.Other proponents of the item may be 
heard. 

5) Opponents of the itemrequest maywill be heard. 
6) Additional comments by staff may be allowed for clarification or in response to new 

evidence.Cross examination of person presenting evidence by proponents or 
opponents may be allowed. 

7) The applicant will then have an opportunity for rebuttal.Additional comments by 
Planning Division or City staff may be allowed for clarification or in response to 
new evidence. 

8) Questions from the Commission may be directed at any time to the applicant, its 
representative(s), staff or public to clarify evidence presented in the hearing.The 
applicant may rebut but not introduce new evidence. 

9) When the Commission has no further questions, the chair shall close the hearing 
and the Commission will discuss the item.Questions from the Commission may be 
directed at any time to the applicant, staff or public to clarify evidence presented in 
the hearing. 

10) A Commission member will make a motion and a second to the motion will be 
required for action by the Commission.  Motions must reference the City Code 
section(s) the application does or does not comply with.When the Commission has 
no additional questions, the Chair shall close the hearing and the Commission 
shall act on the item. 

11) The Commission will discuss the motion and vote. 
 

No proponent or opponent of an item shall be permitted to speak more than once 
during a public hearing with the exception of the rebuttal allowed the applicant 
and with the exception that anyone may speak in response to questions from the 
Commission.  Responses to questions from the Commission shall be limited to 
the answer to the question as stated. 

 
E. The following procedures shall be followed in hearings for appeals of administrative 

decisions: 
 

1) City staff will present an overview with a recommendation. 
2) The appellant, if different from the applicant, will make a presentation. 
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3) The applicant will then make a presentation. 
4) The chair will open the public hearing and ask speakers to sign in and state their 

names for the record. 
5) Supporters of the applicant will be heard. 
6) Opponents of the application will be heard. 
7) The applicant will then have an opportunity for rebuttal. 
8) The chair will close the public hearing. 
9) Final comments from the applicant or other parties will be allowed with permission 

of the chair only. 
10) Final comments by City staff. 
11) A commission member will make a motion and a second to the motion will be 

required for action by the Commission.  Motions must reference the City Code 
section(s) the application does or does not comply with. 

12) The Commission will discuss the motion and vote. 
 
 

 
101. Quasi-Judicial Actions:   
 

A.  Ex Parte Contacts/Fair Hearings.  The Commission shall refrain from receiving 
information and evidence on any quasi-judicial matter while such matter is pending 
before the Commission or any agency, board or commission thereof, or the City 
Council, except at a public meeting.  As an appointee, it is often impossible to avoid 
such contacts and exposure to information.  Therefore, if any member is exposed to 
information about a pending matter outside of a public meeting, through contact with 
members of the public, the applicant or through site visits, the member shall disclose all 
such information and/or evidence acquired from such contacts, which is not otherwise 
included in the written or oral staff report, during the public hearing and before the 
public comments period is opened.  If the Commission, or an individual Commission 
member, receives written individual information on quasi-judicial actions, a copy shall 
be distributed to the rest of the Commission.  A matter is “pending” when an application 
has been filed. 

 
B.  Commission members should refrain from discussing quasi-judicial actions with any 

person for forty (40) days after the date of the final agency action taken by the 
City.When the Commission sits as a quasi-judicial body and is required to make 
findings of fact and act upon evidence presented to them, no member shall receive or 
solicit comments from any person regarding an agenda item prior to the public hearing 
at which the item is discussed.  The City Planning Division may present to the 
Commission at an open work session information on any item scheduled for public 
hearing. 

 
112. Applicants' Presence:  When a public hearing on an agenda item is opened and the 

applicant or the applicant’shis representative(s) is not present, the Commission shall follow 
one of the alternatives listed below: 

 
A. A.Consider the item; or 

 
B. B.Withdraw the item; or 

 
C. Postpone the item until the end of the agenda where the applicant orf histhe applicant’s 

representative(s) shall be required to show cause for the absence when the item was 
calledhis missed attendance.  The item shall not be considered on its merits at the 
show cause hearing.  If the applicant or the applicant’shis representative(s) is not 
present at the show cause hearing, the show cause hearing shall automatically be set 
over to the next regular monthly meeting of the Commission.  In the event the 
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Commission postpones the item for a show cause hearing, the Commission shall make 
findings of fact as to the evidence presented at the show cause hearing and shall 
schedule the item for a future meeting if the Commission finds good cause for the 
applicant's failure to attend the public hearing on the item or consider the application 
withdrawn if the Commission finds that there is not good cause for the applicant's failure 
to attend the public hearing on the item.  

 
123. Limiting Presentations:  The Cchair may establish reasonable time limits for presentations, 

but such limits shall be equal for both the proponents and opponents of an item.  The Cchair 
may request representatives of each side to speak for the entire group or portions of the 
group, but shall not require such representation against the wishes of the group involved.  
Whenever necessary, the Cchair shall direct that remarks be germane to the Iitem. 14, 
Actions By the Commission: Following the closing of a hearing on an item and during the 
discussion of the item by the Commission, the following procedures shall apply:  

 
 A. No statements by the applicant, staff or opponents shall be allowed except in response to 
additional questions from the Commission; and 

 
B. No member shall state the sentiments of any absent member 

 
C. No member shall speak on behalf of the Commission. 
 
 
134. Actions By the Commission:  Following the closing of a public hearing on an item and 

during the discussion of the item by the Commission, the following procedures shall apply: 
 

A. No statements by the applicant, staff or opponents shall be allowed except in response 
to additional questions from the Commission; and 

 
B. No member shall state the sentiments of any absent member; and 
 
C. No member shall speak on behalf of the Commission. 

 
145. Parliamentary Procedure for Motions: When an item is before the Commission, no motion 

shall be entertained except as listed according to priority (highest to lowest): 
 

A. A.Motion to adjourn:  Requires a second, is not debatable, is not amendable, and requires 
majority vote of those present. 

 
B. Motion to recess:  Requires a second, is not debatable, is amendable only as to time and 
duration of recess, and requires majority vote of those present. 
 
CB. Motion Tto postpone temporarily:  Requires a second, is not debatable, is not 

amendable, and requires a majority vote of those present. 
 
DC. Motion Tto close debate:  Requires a second, is not debatable, is not amendable, and 

requires a two-thirds (2/3) vote of those present. 
 
ED. Motion Tto limit or extend debate:  Requires a second, is debatable as to type and time 

of limitations, is amendable as to time and type of limitations, and requires a two-thirds 
(2/3) vote of those present. 

 
FE. A mMotion to postpone to a definite time:  Requires a second, is debatable as to 

reasons for postponement and date of reconsideration, is amendable as to date of 
reconsideration, and requires a majority vote of those present. 
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GF. Motion to refer:  Requires a second, is debatable as to the referral, is amendable as to 
the referral, and requires a majority vote of those present. 

 
HG. Motion to amend:  Requires a second, is debatable unless applied to an undebatable 

motion, is amendable as to the referral, and requires a majority vote of those present. 
 
IH. Motion to postpone indefinitely:  Requires a second, is debatable, is not amendable, 

and requires a majority vote of those present.  (This motion is not applicable to quasi-
judicial items.). 

 
J. A motion to resume consideration:  Requires a second, is not debatable, is not 

amendable, and requires a majority of those present. 
 
KI. Motion to reconsider:  Requires a second, is debatable, is not amendable, and requires 

a majority vote of those present.  This motion can be made at the same meeting or at a 
meeting other than the meeting at which the action was taken provided all necessary 
parties are present. 

 
LJ. Main motions:  Requires a second, is debatable, is amendable, and requires a majority 

vote of those present.  In making any of the above motions, the motion maker may not 
interrupt another speaker. 

 
156. Special Motions:  The following must be disposed of immediately: 
 

A. Motion objecting to consideration:  This motion must be made immediately after an item 
is called to the attention of the Commission by the Manager. This motion enables the 
Commission to avoid a main motion that would be undesirable to consider at the time.  It 
does not require a second, is not debatable, is not amendable, and requires approval of 
two-thirds (2/3) of those present. 

 
B. Motion to withdraw:  A mover of any motion may withdraw such motion as of right so 

long as the consent of the second is first obtained. 
 
C. Motion to suspend rules:  The purpose of this Rule is to enable the Commission to set 

aside one or more of its procedural rules that would otherwise prevent consideration of a 
certain action. A motion to suspend rules suspends only those rules which specifically 
interfere with the consideration of the particular action involved.  The rules are 
suspended only temporarily and are automatically reactivated when the proposed action 
has been considered. 

 
 No rules set forth in the City Charter or City Code may be altered by suspending the 

rules. A motion to suspend rules is not a debatable motion and may not be amended.  It 
requires a majority vote of the Commission members present. 
 

167. Unanimous Consent/Expediting Commission  Business:  Since tThese rules are 
designed for the protection of the minority, and they need not be strictly enforced by the 
Chair except as to voting on recommendations to City Council in regular Commission 
meetings.  Therefore, wWhen there appears to be no opposition to a matter, the formality of 
voting can be avoided by a member's requesting for unanimous (or general) consent to a 
proposal or by the Cchair's asking if there is any objection to a proposal, and if there is 
none, announcing the result. 

 
178. Procedure in Absence of Rule:  In the absence of a rule to govern a point of procedure, 

"Parliamentary Law for Nonprofit Organizations" shall govern the Commission’sCouncil’s 
actions. 
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189. Voting: 
 

A. The Commission shall act only by motion.  Every Commission member present must 
vote on every item before the Commission unless it would constitute a conflict of 
interest under the City Charter or City Code of Ethics.  Any member of the Commission 
who has a personal or private interest in any matter proposed or pending before the 
Commission shall disclose such interest to the Commission and shall excuse 
themselves, and shall refrain from attempting to influence the decisions of the other 
members of the Commission in voting on the matter.when a question is put shall vote 
thereof. 

 
B. Whenever a vote is taken, each Commission member present shall vote "yesaye" or 

"nonay".  After all members have voted, the Cchair shall announce the decision or 
recommendation of the Commission.cause the vote of the Commission to be flashed 
upon a recording board, which board shall be plainly visible to the Commission and 
others present.  The sStaff shall then record the vote of each member in the minutes or 
record of decision. 

 
C. In case of a tie vote on any proposal, the proposal shall be considered lost/failed. 
In the event the electronic voting machine becomes inoperative during any meeting, or the 

meeting is at a location without an electronic voting machine, the Director of Planning 
shall call the roll in alphabetical order with the same Commission member being called 
first throughout the meeting.  The staff shall record the oral vote of "aye" and "nay" of 
each Commission member. 

 
20. 19. Exhibits to Commission:  All parties who desire to submit exhibits to the 

Commission for the purposes of inclusion in a record shall submit the original of such 
exhibit and nine (9) copies thereof to the City staff who shall mark suchthe exhibit and 
distribute the sameit to the Commission.  City staff shall mark one (1) copy of the exhibit 
with the item number, date and speaker name and include the exhibit within the official 
record.  One (1) copy of each exhibit that may be displayed so that all of the Commission 
members can simultaneously observe it shall be given to City staff.  Exceptions to this rule 
shall be granted for those exhibits which may be displayed so that all of the Commission 
can simultaneously observe the same.  If exhibits are electronic, an electronic copy must be 
provided to City staff.  The Director of PlanningManager shall hold all exhibits until time for 
appeal has expired, and he shall then dispose of the exhibits shall then be disposed of, as 
he deems fit unless the person submitting the exhibit picks it up such exhibit from the City 
staff within ten (10) working days after the time toof appeal has expired. 

  
21. When an item is presented to the Planning Commission at its informal meeting, one or 

more members of the Commission may place that item on the formal public hearing 
agenda. That item will follow the procedures of a regular public hearing item.  
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APPENDIX 

DEVELOPMENT APPLICATION REVIEW CRITERIA 
 
 
 
 
 
 
 
PUD ZONE CHANGE REVIEW CRITERIA: 
7.3.603: ESTABLISHMENT AND DEVELOPMENT OF A PUD ZONE: 

 
A.   A PUD zone district may be established upon any tract of land held under a single 

ownership or under unified control, provided the application for the establishment of 
the zone district is accompanied by a PUD concept plan or PUD development plan 
covering the entire zone district which conforms to the provisions of this part. 

B.   An approved PUD development plan is required before any building permits may 
be issued within a PUD zone district. The PUD development plan may be for all or 
a portion of the 
entire district. The review criteria for approval of the PUD concept plan and approval 
of a 
PUD development plan are intended to be flexible to allow for innovative, 
efficient, and compatible land uses. (Ord. 03-110, Ord. 12-68) 

 
 
 
 
 
7.3.606: REVIEW CRITERIA FOR DEVELOPMENT PLAN: 
A PUD development plan for land within a PUD zone shall be approved if it substantially 
conforms to the approved PUD concept plan and the PUD development plan review 
criteria listed below. An application for a development plan shall be submitted in accord 
with requirements outlined in article 5, parts 2 and 5 of this chapter. Unless otherwise 
specified by a development agreement, the project shall be vested by the PUD 
development plan in accord with section 
7.9.101 and subsection 7.5.504(C)(2) of this chapter. 
 
A.   Consistency with City Plans: Is the proposed development consistent with the 

Comprehensive Plan or any City approved master plan that applies to the site? 
 
B.   Consistency with Zoning Code: Is the proposed development consistent with the 

intent and purposes of this Zoning Code? 
 
C.  Compatibility Of The Site Design With The Surrounding Area: 
 

1.   Does the circulation plan minimize traffic impact on the adjacent neighborhood? 
 

2.   Do the design elements reduce the impact of the project's density/intensity? 
 

3.   Is placement of buildings compatible with the surrounding area? 
 

4.   Are landscaping and fences/walls provided to buffer adjoining properties 
from undesirable negative influences that may be created by the proposed 
development? 

 
5.   Are residential units buffered from arterial traffic by the provision of 
adequate setbacks, grade separation, walls, landscaping and building 
orientation? 
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D.  Traffic Circulation: 
 

1.   Is the circulation system designed to be safe and functional and encourage 
both on and off site connectivity? 

 
2.   Will the streets and drives provide logical, safe and convenient vehicular 
access to the facilities within the project? 

 
3.   Will adequately sized parking areas be located to provide safe and 
convenient access, avoid excessive parking ratios and avoid expanses of 
pavement? 

 
4.   Are access and movement of handicapped persons and parking of 
vehicles for the handicapped appropriately accommodated in the project 
design? 

 
5.   As appropriate are provisions for transit incorporated? 

 
E.   Overburdening Of Public Facilities: Will the proposed development overburden the 

capacities of existing and planned streets, utilities, parks, and other public facilities? 
 
F.   Privacy: Is privacy provided, where appropriate, for residential units by means of 

staggered setbacks, courtyards, private patios, grade separation, landscaping, 
building orientation or 
other means? 

 
 

G.  Pedestrian Circulation: 
 

1.   Are pedestrian facilities provided, particularly those giving access to open 
space and recreation facilities? 

 
2.   Will pedestrian walkways be functionally separated from vehicular ways 
and located in areas that are not used by motor vehicles? 

H.  Landscaping: 
1.   Does the landscape design comply with the City's landscape code and 
the City's landscape policy manual? 

 
2.   The use of native vegetation or drought resistant species including grasses is 
encouraged. The City's landscape policy manual or City Planning's landscape 
architect can be consulted for assistance. 

I.    Open Space: 
 

1.   Residential Area:  
A.         Open Space: The provision of adequate open space 

shall be required to provide light, air and privacy; to buffer adjacent 
properties; and to provide active and passive recreation opportunities. All 
residential units shall include well designed private outdoor living space 
featuring adequate light, air and privacy where appropriate. Common 
open space may be used to reduce the park dedication requirements if 
the open space provides enough area and recreational facilities to reduce 
the residents' need for neighborhood parks. Recreational facilities shall 
reflect the needs of the type of residents and 
proximity to public facilities. 

 
B.         Natural Features: Significant and unique natural 

features, such as trees, drainage channels, slopes, and rock 
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outcroppings, should be preserved and incorporated into the design of the 
open space. The Parks and Recreation Advisory Board shall have the 
discretion to grant park land credit for open space within a PUD 
development that preserves significant natural features and meets all 
other criteria for granting park land credit. 

 
2.   Nonresidential And Mixed Use; Natural Features: The significant natural 
features of the site, such as trees, drainage channels, slopes, rock 
outcroppings, etc., should be preserved and are to be incorporated into the 
design of the open space. 

 
J.   Mobile Home Parks: Does a proposed mobile home park meet the minimum standards 
set forth in the mobile home park development standards table in section 7.3.104 of this 
article? (Ord.03-110; Ord. 03-190, Ord. 12-68) 
 
 
 
 
 
 
 
 
7.3.605: PUD PLAN REVIEW CRITERIA: 
Substantial compliance with the criteria is necessary for the approval of the PUD plan. 
The Director may determine that certain criteria are not applicable based on the 
characteristics of the individual project. PUD plans shall be reviewed based on the 
following review criteria: 

A.   Is the proposed development pattern consistent with the Comprehensive Plan, 
the 2020 

Land Use Map, and all applicable elements of the Comprehensive Plan (including 
the 
Intermodal Transportation Plan and the Parks, Recreation and Trails Master Plan)? 
B.   Are the proposed uses consistent with the primary and secondary land uses 
identified in the 2020 Land Use Map of the Comprehensive Plan, as amended? 
C.  Is the proposed development consistent with any City approved Master Plan 
that applies to the site? 

D.  Is the proposed development consistent with the intent and purposes of this Zoning 
Code? 

E.   Does the development pattern proposed within the PUD concept plan promote 
the stabilization and preservation of the existing or planned land uses in adjacent 
areas and surrounding residential neighborhoods? 

F.   Does the development pattern proposed within the PUD concept plan provide an 
appropriate transition or buffering between uses of differing intensities both on 
site and off site? 

G.  Does the nonresidential development pattern proposed within the PUD 
concept plan promote integrated activity centers and avoid linear 
configurations along roadways? 

H.  Are the permitted uses, bulk requirements and required landscaping appropriate 
to and compatible with the type of development, the surrounding neighborhood or 
area and the 
community? 

I.    Does the PUD concept plan provide adequate mitigation for any potentially 
detrimental use to use relationships (e.g., commercial use adjacent to single-
family homes)? 

J.   Does the PUD concept plan accommodate automobile, pedestrian, bicycle and 
transit modes of transportation as appropriate, taking into consideration the 
development's 
primary function, scale, size and location? 

K.   Does the PUD concept plan include a logical hierarchy of perimeter and internal 
arterial, collector and local streets that will disperse development generated 
vehicular traffic to a variety of access points and ways, reduce through traffic in 
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adjacent residential neighborhoods and improve resident access to jobs, transit, 
shopping and recreation? 

L.   Will streets and drives within the project area be connected to streets outside the 
project area in a way that minimizes significant through traffic impacts on adjacent 
residential neighborhoods, but still improves connectivity, mobility choices and 
access to jobs, shopping and recreation? 

M.  Does the PUD concept plan provide safe and convenient vehicle and pedestrian 
connections between uses located within the zone district, and to uses located 
adjacent to the zone district or development? 

N.  Will adequately sized parking areas be located to provide safe and convenient 
access, to 
avoid excessive parking ratios and avoid excessive expanses of pavement? 

O.  Are open spaces integrated into the PUD concept plan to serve both as 
amenities to residents/users and as a means for alternative transportation 
modes, such as walking and biking? 

P.   Will the proposed development overburden the capacities of existing or planned 
streets, 
utilities and other public facilities? 

Q.  Are the areas with unique or significant natural features preserved and 
incorporated into the design of the project? (Ord. 03-110; Ord. 03-190, Ord. 12-
68) 

 
 
 
 
7.4.203 A: PARKING SPACE REQUIREMENTS BY USE: 
 

A.   Minimum Number Of Off Street Parking Spaces: The minimum number of off 
street parking spaces to be provided for a use is listed in the following table. All 
parking ratios are based upon the gross floor area contained within the building. 
When the computation of the required off street parking spaces results in a 
fraction, the requirement shall be rounded to the nearest whole interval. Fractions 
of 0.5 or less shall be rounded to the next lowest whole number. Fractions 
greater than 0.5 shall be rounded to the next highest whole number. Parking 
amounts required for uses in MU zone districts are subject to the supplemental 
parking requirements and standards in subsection 7.3.712B of this chapter. 
Alternative parking requirements may be established as a part of an FBZ 
regulating plan. 
 
The required off street parking spaces for a use which is not specifically listed, 
shall be determined by the Manager based upon the requirements of other listed 
similar uses. 
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7.5.502 (B): DEVELOPMENT PLAN REVIEW CRITERIA: 

B. Development Plan Required: A development plan shall be required prior to the issuance 
of a building permit or the commencement of a new use for the following instances 
unless specifically exempted per subsection C of this section or waived by the Manager 
for: 

1. All new construction; 

2. When no development plan exists, additions to an existing building that cumulatively, as 
of September 12, 1995, increases the gross floor area of the building by fifty percent 
(50%) or greater; 

3. When required by the City Planning Commission or City Council, as a condition of record 
for the establishment of or change of zone district; 

4. The conversion of vacant land into a new use; 

5. The conversion of an existing building's or property's land use type to another land use 
type (ex.: residential use to a commercial use, but not commercial use to another 
commercial use, etc.); 

6. The total redevelopment (demolition and new construction) of an existing building or site. 

 
 
 
 
 
7.5.502 (E): DEVELOPMENT PLAN REVIEW CRITERIA: 

E.   Development Plan Review Criteria: A development plan shall be reviewed using 
the criteria listed below. No development plan shall be approved unless the plan 
complies with all the requirements of the zone district in which it is located, is 
consistent with the intent and purpose of this Zoning Code and is compatible with 
the land uses surrounding the site. Alternate and/or additional development plan 
criteria may be included as a part of an FBZ regulating plan. 

 
1.      Will the project design be harmonious with the surrounding land uses and 
neighborhood? 

 
2.      Will the proposed land uses be compatible with the surrounding 
neighborhood? Will the proposed development overburden the capacities of 
existing streets, utilities, parks, schools and other public facilities? 

 
3.      Will the structures be located to minimize the impact of their use and 
bulk on adjacent properties? 

 
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 negative influences that 
may be created by the proposed development? 

 
5.      Will vehicular access from the project to 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? 

CPC Agenda  
June 18, 2015 
Page 171



 
6.      Will all the streets and drives provide logical, safe and convenient vehicular 
access to the facilities within the project? 

 
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? 

 
8.      Will adequately sized parking areas be located throughout the project to 
provide safe and convenient access to specific facilities? 

 
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? 

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

 
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? 

 
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? (Ord. 94-107; Ord. 95-125; Ord. 01-42; Ord. 02-64; Ord. 03-74; 
Ord. 03-157; Ord. 09-50; Ord. 09-78) 
125; Ord. 01-42; Ord. 02-64; Ord. 03-74; Ord. 03-157; Ord. 09-50; Ord. 09-78) 

 
 
 
 
 
 
 

7.5.603 (B):  ESTABLISHMENT OR CHANGE OF ZONE DISTRICT BOUNDARIES: 
 

B:     A proposal for the establishment or change of zone district boundaries may 
be approved by the City Council only if the following findings are made: 
 
1. The action will not be detrimental to the public interest, health, safety, 
convenience or general welfare. 
2. The proposal is consistent with the goals and policies of the Comprehensive 
Plan. 
3. Where a master plan exists, the proposal is consistent with such plan or an 
approved amendment to such plan. Master plans that have been classified as 
implemented do not have to be amended in order to be considered consistent with 
a zone change request. 
4. For MU zone districts the proposal is consistent with any locational criteria for 
the establishment of the zone district, as stated in article 3, "Land Use Zoning 
Districts", of this Zoning Code. (Ord. 94-107; Ord. 97-111; Ord. 01-42; Ord. 03-
157) this Zoning Code. (Ord. 94-107; Ord. 97-111; Ord. 01-42; Ord. 03-157) 
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NONUSE VARIANCE REVIEW CRITERIA: 
7.5.802 (B): CRITERIA FOR GRANTING A NONUSE VARIANCE: 

B.   Criteria For Granting: The following criteria must be met in order for any 
nonuse variance to be granted: 
 
1.   The property has extraordinary or exceptional physical conditions that do not 
generally exist in nearby properties in the same zoning district; and 
 
2.   That the extraordinary or exceptional physical condition of the property will not 
allow a reasonable use of the property in its current zone in the absence of relief; 
and 
 
3.   That the granting of the variance will not have an adverse impact upon 
surrounding properties. 
Nonuse variances to the parking and storage regulations (article 4, part 2 of this 
chapter) and to the sexually oriented business separation requirements (part 13 of 
this article) are subject to 
additional criteria set forth in subsections C and D of this section. 
 

 
 
 
 
USE VARIANCE REVIEW CRITERIA: 
7.5.803 (B): CRITERIA FOR GRANTING A USE VARIANCE: 

The following criteria must be met in order for a use variance to be granted: 
1.   That there are exceptional or extraordinary circumstances or conditions 
applicable to the property involved or to the intended use of the property that do 
not apply generally to the property or class of uses in the same zone so that a 
denial of the petition would result in undue property loss; and 
2.   That such variance is necessary for the preservation and enjoyment of a 
property right of the petitioner; and also 
3.   That such variance will not be detrimental to the public welfare or convenience 
norinjurious to the property or improvements of other owners of property. 
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7.5.906:  APPEALS 
A. Appeals of Administrative Decisions: 

1. Scheduling Appeals: Any person aggrieved by an appealable administrative decision 
made by the Manager may file a formal appeal application with the Department 
within ten (10) days from the date of the final decision. The Department shall place 
the appeal on the agenda of the next regularly scheduled meeting of the Planning 
Commission or an FBZ Review Board occurring a minimum of twenty (20) days and 
a maximum of forty eight (48) days thereafter. After a public hearing, the Planning 
Commission or an FBZ Review Board shall have the power to affirm, reverse, or 
modify these decisions. 

2. Decisions Appealable To Planning Commission: The following administrative 
decisions are appealable to the Planning Commission: 

a. Appeals from all notice and orders alleging violations to the following sections: 

(1) Chapter 6, article 3 of this Code (solid waste disposal; public health and 
sanitation); 

(2) Articles 2, 3, and 4 of this chapter, and this article (zoning); 

(3) Articles 7 and 8 of this chapter (subdivision). 

b. Appeals from administrative decisions relating to the following sections of articles 2 
and 3 of this chapter and this article (zoning): 

(1) Section 7.2.108 of this chapter (similar use determinations); 

(2) Section 7.3.504 of this chapter (hillside site grading plan); 

(3) Part 3 of this article (site plan); 

(4) Part 11 of this article (administrative relief); 

(5) Part 12 of this article (nonconforming uses); 

(6) Part 13 of this article (sexually oriented business permits); 

(7) Part 14 of this article (temporary use permits); 

(8) Part 15 of this article (home occupation permits); 

(9) Part 8 of this article (nonuse variance). 

c. Appeals from administrative decisions relating to the following sections of article 7 of this 
chapter (subdivision) and this article (subdivision minor administrative procedures): 

(1) Section 7.7.501 of this chapter (property boundary amendments); 

(2) Section 7.7.502 of this chapter (preservation area boundary amendments); 

(3) Section 7.7.504 of this chapter (issuance of building permits to unplatted lands); 
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(4) Section 7.7.505 of this chapter (issuance of building permits to previously platted lands); 

(5) Section 7.7.506 of this chapter (issuance of building permits prior to platting); 

(6) Section 7.7.304 of this chapter (modifications). 

d. Appeals from administrative decisions relating to the following sections of article 4 of this 
chapter (site development standards), this article (zoning) and article 7 of this chapter 
(Subdivision Code): 

(1) Section 7.5.501 of this article (concept plan or concept plan amendment); 

(2) Section 7.5.502 of this article (development plan or development plan amendment); 

(3) Section 7.5.503 of this article (minor amendment to a concept, development, or 
conditional use plan); 

(4) Section 7.4.308 of this chapter (final landscape plan or landscape plan amendment); 

(5) Article 7, parts 2 and 3 of this chapter (preliminary or final subdivision plat). 

3. Decisions Appealable To FBZ Review Board: Administrative decisions are appealable to 
an FBZ Review Board in accord with an approved FBZ regulating plan. 

4. Criteria For Review Of An Appeal Of An Administrative Decision: In the written notice, the 
appellant must substantiate the following: 

a. Identify the explicit ordinance provisions which are in dispute. 

b. Show that the administrative decision is incorrect because of one or more of the following: 

(1) It was against the express language of this zoning ordinance, or 

(2) It was against the express intent of this zoning ordinance, or 

(3) It is unreasonable, or 

(4) It is erroneous, or 

(5) It is clearly contrary to law. 

c. Identify the benefits and adverse impacts created by the decision, describe the distribution 
of the benefits and impacts between the community and the appellant, and show that the 
burdens placed on the appellant outweigh the benefits accrued by the community. 

5. Stays Of Administrative Decisions: A perfected appeal shall operate as a stay of the 
administrative decision unless the Manager certifies in writing that a stay would cause or 
result in an imminent hazard to the public health, safety, and welfare or the violation is of 
such a short term nature that by the time an appeal hearing is held, the violation will have 
been terminated or moved to another site. The time frame in which violations of this nature 
operate is such that a stay of proceedings will make the enforcement process ineffective. 
Examples of short term violations include, but are not limited to, temporary vendors, 
promotional events, and temporary signs. 
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6. Fees: Any person pursuing an appeal pursuant to this subsection A shall be responsible for 
the payment of all fees and for the completion of all forms which may be prescribed by the 
Manager. Failure to pay any required fee or to properly complete any required form shall 
be deemed a waiver of the right to appeal. 

 
 
 
 
1.2.903: RULES OF PROCEDURE: 
 
Boards, committees or commissions may promulgate rules of procedure for the conduct of 
its meetings which must be consistent with the City of Colorado Springs rules and 
procedures of Council and shall be approved by City Council. (Ord. 11-18) 
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