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INSTRUCTIONS AND DISCLAIMERS 

1. The following document is Working Draft V1 and provides the structure for SC input. 
2. The document has not been formatted (will be formatted in InDesign) and remains in Word 

for ease of input. 
3. Graphics, maps, pictures and will be modified or added during final formatting. 
4. Statistics will change with more analysis. 
5. Working Draft V2 will be created 2-3 weeks after the SC meeting and provided to the SC. It 

will be “frozen” at that time until all working drafts are complete and reviewed. 
6. Comments received after the committee meeting will be color-coded for the committee to 

discuss once all working drafts are complete and reviewed. 
7. All drafts will be revisited after all are complete and draft chapters produced. 

 

COLORADO SPRINGS COMPREHENSIVE PLAN 

CHAPTER 3: UNIQUE URBAN PLACES 

25 September 2017, SC Draft V1  

IMPORTANCE OF URBAN PLACES  

Colorado Springs is made up of individual places, 
each with its unique combination of desired elements 
that contribute to making our whole City more livable, 
desirable and sustainable. This man-made counterpart 
to the City's majestic natural setting begins with our 
historic character and legacy. This legacy is continually 
evolving or being created anew in the City's diverse 
areas. It is important that the appearance, character, 
and function of each of these old, emerging and new 
places, are sustained and enhanced. We can 

accomplish this by ensuring the provision of valued and 
interesting urban spaces throughout the City. Unique 
urban places are a source of identity and focus and are 
essential for full and robust community life. Together 
these unique urban places create the fabric for a well-
functioning large city.    

The character and identity of the City’s unique urban 
places in the future will depend largely on the design of 
new development, including infill, redevelopment, new 
neighborhood centers, and new commercial and 
employment centers. The City needs to proactively 
support and enhance its existing and valued unique 
urban places, promote emerging and potential places 
in more mature areas of the City, and ensure that more of these places are created in newly 
developing areas. Our vision of urban placemaking should be applied enthusiastically and 

STRATEGIES 

 Development requirements 
and design standards  

 Monitor redevelopment and 
infill opportunities  

 Implement Experience 
Downtown Master Plan 

 Public, non-profit and private 
partnerships 

VISION 

Centers on a vibrant Downtown 
and is strengthened by 

reinvesting in walkable, healthy, 
and interesting urban spaces 
that are located in new and 
reinvented areas within our 

defined City boundary. 
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broadly across the City. However, the details of how we best create and support these places 
should be expected to vary based on their particular context. 

Urban Place Typologies 

Common Contributing Elements 

Our urban places will not remain or become more unique if they are held to a single model and 
set of standards. However, to achieve our City’s vision for these places, certain overall qualities 
and elements need to be widely encouraged, supported, and promoted. These elements 
contribute to creating a unique experience and character within an area but are not necessarily 
required or relevant for all places. Common contributing elements include the following: 

1. a uniquely identifiable urban character and design that reinforces a sense of identity, 
focus and place, including distinguishing attributes, branding, and attractions; 

2. an accessible location and design that promotes the safety and convenience for all users 
and a broad spectrum of the public; 

3. a center of activity with an integrated mix of land uses, including commercial, 
employment, residential and leisure;  

4. a context-sensitive network of physical connections to support walkability, links to and 
alignment with existing and future multimodal systems, including the City’s trails and 
green infrastructure network; 

5. an incorporation of  historic buildings, features, 
legacy and character (when available); 

6. a focus on public gathering places, with areas 
designed for community events; 

7. a connection with and orientation to the 
outdoors, including parks, public plazas, 
building oriented toward streets, views of 
important natural features; 

8. a walkable and pedestrian scale; 
9. an incorporation of “third places;” and 
10. a focus for arts, education, and culture. 

Urban Place Typologies 

Colorado Springs’ unique urban places are a blend of attractions, destinations, uses, and 
experiences. They integrate a range of uses and activities which complement and support each 
other. A predominant use often determines the type of place, but these urban places can and 
should vary in size, intensity, scale, and their mix of supportive uses, depending on their 
purpose, location, and context. In each case, urban activity centers are intended to be mixed-
use and pedestrian-oriented and to establish good connections and transitions to surrounding 
areas. The following typologies for urban places are intended to encompass a range of their 
scales and orientations. Because unique urban places consist of a wide range of combinations 
of existing and desired uses, patterns, scales and contexts, it should be understood that not all 
places in the City will conveniently fall into one of these typologies.  In some cases they will 
include a blend of more than one typology, or they may be evolving and transitioning into a 
different kind of place. Therefore, it is essential to apply these typologies in a manner that is 
sensitive to their stage of development, needs, and relative potential for future change. 

DEFINITIONS 

Third Place: Social surroundings 
that are not private residences or 
only places of work. Examples 
include coffee shops, parks, or 
public libraries.  These places are 
often found throughout the city, but 
when they occur in conjunction with 
other features of a unique urban 
place, they can add particular 
value. 
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Urban place typologies are as follows: 

Typology 1: Neighborhoods Centers 

These centers are smaller-scale, limited impact places that fit into the neighborhood 
fabric and provide benefits and amenities predominantly for residents and other users 
drawn from a local area. Strong and vital neighborhood centers incorporate a variety of 
uses and services available to local residents and are designed with a local and 
pedestrian orientation. 

 Examples: Ivywild, Casa Verde Co-housing at the corner at Columbia and 
Corona Streets, Deerfield Hills Community Center, Flying Horse Community 
Center. Refer to the Framework Map for additional places. 
 

The goal of this place typology is to provide a focal point for community life and services 
at a neighborhood scale. 

 

Typology 2: Community Activity Centers 

Community activity centers are places that serve the day-to-day needs of subareas of 
the City and their surrounding neighborhoods. These places may be anchored by 
commercial centers including uses such as grocery stores and supporting public, private 
and non-profit service establishments. Although the definition of these places is intended 
to encompass options well beyond traditional commercial centers, a 100,000 to 300,000 
square foot community shopping center provides a useful example for the size and 
market or service area for this typology. These places should be designed to incorporate 
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both a community and a pedestrian scale and to accommodate a mix of uses including 
smaller businesses and a variety of housing choices. 

 Examples: Rockrimmon Shopping Center, Mission Trace Shopping Center, 
Lower Shooks Run and Catalyst Campus. Refer to the Framework Map for 
additional places. 

The goal of this place typology is to reinforce and create desirable places that provide 
identity, mixed use focus and offer integrated support and services to subareas of the 
City. 

 

Typology 3: Entertainment and Commercial Centers 

Entertainment and commercial centers may accommodate large retail establishments 
and serve a number of residential and employment areas over a significant portion of the 
City. The special characteristics and tourist attraction of some entertainment centers 
may draw users from a state-wide market area or even beyond.  Entertainment and 
Commercial Centers typically include a mix of supporting uses, such as higher density 
residential, office, service, medical, and civic uses. 

 Examples: First and Main Town Center, Old Colorado City, Olympic Training 
Center, University Village, and Colorado Springs World Arena. Refer to the 
Framework Map for additional places. 

The goal of this place typology is to create, redevelop, or reinforce these places in a 
manner that increases the number, quality, and extent of their defining attributes. 
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Typology 4: Regional Employment and Activity Centers 

Regional centers draw from the largest regional service areas and are major 
concentrations of employment and commercial activity. They are large, intensive centers 
that can combine commercial, employment, and other uses serving the City and region 
as a whole. These places are supported by a mix of uses that meet the needs of 
employees and visitors, such as restaurants, lodging, child care, higher density 
residential development, and educational facilities. In the case of Downtown, the mix of 
land uses has a stronger focus on civic and cultural uses, and its function as a center for 
regional transportation networks. A regional center may be focused on one or more 
predominant uses, such as a large shopping mall, office park, major medical complex, or 
educational institution, but are supported by a variety of other uses, including housing. 
Because of the scale, extent and complexity of these regional centers, they may contain 
one or more focusing unique urban place within them. 

 Examples: Downtown, Chapel Hills Mall and Briargate Business Campus, 
University of Colorado-Colorado Springs/ University Village, Airport/Airport 
Business Park, Copper Ridge/ Polaris Point, potential new regional center in 
Banning Lewis Ranch. Refer to the Framework Map for additional places. 

The goal of this place typology is to strengthen the role of Downtown as the economic, 
cultural and mixed use heart of the City and region, while encouraging the continuing 
adaptation and development of other regional centers as more complete and well-
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functioning places, each with an increase of desired elements and unique urban places 
within them. 

 

Typology 5: Corridors 

Corridors are the places that line major arterial streets with a variety of higher intensity 
and density uses more or less oriented to the street. They include older corridors that 
have developed with a “strip commercial” focus, more recently developed or emerging 
corridors, and those that may be created in the future. These are combined and 
represented as two types of corridors: 
  

New/Developing Corridors: Corridors that have recently developed, are now in 
the process of developing, or that may be developed. The existing pattern along 
many of these corridors is automobile-dominated, with more limited access 
points and often with greater separation from the roadway. 

 Examples: Powers Boulevard, Woodmen Road, Interquest Parkway, and 
future corridors in Banning Lewis Ranch. Refer to the Framework Map for 
additional places. 

Mature/Redevelopment Corridors: Corridors that line older arterial streets 
including current or former state highways.  Often, the existing pattern along 
these corridors includes a combination of retail uses and auto-oriented services 
developed in a typical strip commercial pattern, with multiple curb cuts, individual 
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parking lots, cluttered signage, and small lots. These corridors represent 
significant infill and redevelopment opportunities. 
 

 Examples: Academy Boulevard, Tejon Street, North and South Nevada 
Redevelopment. Refer to the Framework Map for additional places. 
 

The length, high traffic, differing uses and variable economic conditions along many of 
these corridors, can present challenges in creating and sustaining truly unique urban 
places along their entire length.  However, larger and longer corridors can be unified and 
improved through branding, zoning, design, landscaping, and transportation 
investments. There are focusing opportunities within and along these corridors to 
achieve a higher standard of desirable placemaking. These special opportunities exist 
particularly at nodes and along individual segments. A combination of more robust 
transit and attention to streetscape design and maintenance can contribute greatly to the 
viability of all or part of these corridors as existing or transformed unique urban places 

The goal of this place typology is to take advantage of the capacity and potential of 
these corridors to create unified, vital, connected and more transit supportive urban 
places, each with its unique character, identity, and design. 
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Urban Places Framework  

The Urban Places Framework Map (shown on the following page) provides a graphic framework 
the vision of Unique Urban Places. This map is intended to be used as one means of furthering 
the City’s focus on urban places designed so they are compatible with, accessible from, and 
serve as a benefit to the surrounding neighborhood or business area. This map is expected to 
be a living and evolving graphic. It is not intended to strictly define place boundaries or names 
for all purposes.  
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GOALS AND POLICIES 

Be a City of Places 

Goal 1: Enrich the texture and livability of the City as a tapestry of special, healthy, and 
walkable places. 

Policy 1.A: Emphasize placemaking throughout the 
City with design and programming that supports a 
distinctive identity and experience. 

Strategy 1.A-1: Activate community areas 
with events like regular farmers’ markets and 
concerts. 

Strategy 1.A-2: Integrate urban development 
with urban waterways such as Monument 
Creek, Fountain Creek, Cheyenne Creek and 
Shooks Run, including implementation of 
river and creek walks. 

Strategy 1.A-3: Require master-planned 
developments to incorporate distinctive and 
tailored elements of unique urban places as 
part of their plans. 

Strategy 1.A-4: Require new developments to 
preserve visual access to defining cultural or 
natural features.  

Policy 1.B: Establish a network of connections such as gateways, festival streets, and trails like 
the Downtown Legacy Loop, to support, define, and provide context for our special and unique 
urban places. 

Strategy 1.B-1: Integrate transit stops into the design of new and existing urban places. 
The design and location of the transit stops should function as an integral part of the 
centers and provide adequate lighting, security, pedestrian amenities and weather 
protection. 

Strategy 1.B-2: Implement construction of and development around the Downtown 
multimodal transit hub. 

Policy 1.C: Place civic facilities, such as community buildings, government offices, recreation 
centers, post offices, libraries, and schools, in central locations, and make them highly visible 
focal points that express quality design, permanence, importance, and community identity. 

Strategy 1.C-1: Locate and design public spaces and civic facilities at key locations 
throughout the City that set a standard for quality design, and integrate with 
surrounding private development. 

 

 

APPLICATION 

Monument Creek River Walk 

South Tejon Street 
Redevelopment: Areas of South 
Tejon Street, around the 
repurposed Ivywild School, are 
being redeveloped with a 
particularly wide range of desired 
attributes.  Tools and incentives 
including special districts and 
urban renewal are being used to 
support this redevelopment. The 
result is anticipated to be an 
especially unique, identifiable and 
livable urban environment. 
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Embrace Managed Infill, 

Adaptation, and Land Use 

Change 

Goal 2: Promote the importance and value of 
context-sensitive land use changes and 
adaptation. 

Policy 2.A: Support context responsive infill and land 
use investment throughout the mature and development 
areas of the City.  

Strategy 2.A-1: Apply flexible approaches in 
support of land use involving long-vacant 
properties in the core area of the City. 

Strategy 2.A-2: Identify and support the 
development of catalyst projects such as the 
repurposingof disinvested shopping centers or 
repurposing of the Martin Drake Power Plant 
to  provide opportunities for integrated, 
unique, and iconic redevelopment. 

Strategy 2.A-3: Continue to implement infill 
supportive Code changes including provisions 
tailored for older developed areas. 

Strategy 2.A-4: Continue to actively monitor and support infill projects consistent with 
this Plan, and implement problem-solving approaches when and where necessary. 

Strategy 2.A-5: Revise zoning and building regulations to be more streamlined and 
flexible regarding infill, redevelopment, and mixed-use development, especially in older 
commercial areas. 

 

Grow the City’s Heart 

Goal 3: Continue to grow and support Downtown as the mixed-use, cultural, and 
economic heart of the region. 

Policy 3.A: Proactively participate and invest as a City in the development of Downtown as the 
City’s premier urban activity center. 

Strategy 3.A-1: Continue to refine, adapt, and potentially expand the Downtown Form 
Based Zone District as Downtown develops and evolves.  

DEFINITIONS 

Context Responsive 
Development and Design: An 
applicable combination of 
decisions about use, scale, 
density, mix, orientation, and 
design that integrates and 
balances new and redeveloped 
land uses within the framework of 
existing and planned conditions 
particular to a site or area. 

Infill Development: Development 
of vacant land within previously 
built areas. These areas are 
already served by public 
infrastructure, such as 
transportation, water, wastewater, 
and other utilities. Parks and open 
space are also considered as infill, 
since they are permanent uses for 
vacant parcels. 
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Strategy 3.A-2: Place a high priority on implementation of the City’s adopted Experience 
Downtown Master Plan, including upgrades to festival streets, multimodal transportation 
facilities, Southwest Downtown improvements, Downtown park enhancements, and alley 
and complete street activation projects.  

Strategy 3.A-3: Further strengthen partnering and collaboration with Downtown 
Partnership to implement Downtown initiatives. 

 

Focus on Urbanizing Corridors and Centers 

Goal 4: Strengthen our overall community identity and better serve the needs of 
residents and businesses within our large metropolitan area by developing 
active, unique, connected, and fully urban centers and corridors. 

Policy 4.A: Actively plan for and encourage a development pattern and framework consisting of 
unique urban centers located along new and redeveloped corridors and at other designated 
areas throughout the City.  

Strategy 4.A.1: Focus a combination of City resources including area-specific planning 
attention and capital improvements prioritization,  on mature corridors and centers 
with a potential and need for redevelopment. 

Strategy 4.A.2: Create and adopt new transit-oriented development (TOD) and mixed 
use-supportive base zoning or overlays to support the continued development and 
redevelopment of key corridors and centers. 

Policy 4.B: Within unique urban centers, incorporate a full spectrum of densities and mixed 
urban uses, along with higher standards of urban design, orientation to the street or public 
realm, and design for multimodal access including transit. 

Strategy 4.B.1: Evaluate development applications in and around urban centers with 
particular attention to their contribution to the integration and mixing of uses, 
orientation to be public realm and their support of or connections with multi-modal 
transportation. 

Strategy 4.B.2: Proactively coordinate with property owners to develop and 
implement design standards to support the vision of this Plan for centers and corridors 
with and identified and unmet need for these standards. 

Policy 4.C: Ensure that the City Zoning Code supports the intent of unique urban places. 

Strategy 4.C-1: Combine existing multifamily, commercial, office and light industrial 
districts, or allow for expanded allowable uses within them, to support additional mixing 
and integration of uses without the need for discretionary zoning approvals.  
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Strategy 4.C-2: In conjunction with an overall update of the Zoning Code, adopt 
development and building regulations, standards or guidelines that encourage and 
support a more urban rather than suburban character for all unique urban place 
typologies. 

Policy 4.D: Leverage funding tools, partnerships, and policies to fund and maintain 
redevelopment centers, corridors, and gateways. 

Strategy 4.D-1: Continue to utilize special area designations, such as Economic 
Opportunity Zones, to highlight and prioritize the importance of areas targeted for 
redevelopment as unique urban places and centers (e.g. South Academy Boulevard and 
North Nevada Avenue).  

Strategy 4.D-2: When and where applicable and appropriate, consider the impact on 
infill and redevelopment as a criterion for decisions on public improvement project 
choices and priorities (e.g. as a criteria for project selection for a possible extension of 
Pikes Peak Rural Transportation Authority funding). 

Strategy 3.4-3: Proactively involve the Urban Renewal Authority in identifying infill and 
redevelopment opportunities and targeting public infrastructure investments to achieve 
the full vision of this Plan for Unique Urban Places. 

Strategy 4.D-4: Aggressively pursue and leverage public, non-profit and private grants 
and matching funds to support public/private 
redevelopment in designated areas such as 
Southeast Colorado Springs. 

Strategy 4.D-5: Focus City resources and 
attention on projects and initiatives resulting 
in the redevelopment of vacant or highly 
underutilized shopping centers as Unique 
Urban Places. 

Strategy 4.D-6: Participate in the creation of 
a community hub in the Southeast area of the 
City as a Unique Urban Place with community 
supportive uses and services. 

 

Create Green and Sustainable 

Places 

Goal 5: Develop and support unique urban places and centers as models of 
sustainability. 

Policy 5.A: Actively evaluate plans for existing, new, and redeveloping urban places and 
corridors from the perspective of fiscal and environmental sustainability. 

DEFINITIONS 

Redevelopment: Converting an 
existing built property into another 
use. Ideally, redevelopment aims 
for better use of the property that 
provides an economic return to the 
community. 

Greenfield Development: 
Development of previously 
undeveloped or vacant sites. 
These areas are generally located 
outside or on the fringe of urban 
areas. 
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Strategy 5.A-1: Include fiscal and environmental sustainability as a factor in the 
preparation of City-initiated small area and corridor plans.  

Policy 5.B:  Incorporate green building and development, utilizing sustainable energy sources 
and water conservation and efficiency measures. 

Strategy 5.B-1: Encourage energy efficiency through programs (such as rebate and 
incentive support from Colorado Springs Utilities and state and federal agencies) that 
encourage and/ or reward citizens for use of energy-efficient appliances, insulation, 
windows, etc.  

Strategy 5.B-2: Examine and consider adopting zero-waste standards, policies, and 
practices for City projects as well as private development receiving special City incentives. 

Strategy 5.B-3: Establish minimum water conservation standards for both public and 
private landscape and irrigation systems to minimize water usage, including rain sensors 
on irrigation systems, efficient irrigation practices, use of compost, and xeriscaping. 
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ESSENTIAL QUESTIONS FOR DEVELOPMENT 
APPLICATIONS AND CITY INITIATIVES 

1. Does this support the overall focus on our Unique Urban Places theme? 

2. Will this add value and improve the keystone indicators for Unique Urban Places, including use 
diversity, density, walkability, and support of enhanced transit?  

3. Will it support the continued development of Downtown? 

4. Will it result in additional infill, development, or redevelopment in urban places? 

5. Will it provide a range of opportunities for transportation access, interconnection of urban centers 
and enhanced demand and feasibility for multimodal transportation options? 

6. Does it include, result in or support the creation of new or enhanced places for community 
interaction and will it improve the public realm? 

7. Will it be integrated with and enhance connections of places to the City’s green infrastructure 
networks including trails, parks, and open space? 

8. Does  it enhance, support  or incorporate the provision of “third places”  

9. Does it support or incorporate cultural, historical, educational, and/or human service 
opportunities? 

10. Will it be consistent with and support adopted, applicable, and relevant subarea area or topical 
master plans? 
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RELATIONSHIP TO CITYWIDE INDICATORS 

Indicators are meant to be reproducible, attainable, affordable, and quantifiable. PlanCOS 
indicators are broken into two types: 

 Keystone Indictors measure the relative effectiveness of the vision and goals over 
time, and will be updated annually and tested every five years. They are not meant to be 
all-inclusive, but provide an indication if the city is becoming more prosperous. As 
described in later chapters, they will be used to implement corrective policies and 
projects as necessary to reach the community’s goals.  

 Individual Indicators are gathered from other sources or plans and provide additive 
information. 

Keystone Indicators 

1. Commerce: Density of separate businesses per square mile. 
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2. Attractions: Number and density of cultural, arts, entertainment, shopping and 
hospitality venues and events, per square mile. Source: Colorado Springs Convention & 
Visitors Bureau 

3. Land Use Diversity Index: Proximity of differing land uses and housing unit sizes.  
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Individual Indicators 

1. Employment Density: total number of jobs per acre 

2. Vacant Lands in Core Area of the City and in Overall City Limits: Continued 
reduction in total vacant acres in traditional core area of the City, and in proportion of 
vacant lands within City limits. 

3. Vacancy Rate: retail/commercial vacancy rate 

4. Accessibility: Urban places in the city should be accessible by a wide variety of 
transportation modes. Points accumulated based on the following. 

a. High Walkscore® 

b. Within  ¼ mile of transit station 

c. Within ¼ of a high frequency transit route 

d. Within ¼ mile of a designated Tier X bike route 

e. Within ¼ mile of a Tier 1 or Tier 2 trail 
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RELEVANT PLANS AND THEIR RELATIONSHIP TO 
PLANCOS  

While PlanCOS provides overarching guidance, numerous city plans provide additional detail 
required for PlanCOS’s implementation. Of particular importance will be public and private 
master plans. These should be relied on to allow for and articulate specific land use and other 
recommendations, particularly if these plans are up-to-date and are reflective of the key 
elements of this theme. In cases where there is a discrepancy between plans, the vision 
identified within PlanCOS should be maintained.  

Links to relevant plans are found below. Privately initiated master plans should also be 
considered to further implementation. 

Publically Initiated Neighborhood, Corridor, and 

Master Plans 

Publically initiated small area, corridor, and neighborhood plans are essential to providing the 
detail necessary to realize the Unique Urban Places vision.  To the extent of the Comprehensive 
Plan, these remain in force and effect, and should be utilized in conjunction with PlanCOS to 
determine Comprehensive Plan consistency.  Of particular importance are the following plans 
because of their currency and applicability to Unique Urban Places: 

 Experience Downtown Plan (2016):  This plan should be relied on to extensively to 
inform and direct the vision for Downtown 

 Envision Shooks Run Corridor Facilities Master Plan (2017): This plan should be relied 
on to inform and direct the vision for catalytic redevelopment in the Lower Shooks Run 
areas  especially 

 Renew North Nevada Avenue Plan (2017): This plan should be relied on to extensively 
to inform and direct the vision for the North Nevada corridor 

 Academy Boulevard Corridor Great Streets Plan (2011): Although non-specific with 
respect to recommended land use, this document should be relied on to more fully 
inform the development of Academy Boulevard 

 Infill Action Plan (2016) see note 

Other active neighborhood plans should continue to be consulted regardless of their age.  
However, in the event of an apparent conflict between those plans and this vision, consideration 
should be given on a case-by-case basis to determining the extent to which circumstances have 
or have not changed since that plan was adopted and then attempt to strike a balance among 
the relevant polices and recommendations 

See full list of plans: Appendix C (with hyperlink) 

 

Privately Initiated Master Plans 
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Privately initiated master plans will be integral to long term success of this Unique Urban Places 
vision, especially in newly developing and large scale redevelopment areas.  Although 
developers and property owners should expect to rely on their previously approved and active, 
privately initiated master plans, they are strongly encouraged to adapt the more specific 
implementation of these plans to best align with this theme. New master plans and amendments 
to existing plans should be reviewed for consistency with this theme. Land use plans in 
implemented privately initiated master plans should similarly be reviewed for Unique Urban 
Places consistency. 

See full list of plans: Appendix C (with hyperlink) 

 


