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TELLER COUNTY PLANNING COMMISSION 
Regular Meeting:  Tuesday November 15, 2016 

     

Agenda Item III 
 

Consideration of a request by the Pikes Peak Regional Medical Center Association (Applicant) for 

amendments to the Pikes Peak Regional Medical Center Development Agreement and Planned Unit 

Development Control Document to move the construction of the Park Course from Phase I to Phase 

III on property zoned Planned Business Center – Planned Unit Development (PBC-PUD) and 

described as a portion of the South One-half of Section 26, Township 12 South, Range 69 West of 

the 6TH P.M., Teller County, Colorado (commonly known as 16420 Highway 24). 

 

STAFF REPORT 
File No. PUD-00206(16) 

 

APPLICANT:  Pikes Peak Regional Medical Center Association (PPRMCA) 

 

AUTHORIZED AGENT:        Lenore Hotchkiss, Trustee, PPRMCA 
       

PROPERTY OWNER:  PPRMCA 
 

REQUEST: Amend the Pikes Peak Regional Medical Center Development 

Agreement and PUD Control Document to move the Park Course 

from Phase I to Phase III 

STAFF:  Dan Williams, Teller County Planner  

LEGAL DESCRIPTION: Portion of the South One-half of Section 26, Township 12 South, 

Range 69 West of the 6TH P.M., Teller County, Colorado (commonly 

known as 16420 Highway 24) [see Appendix A for maps] 
 

ZONE DISTRICT:  Planned Business Center – Planned Unit Development (PBC-PUD) 
 

 Publication Date: October 19, 2016 

 Posted Notice: October 15, 2016 

 Staff Report Date:  September 23, 2016 
 

STAFF RECOMMENDATION: Approval  

 

1. SUMMARY OF REQUEST   
 

The Applicant seeks to move construction and development of the Park Course currently planned 

for Phase I to Phase III.  No other changes related to the Park Course and contemplated or requested 

at this time.  This change requires an amendment of the approved Development Agreement and 

PUD Control Document (recorded at Reception No. 589070). No other changes to these documents 

are being proposed with this request. 

History.   The PPRMCA, an independent non-profit 501(c)(3) organization, is the planning and 

managing entity for the Pikes Peak Regional Medical Center, a 20-acre phased medical campus that 
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includes the existing Pikes Peak Regional Hospital, Pharmacy, Medical Office Building and 

Helipad, and the recently completed assisted living center [Forest Ridge] (Phase I) and in the future, 

an ambulance substation and a research/wellness center (Phases II and III).  This campus is 

designed and envisioned to eventually encompass over 165,000 square feet of habitable space in 

five separate buildings with a total building footprint over 130,000 square feet and over 60% of the 

site devoted to natural area or formal landscaping including a Park Course consisting of a perimeter 

trail with exercise stations.  Currently, and as listed in the Development Agreement and Planned 

Unit Development Control Document, the Park Course is to be completed in Phase I.  The loss of 

grant funding specific to the exercise machines for the Park Course and ongoing negotiations 

related to liability and insurance for the Park Course have resulted in a request to move construction 

of the Park Course from Phase I to Phase III.  Moving this requirement to Phase III will not impact 

any other construction or agreed to requirement but will allow a permanent certificate of Occupancy 

(CO) to be issued to the assisted living center [Forest Ridge].  Currently, Teller County has issued a 

temporary certificate of occupancy to the assisted living center and it is fully operational and 

occupied.  

 

Site Description.   The 19.45-acre site fronts along Highway 24 on the north slope of Pikes Peak 

just 1.5 miles southwest of Woodland Park:  This requested amendment only pertains to a Park 

Course Trail planned to run along the perimeter of the parcel with a series of installed exercise 

machines.   All other associated Phase I Landscaping has already been completed. [See Exhibit B of 

the PPRMCA Development Agreement and Planned Unit Development Control Document at 

Appendix A of this report] 
 

Zoning.   On November 17, 2005, this entire 19.42-acre site was successfully rezoned from PBC to 

PBC-PUD (Board of County Commissioners’ Resolution 11-17-05(41) recorded at Reception No. 

589066) [see Appendix A of this Staff Report for site and surrounding zoning]. This rezoning 

approval required the approval of a Development Plan (recorded at Reception No. 589068) which 

graphically depicted the development configuration for the medical campus and the approval of a 

Development Agreement and PUD Control Document (recorded at Reception No. 589070) outlining 

the specific allowed land uses, waivers, and development standards. Parking facilities, internal 

driveways, landscaping and drainage facilities related to each proposed building is to be constructed 

concurrently with that building.  Certain property rights are vested until November 17, 2025.   
 

Both the underlying PBC zone district and the PUD Overlay zone district are obsolete districts 

today.  With the adoption of the 2008 Teller County Land Use Regulations (LUR), a new PUD zone 

effectively replaced the PUD Overlay district concept, and amendments to existing PUD Overlay 

zones are now reviewed and processed using the new standards and requirements contained in 

Chapter 10: PUD of the LUR(s).    
 

Specifically, this PUD amendment proposes to change the following: 
 

 

1. Development Agreement and Planned Unit Development Control Document 

 Replace Section 3.1.2.1 in its entirety so that it reflects the construction of the Park Course in 

Phase III versus Phase 1.  The changes to this Section 3.1.2.1 are shown in bold and underlined 

below:  

 

 



  

File No. PUD-00206(16) 

Planning Commission Hearing: November 15, 2016 Final 

                                                                                                                                                                            Page 3 of 23 

“3.1.2.1 Subsequent Approvals.  Development of the Property will occur in phases, the location 

and timing of which may vary, subject to the Development Plan, this instrument, Exhibit B of 

this Instrument, and the following:   

      

      Infrastructure improvements for the Property shall begin with the Phase I Development Area as 

shown on Exhibit B of this Instrument.  Infrastructure for the Phase I Development Area shall 

be developed and constructed in its entirety prior to or concurrently with the first Phase I 

Development Area Major Building Review and Building Permit application submitted to the 

County for review and processing.  That Major Building Review and Building Permit 

application shall provide for adequate and available infrastructure necessary to serve the Phase 

I Development Area within the Property in its entirety. The County may require review by the 

Teller County Engineer, at the Applicant’s expense, in order to make determination regarding 

such adequacy and/or availability.  All Infrastructure in the Phase I Development Area, with 

the exception of the Park Course, shall be completed, and Drainage Improvements determined 

to be in substantial compliance with construction plans as provided for by separate agreement, 

prior to the issuance of the first Certificate of Occupancy or equivalent approval by Teller 

County for any structure located in the Phase I Development Area with the following 

exceptions: 

     

1.  Parking facilities and perimeter landscaping associated with any particular structure in 

the Phase I Development Area, with the exception of the Park Course, shall be 

completed prior to the issuance of a Certificate of Occupancy. 

 

2. Landscaping in the Phase I Development Area, with the exception of the Park Course 

which shall be completed in Phase III, shall be completed prior to the issuance of the 

final Phase I Development Area Certificate of Occupancy or equivalent approval by 

Teller County in the Phase I Development Area. 

 

      Similarly, each subsequent Major Building Review and Building Permit application outside the 

Phase I Development Area shall provide for adequate and available Infrastructure necessary to 

serve that specific area of the proposed development within the Property in the same manner. The 

County may require review by the Teller County Engineer, at the Applicant’s expense, in order to 

make determination regarding such adequacy and/or availability.” 

 

 

Existing Structures.   The hospital, pharmacy, medical office building and adjacent helipad have 

all been constructed with all appropriate and applicable development approvals and building 

permits and the assisted living facility is operating under a Temporary Certificate of Occupancy.  
 

Access.   Approved access to the site is from Highway 24 (CDOT Permit No. 203063).   Internal 

access is by private driveways which are not maintained by Teller County.   
 

Infrastructure.   Water and sewer are both provided by agreement with the City of Woodland Park 

and have been physically extended to the site.  Electrical connections are provided by Intermountain 

Rural Electric Association. 
 

 

2. SUBMITTAL REQUIREMENTS    [See Appendix C of this Staff Report] 
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3. REVIEW AGENCY RESPONSES    
 

REVIEW AGENCY COMMENTS 

Teller County Attorney  Comments reflected throughout this Staff Report. 
 
 

4. DISCUSSION OF MAJOR CONCERNS AND ISSUES 
 

No Major Concerns.    There are no major concerns or issues associated with this request. Due to 

circumstances beyond the control of the Applicant [loss of grant money for exercise machines as 

part of the Park Course and insurance liability issues] the Applicant wishes to delay construction of 

the Park Course to Phase III.  Under the Development Agreement, as currently written, Teller 

County cannot issue a permanent Certificate of Occupancy prior to the completion of the Park 

Course. Moving the construction of the Park Course from Phase I to Phase III has no other impact 

to the design of the Campus or the intent of the original document.  All other Phase I Landscaping 

and drainage has already been accomplished to standard. Additionally, all other conditions, 

regulations, and specifications related to this site will continue to be controlled by the existing and 

approved Development Plan, and Development Agreement and PUD Control Document which is 

vested until 2025.  Approval of this amendment does not change this vesting date and this PUD 

Amendment shall be subject to the same vesting date as the original approvals.   
 

Extent of Amendment Allowed.    At the discretion of the Planning Director, a PUD Preliminary 

Plan may be amended wholly or in part without requiring new PUD Sketch Plan and Preliminary 

Plan development permit applications, and without reference to the original purpose and intent of 

the PUD (Section 10.3.D).  The Planning Director has exercised this discretion and a new PUD 

Sketch Plan and Preliminary Plan application is not required. 
 

Public Comments.    Adjacent property owners were notified of this public hearing, the property 

was posted and a legal notice was published in the Pikes Peak Courier View. As of the writing of 

this Staff Report, no written or other comments from members of the public or adjacent property 

owners has been received by Planning Staff.    
 
 

5. STAFF FINDINGS   
 

STANDARD STAFF FINDINGS 

Section 10.3.C 

1. CRS §24-67-106(3)(b).  The PUD Amendment is (1) 

consistent with the efficient development and 

preservation of the entire PUD; (2) does not affect in a 

substantially adverse manner either the enjoyment of 

land abutting upon or across a street from the PUD or 

the public interest; and (3) is not granted solely to confer 

a special benefit upon any person, individual, firm, 

corporation, partnership, or other entity. 

This standard is met.   This PUD 

amendment complies with CRS §24-

67-106(3)(b).  Only phasing has been 

altered, not the intent, design or 

purpose of the Park Course. 

2. Other.  Section 10.2.C.5 Preliminary Plan Standards of 

the Land Use Regulations apply and shall be considered 

These standards are met.   See 

below.  
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STANDARD STAFF FINDINGS 

by the Planning Commission and Board of County 

Commissioners as if the Amendment was a new PUD 

Preliminary Plan development permit application. 

Section 10.2.C.5.a - m 

a. Consistent with Sketch Plan.  The Preliminary Plan is 

substantially consistent with the approved Sketch Plan. 
This standard is not applicable.   

There was no Sketch Plan approval 

for this PUD amendment required but 

there is an approved Development 

Plan which shows the location of the 

Park Course and that has remained 

unaltered.  

b. Conditions Met.  Conditions of Sketch Plan approval, if 

any, have been met. 
This standard is not applicable.  
   

c. Consistent with Master Plan.  The PUD is consistent 

with the purposes, goals, objectives and policies of all 

applicable legislatively adopted Teller County master 

plan(s) or map(s). 

This standard is met.   This PUD 

amendment is consistent with the 

purposes, goals, objectives and 

policies of the Teller County Growth 

Management Plan and all other 

applicable legislatively adopted 

map(s). 

d. Uniform Ownership and Control.  The area of the 

PUD is held in single ownership or under unified 

control. 

This standard is met.   The area of 

the PUD is held in single ownership 

by the PPRMCA. 

e. Uses.  The uses that may be developed in the PUD are 

those specified in Chapter 2 Zoning of these 

Regulations as uses that are permitted (use-by-right) or 

allowed as an Administrative Review Use, Conditional 

Use, or Special Use for the zone district designation in 

effect for the property at the time the development 

permit application for a PUD Sketch Plan was made; or 

changes to these uses have been authorized pursuant to 

Section 10.2.D Changes Authorized of these 

Regulations. 

This standard is met.   This PUD 

amendment does not affect or change 

the approved uses in any way.  The 

Park Course remains publically 

dedicated in this amendment. 

f. Density Limitations.  Density limitations are those 

specified in Chapter 2 Zoning of these Regulations for 

the zone district designation in effect for the property at 

the time the development permit application for a PUD 

Sketch Plan was made; or changes to these uses have 

been authorized pursuant to Section 10.2.D Changes 

Authorized of these Regulations. 

This standard is met.   This PUD 

amendment does not affect or change 

the approved density limitations for 

the uses in any way.   

g. Dimensional Limitations.  The dimensional 

limitations are those specified in Chapter 2 Zoning of 

these Regulations for the zone district designation in 

effect for the property at the time the development 

permit application for a PUD Sketch Plan was made; or 

This standard is met.   This PUD 

amendment does not affect or change 

the approved dimensional limitations 

for the uses in any way.   
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STANDARD STAFF FINDINGS 

changes to these uses have been authorized pursuant to 

Section 10.2.D Changes Authorized of these 

Regulations. 

h. Infrastructure Adequacy.  Sufficient evidence exists to 

demonstrate that the Standards of Chapter 4 Infrastructure 

are met, except as may have been otherwise authorized for 

modification at Sketch Plan pursuant to Section 4.11 

Modification of Infrastructure Standards. 

This standard is met.   This PUD 

amendment does not affect or change 

the approved infrastructure 

requirements of Chapter 4 in any 

way. 

i. Site Development Standards.  Sufficient evidence 

exists to demonstrate that the Standards of Chapter 5 

Site Development are met; or a change in the standards 

of Section 5.2 Driveways and Access, Section 5.7 

Parking and Loading, Section 5.8 Signs, or Section 5.9 

Trees was authorized at Sketch Plan pursuant to Section 

10.2.D Changes Authorized of these Regulations. 

This standard is met.   This PUD 

amendment complies with the 

standards of Chapter 5 Site 

Development.   

j. Critical Areas.  Sufficient evidence exists to 

demonstrate that the Standards of Chapter 6 Critical 

Areas are met. 

This standard is met.   This PUD 

amendment does not affect or change 

the standards of Chapter 6 in any 

way. 

k. Compatibility With Surrounding Land Uses.  The 

proposed PUD is compatible with surrounding land 

uses. 

This standard is met.   This PUD 

amendment is compatible with 

surrounding land uses.  

l. Phasing.  Each phase within the proposed PUD is so 

planned and so related to existing surroundings and 

available or existing infrastructure, facilities, and 

services that failure to proceed to the subsequent phases 

will not have an adverse impact on the PUD or its 

surroundings at any phase of the development.  If the 

development is proposed to occur in phases, then 

guarantees are provided by way of Development 

Agreement, or other document, for public 

improvements and amenities that are necessary and 

desirable for residents of the project, or that are of 

benefit to the entire County.  Such public 

improvements and/or amenities will be constructed 

with the first phase of the project, or, if this is not 

practical, then in accordance with an approved phasing 

schedule. 

This standard is met.   The PUD 

amendment does impact and change 

the approved phasing schedule in the 

original PUD but only in regards to 

the Park Course.  All other Phase I 

Landscaping, Drainage and Parking 

is constructed to standard and in use.  

The Park Course construction has 

been moved to Phase III and is no 

longer a condition of approval for a 

permanent Certificate of Occupancy 

for the Assisted Living Facility. 

m. Common Open Space.  All common open spaces 

required pursuant to Section 5.6.C Open Space in a 

Planned Unit Development of these Regulations are 

dimensioned on the PUD Preliminary Plan map.  

Adequate assurance has been provided that it will 

continue to conform to its depicted and defined use, be 

adequately maintained, and be constructed and fully 

This standard is met.   This PUD 

amendment maintains the common 

open space, natural areas and Park 

Course contemplated with the 

original PUD approval.  
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STANDARD STAFF FINDINGS 

improved according to the development schedule 

established. 

   

 

6. RECOMMENDED MOTION   
 

I move that the Teller County Planning Commission recommend to the Board of County 

Commissioners that it APPROVE the request by the Pikes Peak Regional Medical Center 

Association (Applicant) for amendments to the Pikes Peak Regional Medical Center  Development 

Agreement and PUD Control Document (recorded at Reception No. 589070) to move the 

construction of the Park Course from Phase I to Phase III of the development on the property zoned 

Planned Business Center–Planned Unit Development (PBC-PUD) and described as a portion of the 

South One-half of Section 26, Township 12 South, Range 69 West of the 6TH P.M., Teller County, 

Colorado (commonly known as 16420 Highway 24), incorporating Staff findings contained in that 

Staff Report dated  September 23, 2016  and subject to the condition that all material 

representations of the Applicant in its application submittal and in public hearings shall be binding.     

 

 

 

  

  STAFF REPORT 

  APPLICANT PRESENTATION 

  PUBLIC COMMENT 

  APPLICANT RESPONSE 

  PLANNING COMMISSION DELIBERATION & MOTION 
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MAPS - APPENDIX A 
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Assisted Living 

Facility all Phase 1 

complete except Park 

Course 



  

File No. PUD-00206(16) 

Planning Commission Hearing: November 15, 2016 Final 

                                                                                                                                                                            Page 11 of 

23 

 



  

File No. PUD-00206(16) 

Planning Commission Hearing: November 15, 2016 Final 

                                                                                                                                                                            Page 12 of 

23 

 

 

 

 

 

 

 

APPENDIX B 

 

Site Plan 
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APPENDIX C 

       Submittal Requirements 
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Application.  The application for approval of Amendment of a PUD Preliminary Plan, including 

amendments to the recorded PUD Guide and/or amendments to other aspects of the Preliminary 

Plan, changes to the Preliminary Plan map, shall be made in accordance with Section 10.2.C.1 

[Preliminary Plan] Submittal Requirements.  At the discretion of the Planning Director, submittal 

materials may be modified according to the nature and extent of the proposed amendment.  (Section 

10.3.A ) 

SUBMITTAL REQUIREMENT 
STAFF 

COMMENT 

Section 3.2 

 Application Form Submitted 

 Disclosure of Ownership: Title Commitment, Title Guarantee, 

Attorney’s Title Opinion, or O&E 

Submitted 

 Adjacent Property Owners List Submitted 

   Mineral Interest Owners List Submitted 

 Mailing Labels Submitted 

 Written Description Submitted 

   Specific Reports and Studies Submitted 

   Fee Waived by 

Planning Director 

Section 10.2.C.1.a – h 

a. A detailed statement stating the overall plan for development of the 

property. 

Submitted 

b. A separate development permit application for Official Zone District 

Map amendment (“rezoning”) pursuant to the requirements of Section 

2.11 of these Regulations. 

Not Applicable 

c. The proposed final PUD Guide, which includes setting forth the 

proposed land use restrictions and standards for development. 

Submitted 

d. Written and/or graphic information sufficient to demonstrate that all 

requirements of Chapter 4 Infrastructure of these Regulations are met, 

except as may have been otherwise authorized at Sketch Plan for 

modification pursuant to Section 4.11 Modification of Infrastructure 

Standards. 

Submitted 

e. Written and/or graphic information sufficient to demonstrate that the 

requirements of Chapter 5 Site Development of these Regulations are 

met, except as may have been otherwise changed pursuant to Section 

10.2.D Changes Authorized of these Regulations. 

Submitted 

f. Specific Chapter 6 Critical Area submittal materials or other 

environmental information as required. 

Submitted 

g. The proposed final schedule of development phasing, if more than one 

phase of development is proposed. 

Not Applicable 
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SUBMITTAL REQUIREMENT 
STAFF 

COMMENT 

h. Any other information required by conditions of PUD Sketch Plan 

approval. 

Not Applicable 

Section 4.5.2.b(1) – (2) Specific Subdivision and/or PUD Preliminary Plan Submittal 

Requirements  

(1)  Road Plan and Profile.  Road plan and profile prepared in accordance with 

the Teller County Roadway Design and Construction Standards.  Plan and 

profile sheets shall be at a horizontal scale of 1" = 50' and vertical scale of 1" 

= 5'.  These plans shall show and include:  

(a)  Dimensioned existing and proposed property lines, right-of-way lines 

and all easements, whether crossing or parallel to roads and driveway 

accesses. 

(b) Intersections with all existing roads (centerline elevations only). 

(c)  Existing and proposed curb and gutter, sidewalks and trails. 

(d)  Pedestrian circulation plan for trails and sidewalks, if any, within the 

subdivision and/or PUD, and for connection to adjoining and/or adjacent 

systems.  Trails standards are identified in the Teller County Roadway 

Design and Construction Standards and as interpreted by the Teller 

County Division of Parks. 

(e) All utility improvements within or crossing the roadway. 

(f)  Areas of high water table, unsuitable soils or other geological hazards. 

(g)  Typical cross-section(s) including roadway width, driving surface and 

proposed pavement structure, shoulder, curb and gutter, sidewalks, trails, 

ditches, clear zone, cut and fill slopes to point of intersection with 

existing ground and right-of-way lines. 

(h)  Limits of grading for roadway. 

(i)  All drainage, retaining, and bridge structures to be constructed as part of 

the roadway. 

(j)  All roadway names and designations, labeled. 

Not 

Applicable 

(2)  Traffic Study.  As required, a Traffic Study prepared in accordance with 

Section 4.5.A.1.b Traffic Study.  Roadway Capacity shall be determined in 

conjunction with the Traffic Study.   

Not 

Applicable 
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APPENDIX D 

Public Comment 
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