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Introduction

members who later purchased land
in Carroll Lakes. By 1910, there
were only a handful of cabins.
Even today, Carroll Lakes devel-
opment is an example of growth
that has preserved the scenic
quality of the area.

The coming of the Colorado Mid-
land Railroad in 1887 was to com-
pletely change the profile of Ute
Pass. The Railroad was preceeded
by Tand developers platting town
sites. The Railroad company dug
lakes at each community and built
stations and baggage houses
everywhere, except Crystola.

Within three years, Cascade had
three hotels, an eating house,
church, school, livery stable,
grocery store and post office.
Influential businessmen were buy-
ing lots and building large sum-
mer homes beneath the falls in
Cascade Canyon. The Midland and
Pikes Peak Toll Road Company be-
gan development of a summer home
community in the 1920's.

Around this same time, Ute Park
had a large stone station and a
new hotel set above the lake that
was stocked with trout. Lots
were sold, but only a few homes
were built until the Chipita Park
Company began development of a
summer home community in the
1920's.

Crystola had a small hotel that
served as a road house. A town
site was laid out and elaborate
schemes formed for a gold dis-
trict. These grand plans never
materialized. Crystola was a
center for camp meetings and a
small summer home group.

Few permanent residents remained
in the lower Ute Pass villages

in the winter. Those who did re-
main earned their living caring
for the many summer homes,
ranched, or brought in supplies
to sell when summer arrived.

3y the time the automobile ap-
peared on the improved Ute Pass
Road, the hotel era had passed.
The hotel in Ute Park had burned.
The Targe hotel in Green Mountain
Falls had met the same fate. The
Ramona in Cascade was in disre-
pair. There was still a large
number of summer visitors and
Dude ranches operated by ranchers
Tike Brockhurst. Cabin camps and
tent camps became popular. Two
fox farms were started; one in
Sand Gulch and one in Wellington
Gulch. There were several riding
stables among the communities and
a turkey farm in Crystola Canyon.
The communities depended upon the
railroad and the highway to bring
summer visitors to the area.

By 1949, when the railroad was
abandoned, there were more trave-
lers passing the small communi-
ties on their way west. During
the 1950's, more and more fami-
lies were "getting out of town",

moving to the mountains to live
while working in the Colorado
Springs area. Gradually, the
summer homes were purchased by
permanent residents, and many new
homes were built.

The three room Cascade School was
replaced by the Ute Pass Elemen-
tary School. The Green Mountain
Falls Town Hall had served as
their school, but had Tlong before
been given up in favor of bussing
students to Manitou and Colorado
Springs. Within twenty years,
the community had changed from a
summer tourist area to a bedroom
community. The residents work
and shop in Woodland Park and the
Colorado Springs area. More and
more traffic passes the communi-
ties by as traffic flows west and
east through the Tlower Ute Pass
area. :

Ute Pass Today

The trends of the past few de-
cades are continuing today in Ute
Pass. More people are seeking to
live in the mountain environment
while being in proximity to urban
advantages offered by Colorado
Springs. Evidence of this con-
tinuing trend is the construction
of more year-round residences and
the ever-increasing number of
summer homes converted to year-
round use. Ute Pass, once a re-
sort or rest stop for visitors
and tourists, is rapidly becoming
a year-round residential com-
munity.

Development in the past has been
limited to a certain degree by
the absence of central water and
sewer systems. The need for a
water treatment plant to serve
the entire planning area, both in
terms of treatment capacity and
distribution, has been examined.
Although no firm plans have been
formulated at this time, such a-
facility would have a consider-
able effect on future develop-
ment. - Other changes may also
have a profound effect on future
development. ‘Potential recrea-
tional development in Pike
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National Forest may increase the
demand for activities associated
with such development. Advanced
technology in waste disposal
systems could increase the
density of development. As
housing and construction costs
continue to rise, the traditional
single family home becomes less
affordable to a greater number of
people, creating an increased
demand for clustered types of
housing. These combined factors
may stimulate development in Ute
Pass which is more rapid and in
many ways different from that
which has occurred in the past.

As the planning area develops,
the increase in population will
be accompanied by an increase in
demand for public services such
as fire and police protection,
recreation opportunities, road
maintenance, and other urban ser-
vices. While population growth
creates additional demand for
these services, it also places
greater pressure on the natural
environment. Erosion, air and
water pollution, slope insta-
bility, and disruptions to the
visual environment are examples
of negative developmental effects
on the environment. These types
of effects should be avoided as
the area develops in the futuie.

Ute Pass is a unique natural en-
vironment within E1 Paso County.
Future development can either
minimally, moderately, or se-
verely disturb this environment.
While it is unrealistic to expect
no additional development in Ute
Pass, it is also unrealistic to
assume development cannot be ac-
commodated without due concern to
the natural environment and
existing land uses. This sug-
gests that development and asso-
ciated demands and impacts must
be balanced with the limitations
and opportunities afforded by
both the natural and physical
environments.

Design Guidelines

Design guidelines, a new approach
which encourages the direct con-
version of planning concepts into
practical design solutions, are
introduced throughout this docu-
ment as alternatives to standard
development practices. From i1-
lustrated prototypes, what is in-
tended is the generation of de-
sign ideas that will encourage
new development and redevelopment
to be harmonious in a visual and
physical sense with the unique
natural environment of the area.
Some of the prototypes are ge-
neric in nature, while others are
specifically tailored to distinct
problems and opportunities of the
area. It is hoped the design
guidelines will stimulate further
creative thinking that is sensi-
give to the natural assets of Ute
ass.



Goals and Objectives

Introduction

Perhaps the most significant de-
terminant of the Ute Pass Compre-
hensive Planning Process was an
active and meaningful citizen
participation program. The dia-
gram below illustrates the Comp-

prehensive Planning Process for
Ute Pass. Local residents com-
prised the Citizens' Advisory

Committee which, at numerous pub-

lic meetings, identified signifi-
cant issues facing the area. The
Committee then established goals
and objectives, the cornerstone

Ute Pass Comprehensive Planning Process

® Identify lssues
and Problems

® General Meetings
and Workshops

Committee

o Collect Data
« population and
economy

* jand use

* public facilities
and services

* transportation
* patural systems

® Analyze Data
* opportunities

and constraints
composites

® Evaluate
Alternative Plans

& Recommend
Planning and
Design Strategies

® Establish
Public Policies

: T,
o Citizen's Advisory / X
Committee Endorses,

‘s Board of County
Commissioners

of the plan. Since land use de-
cisions affect every resident in
one way or another, it is hoped
the goals and ohjectives pre-
sented herein will form the
framework for guiding sound
private and public Tand use de-
cision making.

Goals, for the purpose of this
study, are viewed as generalized
end products which are to be at-
tained. They represent the hopes
and aspirations of local resi-
dents and relate to physical, en-
vironmental, and economic factors
which affect the area. Objec-
tives are measurable steps toward
achieving a particular goal. It
should be understood that plan-
ning is a process, not an end in

itself, and as conditions change

or new information is uncovered,
goals and objectives should be
refined.

As a general concensus, the fol-
lowing problems, potentials,
goals and objectives were promul-
gated by the Citizens' Advisory
Committee.

Land Use
Problems and Potentials:

® Development in Ute Pass could
turn a unique mountain resi-
dential area into the sameness
of urban sprawl. Through good
planning and effective manage-
ment, the character and open
space of the mountain environ-
ment, which first attracted
residents to the area, could be
retained.

Goal:

e The retention and enhancement
of the natural setting of the
mountain environment. Develop-
ment should take place in har-
mony with this natural setting.

Objectives:

® Develop uniform development
standards unique to the Pass.

® Preserve natural aspects of
the area and establish scenic
easements where desirable and
necessary.

® Encourage utility extensions/
upgradings to be placed under-
ground.

® Discourage any significant
change to the natural environ-
ment that would degrade exist-
ing and future residential
areas.
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Emphasize that the development
review process be based on na-
tural systems constraints, es-
pecially erodible soils, geo-
logic hazard areas, box canyons
and wildfire hazard areas.

Discourage mineral extraction
operations that detract from
" the visual character of Ute
Pass.

Preserve significant historic
aspects of the Pass by seeking,
identifying, and acquiring his-
toric easements predicated on
the County's Historic Sites In-
ventory.

Encourage Planned Unit Develop-
ment (PUD's) to retain adequate
open space.

Allow clustering of residential
or commercial units that con-
form with health and zoning
standards. :

Encourage that zoning requests
within the Pass are carefully
planned to allow for an evalua-
tion of the entire concept by
Tocal decision-makers.

Encourage that advertising de-
vices be compatible in scale
and consistent in material with
the unique character of the
Pass.

Discourage commercial zone
change requests that are not
extensions of existing commer-
cial zones. -

® Discourage the possibility of
U.S. Highway 24 becoming a
"strip" corridor.

® Promote residential development
that will compliment and har-
monize with the natural setting

and terrain, particularly steep
slopes.

® Preserve and enhance the beauty
of the landscape by encouraging
the maximum retention of na-
tural topographic features such
as rock outcroppings, vistas,
natural vegetation, and drain-
ageways.

Economy
Problems and Potentials:

® Large employment centers are
restricted by physical con-
straints and, in some cases,
accessibility of the Pass. At
the same time, the Pass pro-
vides a residential area for
employment centers of the Colo-
rado Springs Metropolitan Area.

Goal:

® The discouragement of large em-
ployment centers from locating
in unincorporated areas of the
Pass.

Objectives:

® Regard commercial and indus-
trial zone changes as low pri-
ority land use requests. Any
commercial development should

primarily serve the local popu-

lation.

® Encourage the location of pri-
mary employment and commercial
centers in the metropolitan
area of Colorado Springs and
the Towns of Woodland Park
and Green Mountain Falls.

Community Facilities and Services

Problems and Potentials:

® With community and social ser-
vices located at both ends of
the Pass, in Colorado Springs,
and Woodland Park, Ute Pass
falls within the service area
of both. Protection services
should be upgraded as the need
for them increases. Service
levels should be kept within
the framework of the unique
residential character of the
Pass.

Goal:
® The provision of economical,

efficient public services and
facilities to the Pass.

Objectivesf

® Continue coordination of fire

protection districts.

Provide an adequate level of
sheriff protection through in-
creased coordination of ser-
vices.

Encourage the use of alterna-
tive energy sources.

Continue the provision of solid
waste disposal facilities out-
side the Pass, since hydrologic
and geologic land character-
istics could preclude develop-
ment of a sanitary Tandfill in
the area.

Institute a dog control program
in the Pass.

Develop a park and trail system
of a community nature to in-
clude pedestrian and equestrian
trails.

Encourage increased use of
existing public facilities
through in-filling.

Government
Problems and Potentials:

® Residents are often reluctant

to become involved in the local
decision-making process, al-
though decisions made by the
County Planning Commission and
the Board of County Commis-
sioners may have an impact on
their day-to-day life.
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Goal:

® The input of community groups
and individuals into the
governmental decision-making
process.

Objectives:

® Encourage the expansion and
formation of citizens groups
to create viable, integrated
communities in the Pass.

® Encourage local awareness and
direction of the decision-
making process.

Education
Problems and Potentials:

® The Pass contains an entire

spectrum of age groups, from
young to old. While school-
aged children are cared for in
the traditional education sys-
tem, there is a need for pro-
grams for those no longer in
the educational system.

Goal:

e The promotion of a healthy edu-
cational system to meet the
needs of all Ute Pass resi-
dents.

Objectives:

® Encourage participation of
those residents no longer in
the educational system through
programs involving school dis-
trict facilities.

® Maximize use of school facili-
ties for all sectors of the
population.

Transportation
Problems and Potentials:

e Ute Pass, with its steep
topography and inclement
weather, presents distinct
transportation problems. Up-
grading road surfaces to an
all weather status is not al-
ways desirable due to the steep
slopes of various local roads.

Goals:

® The improvement of general road
conditions and the insurance of
road safety for pedestrians,
bicyclists, and motorists.

Objectives:

® Investigate the establishment
of special assessment districts
to implement a road improve-
ment program.

® Encourage revegetation or
stabilization of road cuts.

® Identify, prioritize, and up-
grade all problem inter-
sections. For instance, pri-
ority one, the U.S. 24/Chipita
Park Road intersection, and
priority twn, the Pikes Peak
To1ll Road/Chipita Park Road in-
tersection, should be examined
to determine the feasibility of
seasonal signalization.

® Upgrade 01d Highway 4 with
shoulders for bicycle and pe-
destrian traffic.

® Recommend that property owners
provide emergency vehicle
access to structures that do
not front a County Road.

® Urge the Colorado Department of
Highways to continue a revege-
tation program along U.S. 24,
and encourage the E1 Paso
County Department of Transpor-
tation to pursue a policy of
road cut stabilization.

® Encourage car pooling and in-
vestigate the feasibility of
a park-and-ride lot.

® Analyze existing and future
roads for erosion control and
drainage capabilities.

® Encourage that advertising de-
vices be in keeping with the
scenic character of the Pass.

Water and Sewer
Problems and Potentials:

® Presently in Ute Pass (with the
exception of Cascade and areas
northeast of U.S. Highway 24),
water is provided by the City
of Colorado Springs. Due to
private septic system utiliza-
tion, there is a potential for
pollution of downstream water
sources.

Goals:

® The provision of adequate, ef-
ficient, economical, and safe
watar and sanitation facili-
ties.

® The preservation and upgrading
of watersheds and aquifer re-
charge areas.

Objectives:

® Encourage the efficient use of
water supplies.

® Encourage development to occur
in areas where existing soil
conditions minimize erosion and
sedimentation impacts.

® Encourage development of a com-
mon package sanitation facility
for cluster developments.

® Correct or replace sanitation
systems where substandard or
necessary.

® Persuade the County Health De-
partment to be a water quality
management entity.

Natural Resources, Recreation,
and Open Space

Problems and Potentials:

® The unique residential charac-
ter of Ute Pass, in many cases,
is incompatible with recrea-
tional opportunities that at-
tract participants from outside
the area. The road capacity
for vehicles alone is quite
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limited. Natural resource ex-
ploitation can be highly visi-
ble and, as such, detrimental
to property values and quality
of life.

Goatl:

® The preservation and protection
of natural and scenic qualities
of Ute Pass.

Ohjectives:

® Provide sufficient npen space
in order to retain and even en-
hance the residential charac-
ter of the Pass.

,:ﬁgo Minimize the visual impact of

f

existing mineral extraction
operations. Require that res-
toration, reclamation, and/or
reuse plans for open-pit min-
eral extraction operations con-
form, at a minimum, with state
requirements.

® Provide recreational opportuni-
ties that are community-
oriented.

® Encourage selective tree man-
agement for stand health and
pest contol.

® Preserve all watershed drain-
ages in their natural state and
discourage building within
flood plains.

® Encourage future tourist-

oriented facilities to locate
in Green Mountain Falls.

Encourage the State Forest Ser-
vice and County Tree Disease
Inspector to work with property
owners in order to control pine
heetle and dwarf mistletoe in-
festation.

Maintain existing wildlife
accesses through the Pass and
provide more where necessary.

Encourage the provision of ade-
quate open space for cluster
developments and ensure its
designation as open space for
perpetuity.

Encourage sensible conservation
principles and practices when
utilization of natural re-
sources in the Pass is neces-
sary, i.e. design guidelines
and performance standards.

Seek open space easements to
provide pedestrian, equestrian,
and bicycling opportunities
within the Fountain Creek Flood
Plain.
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introduction

Over the past decade, growth in
the Ute Pass Planning Area can be
characterized as moderate to
high. Population growth has been
a result of in-migration, while
economic growth has heen a pro-
duct of the tourism industry.
Trends of the last 10 years have
great significance in setting the
stage for the future of the area.
Consequently, the following
analyses of socio-economic activ-
ities should provide a current
perspective of the direction of
growth in Ute Pass.

Population

Analysis of the existing popula-
tion and projection of future
population growth is essential to
the planning process for deter-
mining the future level of demand
for public facilities, services
and land use needs. If the Ute
Pass Comprehensive Plan is to
provide the County Planning Com-
mission and Board of County
Commissioners with a realistic
guide to future development of
this portion of the county, then
it is necessary that the analyses
and projections be accurate and
straightforward.

Population Characteristics

The location of Ute Pass near the
rapidly growing metropolitan area
of Colorado Springs implies that
existing population characteris-
tics of the planning area will
have a limited effect on popula-
tion growth. Most population in-
creases will come from outside
the area rather than from inside
the area. Within that perspec-
tive, existing population charac-
teristics will be specifically
examined to determine current
needs.

It should be noted the majority
of statistics which follow have
been assembled from the 1970 Cen-
sus. Unfortunately, only a small
fraction of the 1980 Census sta-
tistics was available when this
report was published. An effort,
yet, was made to employ the most
recent information which was
available at this time. When de-
tailed census information is pub-
lished, the data base inventory
of this raport should be updated.

As shown in Table 1, slightly
over one-half (51 percent) of the
planning area population in 1970
consisted of females. The 1980
pnopulation of the planning area
was 2,775 with 1,355 males and
1,420 females, 49 percent and 51
percent of the total, respec-
tively. The most significant
change occurred in the 65 and
over age qgroup. In 1970, this

.group accounted for 7 percent of

all age qgroups, while in 1980
this increased to 18 percent.

Table 1: Age and Sex Composition
—
Remainder of Entire
Green Mountain Falls Chipita Park Cascade Planning Area Planning Area

Age Group Male Female Total| Male Female Total | Male Female Total | Male Female Total || Male Female Total
Under 5 0 28 28 0 0 0 11 20 3 18 7 25 29 55 84
5-14 12 19 31 33 64 97 70 55 125 5 17 22 120 155 275
15 - 24 34 51 85 24 11 35 29 38 67 56 42 98 143 142 285
25 - 34 10 10 20 17 42 59 35 31 66 35 13 48 97 96 193
35 - 44 28 33 61 21 34 55 50 48 98 0 0 0 99 115 214
45 - 54 32 25 57 23 25 48 48 20 68 4 16 20 107 86 193
55 - 64 23 25 48 34 21 55 23 29 52 32 20 52 112 95 207
65 and Over 6 23 29| 15 17 32 14 11 25 19 11 30 54 62 116
Total T 145 214 359 | 167 214 381] 280 252 532 | 169 126 Z!Jﬂ[ 761 806 1,567
SOURCE: U.S. Bureau of the Census, Enumeration District Summaries, 1970.
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Typically, larger percentages of
the total population were re-
corded in the younger age brack-
ets with the percentages de-
creasing in the upper age brack-
ets. The highest percentages
were recorded in the 15-24 and
5-14 age brackets with somewhat
equal distribution throughout the
remaining age groups. This indi-
cates the population in the area
primarily is comprised of young
single adults, young adults with
small families, and elderly in-
dividuals or couples.

These observations are supported
by statistics shown in Table 2.
In 1970, over one-third and one-
fifth of the families consisted
of two persons and unrelated in-
dividuals, respectively. To-
gether, families with one and two
persons accounted for 60 percent
of the total number of families
reported. In addition, approxi-
mately one-fourth of the families
had three and four members. Ap-
parently, these were families
comprised of young couples with
children.

The number of school years com-
pleted by persons 25 years and
older is shown in Table 3. An
analysis of the table reveals
that 76 percent of the population
completed four or more years of
high school while 40 percent at-
tended one or more years of col-
lege. Although direct compari-
sons cannot be drawn, Ute Pass
appears to have a higher than
normal percentage of college at-
tendants.

Table 2: Size of Family

Green Remainder Entire

Mountain Chipita of Planning || Planning Percent
Family Size Falls Park Cascade Area Area of Total
‘2 Persons 50 68 50 56 224 38.7
3 Persons 15 11 23 13 62 10.7
4 Persons : 25 19 36 12 92 15.9
5 Persons 15 3 5 8 31 5.4
6 or more Persons 8 13 21 4 46 8.0
Unrelated individuals - ‘
14 Years old and over 18 26 61 18 123 21.3
Total 131 140 196 111 578 100.0

SOURCE:, U.S. Bureau of the Census, Enumeration District Summaries, 1970.

Ute Pass primarily has grown as a
result of in-migration. Table 4
on page 12 shows place of resi-
dence in 1965 as recorded by the
1970 Census. Thirty-seven per-
cent of all families lived in the
same house in 1970 as they did in
1965. Approximately the same per-
centage left the County. Al-
though the number of families who
moved from one house to another
house in Ute Pass was unavail-
able, the assumption can be made
that more than 50 percent of the
families in-migrated to the area
in this five year period.

Population Trends and Projections

According to preliminary 1980
Census data, population in the
planning area has increased to
2,775. This is an increase of 77
percent over the 1970 level 'of
1,567. Most of this growth has
occurred as a result of in-
migration with more year-round
residents 1iving in the area com-
pared to past years. Based on
observations of residents and
school enrollment records, new
residents to the area primarily
consisted of young adults and
married couples with one or two
children.

Many factors will affect popula-
tion growth in the planning area
including the amount of land
suitable for development, the
availability of water, the pro-
vision of adequate sanitary
sewage disposal, and current de-
velopment regulations. A change
in the current situation of any
one of these factors will con-
siderably affect future popula-
tion levels. The amount of popu-
lation growth, in turn, will af-
fect future land use patterns and
the level of demand for public
facilities and services. These
factors will influence popula-
tion growth in the following
ways:
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Table 3: Education of Persons 25 Years 01d and Over

Entire

® Most of the vacant land in the
planning area contains environ-
mental characteristics which
will tend to limit development.
Development constraints in-
clude floodplains, geologic
hazards, steep slopes, and
wildfire hazards.

e Current zoning regulations in
the Residential Topography
(R-T) District require a mini-
mum lot size of five acres in
unplatted areas and 10,000
square feet in platted areas.
Subdivision regulations permit
the use of individual water and
sewer systems only on lots of
five acres or more, except

where the systems meet estab-
1ished performance standards
and are approved by hoth the
County and State Health Depart-
ments..

Public water systems currently
serve most developed areas,
while the vacant, huildable
areas to the northeast of U.S.
24 are not sarved by public
water.

A proposed water treatment
plant would serve most of these
buildable areas. Since ground-
water yields are Tow in this
area, development will be
timited until the treatment
plant is constructed.

Green Remainder
Highest Mountain Chipita of Planning Planning Percent
School Years Completed | Falls Park Cascade Area Area of Total
Elementary
1-7 Years 0 0 16 9 25 2.7
8 Years 6 10 19 28 63 6.8
High School _
1-3 Years 21 61 31 17 130 14.1
4 Years 77 76 125 58 336 36.4
College
1-3 Years 70 55 51 25 201 21.8
4 Years or More 41 47 67 13 168 18.2
Total l215 249 309 150 923 100.0
SOURCE: U.S. Bureau of the Census, Enumeration District Summaries, 1970.

® At present, sewage wastes are
treated exclusively by indivi-
dual septic systems. HNo plans
have been developed to con-
struct a public sewer system.
Surface and ground waters are
being monitored to determine
the impact of septic systems on
water quality in the area and,
if water quality declines below
state and federal standards, a
public sewer system may warrant
construction, Such a system
would have a considerable ijm-
pact on population growth in
the planning area.

Considering the number of vari-
ables which may affect population
growth, various assumptions were
made in order to prepare the pop-
ulation projections. The basic
methodology used to- prepare each
projection is referred to as the
"saturation" method. This ap-
proach is based on the potential
maximum development of vacant
land allowed by zoning and sub-
division regulations. Using the
amount of vacant, buildable land
and minimum lot sizes required by
zoning, the number of potential
lots was calculated. Assuming
one lot equals one dwelling unit,
the number of dwelling units mul-
tiplied by the number of persons
per unit yields the potential
population. It should be noted
that population projection
methods are not an exact science.
The "saturation" method includes
land that would be devoted to
future rights-of-way and excludes
areas which contain environmental
constraints. In-fill development
of existing lots is also Tikely.
Any density change to the zoning
regulations could further alter
the projections. Despite these
constraints, this method is well
suited to small areas.

Ll
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In preparing the population pro-

jections, the following figures
and assumptions were used in each
of the projections:

® Approximately 860 acres of va-
cant, buildable land exist
within the Ute Pass Corridor,
exclusive of Green Mountain
Falls (see the Green Mountain
Falls Comprehensive Plan for
additional information.)
This figure includes all land
unaffected by identified en-
vironmental hazards in addi-
tion to land located outside
the National Forest and U.S.
24 right-of-way. The figure
assumes future commercial de-
velopment, if any, will locate
adjacent to U.S. 24,

®The average number of persons
per dwelling unit (d.u.) is
2.37 (rounded to 2.4) which was
obtained from preliminary 1980
Census statistics.

o A majority of the vacant,
buildable land is unplatted.
It was assumed the develop-
ment of existing platted lots
would not substantially in-
crease total population.

®The most significant population
change in the planning area
will occur along the U.S. 24
Corridor. This area possesses
a high potential for future
development because of the
presence of level terrain,
minimal physical constraints to
utility extensions, and proxim-
ity to a major arterial.

Table 4: Place of Residence in 1965
L
Green Remainder Entire
Mountain Chipita of Planning Planning Percent
Place of Residence Falls Park Cascade Area Area of Total
Same House 85 116 274 89 564 37.4
Different House
Same County 43 26 70 51 190 12.6
Different House
Different County
Same State 0 0 72 35 107 7.1
Different State 120 120 138 65 443~ 29.4
Abroad - 0 6 0 0 6 .4
Moved to Ute Pass, _ ‘ o .
residence not reported. | 90 86 21 0 197 13.1
Total 338 354 575 240 1,507 100.0

SOURCE: U.S. Bureau of the Census, Enumeration District Summaries, 1970.
L ______________________________________________________

The population projection and
assumptions underlying each are
described below:

Low--

This projection assumes no
changes in factors affecting
population growth: the water
treatment plant would not be con-
structed, no public sewer system
would be constructed, and no
changes would be made to the

minimum lot size requirement.
Based on these assumptions, the

“population of the planning area

was calculated as follows:

860 acres x 1 d.u./5 acres

X 2.4 persons/d.u. = 413
persons

Population in the corridor would
increase by approximately 400
persons with no changes in either
the current minimum lot size or
the provision of public water and
sewer systems.

Med jum~-

The medium population projection
assumes some change in factors
affecting population growth. The
water treatment plant would be

- constructed, but no public sewer

system would be developed. How-

ever, advances in individual dis-
posal systems would occur. Since
most of the buildable lots would

be served by a public water sys-

tem instead of individual wells,

lot sizes presumably would be

smaller than 5 acres. (The large
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lot size primarily is requirad to
prevent contamination of indi-
vidual wells by septic systems).
Approximately 240 acres would be
unserviceable by the water treat-
ment plant due to terrain and
bedrock. As a result, zoning
requirements, in all Tikelihood,
could be amended to permit
smaller Tot sizes. Assuming an
amended minimum lot size of one
acre in unplatted areas, the pop-
ulation projection was calculated
as follows:

620 acres x 1 d.u./1 acre

X 2.4 persons/d.u. 1,488
+ 240 acres x 1 d.u./5
acres x 2.4 v
persons/d.u. = 115
1,603
persons

A population increase of approxi-
mately 1,600 persons is projected
assuming construction of the
water treatment plant and a re-
duction in the current minimum
lot size requirement.

High--

The high population projection
assumes construction of both a
public water and sewer system. In
this situation, the minimum lot
size was presumed to be 10,000
square feet. Approximately 240
vacant, buildable acras would not
be served by the water treatment
plant. Based on these assump-
tions, the population projection
was calculated as foilows:

620 acres x 43,560 s.f./acre

X 2.4 persons/d.u. =
10,000 s.f./d.u.

6,482

+ 240 acres x 1 d.u./5 acres x
2.4 persons/d.u. = 115
- 6,597
persons

The provision of a public water
and sewer system for the entire
planning area would have a sig-
nificant impact on population-
growth. A population increase of
approximately 6,600 persons is
projected if both systems are
constructed and Tot sizes are
reduced to 10,000 square feet.

Population in the planning area,
excluding Green Mountain Falls,
is projected to increase by ap-

proximately 19 percent in the low

projection, 75 percent in the
medium projection, and 310 per-
cent in the high projection.
Realistically, population growth
by the year 2000 will fall some-
where in the low to medium pro-
jection range.

Construction of the water treat-
ment plant will have the most
significant impact on population
growth in the short-term, but
plans for the plant have not been
formalized and a completion date
is unknown. It is reasonable to
assume that the plant will not be
constructed before 1985,

Population growth in the planning
area, exclusive of Green Mountain
Falls, increased from 1,208 to
2,131 during the ten-year period
from 1979 to 1980. This was an
increase of 76.4 percent, or an
averaqge annual increase of 7.6
percent. The average annual
growth rate in Green Mountain
Falls was 7.9 percent during the
same period. '

Population projections for the
planning area are shown in Table
5. The figures shown are for
year-round population only. In
all cases, the year 2000 repre-
sented the pinnacle build-out.

Table 5: Population Trends and Projections

Green

Mountain ’
Year Falls Remainder of Ute Pass Total
1970 359 1,208 1,567
1980 644 2,131 2,775

Low Medium High Low Medium High

1985 780 2,230 2,530 3,780 3,150 3,310 4,560
1990 920 2,330 2,930 5,430 3,260 3,850 6,350
1995 1,070 2,430 3,330 7,080 3,510 4,400 8,150
2000 1,210 2,530 3,730 8,730 3,760 . 4,940 ‘9,940

Projections were rounded to the nearest tenth.

SOURCE:

Oblinger-McCaleb, Architects, Engineers, and Planners,

and E1 Paso County Land Use Department, 1981.

13
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It should also be noted the pro-
jected population levels for
Green Mountain Falls assume no
annexation. If areas are an-
nexed by the Town, population
would increase above the popula-
tion levels, with a corresponding
decrease in population the re-
mainder of the planning area.

Economy

Goals of local residents and
County policies related to ser-
vices, expenditures, growth, and
redevelopment will have a direct
influence on the future economic
prosperity of Ute Pass. An anal-
ysis of employment, income
levels, and current economic ac-
tivities will identify the area's
present economic status and
future economic opportunities.

Since detailed economic statis-
tics pertaining to the planning
area were unavailable, much of
the assembled information is gen-
eral in nature.
tained from the 1970 Census and
while the numbers undoubtedly
have changed, the trends should
provide a barometer of the Tocal
economy.

Employment

The Tabor force is defined by
those people who are ready, will-
ing, and able to work. Gener-
ally, usually high unemployment
rates reveal the need for ex-
panded job opportunities in

an area.

The data was ob-

Table 6 indicates the number of
persons 16 years old or older in
the labor force in 1970. The
table shows that of the 1,183
persons over the age of 16, ap-
proximately 41 percent (482 per-
sons) were not in the labor
force. This number includes re-
tired persons, disabled indi-
viduals and homemakers. Of the
701 persons in the labor force,
approximately 68 percent were
male. For comparison, males in
the Colorado Springs labor force,
exclusive of military personnel,
comprised 64 percent of the total
in 1970.

The table also shows a low unem-
ployment rate for persons in the
labor force. Of the 701 persons
in the labor force, 2.7 percent
were unemployed in 1970. This
compares to an unemployment rate
for Colorado Springs of approxi-
mately 4.7 percent and a state-
wide unemployment rate of approx-
imately 4.0 percent in 1970.

An examination of employment
statistics by industry usually
reveals important sectors of a
local economy. However, the
Census information available for

Table 6: Labor Force - 16 Years 01d and Over

Employment

Percent

Status Male Female Total of Total
Armed Forces 40 0 - 40 3.4
Employed 428 214 642 54.3
Unemployed 9 10 19 1.6
Others not in

Labor Force:

Under 65 96 309 405 34.2

65 and Over 29 48 77 6.5
Total 602 581 1,183 100.0

SOURCE:;
Summaries, 1970.

U.S. Bureau of the Census, Enumeration District

the planning area was compiled by
place of residence and not by
place of employment. These sta-
tistics included persons who
lived in the area and commuted
elsewhere to work, but did not
include persons who commuted to
Ute Pass to work. In other
words, the statistics did not di-
vulge a totally accurate picture
of economic activity in the area.

Table 7 tabulates employment by
industry in 1970. The figures
show that nearly one-fifth (18.5
percent) of the employed labor
force was employed at wholesale
and retail trade establishments.
This category includes persons
employed in eating and drinking
establishments, stores, and gaso-
line service stations. Nearly
the same percentage was employed
by the construction industry.
Two other important employment

‘categories were education and in-

surance. These categories com-
prised slightly less than 26 per-
cent of total employment for area
residents.

Statistics in Table 7 are mis-
leading since they represent per-
sons residing in the planning
area. While undertaking a visual
land use survey, few of the men-
tioned industries were observed.
A majority of the commercial uses
included motels, restaurants,
souvenir and convenience stores,
gasoline service stations, and a
few real estate offices. From
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Table 7: Employment by Industry

' Total
Industry Employed Percent
Construction 107 16.8
Manufacturing 50 7.8
Transportation, Communication, and o '
Utilities 30 4.7
Wholesale and Retail Trade 118 | 18.5
Finance, Insuranée,'Rea1 Estate, and
Business and Repair Services 87 - 13.7
Other Professional and Related Services 17 _ 2.7
Educational Services 78 12.2
Public Administration 56 - 8.8
Other Industries 94 14.8
Total 637 ©100.0

SOURCE;' U.S. Bureau of the Census,

Summaries, 1970.

Enumeration District

these observations, it can be as-
sumed that commercial establish-
ments in the planning area pro-
vide employment for a limited
number of residents. The ma-
jority of the residents commute
to Colorado Springs or Woodland
Park to work.

Income

The distribution of family income
in 1970 is illustrated in Table
3. The figures reveal that over
one-half (57 percent) of all
families had incomes less than
$10,000. An additional one-fifth
(21 percent) of the families had
incomes in the $10,000 to $14,999.
range. '~ This compares with a me-
dian income of approximately
$9,100 in Colorado Springs.

The aggregate income of families

and unrelated individuals in 1970
is shown in Table 9. According-

to the table, aggregate income in
the planning area was $5,704,430

in 1970. Median individual in-

~ come was between $5,000 and

$5,999, while median family
income fell somewhere between
$9,000 and $9,999. Per capita

income was approximately $4,280,

and the average household income
was $11,600.

Obviously, incomes have risen
since 1970 due to increased wages
and inflation. Although no sta-
tistics are available, most fam-
ily incomes probably are above

Table 8: Family Income

the poverty level, while the
median family income has in-
creased to over $20,000. The
income statistics are somewhat
misleading for certain segments
of the population. Census in-
formation for 1970 shows that 28
families had incomes less than
the poverty level, but no fami-
lies were receiving public assis-
tance. A total of 92 unrelated
individuals had incomes helow the
poverty level. 0Of the persons
having incomes below poverty
lTevel, 80 percent were under 65
years of age. A higher percent-
age would be expected in the 65
and over age bracket since many
of these persons have fixed in-
comes. With a low unemployment

Income Bracket Number of Families Percent of Total
$ 0-9% 2,999 33 7.3

$ 3,000 - $ 9,999 233 49.0

$10,000 - $14,999 99 21.7

$15,000 - $24,999 71 15.6

$25,000 - $49,999 14 3.1

$50,000 and Over 15 3.3

Total 465 100.0

SOURCE: U.S. Bureau of the Census, Enumeration District

Summaries, 1970,

15
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rate recorded in 1970, low in-
come for persons under the age of
65 may be due to: the limited
number of jobs available in the
area; Tow-paying jobs; and per-
sons accepting lower-paying jobs
in order to live and work in Ute
Pass. Precise conclusions can-
not be drawn due to the limited
amount of data available concern-
ing employment and the number of
residents commuting outside the
area to work.

Analysis of the Local Economy

In simple terms, the economic
base of an area is those in-
dustries which bring "new"

money into the area. In the
planning area, the economic base
is tourism as reflected by the
types of existing commercial es-
tablishments. Although tourism

is the mainstay of the area's
economy, its impact primarily oc-
curs during the summer. Motels,
restaurants, gasoline service
stations, souvenir shops, and
Santa's Workshop are tourist-
oriented commercial activities.
Convenience stores, gasoline ser-
vice stations, and restaurants
are supported by residents of the
area as well as tourists.

Impact of Recreational
Development

In the past, recreational devel-
opment has been limited, creating
little economic impact on commun-
ities of the Pass. However, plans
for expansion of the Pikes Peak
Ski Area and the potential for
recreational development in the
Rampart Range may have a signifi-
cant impact on the planning area.

Table 9: Aggregate and Median Income

Category Aggregaté Income Median Income

Unrelated Individuals $ 566,880 $5,000-$5,999

Families 6,137,550 $9,000-$9,999

Total |$6,704,43O Not Applicable
SOURCE: U.S. Bureau of the Census, Enumeration District

Summaries, 1970.

Recreational development at the
Rampart Range Reservoir is near
completion. Visitation at the
reservoir averages 500,000 visi-
tors per vear, although this de-
clined sTightly in 1979. The
Rampart Range Road has been des-
ignated as a Colorado Scenic
Highway and Forest Service offi-
cials indicate a high potential
for recreational development on
Forest Service land. Officials
indicate potentials for providing
pedestrian and equestrian access
to Forest Service lands from the
1.S. 24 Highway Corridor.

Several areas adjacent to reser-
voirs in the planning area cur-
rently are closed to recreational
use. However, following con-
struction of the proposed water
treatment plant and Forest Ser-
vice facilities at these reser-
voirs, the City of Colorado
Springs will open these areas for
recreational use. Plans for de-
velopment of these areas have not
been formulated at this time, ap-
pearing to be contingent upon
construction of the water treat-
ment plant.

Potential Commercial Activities

There is a high potential for
commercial activities that take
advantage of recreational de-
velopment opportunities. Busi-
nesses which provide sale or
rental of recreational equipment,
horse rentals, and guided tours
are potential economic activi-
ties. Businesses which supply

winter activity equipment sales
or rentals, such as skis and
sleds, potentially could locate
in the area. Depending on the
extent of recreational develop-
ment in the National Forest, a
greater demand for lodging facil-
ities is probable.

Other commercial establishments
the area might support include
convenience type businesses.
These types of commercial activi-
ties provide goods which people
use daily and generally are not
willing to travel great distances
to purchase. Since tourism is
seasonal, successful commercial
establishments will be those
which can be supported by year-
round residents as well as
tourists and summer residents.

The supportable square footages

of various types of convenience
stores are shown in Table 10.

The square footage figures were
derived by estimating present
household income. In deriving
these estimates, 1970 income data
was updated by assuming household
incomes increased in proportion
to inflation with a one percent
gain in real income.
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Table 10: Retail Store Supportable Square Footage
Supportahle Industry Norm
Sales per Square Feet for Store Size

Store Type Square Feet Sales (Stores) (Square Feet)
Bakery $ 64.13 51,000 795 ( .5) 1,550
Drug 78.31 402,000 5,133 (1.0) 4,000
Hardware 34.89 153,000 4,385 ( .7) 6,000
Grocery 178.73 2,892,000 16,181 ( .8) 20-40,000
Convenience Market 123.67 183,000 1,480 ( .6) 2,400
Barber Shop 36.97 90,000 2,434 (4.0) 629
Beauty Shop 47.65 165,000 3,463 (3.0) 1,133

Dry Cleaning 33.14 84,000 2,535 (1.5) 1,640
Laundromat 16.77 57,000 3,399 (2.3) 1,500
Sporting Goods 66.36 45,000 678 (0.0) 3,600
Restaurant 75.65 912,000 12,056 (4.0) 3,114
Restaurant - Fast Food 96.29 912,000 9,471 (6.7) 1,410
Shoe Repair 35.63 18,000 505 ( .7) 700
Liquor 130.72 N.A. N.A. 2,300
Gifts/Souvenirs 39.98 N.A. N.A. 1,810

N.A. - Not Available

SOURCE:

Dollars and Cents of Shopping Centers, The Urban Land Institute, 1978; Retail Location

Analysis Manual, Real Estate Research Corporation, 1970; and Oblinger-McCaleb, Architects,

Engineers, and Planners, 1980.

The one percent gain is somewhat
conservative, but realistic since
the fixed income of many house-
holds did not increase with in-
flation. Total household income
was calculated. Utilizing per-
centages of income spent in vari-
ous types of stores bhased on the
average area income, total sales

generated were then estimated.
These figures are shown in the

"sales" column of the same table.

Supportable square footage by the

area was estimated by dividing
sales by the sales per square
Industry norm

foot figures.

store sizes for each store type
are shown in the last column of
the table,

The figures indicate that the
planning area might support a
1rug store, barber shops, heauty

shops, dry cleaning, laundromat,
restaurants, and fast food res-
taurants. Existing square-
footages of these types of stores
are unknown, making it difficult
to estimate surplus demand square
footage.

It should be noted that the
"sales" figures are bhased on cur-
rent year-round population esti-
mates. Seasonal visitors and
tourists would certainly add to
the supportable square footage,
but income data for seasonal
residents and visitor data was
unavailable. Competing stores in
Woodland Park and Manitou Springs
would tend to lower the demand
for such stores in the planning
area.

The types of stores discussed
above should be viewed as only an
estimate of existing demand.

Some commercial activities, such
as restaurants, already have com-
petition in the trade area, and
additional facilities may not be
profitable. Establishments, in-
cluding a bakery, sporting goods,
shoe repair, hardware and a con-
venience market, where only a
portion of the store is support-
able, may be profitable at a
smaller scale, particularly with
support from seasonal residents
and tourists. Residents have ex-
pressed a need for a grocery
store in the area. Future popu-
lation growth would tend to in-
crease the demand for these types
of stores.
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Introduction

Land use refers to the kind of
activity for which a parcel of
land is being utilized. Since
present land use conditions and
activities exert a strong in-
fluence on future growth and
the type of development, it is
necessary to undertake a de-
tailed and accurate inventory
of existing land uses.

Land Use Classifications

A general land use inventory

was undertaken in the Ute Pass
Planning Area during the month
of August 1980. Existing land
uses were noted on a field map
and: verified with aerial photo-
graphs. The land use categories
utilized in the survey were as
follows:

Residential

This category included all land
on which the major structure
served as one or more dwelling
units. Included in this cate-~
gory were single family, multi-
family and mobile home dwelling
units. Residential uses with
home occupations clearly inci-
dental to the residence were
classified as residential.
Hotels, motels, and institutions
were not considered residential
land uses.

Commercial

This category included all land
and buildings where products,

goods, or services were sold or
exchanged. Included were retail
stores, business offices, hotels

and motels, restaurants, gasoline

service stations, amusement fa-
cilities, and personal service

uses. Accessory off-street park-
ing areas were also included in

this category. Land parcels which

contained a residence in addition
to a business were classified as
commercial, if the business use

occupied a majority of the build-

ing square footage located on the

parcel. For example, if a land
parcel contained a motel and the
motel operators lived on the
premises, the parcel was classi-
fied as a commercial use.

Industrial

This category included land where
the use involved the application
of labor to materials, producing
a product that is not normally
sold to the ultimate consumer on
the premises. The only uses in-
cluded in this category were
gravel mining operations.

Public/Semi-Public/Industrial

Land and buildings owned by
governmental or quasi-public
agencies and structures utilized
by a limited group of the popu-
lation were included in this
category. Also in this cate-
gory were uses such as town fa-
cilities, schools, libraries,
churches, institutions, fire
stations, post offices and
other community buildings.

Parks/Recreation/Open Space

This category included land
generally maintained in its na-
tural state, landscaped, or
otherwise developed for recrea-
tional activities.

Vacant

This category included all un-
developed land (platted or un-
platted) without structures.

Forest

Included in this category was
all land within the boundaries
of Pike National Forest.

Existing Land Use and Zoning

Existing land uses are illustra-
ted on the Existing General Land
Use Map on page 21. The majority
of land in the planning area is
National Forest. Several large
parcels of vacant land are lo-
cated throughout the area, prin-
cipally to the northeast of U.S.
24. The predominant existing
land use is residential. A de-
tailed discussion of each Tand
use category follows.

Residential

Residential uses generally have
Tocated to the southwest of 1.S.
2A. Near Cascade, residential
uses are also dispersed on the
northeast side of the highway. A
vast majority of the residential
uses are single family, detached
units. Some multi-family units
are scattered throughout the
area. A few mobile homes were
identified during the visual land
use survey.

19
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A few residential uses are lo-
cated in Loy Gulch west of Ram-
part Range Road and the Carrol
Lakes area in the northern
portion of the planning area.
The Carroll Lakes area is a
private residential community.
Protective covenants stipulate
that a maximum of 50 dwelling
units may be constructed on the
property.

The overall development density
in Ute Pass is low, but several
areas exhibit medium densities.
These areas were platted and
developed around the turn of the
century when Tot sizes were based
solely on land speculation. Such
densities are not allowed under
current development regulations
because of potential health
problems associated with the use
of individual septic systems.

Existing residential development,
for the most part, has avoided
locating in environmental hazard
areas. A few structures are
situated in the flood plain of
Fountain Creek and identified
geologic hazard areas. Future
development in hazard areas
should be Timited since County
Zoning Regulations restrict uses
within 100-year flood plains,
while County Subdivision Regula-
tions require geology and wild-
fire hazard reports.

Land outside the Pike Mational
Forest, with the exception of
commercially zoned property, is
predominately zoned Residence
Topographical (R-T). The R-T
District principally permits
single family and two-family
residential uses, child care cen-
ters and family care homes of not
more than 4 children, and private
stables, if on a minimum of 5
acres. It should be noted that
protective covenants in Chipita
Park prohibit stables. Certain
other compatible uses are per-
mitted by special use approval.
The intent of this district is to
permit residential uses in areas
of extreme topographical condi-
tions subject to compliance with
several performance standards
prior to development approval.
Minimum lot sizes are 10,000
square feet in platted areas and
five acres in unplatted areas.

The requlations of the R-T Dis-
trict will 1ikely have two dis-

. tinct effects on the character

and density of future development
in the planning area: unplatted
areas with limited development
(hence, a Tow density) and plat-
ted areas with a relatively
nigher degree of development
(consequently, a higher density).
The existing zoning regulations
apparently are intended to en-
courage "infill" development of
existing platted land. Future
lot sizes will be determined by
the subdivision regulations which

specify lot sizes based on the
type of water and sanitary sewage
system provided. Among other
factors, lot sizes of 10,000
square feet are possible if pub-
lic water and sewer systems that
meet code performance guidelines
are available at the site. How-
ever, since provision of a public
sewer system in the planning area
does not appear realistic in the
near future, new development at
higher densities is not expected.
Common package septic systems may
be utilized on a limited basis in
the future, contingent upon State
and County Health Department
approval. This could result in
future development of unplatted
areas occurring at densities
lower than those found in exist-
ing platted areas. Densities in
existing platted areas are ex-
pected to be maintained, or even
be reduced by lot line vacations.
Although overall development in
the Planning Area is sparse, the
lTow density results primarily
from large areas of undeveloped
or minimally developed land
rather than current County
policy. Since most of the unde-
veloped, unplatted areas are lo-
cated northeast of U.S. 24,
future development in that area
will 1ikely be a lower density
than southwest of the highway in
Cascade. Consequently, two areas
of different character would
evolve; an "older" area and a
"newer" area separated by U.S.
24,

Table 11, which provides informa-
tion as to the size and number of
improved and unimproved lots 1in
Ute Pass by zone classification,
reveals that the vast majority
(approximately 88 percent of the
acreage) of platted, R-T zoned
land is unimproved. Yet, ap-
proximately 72 percent of the
platted lots are currently im-
proved. This seems to indicate
the presence of large tracts of
vacant, platted land which are
zoned R-T.

Approximately 4 acres of land in
the planning area are zoned Rural
Residential (A-6) which princi-
pally permits single family
residences in addition to certain
other uses that are in character
with the district. The intent of
the A-6 zone is to permit low
density residential development
with a minimum lot size of 2.5
acres. An overall density option
could be exercised in this dis-
trict which, although not written
into the regulations at this
time, would presumably allow some
flexibility in site design. This
approach to zoning allows a
concentration of density in de-
sirable areas (or away from un-
desirable areas) and provides a
greater amount of useable open
space. The average density al-
lowed in the particular zone
would be maintained, but portions
of the site could have higher
densities. This approach en-
courages cluster development and
is particularly suited to areas
where unique natural features,
views, open space, and other
amenities should be preserved.
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Table 11: Land Use Inventory (Platted Lots)
— s e ——————————————————————
Improved Lots Unimproved Lots Total

Percent Percent Percent Percent

of of of of
Zone Classification Acres Total Number Total |Acres Total Number Total Acres Number
Residential Topography (R-T) 2,390 12% (855 72% 17,323 88% 326 28% - || 19,713 1,181
Planned Unit Development (R-4) 16 107 | 2 9% 144 90% 21 91% 160 23
.Forest and Recreational (F-1) -0- -0- |-0- -0- 3,627 100% 14 100% 3,627 14
Agricultural (A-2) ’ 399 22 11 24% 17,007 98% 34 76% 17,406 45
Rural Residential (A-6) 4 100% 1 100% -0- -0- -0-. -0- 4 1
Planned Business Park (PBP) 9 70% 7 78% 4 30% 2 22% 13 9
Planned Business Center (PBC) 26 87% 13 87% 4 13% 2 13% 30 15
Commercial (C-2) 90 92% 29 48% 8% K| 52% 98 60
Total 2,934 7% 918 68% 38,117 93% 430 32% 41,051 1,348

Figures are rounded-off

SOURCE :

E1 Paso County Assessor's Office, January 1982.

“

There are approximately 160 acres
in the planning area which are
zoned Planned Unit Development
(R-4). Regulations of the R-4
district are intended to provide
flexibility in design and a
greater variety of uses. Devel-
opment density is not specific,
and is reviewed on a case-hy-case
basis for conformance with the
requirements and spirit of the

County Land Development Guide-
lines and Subdivision Regula-

tions.

The PUD is a negotiated

zone under which a developer
agrees to additional restric-
tions, e.g. more open space or
architectural restrictions, in

order to have greater flexibility

in other areas such as private
roads, higher density, or mixed
The PUD places a

premium on design and architec-

land uses.

tural compatibility. Principally

permitted uses include single

family, duplex, multi-family, and
condominium/ townhouse residen-
tial uses in addition to certain
commercial uses.

Commercial

Commercial uses are genérally
located in five areas: along U.S.
24 and Chipita Park Road in
Cascade; Santa's Workshop; on the
south side of U.S. 24 southeast

of Wellington Gulch; in the
downtown arza of Green Mountain
Falls, and in Crystola. Other
commercial uses are scattered
along the northeast side of U.S.
24 between Lofland Gulch and
areen Mountain Falls.

The general types of commercial
activity are tourist-related and
convenience commercial establish-
ments. Included are facilities
such as motels, restaurants,
gasoline service stations, souve-
nir and gift shops, convenience
goods stores, and amusement/

recreation uses,

The majority of commercial uses
along U.S. 24 are zoned C-2,
while the remainder are zoned
Planned Business Park (PBP).
Santa's Workshop is zoned Planned
Business Center (PBC). Presently,
the County Planning Commission
and Land Use Department, hy
policy, are discouraging new C-2
zone changes since the zone has
become antiquated and eventually
will be removed from the County
Land Development Code. Existing
C-2 zoned areas in Ute Pass and
other parts of the County will
not be affected by the policy.

Industrial

There is no industrially zoned
land in the planning area. The
only -industrial use identified
during the visual survey was the
gravel mining operation adjacent
to U.S. 24 at Wellington Gulch.

23



24

Land Use

The gravel mining operation is
visually incompatible with the
scenic environment of Ute Pass.
The facility, regulated to a
greater extent by State law than
by County law, has extracted a
considerable amount of gravel,
creating a cut in the hillside at
least 50 feet in height from the
roadway surface. Due to its high
visibility along U.S. 24, the
operation has been a detriment to
the character of the area.

Mining operations are required to
submit an acceptable reclamation
plan as a condition of approval.
It is recommended that future
operations of this type be en-
couraged to locate in areas of
lTow visual impact.

Public and Semi-Public

Public and semi-public uses prin-
cipally are located in Green
Mountain Falls and Cascade. In
Green Mountain Falls, these uses
include a post office, fire sta-
tion, Marshall's office, public
buildings, numerous churches, the
Sallie Bush Community Building,
and the Ark (Alcohol Recovery
Center). Cascade has a post
office, fire station, and 1i-
brary, while Chipita Park main-
tains a fire substation, Ute Pass
Elementary School, and Marcroft
Hall.

Considering all factors, these
uses are appropriately located.
Since such uses, if incompatibly
located, may impact adjacent
residential uses in much the same
way as commercial uses, extreme
care should be exercised in their
location. Under current County
zoning regulations, few public or
semi-public uses are permitted in
the R-T and PBP Districts, either
conditionally or principally.
Most of these uses, however, are
allowed by special use approval
in the C-2 Commercial District.
Emergency facilities are per-
mitted by special use in all
zoning districts. The special
use review procedure is a public
process that examines potential
Tand use impacts and measures to
mitigate them. Special use
permits in the County are ap-
proved by the Board of Adjust-
ment.

Parks/Recreation

Two parks are located in Ute
Pass, both in Green Mountain
Falls. The parks total approxi-
mately three to four acres in
size and are in fair to poor con-
dition, resulting from a lack of
maintenance funds. Projections
indicate the facilities are ade-
quate to serve the present popu-
lation of Green Mountain Falls,
but not the entire Ute Pass popu-
lation. It is recommended that a
concerted, local effort be ex-
erted to develop a centralized,
active recreational park that
would meet the needs of all Ute
Pass residents,

Standards developed by the Na-
tional Park and Recreation As-
sociation indicate that 10 acres
of park land are needed for each
1,000 population. Using this
standard and an estimated 1980
population of 2,775, approxi-
mately 28 acres of park land
should be located within the
planning area, with approximately
7 acres in Green Mountain Falls.
Although the Pike National Forest
provides passive recreational
activities, the aforementioned
standard typically is used to
determine the amount of developed
park land needed to accommodate
active recreational activities
such as tennis, swimming, and
other activities requiring play-
fields or ballfields. Park needs
are discussed in more detail in
the Public Facilities and Ser-
vices Chapter of this report.

Pike National Forest provides
many recreational opportunities
for area residents. Several pic-
nic areas are located along Ram-
part Range Road as well as at
Rampart Reservoir. Campground
facilities are located at the
Springdale Campground, while a
boat ramp is located at Rampart
Reservoir. There are several
trails to the forest from the
J.S. 24 Corridor. The Forest
Service has expressed a desire to
provide additional hiking and
equestrian access routes into the
forest.

Vacant

Vacant land, comprising a high
percentage of the total land area
of Ute Pass, is locatad in three
general areas: northeast of U.S.
24 to the national forest hound-
ary, east and southeast of Cas-
cade, and near the summit of Bald
Mountain west of Rampart Reser-
voir.

The vacant areas northeast of
J.S. 24 and east of Cascade exhi-
bit severe environmental develop-
ment constraints, although sev-
eral parcels of land are suitable
for development. The majority of
the area northeast of the highway
is zoned R-T (Residential Topo-
graphy). Development will be
Timited to some degree by the
application of zoning and subdi-
vision regulations which govern
development in environmental
hazard areas.

The national forest southeast of
Cascade also exhibits severe en-
vironmental constraints, and it
is unlikely development will
occur in this area due to the
shortfall of suitable building
sites. The area is currently
zoned R-T which, by code, limits
any type of intensive develop-
ment.
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The area on Bald Mountain west of
the resarvoir is zoned A-2 (Agri-
cultural), except for 160 acres
in Talcott Gulch. The area
presents various development con-
straints, but current zoning will
1imit future development to a
minimum 1ot size of 5 acres, un-
less rezoned. The most signifi-
cant constraints to development,
at the present time, are the pro-
vision of public services such as
water, sewer, and fire protec-
tion. The area does not have
public or common water and sewer
systems. Future development is

expected to use individual septic

systems and wells. Under current
zoning, minimum lot sizes are
five acres for projects with
individual sewage disposal sys-
tems. The provision of a public
water system in this area would
be difficult and expensive for a
number of reasons: (1) the
elevation is higher than the
water service areas of existing
systems, (2) the lack of any
substantial water source for a
system, and (3) the difficulty
of installing Tines due to the
terrain and constraints such as
bedrock. The area would also be

outside the service boundaries of

the proposed water treatment
plant. No fire protection is cur-
rently available, adding further
constraints to intensive develop-
ment. Perhaps the most severe
constraint to development is in-
adequate access. Presently, ac-
cess is provided by Rampart Range
Road (a four-wheel drive road in
some locations).

Forest .

Pike National Forest comprises a
major portion of the planning

area. The Forest, zoned A-2 and
R-T, offers a variety of recrea-

~ tional opportunities for Ute Pass

residents including hiking,
picnicking, camping, and boating.
Additional recreation facilities
may be established in the future
at North Catamount, South Cata-
mount, and Crystal- Park Reser-
voirs when the proposed water
treatment plant for Ute Pass is
constructed.

National Forest land lies on
either side of the U.S. 24 Corri-
dor. The highway corridor itself
is privately owned except for a
small area which borders the
highway between Lofland and Sand
Guliches. A majority of the areas
lying on either side of the high-
way, which exhibit constraints
for development, are within the
national forest boundaries. Also,
many areas which contain unique
physical features, ridgelines, or
dense vegetation are in the
national forest. The presence of
these features in the national
forest should 1imit intensive
development in-environmental
hazard areas.

Future Land Use

Development on the northeast side
of U.S. 24 has been 1imited due
to the lack of a public water
system and relatively Tow yields
from wells. However, the proposed
Ute Pass water treatment plant
should have a service area encom-
passing most of the vacant land
which is devoid of severe en-
vironmental constraints. Future
availability of water in this
area will remove one constraint
to development, consequently
creating more pressure for de-
velopment than in the past.

Another constraint to development
in the entire planning area is
the absence of a public sewer
system. County Subdivision Regu-

"Tations specify that individual
.water and sewer systems are
. permitted only on lots of 5 acres

or more, subject to approval by
the County Health Department and
the State Engineer. On lots of
less than 5 acres, the subdivider
must provide a public water and
sewer system, except where indi-
vidual systems conform to re-
quired performance guidelines.

If a public sewer and water
system were constructed, develop-
ment could conceivably occur on
lots of 10,000 square feet.

One of the major issues to sur-

face during public workshops was
the 5 acre minimum lot size re-

quirement in areas not served by
public water and sewer. Many

long-time residents of Ute Pass,
some of whom reside on smaller
lots, support the 5 acre minimum
as a tool for preserving open
space and the overall low density
character. Conversely, de-
velopers and major landowners
view the requirement as being
overly restrictive and a con-
straint to development. While
the requirement may be restric-
tive, it is typical of regu-
lations elsewhere and is neces-
sary to retain valuable natural
resources and preserve the qual-
ity of surface and ground waters.
As technological advances are
made in individual sewer systems
or common package plants and as
public water systems are ex-
panded, the lot size requirement
should be evaluated to determine
public benefit/cost, particularly
in terms of the social, environ-
mental, financial, and physical
effects.

Future expansion of the Pikes
Peak Ski Area may have a moderate
impact on future development in
Ute Pass. Plans for expansion of
the area have been approved by
the Forest Service; construction
of the first phase is complete. A
final completion date is unknown
at this time. Plans call for
increasing the capacity from 300
to 2,500 skiers per day. By
comparison, capacities of major
ski areas in Colorado average
over 12,000 skiers per day. The
facility is intended to attract
families from the Colorado
Springs area, with an emphasis on
accommodating beginner and inter-
mediate skiers. Although the ski
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area is located in Teller County,
access is provided hy the Pikes
Peak Toll Road in Cascade. With
the access road in Cascade, the
demand for additional commercial
uses may arise in that area.
Businesses such as ski equipment
rentals and sales establishments,
eating and drinking establish-
ments, and lodging facilities to
a lesser extent, may desire a
location near Cascade to capture
the potential ski market.

Future Land Use Plan

The location and intensity of
future land uses is ‘illustrated
on the Generalized Development
Plan in the Executive Summary.
The plan, a template for public
and private land use decisions,
when coupled with the County Land
Development Code, should provide
an orderly and coordinated growth
pattern. The configurations of
proposed land uses were based on
local needs and goals, existing
land use patterns, development
constraints, expansion of exist-
ing uses to compatible areas, and
current zoning trends. Brief
descriptions of the Tand use
categories are given below.

Residential

Future residential development
generally is expected to occur
northeast of U.S. 24 and south-
west of Chipita Park Road. The
former area exhibits the highest
potential for growth, owing to
the significant availability of
vacant, buildable land. Develop-
ment in this area will not ac-
celerate until public water is

available from the proposed water
treatment plant. Southwest of
Chipita Park Road and below
Santa's Workshop, opportunities
exist for infill development that
would he advantageous to both the
public and private sectors. To
the developer, infilling means a
significant reduction in upfront
costs. In most cases, public
water and roads are available in
this area, eliminating the ex-
pense of extending such facili-
ties from another area. To the
County, infilling results in
economies of scale with respect
to the provision of public ser-
vices. Conversely, it should be
recognized that certain negative
impacts, particularly transporta-
tion, land use and environmental,
may be associated with infilling.

It is anticipated that single
family residences, both attached
and detached, will comprise
future markets in the planning
area. Alternatives to one
housing unit per individual lot
should be encouraged by the
County. Cluster housing, zero
lot line development, and cluster
Totting reduce the number of
roads, minimize accesses, maxi-
mize open space, preserve unique
natural features and views, and
utilize the land (a finite re-
source) more efficiently (see De-
sign Guideline 1). These housing
alternatives do not necessarily
imply increased density. Cluster
housing, for example, can be de-
veloped in large lot situations.
Density will still be a function
of the zone in which a parcel of
land is located. Any increase in

Design Guideline 1

Detached Single-Family Cluster
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Design Guideline 1, Continued

CLUSTER HOUSING , ZERO
LOT LINES, AND CLUSTER
LOTTING ARRANGEMENTS
OFFER. THE FOLLOWING
ADVANTAGES @

* REDUCED LAND
PREPARATION CcOSTS,

* REDUCED UTILITY,
SIDEWALK , AND ROAD
LENGTHDS REPRESENTING
REDUCED INSTALLAT(ON
cosT=S,

® MORE PRIVATE PROPERTY
O TAX ROLLS,

® SAVINGS IN ROAD AND
UTILITY MAINTENANCE,

0 REDUCED COSTS FOR

PUBLIC SERVICES SUCH AS

SARBAGE COLLECTION,
® MAXIMIZED OFEN SPPACE,

0 PRESERVATION OF LNIGRUE
NATURAL FEATURES, AND

0 INCREASED PROUVECT
AVMENITIES.

FACTORDS TO CONSDIDER IN
THE LOCATION OF CllUsTeER
HOUSING (INCLUDE

0 AN ADEQUATE ROAD
SYSTEM .

0 LAND USE COMPATIBILITY,

o LIMITED VISUAL AND
ENVIRONMENTAL MPACTS,

0 EEFICIENT SITE DRAINAGE
AND PRESERVATION OF
NATURAL DRAINASGE
PAT TERNS ,

 PROVISION OF SIiTE
AMENITIES,

0 PEDESTRIAN TRAIL.
LINKASE,

* ARCHITECTURAL-
HARMONY WITH NATURAL
ENVIRONMENT 5

¢ APEQUATE AND EFEFEICIiENT
LEVELS oF PUBLIC
SERVICES, AND

& CONSERVATION OF
ENERGSY RESOURCES.

s -
Litht BETn
w&%we }, v
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density from that zone will be

- subject to the public review and

comment process. Similar op-
tions, specifically the overall
density option, could be in-
cluded in the zoning regulations
to permit greater flexibility in
site design and Totting arrange
ments. .

The development of large areas of
high density condominium and
townhouse units, which has oc-
curred in some mountain communi-
ties in Colorado, was viewed as
inappropriate and undesirable by
most residents attending the
citizen participation meetings.
However, the trend toward higher
density development should be
recognized because of second home
appeal, a higher tax base, and
reduced impact to the environ-
ment, if designed properly. For
the past few years, the higher
density form of housing has been
more attractive to developers and
homeowners due to the often
restrictive costs of providing
and acquiring detached single
family homes at a marketable
price. While this does not
necessarily indicate a demand in
Ute Pass for this type of
housing, potential areas should
be identified to accommodate
higher density projects. This
strategy will assist in reducing
land use compatibilities and '
piecemeal development. In order
to preserve the existing visual
character of Ute Pass, higher
density housing should be en-
couraged to locate in areas of
limited environmental and visual

Design Guideline 2

Commercial Development

LANDSCAPING PROVIDES A
ViSUAL. AMENITY AND
ADDS (DENTITY ToO A SITE.

MINIMIZED ACCESS POINTS
IMPROVE VEHICULAR
CIRCULATION AND PUBLIC
SAFETY. THE FUNCTION
OoF ARTERIAL ROADS IS
TO MOVE TRAFFIC -
EFFICIENTLY AND NOT

TO ACCESS LAND UsSES.

SHARED ADVERTIZING
SIGNAGE REDUCES THE
CLUTTERED APPEARANCE
OF A SITE. SIaNAGE
SHOULD BE COORDINATED
N TERMS oF SiZE,
PLACEMENT, AND  TYPE
oF SIGN.

LOW PROFILE SiaNAGE
USIN&EG NATURAL MATERIALS
AND COLORS WILL
HARMONIZE WITH sSUR-
ROUNDINGS . LANDSCAPING
WILL SOFTEN sSigN
APPEARANCE.

UTILITIES sSHOULD B=
PLACED UNDERGROUND.

SHARED PARKING
FACILITIES WILL REDUCE
IMPROVEMENT cOoSTS,
MINIMIZE TRAFEFRIC
MOVEMENT, AND UTILIZE
LAND MORE EFFICIENTLY.

COORDINATE FACADE
TREATMENT TO MAINTAIN
CONSISTENCY IN DESIGN,
TEXTURE , AND COLOR.
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impact. These areas are identi-
fied on the Environmental Con-
straints Composite Map and the
Potential Visual Impact Map (see
pages 65 and 73).

Commercial

Existing commercial development
is primarily concentrated in
Cascade, Green Mountain Falls,
and areas along U.S. 24. For-
tunately, "strip" commercial de-
velopment has not occurred along
U.S. 24 in the past. Few exist-
ing vacant areas are commercially
zoned, avoiding the strong possi-
bility for future "strip" de-
velopment. However, since the
corridor will 1ikely face in-
creased land speculation pres-
sure, it is strongly urged that
future commercial zone changes be
contiguous to existing commer-
cially zoned areas. This policy
should minimize negative impacts
such as disruption of traffic
flow on U.S. 24 due to increased
access points and cluttering of
the visual environment with signs
and parking lots as shown in
Design Guideline 2.

Demand for additional commercial
uses is minimal at the present
time, although year-round iresi-
dents of the area could support
several convenience retail and
service commercial establishments
(refer to Table 10 on page 17).
Most residents travel to Woodland
Park or Colorado Springs for a
majority of their shopping needs.

As the population of the Pass

increases and as recreational

opportunities in the National

Forest expand, additional com-
mercial uses may be needed to

serve increased demand.

The extent and Tocation of suit-
able future commercial land uses
is shown on the Generalized De-
velopment Plan (see Executive
Summary). Areas with potential
for commercial activity include
existing vacant commercial areas
in Cascade, located along Chipita
Park Road and U.S. 24; southeast
of Wellington Gulch on the south
side of U.S. 24; and the site of
the gravel mining operation on
the northeast side of U.S. 24 at
Wellington Gulch. The location
of future commercial land uses
was principally based on the con-
cept of clustering commercial
activity where it currently
exists, thereby avoiding the
negative impacts of "strip" com-
mercial development. In addi-
tion, land use need projections,
along with environmental con-
straints and economic growth
analyses form the basis for
recommendations.

Future commercial Tand uses
should be encouraged to rezone as
Planned Business Park (PBP).
Heavy industrial and high traffic
genarating uses should be dis-
couraged. The PBP zone, which
permits uses more compatible to
Ute Pass than in other commercial

zones, requires that a plot plan
he submitted as part of the
raview process. Plot nlan review
should allow for site analyses of
proposed developments in light of
recommendations in this report in
addition to other County policies
and reqgulations. Future plans
should reflect good design, sound
planning, and innovative engi-
neering to insure land use com-
patibility and efficiency, public
welfare and convenience, and
minimization of disruption to the
natural environment. Commercial
uses which serve the local popu-
lation were supported by resi-
dents at citizen participation
meetings.

Adequate off-street parking for
commercial, industrial, and resi-
dential uses is required by the
County Development Code. Plot
plans are required for uses in
all planned zones which must be
approved by the County Land Use
Administrator prior to issuance
of a building permit. The plot
plan, among other things, must
show the location, surfacing, and
number of parking spaces. Two
typical parking area concepts,
one with 90° angle parking and
one with 60° angle parking, are
illustrated in Design Guideline

3 on the following page.

Industrial

The demand for future industrial
land is projected to be minimal.
Other areas in E1 Paso County are
better suited to the locational
requirements of industrial users
such as an adequate transporta-
tion network, proximity to mar-
ket, and an ample water and sewer
system. No areas are recommended
for future industrial activities.

Public and Semi-Public

At present, public facility needs
in the planning area are minimal
with the exception of a sewage
disposal plant and an expanded
water treatment facility. No
site is recommended for Tocation
of the sewage plant while the
Generalized Development Plan
recommends a site for the pro-
nosed water treatment facility.
The recommended site, although
offering many advantages over
other evaluated sites, is located
in a prominent position. Careful
design will be needed to minimize
the plant's visual impact. Green
Mountain Falls officials, home-
owners' associations, local resi-
dents, and the County officials
should work closely with the City
of Colorado Springs to insure
that the visual impact of the
treatment plant is minimized.
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Design Guideline 3

Parking

SO° PARKING

0 ECONOMIZES SPACE
0 EASE OF cURCULATION

® TWO-WAYT MOVENMENT
THROUGH AISLES

® BETTER SIGHT LINES

0 SHORTER CRUISING
DIsTANCES

SO ° PARKING

EASIER TO EeNTER STALLS
SWING (N ONE MOT IO

ALLOWS FOR NARROW
ASLES

REQUIRES ONE-WAY
CIRCULATION THEREFORE
MORE ACCESS POINTS

SREATER SAFETY

SAFER USE OoF AISLES
FORE PEOESTRIANS
WALK NG T ARND FRONM
VEHICLES

LANDSCARINGT AND BERMING
SOFTENS DRIVEDS AND
PEFARNES ACCESS POINTS.

LANDSCAFPED ENDCAFS ANP
MEDIANS WILL. PEFNE
INTERIOR PEDESITRIAN ANDP
VEHICULAR CIRCILATION
PATTERNS.

ACCESS FPOINTS SHOULD Be
ERPT TO A MiNIVIUM .

TO INCREASE SIGHT
DISTAMCES, LOCATE THE
SHORTER OIPE OF THE
PARKING LOT PERPENDICULAR
TO THE STREET .

A BARRIER OF CONTINUOLS
HEIGHT SHOULD B&E FLACED
ALONG THE PERIMETER OF
THE PARKING LOT (N ORDER
TO CONT RO MEANS OF
NaReEsSsS AND EaRESS.

PROVIDE ADPEQUAT &=
CLIGHTING FACILITIEDS FOo=
SECURITY AND sSAFVETY
REASONS.

SCREENING AREAS
ADJACENT TO RESICENTIAL
USES REDPUCES HEAPLIGHT
GILARE , MINIMEZES NOISE,
AND BUFFERS ABRUPT
CHANGE S OF LAND USE.

REFER TO THE EL PASO
COUNTY SUBSPIVISION
REGQULATIONS AN SUS-
DIWVISION CRITERIA MANUAL
FOR PARKING aNDPD ACESS
REGQULATIONS BY UsSE TYrFE.

Future population growth in the
planning area may require addi-
tional public and semi-public
facilities such as churches and
emergency facilities. Churches
normally are allowed in areas
zoned as residential. Police and
fire stations are considered
special uses in all zones.

Parks/Recreation

With the number of residents and
school-age children in the area,
sufficient demand exists for a
park. A proposed site, indicated
on the Generalized Development
Plan, is located west of Ute Pass
Elementary School, adjacent to
Fountain Creek. Development of
the proposed site should include
a softball/football field, play-
ground, picnic facilities, fa-
cilities for court games, and
adequate off-street parking. The
site is ideally suited for use as
a park because of its level ter-
rain and location within the
Fountain Creek Flood Plain. Ad-
ditionally, its location near the
creek provides the opportunity
for linking the proposed park to
parks in Green Mountain Falls by
means of a trail system. Options
for providing additional park
Tand are discussed in the Public
Facilities and Services Chapter.



Land Use

Cluster Residential/Open Space

This land use category, which is
shown on the Generalized Develop-
ment Plan, is characterized by
environmental conditions that may
pose a constraint to development.
Included are areas which contain

identified 100-year flood plains, -

existing and potential geologic
hazards, slopes in excess of 30
percent, wildfire hazards, and
unstable slopes (see pages 58 -
63 for a detailed description of
hazard areas). Within the Clus-
ter Residential/Open Space cate-
gory, open space takes two forms.
The first type is that land which
exhibits environmental con-
straints so severe to, in effect,
preclude any type of development.
This land presumably will remain
as open space for perpetuity.

The second type of open space,
which also exhibits certain en-
vironmental constraints, differs
from the former by its relation-
ship to cluster residential de-
velopment (for an explanation of
clustering, refer to pages 26 -
28). In this instance, open
space could be used in the cal-
culation of a cluster project's
overall site density, provided it
is reserved or dedicated for
permanent common use.

Current County Zoning Regulations
restrict land uses within the
100-year flood plain to protect
loss of life and property. Re-
ports are required during subdi-
vision review that document the
location of geologic and wildfire
hazards, streams, lakes, physical
features, and wildlife habitats
as well as mitigation techniques,
if necessary. These regulations
are designed to promote the
public health, safety, and gen-
eral welfare and to minimize the
high costs of providing and
maintaining public services
(especially roads). Addition-
ally, the regulations, to some
extent, may have the secondary
effect of preserving scenic
natural resources.

It is possible for the severity
of development constraints to be
reduced by innovative engineering
techniques and creative site de-
sign. However, from a planning
point of view, the key is to ac-
curately assess the carrying
capacity of the land; that is,
the intensity of use which a par-
cel of land can accommodate with-
out causing irreparable damage to
the environment.

The Ute Pass region of the County
is rich in unique natural re-
sources and should be preserved
from the indiscriminate, inhar-
monious use of land. While there
are sufficient state and local
regulations and legal precedent
to regulate land use and develop-
ment in order to protect the
public health, safety, and gen-
eral welfare and to prevent
property loss, there is less
legal bases for restrictions that
exclusively preserve identified
unique natural resources. One of
the basic premises and goals of
this plan is preservation of the
significant natural assets of Ute
Pass, as defined in the Natural
Environment and Visual Quality
Chapters, through the County
development review and decision-
making processes. This can be
accomplished by seeking open
space dedications, scenic ease-
ments or park credits.
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5

introduction

Public facilities and services
provide for the basic needs of
all Ute Pass residents. Since new
developments result in additional
costs to the County to provide
adequate levels of service, bud-
geting problems are becoming more
critical every year. When cost
increases are not offset by addi-
tional revenues, the County's
ability to provide adequate
levels of service to Ute Pass
residents is reduced.

The purpose of this chapter is to
assess the current and future
demand for public facilities and
services in the planning area
based on population Tevels and
local goals and needs. This
assessment will involve an exami-
nation of existing and potential
problems or deficiencies. Where
additional land is needed -for new
facilities, recommendations are
shown on the Generalized Develop-
ment Plan (refer to Executive
Summary).

Schools

The planning area is Tocated
within School District 14 which
consists of the incorporated com-
munities of Green Mountain Falls,
Manitou Springs and the unincor-
porated communities in Ute Pass.
Table 12 summarizes pertinent
school information in the dis-
trict. '

Grade school students in the
nlanning area attend Ute Pass
Elementary School. Junior and
senior high students are bussed
to the respective schools in
Manitou Springs.

Enrollment in the School District
has been declining during the

past few years, but total enroll-
ment is now stabilizing. Enroll-
ment in District 14 schools as of

January 1982 was 1,152 students.
No enrollment projections have
heen prepared, but school offi-
cials anticipate enrollment will
not increase or decrease by more
than three or four percent in the
foreseeable future. Total en-
rollment is expected to Tevel off
at approximately 1,130 to 1,160
Students.

Table 12: School District Facilities

“
Grades 1 ' Year

Facility Served Enrollment Capacity Constructed Condition

Manitou Springs

High School 9-12 358 450 19572 Good

Manitou Springs

Jr. High School 6- 8 300 300 1976 Good

Manitou Springs

Elementary K- 5 320 350 1951 Good

Ute Pass

Elementary K- 5 174 220 1968 Good

1 As of January, 1982.

2 Two additions have been constructed since this date; the last of which was completed in 1975.

SOURCE::

Superintendent, School District 14, January, 1982,
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With routine maintenance, exist-
ing facilities appear adequate
for future demands. If addi-
tional facilities are needed, the
School District can exercise two
options. Ute Pass Elementary was
designed for an additional four
classrooms, increasing its capac-
ity by 50 percent. The district
currently owns the land on which
this addition would be built,
should it be needed. The dis-
trict also owns a three room
school in Cascade that presently
serves as the library for Ute
Pass. If needed, this building
could be used as classroom space.

Other facilities the School Dis-
trict maintains include the bus
garage located west of Ute Pass
Elementary School and athletic
facilities in Manitou Springs.
The athletic facilities include
two gyms, a practice football
field, a football field, and a

. baseball field.

Parks and Recreation

The only municipal park facili-
ties in Ute Pass are owned and
operated by the Town of Green
Mountain Falls. Bear Creek Re-
gional Park, located in Colorado
Springs, is intended to serve the
park needs of Ute Pass residents.
Standards utilized by the County
Parks Department indicate that
regional parks are designed to
serve residents within one hour

driving time from the park. Al-
though Ute Pass lies within the
service area of Bear Creek Re-
gional Park, many residents have
expressed a desire for a park in
Ute Pass. While a valid argument
can be made that Pike National
Forest provides opportunities for
hiking, picnicking, and camping,
it remains a fact that no facili-
ties are located in Ute Pass for
active recreational activities
such as football, baseball,
basketball and similar activi-
ties.

There are approximately five
acres of park land in Green Moun-
tain Falls, indicating a defi-
ciency of 2 acres. The two
parks, as a result of inadequate
maintenance funds, are in fair to
poor condition. Ute Pass resi-
dents living outside Green Moun-
tain Falls contribute only user
fees to operation and maintenance
of the parks. User fees do not
sufficiently cover incurred costs
at the present time. Ute Pass
residents have indirectly contri-
buted to improvements made at

- these parks through County Parks

Department funding. The Town has
received funds from the County
Parks Department on three oc-
casions to assist in making
repairs to the swimming pool and
tennis court.

Based on recommended park stan-
dards and needs as examined in
the Land Use Chapter, immediate
park priorities should include
the acquisition of approximately
21 acres of land and the develop-
ment of recreational facilities
such as a football/ baseball

field, playground, tennis/basket-

ball courts, restrooms, and off-
street parking. A recommended
site, located within the Fountain
Creek Flood Plain west of Ute
Pass Elementary School, is shown
on the Generalized Development
Plan. The site is currently used
for recreational activities and
is well-suited to intensive de-
velopment because of its location
and level terrain. Another dis-
tinct advantage of the site is
its potential for trail linkage,
by way of Fountain Creek, with
other activity areas in the
planning area.

Future population growth and park
needs are interrelated. Popula-
tion projections for the unincor-
porated area of Ute Pass, by the
year 2000, range from a low of
2,530 to a high of 8,730. An in-
crease to 1,200 is projected in
Green Mountain Falls. This
growth will result in a need for
additional park land to ade-
quately meet future demand.

There are four options for pro-
viding additional park land. One
option, to acquire additional
land adjacent to the proposed
park site along Fountain Creek,

may be the most realistic and
economical option because of
ownership patterns in the area.
The second option would be to ac-
quire land across Chipita Park
Road from the proposed park site.
With the Ute Pass Elementary
School nearby, this option could
eliminate duplication of facili-
ties. A disadvantage of this
option is the lack of level
terrain needed for park facili-
ties. A disadvantage of both
options is the concentration of
park land in the vicinity of
Chipita Park which is not a
centralized location with respect
to Cascade or Crystola residents.
A third option would be to ac-
quire land near Cascade to serve
residents in that area. In
northeast Cascade, there are some
land parcels with level terrain.
The fourth option would entail
the acquisition of the former
Green Mountain Falls landfill
site. The property, containing
144 acres and owned by the Town,
is located approximately one mile
northeast of U.S. 24 up Talcott
Gulch. Closed for a number of
years, the site has a sale price
of approximately $1,208 per acre.
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The Town is presently considering
leasing the property to the For-
est Service. Although the site
would certainly provide suffi-
cient acreage for a park, its ef-
fective use as a recreational fa-
cility will be limited due to
steep slopes. Two additional
constraints, poor access and pro-
hibitive land cost, negate the
site's feasibility.

The County Parks Department does
not have future plans for de-
veloping a park in Ute Pass. The
Department is concentrating its
efforts in regional park develop-
ment and maintenance. Since
there appears to be sufficient
demand for a park in Ute Pass,
Tocal residents, homeowners'
associations, School District 14,
and the County Land Use Depart-
ment (through the development
review process) should coordinate
efforts with the County Parks De-
partment to examine the feasi-
bility of such a facility. A co-
operative effort between various
public and private entities can-
not be over-emphasized.

The County Parks Department has a
Timited budget for administra-
tive, operational, and mainte-
nance expenditures. Conse-
quently, funds are unavailable
for the acquisition and estab-
lishment of new parks. While
budget cuts in other areas may
provide some funding, in all
probability, the amount of funds
generated would be insufficient
to cover the costs of land acqui-
sition and park development. The
Parks Department estimates that,

on the average, initial park
development costs as much as
$20,000 per acre. This estimate
includes costs for grading,
irrigation, seeding, rest areas,
and Timited playground equipment.
These costs do not include land
acquisition.

Other than a sole County effort,
there are several other ways to
establish, operate and maintain a
park in Ute Pass. The first
method would entail the creation
of a local, autonomous park and
recreation district. The dis-
trict would assume responsibility

-for the provision of park and

recreation facilities in Ute
Pass, while operating indepen-
dently of County departments.
Advantages associated with such a
district include increased con-
trol over the location and scope
of park facilities and the avail-
ability of various financing
tools. The main disadvantage is
the potential increase in prop-
erty taxes to cover administra-
tive, operating, maintenance,

acquisition, and capitol improve-

ment costs. - Another way to
realistically establish a park is
through the formation of a park
association consisting of home-
owners' associations, School Dis-
trict 14 and County Parks De-
partment representatives, and
other interested groups. An as-
sociation would be more informal
than a district and, unfortun-
ately, would have less financial
options at its disposal.

A local park district or associa-
tion could acquire land through a
fee-simple purchase, a lease-
purchase agreement with an indi-
vidual property owner or public
entity such as the School Dis-
trict or Parks Department, or a
land lease or trade agreement
with the Forest Service. Land
donations from private or public
sources would be another alterna-
tive.

The Board of County Commis-
sioners, pursuant to the County
Subdivision Regulations, can
require land or fees in lieu
thereof for park, recreation, and
open space purposes. Land dedi-
cation is based upon the size of
the proposed subdivision as
follows:

® For tracts containing lots of
4.75 or more acres, the minimum
dedication shall be five per-
cent (5%) of the gross acreage.

® For tracts containing lots of
less than 4.75 acres, the mini-
mum dedication of land will be
determined by a sliding scale
which includes a contribution
of acreage equal to five per-
cent (5%) of the gross acreage
plus an additional six hun-
dred (600) square feet of land
for each proposed dwelling unit
in the subdivision. 1In no
case shall dedication exceed
twenty-five percent (25%) of
the gross acreage.

Through a coordinated and con-
certed effort, the County Parks
Department, acting as a fiscal
agent, could accept, at the re-
quest of the local park district
or association, a parcel of land
as a park and open space credit.
The land could then be given to
the local entity by the County
Parks Department. However, un-
less a sizeable development was
proposed, only small parcels of
land, many of which may be widely
dispersed throughout an area,
could be acquired in this manner.

Other feasible options are avail-
able and should be examined in
detail. In all likelihood, it
may take a combination of methods
to implement a successful park
development program. The key,
however, will be citizen action
in cooperation with the County
Parks Department, the U.S. Forest
Service, School District 14,
homeowners' associations, and
other interested local groups.

Several hiking trails are located
on U.S. Forest Service land.
Unfortunately, most of these
trails are inaccessible from the
U.S. 24 Corridor. The Forest
Service has proposed several
trails from the corridor which
are shown on the Generalized De-
velopment Plan.
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A pedestrian/bicycle trail has
been proposed along Fountain
Creek linking Ute Pass communi-
ties and the proposed park in
Chipita Park to existing and
proposed parks in Green Mountain
Falls. Design Guideline 4 de-
picts a recreational area and
trail system that links active
and passive recreational oppor-
tunities. The trail would not
only provide a recreational
opportunity, but an alternative
transportation route between Ute
Pass communities as well. It
would also provide a safer route
for children walking or bicycling
to school. Since land or ease-
ment acquisition and trail de-
velopment will be a lengthy
process, the trail is viewed as a
long-range priority.

As discussed in the Land Use
Chapter, the Forest Service has
approved plans for expansion of
the Pikes Peak Ski Area. Phase I
of the Pikes Peak Ski Area expan-
sion project is complete. Com-
pletion of Phases 2 and 3 are
contingent upon financing avail-
ability. The ski area will pro-
vide expanded winter recreation
opportunities for residents of El
Paso and Teller Counties.

Forest Service officials have
designated the Rampart Range area
of Pike National Forest as having
a high potential for future
recreational development. Addi-
tional development will provide
expanded recreation opportunities
for Ute Pass residents.

Design Guideline 4
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Police Protection

Police protection in the unin-
corporated areas of Ute Pass is
provided by the E1 Paso County
Sheriff's Department. Protection
is provided on a regular patrol
basis and as emergencies warrant.
The Town of Green Mountain Falls
employs a Town Marshal and Deputy
who provide 24-hour protection
for the community. Under a
cooperative agreement between the
Town and County, the Marshal will
respond to calls outside the
corporate limits if the Sheriff's
Department is unable to respond.

Residents of the unincorporated
areas of Ute Pass have expressed
a desire for continuous police
protection, with a substation lo-
cated in the area. This may be
infeasible at the present time
due to a lack of funds. However,
it may be feasible to extend the
cooperative agreement between the
County and Green Mountain Falls
to share the existing facility in
the Town. Although the Green
Mountain Falls facility is not
centrally located within the
planning area, this would at
least provide continuous police
protection.

The Sheriff's Department has no
facilities in Ute Pass. The
Green Mountain Falls Marshal
office is located at Ute Pass
Avenue and Foster Avenue. The
building, although small and in
fair to poor condition, is ade-
quate at the present time. How-
ever, at some point in the fu-
ture, additional space may be

needed. Two options were recom-
mended in the Town's Comprehen-
sive Plan. One option is to
include space in the new Town
Hall. The other option is to
utilize the old Town Hall once
the new Hall is constructed. If a
joint facility is not possible, a
site with a central location
should be considered for the
Sheriff's Department substation
such as near the fire station in
Chipita Park.

Fire Protection

Fire protection in the planning
area is provided by two fire pro-
tection districts. The Green
Mountain Falls/Chipita Park Fire
Protection District (F.P.D.)
serves most of the western high-
way corridor including Green
Mountain Falls and Chipita Park.
The Cascade Fire Protection Dis-
trict (F.P.D.) serves the remain-
der of the eastern corridor.

Both fire protection districts
operate as volunteer fire depart-
ments. The Green Mountain Falls/
Chipita Park F.P.D. operates a
central fire station in Green
Mountain Falls on Ute Pass Avenue
just south of Lake Gazebo. A
small substation is located in
Chipita Park on Chipita Park
Road. Most of the equipment
utilized by the district is
stored at the main station in
Green Mountain Falls. The Cas-
cade F.P.D. operates a fire

station in Cascade on Severy
Avenue. The facilities are in
good structural condition and ap-
propriately located. Response
times are generally under two
minutes to any point within the
respective districts.

Water pressure for fire protec-
tion purposes often exceeds
minimum standards. The location
of fire hydrants throughout the
planning area is adequate to
serve existing developed areas.
No hydrants are located northeast
of U.S. 24, except in Cascade.

The provision of hydrants north-
east of the highway is not pos-
sible at this time due to the
absence of a public water system
in the area. The service area of
the proposed water treatment
plant will provide water to most
potentially developable areas.

Facility needs of both districts
are minimal at the present time,
although additional parking space
is needed adjacent to the main
fire station in Green Mountain
Falls. The station is centrally
located with respect to the
service area, but station egress
is problematic because of inade-
quate sight distances. Addi-
tionally, due to poor alignment
of the Ute Pass Avenue and Hotel
Street intersection, reconstruc-
tion of this curve was recom-
mended in the Town's Comprehen-
sive Plan.

A11 developed areas in Ute Pass
are accessible by fire protection
2quipment. Dead-end streets, re-
quired to have a cul-de-sac with

a minimum radius of 55 feet to
accommodate turning movements of
fire equipment, are impractical
in a mountain environment. Con-
sequently, equipment is backed.
down dead-end roads. When the
respective fire districts pur-
chase equipment, these limita-
tions are taken into considera-
tion. :

The service area of the Green
Mountain Falls/Chipita Park
F.P.D. should be expanded in the
future to serve developable areas
northeast of U.S. 24. Future de-
velopment may also increase
equipment needs to the point
where additional space is needed.
Expansion of the two main fire
stations may be impractical at
their existing locations. If
space requirements increase to
the point where additional space
is needed, expansion of the
Chipita Park substation is recom-
mended. This would provide a
centrally located facility for
areas where development is most
probable. This would also de-
crease capital construction costs
for a new fire station in addi-
tion to providing a Tocation for

~the Sheriff's Department sub-

station. Although joint fire/
police facilities are unsuitable:
for large urban areas where
police administrative functions
tend to conflict with fire opera-
tions, joint facilities function
rather well in small areas.
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The two fire protection districts
in the planning area should con-
sider consolidation. Capital
equipment costs and operational
and maintenance expenditures
could be provided at improved
economies of scale.

Furthermore, since each district
now levies its own taxes, the
combined purchasing power of the
two districts, as opposed to two
individual districts, would be
considerably enhanced. For
example, if an expensive capital
equipment item were needed, the
purchase may not have to be
deferred due to funding short-
ages.

No major wildfires have recently
occurred in Ute Pass. The Forest
Service provides assistance when
wildfires cannot be controlled by
fire districts. It is important
that development in high wildfire
potential areas be examined to
ensure adequate fire hydrant lo-
cation, water pressure, accessi-
bility, and retention of vegeta-
tive cover. Examination of the
potential wildfire hazard and
mitigation procedures during the
County development review process
is provided by County's Sub-
division Regulations.

Public Buildings

There are several public and
semi-public buildings in the
planning area. Present and
future facility needs/problems
are discussed hereinafter.

Ute Pass Library

The Ute Pass Library is located
on Severy Avenue in Cascade,
across from the fire station.

The library, situated in a small,
two-level structure owned by
School District 14, serves all
residents of Ute Pass. The 1i-
brary is adequate to meet current
demand, while the structure is in
fair to good condition.

Future population growth na-
turally will affect library
capacity. If population in-
creases to the point where addi-
tional classroom space is needed
at Ute Pass Elementary School,
the School District may utilize
the library, particularly if
taxpayers elect not to fund
construction of an addition. 1In
this instance, the library would
have to be relocated.

Increased population growth will
also necessitate a greater demand
for books, shelf and floor space,
and staff offices. Although the
basement currently is not used
for library functions, this space
may be needed in the future. Ex-
tensive remodeling may be neces-
sary to provide proper structural
spatial design for library opera-
tions. Adequate lighting would
also be needed. Space require-
ments may increase to the point
where the existing structure
would be insufficient or where
the costs of remodeling would be
prohibitive. A new library fa-
cility, centrally located in the
planning area, would then be
needed.

Recommended standards of the
American Library Association in-
dicate that a library serving a
population of 5,000 to 9,999
should maintain a collection of
15,000 volumes plus two volumes
per capita for population in ex-
cess of 5,000. Using this stan-
dard, the Ute Pass Library should
maintain 13,000 to 15,000 volumes
to serve a medium projected
population level of 4,340 by the
year 2000. Shelving space to
accommodate these volumes is
estimated at 1,600 to 2,000
linear feet. Floor space needed
to shelve books is estimated at
1,300 to 1,600 square feet, and
reader space floor area is esti-
mated at 500 to 700 square feet.
Additional floor area needed for
staff work space, a circulation
desk, mechanical rooms, supply
storage and other functions are
estimated at 1,500 square feet.

Ute Pass Museum

The Ute Pass Historical Society
owns and operates a museum on Oak
Street across from the Town Hall
in Green Mountain Falls. The
historically significant log
structure contains exhibits de-
picting various historic aspects
of the Town and Ute Pass. Al-
though small, the building is
adequate at the present time.

Although the Historical Society
owns the museum structure, the
lot is leased. The lease is soon
scheduled for renewal, however,
it may not be renewed by the
proparty owners. If this occurs,
a new museum site could be pro-
vided in several ways. One

option would be to move the
structure to a new site. A suit-
able site would be near the
proposed Town Hall. Another
option would be to provide space
in the new Town Hall. Obviously,
this may not be desirable if the
Historical Society wishes to
remain in the old log structure.
Another option would be to relo-
cate the museum next to the
existing Town Hall or to purchase
the existing museum site and
relocate the Town Hall next to
the museum. In either situation,
additional museum space could be
obtained by using the existing
Town Hall.

Post Office

The Postal Service operates two
post offices in the planning
area; one in Green Mountain Falls
and the other in Cascade. Both
facilities are in good structural
condition and adequate for pre-
sent needs.

Population increases will result
in service to more residents and
an increase in the volume of
mail. Additional space may be
required at both facilities to
accommodate the volume increase.
Land adjacent to the facilities
would provide only Timited space
for expansion. With increasing
operating costs, the Postal
Service may determine that only
one facility is needed in Ute
Pass. The Postal Service estab-
lishes new facilities in two
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ways: construction of a self-
owned building or procurement of
a lease agreement. It is recom-
mended that any new facility
should be located on an arterial
street to minimize the impacts to
Tocal streets and residential
neighborhoods.

Community Buildings

In Ute Pass, two community build-
ings provide space for conducting
meetings, social activities, and
a variety of other activities.
Marcroft Hall, located in Chipita
Park, is owned by the Chipita
Park Homeowners' Association and
provides space for a number of
association activities. The
Sallie Bush Community Building in
Green Mountain Falls serves a
similar function, but is also
available to the Town for meet-
ings which require more space
than that provided by the Town
Hall. The facilities are in good
structural condition.

Utilities

Adequate systems for water,
sewer, electricity, and natural
gas are basic needs required to
support a population.

Water

Although the City of Colorado
Springs supplies water to several
communities in Ute Pass, essen-
tially two different systems are
operating in the area. An analy-
sis of the two systems is pro-
vided below.

Green Mountain Falls and
Chipita Park--

Water in Green Mountain Falls and
Chipita Park is supplied by the
City of Colorado Springs from its
North Slope water system. Water
is provided by the North and
South Catamount Reservoirs and
transmitted through a 24-inch
pipeline adjacent to Crystal
Creek. The water is disinfected
at the chlorination facility at
Mountain Avenue and Grant Street
prior to entering the distribu-
tion system.

The water distribution systems
are owned by the communities of
Green Mountain Falls and
Colorado Springs.

The existing distribution system
was constructed in the 1880's to
supply the area now occupied by
the business district near Lake
Gazebo. As the community expan-
ded, larger mains were installed,
with the backbone of the system
being the 8-inch main extending
from Catamount Creek along the
upper edge of the Town, reducing
to 6-inch, and finally terminat-
ing at the low point in the sys-
tem near the lake in Chipita
Park. In many instances, mains
were installed without regard to

"property lines or street loca-

tions. The larger mains are cast
iron, while the earlier mains
were installed using lead joints.
The system also has a few remain-
ing dead ends which do not pro-
vide proper circulation and are

subject to freezing. Some mains
do not have sufficient cover to
prevent freezing. To reduce
breakage, bleed-off points are
located at a few points in the
system. Water is bled at these
points during winter months, re-
sulting in some waste.

New residential construction in
the upper elevations of both
Green Mountain Falls and Chipita
Park has resulted in water supply
problems since some remaining
small mains are connected to
numerous house services. The
north slope has adequate water
volume and pressure, but service
levels to individual residences
are limited by inadequately sized
mains at isolated locations in
the distribution system.

Water consumption in the planning
area is estimated at 125 gallons
per capita per day (gpcpd). Ac-
curate consumption figures are
unavailable since some service
connections are not unmetered.
Systems operating on a flat rate
basis typically are conducive to
excessive and wasteful water
usage. The bleeding of mains to
prevent freezing in the winter
accounts for some of this waste.
Most connections in Chipita Park
are metered and the City of
Colorado Springs is continuing to
install meters for the few re-
maining unmetered accounts in
both Green Mountain Falls and
Chipita Park.

Cascade--

Water in Cascade is provided by
the Cascade Public Service Com-
pany. There are two sources of.
water supply: a connection to
the Colorado Springs 20-inch
North Slope Pipeline and a stream
diversion on Cascade Creek. Both
are located at the southwest edge
of the community. Before entering
the distribution system, water is
chlorinated by passing through a
booster pumping station. This
station supplies water to the
entire distribution system.

A ground storage reservoir is lo-
cated east of the community. The
reservoir is an 82,000 gallon
steel structure buried to the
roof, having a 16-foot sidewall.
The overflow elevation is ap-
proximately 7,800 feet. A 25,000
gallon gunite reservoir at the
North Pole comprises the remain-
der of the system storage. Due
to pumping levels and the ar-
rangement of the system, water is
wasted once the reservoirs are
filled. This unnecessary waste
could be eliminated by installing

‘altitude values in the reservoir

piping system. h

Problems of the Cascade water

plant are similar to those in
Green Mountain Falls and Chipita
Park. Water connections in Cas-

cade are unmetered, and billing
is on flat rate basis.

Proposed Improvements--

Another serious water system
problem, in addition to insuffi-
cient main depths, inadequate
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main sizes, dead-end lines, and
high consumption, involves the
quality of water introduced to
the system. Reservoir water re-
ceives no treatment other than
chlorination and occasionally
violates State turbidity stan-
dards (turbidity is water that
contains suspended sediment).

The State has taken no official
action to mandate treatment of
water for the system, but such
action appears inevitable.
Anticipating such action, the
City of Colorado Springs prepared
a study detailing several alter-
natives for adequate water treat-
ment and distribution in Ute
Pass. The study concluded that
the development of an area-wide
water supply, as opposed to the
present method of individual
supplies for multiple. contiguous
communities, offers the advantage
of scale construction and a
significant savings in operation
and maintenance costs. The plant
would provide water to Green
Mountain Falls and Chipita Park
and, under various alternatives,
Cascade and Manitou Springs. The
recommended site for the treat-
ment plant is situated east of
Green Mountain Falls, adjacent to
U.S. 24. The site, approximately
34 acres in size, has been ac-
quired by the City of Colorado
Springs.

Plant design capacity was based
on projected population levels in
the year 2000. The maximum daily
consumption rate was estimated at
2.19 miTllion gallons per day
(mgd) for Green Mountain Falls,
Chipita Park, and Cascade. Con-
sidering the need for expansion,

a plant design capacity of 2.0
mgd was recommended. The pro-
posed plant site is at an eleva-
tion to serve most of the corri-
dor by gravity. The plant also
has the potential to supply
Crystola with public water.

Distribution of water to the two
systems was proposed by means of
a 12-inch transmission main con-
nected to distribution mains in
each of the communities. Gener-
ally, the proposed transmission
main would run along Mountain
Road and Chipita Park Road. No
transmission or distribution
lines were proposed northeast of
U.S. 24, but water could be pro-
vided to this area by additional
mains extending under the highway
in the vicinity of the proposed
plant.

Pressures in the distribution
system, ranging from 60 to 150
pounds per square inch (psi),
would be sufficient for fire pro-
tection purposes.

Although the future of the treat-
ment plant is uncertain at this
time, the remainder of the water
system needs improvement. These
improvements should include re-
placing undersized mains, pro-
viding adequate cover over mains
to prevent freezing, and looping
systems to obtain adequate circu-
lation. Due to topography, load
distribution, and other factors
distinct to the planning area,
4-inch mains would be considered
adequate for short distances.

The minimum size replacement main
for Tonger distances should be 6
inches.

[f the treatment plant is con-
structed, cooperation will also
be essential to minimize the
visual impacts of water and
transmission lines extending
downhill from the treatment
plant. Adequate measures should
be ensured to avoid another hill-
side scar such as that along
Crystal Creek. It is also sug-
gested that utilities be consoli-
dated where possible in one
utility easement to minimize po-
tential visual effects.

Sanitary Sewer System

The treatment of sanitary wastes
in the planning area is currently
provided by individual septic
systems. While this method of
disposal was adequate in past
years, the continued use of in-
dividual septic systems could re-
sult in serious water quality
problems. Small scale varia-
tions in soil types, topography,
water table, bedrock depth, and
other factors can provide areas

adequate for septic systems, yet,

extreme care is necessary in
siting and designing such sys-
tems. Inadequate installation
can result in the failure of sep-
tic tanks and leaching fields
with raw sewage surfacing on the
ground. The City/County Health
Department estimates that an
average of 20 to 30 septic sys-
tems fail each year in Ute Pass.
Septic system failure can result
in the contamination of surface
and groundwaters.

A water quality study, completed
in 1976, determined that water in
Fountain Creek violated A-1 stan-
dards with regard to fecal coli-
form¥* Stream and well monitoring
was initiated, but no specific
sources of pollution were identi-
fied. The study speculated that
individual septic systems may be
contributing to stream pollution
as a result of system failures,
the migration of intermittent
springs, and seasonal high water
tables. The influx of summer
residents and tourists does ap-
pear to have a detrimental effect
on water quality. This effect
could increase over time as more
residences are constructed or
converted to year-round use. A
central wastewater treatment fa-
cility was not recommended by the
water quality study, but a pro-
gram of periodic cleaning and in-
spection by the Health Department
was recommended. The Pikes Peak
Area Council of Governments has
completed this program begun in
1981 with results to be published
in mid-1982. The program was
perceived as voluntary with costs
incurred by PPACG.

¥ -1 standards for streams
used in 1976 have been amended by
the Water Quality Control Commis-
sion (WACC). Current standards
for Fountain Creek between
Crystola and Colorado Springs
are:
Recreation, Class 2
Cold Water Aquatic, Class 1
Domestic Water Supply
Agriculture
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The 1978 and 1981 updates to the
Areawide Water Quality Plan con-
cluded that no major point source
discharges existed within the
Upper Fountain Management Area.
Water quality problems, the study
surmised, were effectuated by
non-point discharge sources such
as riding stables and individual
septic system seepage. Based on
this information, this report
recommends that individual septic
systems should be restricted to
areas with slight soil limita-
tions, while existing systems
should be properly maintained.

Existing residential land uses in
the planning area exhibit an
overall Tow density, however,
several areas exist where dwell-
ing units are located on small
lots. This situation contributes
to the potential pollution prob-
lem since inadequate drain fields
may be available for proper
absorption of wastes. In some
cases, septic systems are located
too close to wells. In areas not
served by public water, common
septic systems and self-contained
disposal units, approved by the
State and County Health Depart-
ments, should be encouraged in
future projects.

Storm Drainage

Storm water runoff is one of the
factors contributing to poor
street conditions in some areas
(see Transportation Chapter).
Existing storm water drainage fa-
cilities are limited and inade-
quately and/or improperly main-
tained. A system of roadside
ditches, culverts, and drainage

easements is needed in order to
mitigate existing drainage prob-
Tems. Natural drainageways
should be utilized to the degree
possible. Adequate drainage fa-
cilities and erosion control mea-
sures are required by County Sub-
division Regulations.

Electrical Power

Electricity in the planning area
is supplied from two sources.
The City of Colorado Springs
supplies power to-a majority of
the U.S. 24 Corridor area extend-
ing from Cascade to Lofland
Gulch, including the Town of
Green Mountain Falls. Inter-
mountain Rural Electric Associa-
tion supplies power to the re-
mainder of the western corridor
area as well as the northern
portion of the planning area.

Existing supplies and transmis-
sion facilities are adequate to
meet present and future demands.
The provision of distribution fa-
cilities to undeveloped areas
should be carefully reviewed for
their impact on the visual en-
vironment. Power lines typically
are installed above-ground and
tend to detract from the visual
environment. The placement of
power lines underground should be
encouraged for all new develop-
ment where economically feasible
(see Design Guideline 2 on

page 28).

Unfortunately, many existing
areas are served by above-ground
power lines. These lines tend to
be more noticeable from the U.S.
24 Corridor since they 1lie down-
hill where a viewer's attention
is typically focussed. Suppliers
will not assume sole fiscal re-
sponsibility for placing power
lines underground. Special as-
sessments or other cooperative
agreements between the suppliers
and consumers should be investi-
gated. Costs of placing lines
underground in new development
will be incurred by the developer
and, ultimately, by the home-
owner.

Future development should be en-
couraged to utilize construction
and/or site design techniques
which conserve energy or utilize
alternative sources of energy
(for prototype wind control mea-
sures, refer to Design Guideline
5). Much of the vacant, develop-
able land in the planning area is
Tocated on south-facing slopes
northeast of U.S. 24. The solar
gain of these slopes makes them
ideal for utilizing active or
passive solar collection systems.
Considerations for passive solar
design are provided in Design
Guideline 6.

Natural Gas

Natural gas in the planning area
is supplied by Peoples Natural
Gas Company. Supplies and dis-
tribution facilities are adequate
for present and future demand.
Construction which promotes

energy conservation or alterna-
tive energy sources is encouraged
by the E1 Paso County Land De-
velopment Code.

Solid Waste Disposal

Solid waste disposal currently is
provided by two private companies
which dispose of the waste out-
side the area. Solid waste
collection fees are quite high
since no one collector has suffi-
cient pick-ups to recoup overhead
at.a reasonable cost to the cus-
tomer. Ute Pass residents, at
citizen participation meetings,
expressed a desire for no sani-
tary landfills in the area since
geologic and hydrologic condi-
tions are unsuitable.

Demand versus Capacity

The demand for public and public
related services and facilities
created by future development
should not exceed the existing
capacity to provide such service
or facility. Approval of new
developments in Ute Pass should
be contingent upon demonstration
of this policy. In addition,
priority should be given to de-

velopments in proximity to exist-

ing developed areas with adequate
public facilities and services.
It is also recommended that El
Paso County develop a monitoring
system whereby public capital fa-
cility needs are identified and
planned for in advance of de-
velopment.

1
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Design Guideline 5

Wind Control

WINTER
WINDS

WINE DPIRECTION IN UTE PASS 0 COOLER WINDS ELOW

IS UNPREDICTABLE, (N MOST
CASES., PREVAILING WINDS
(CRAINAGE  WINPS) ARE
FROM THE NORTHWEST .

CREST LINES ARE coLD
ANE WINEEY UNLESS PrRo-
TECTED BY WIND BREAKS,

LOCATE STRUCTURE ON
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Design Guideline 6

Passive Solar

SUMMER /
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introduction

The movement of people and goods
to, from, or within an area prob-
ably has more influence upon the
way the area will develop than
any other factor. The transpor-
tation system not only influences
the location and type of develop-
ment, but dictates land use in-
tensity to a certain extent. The
purpose of this chapter is to
analyze the existing transporta-
tion network in the planning area
and examine ﬁrob1ems and inade-
quacies of the system. Poten-
tials for providing alternative
modes of transportation will also
be examined. Since the street
system is the major transporta-
tion network in the planning
area, it will be initially dis-
cussed.

Streets and Highways

Streets are usually classified
according to the intended func-
tion of the particular street.
The functional classification
provides for the logical and ef-
ficient movement of traffic into
and through the area. Classifi-
cations normally used are arter-
jals, collectors, and local
streets.

Arterial streets carry relatively
high speed through traffic, ac-
commodate traffic moving consid-
erable distances within an area,
and accommodate traffic moving
into and out of an area. These
types of streets are designed to
move traffic rather than to ac-
cess specific land uses. The
principal function of collector
streets is to gather traffic from
local or residential streets and
carry it to the arterial system.

Collector streets, serving neigh-
borhood activities such as
schools, churches, and parks,
should be designed so they serve
minor traffic generating acti-
vities without carrying through
traffic. Adequate space for two
lanes of moving traffic should be
available at all times. Local or
residential streets are those
streets with the primary function
of providing access to abutting
properties. Through-traffic
movements usually are discouraged
on local streets.

The only classified roadway in
the planning area is U.S. 24.

The four-lane divided highway is
classified as a principal arte-
rial, providing through traffic
movement between Colorado Springs
and Woodland Park. The highway
also serves as the major access
route to Ute Pass.

Although other roads are unclass-
ified, their function is evident
from observing traffic movements
and travel patterns. Chipita
Park Road, formerly old U.S. 4,
was the principal route through
the area prior to construction of
U.S. 24. 1t now serves as the
major access route from U.S. 24
to residential areas in Cascade,
Chipita Park, and Green Mountain
Falls. Chipita Park Road also
provides intercommunity travel
between Green Mountain Falls and
Cascade, although this function
is secondary to its primary func-
tion of accessing adjacent land
uses. Other roads, providing ac-
cess from residential areas to
Chipita Park Road, function as
collectors.

Southwest of U.S. 24, development
is served by an adequate street
network. The street system in
Cascade northeast of U.S. 24 is
less well defined. The frontage
road provides access from U.S.
24, functioning as a minor arter-
ial. Serving as collectors,
Pyramid Mountain Road, Hagerman
Avenue, Topeka Avenue, and Severy
Avenue distribute traffic from
residential areas to the frontage
road. Scattered residential de-
velopments northeast of U.S. 24
and west of Cascade are served by
both public and private roads.

An inadequate street system and
other factors such as utility
availability and slopes have con-
tributed to sparse development
northeast of the highway.

Traffic Volumes

Average Daily Traffic (ADT) vol-
umes are illustrated on the
Existing Street Systems Map (see
page 47). The illustrated fig-
ures are two-way average daily
traffic counts obtained by the
Colorado Department of Highways
and the E1 Paso County Department
of Transportation. The counts
for U.S. 24 were obtained in
1978. 1980 counts were expected
to be slightly higher. The
second counts are estimated peak
daily counts for U.S. 24 which
occurred during the months of
July and August, 1978. The fig-
ures for county roads are 1980
counts.

As might be expected, the highest
traffic counts were recorded on
U.S. 24. Southeast and northwest
of Cascade, ADT's of 13,050 and
10,100 were recorded respec-
tively, indicating a decrease in
volume of 2,950 vehicles at Cas-
cade. Counts on U.S. 24 de-
creased to 9,850 ADT at Green
Mountain Falls and 8,350 ADT west
of Crystola. Overall, traffic on
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U.S. 24 decreased by 4,700 ve-
hicles between Cascade and Crys-
tola, a volume reduction of 36
percent. Viewed from another
perspective, traffic volume from
Crystola to Cascade increased by
56 percent. These figures indi-
cate that between one-third and
one-half of the traffic on U.S.
24 have origins or destinations
within the planning area. This
substantiates that the highway
not only functions as a major
through traffic route but as an
access route to the Ute Pass
residential areas.

The peak ADT on U.S. 24 increased
by approximately one-half during

the summer months. This increase
can be attributed to summer resi-
dents of the area and the tourism
industry.

Much of the decrease in traffic
on U.S. 24 northwest of Cascade
can be attributed to Chipita Park
Road. A majority of the traffic
is presumably headed to and from
Santa's Workshop and the Pikes
Peak Toll Road. Traffic counts
on Chipita Park Road show a sig-
nificant decrease in volume from
2,291 to 980 after the Toll Road
exit. Presumably, this section
of Chipita Park Road primarily
provides access to the Toll Road
as well as Cascade, but serves a
Timited function in providing ac-
cess to Chipita Park. Most
motorists use the Chipita Park
exit rather than the Cascade exit
as revealed by the traffic counts
on Chipita Park Road in the vi-
cinity of the elementary school.

In essence, it is assumed motor-
ists are using the Chipita Park
exit because of its convenience
and land use accessibility.

Traffic on Chipita Park Road in-
creased from 1,991 vehicles west
of the elementary school to 2,412
vehicles east of the Green Moun-
tain Falls' corporate limits.

The conclusion can be drawn that
Green Mountain Falls is a point
of origin and destination for
many daily trips generated by
Chipita Park residents.

Projected Traffic Volumes

An increase in population may re-
sult in an increase in automobile
traffic. Traffic volumes may in-
crease to the point where addi-
tional roadway capacity is needed
or where present problems will

be magnified. Therefore, it is
desirable to project future traf-
fic volumes.

Traffic volumes usually dincrease
in proportion to population
growth, but at a slightly higher
rate. Trip Generation, published
by the Institute of Transporta-
tion Engineers, reports an aver-
age of 10 vehicle trips per day
to or from a single family dwell-
ing unit based on a range of 4.3
to 21.9 trips per unit per day.
It should be noted that a trip is
defined as a one-way movement
from the point of origin to the
point of destination. The pres-
ence of summer homes in Ute Pass
tends to lower the annual aver-
age, hut not the peak trip gener-
ation rates. Furthermore, some
short-distance trips among

origins and destinations in the

planning area would not involve

travel along U.S. 24. Given

an increase in the number of
dwelling units, the additional
traffic generated can be esti-
mated by multiplying the number
of dwelling units by the trip
generation rate.

A medium range population in-
crease of approximately 1,600
persons is projected for Ute Pass
by the year 2000. This popula-
tion increase would imply an ad-
ditional 667 dwelling units, as-
suming the estimated 1980 median
of 2.4 persons per dwelling unit.

Applying a current trip genera-
tion rate of 4 trips per dwelling
unit yields 2,668 total trips
generated per day.

¥ This figure was arrived at by
subtracting the traffic counts at
either end of the corridor
(13,050 - 8,350 = 4,700) and di-
viding this by the estimated num-
ber of dwelling units. The num-
ber of dwelling units was esti-
mated by dividing the estimated
1980 population by the estimated
1980 median persons per dwelling
unit (2,775 - 2.4 = 1,156).

4,700 - 1,156 = 4.1. It should
be pointed out that the estimated
current trip generation rate of

4 is lower than the national
average. This is due to the

fact that a number of vacant
dwelling units (summer homes)
were included in the computation.

Assuming no major employment or
shopping opportunities will lo-
cate in the Pass, the projected
volume of 2,668 additional trips
by the year 2000 would be pri-
marily accommodated by U.S. 24.

In addition, the population of
Woodland Park is projected by the
PPACG to increase from 2,630 in
1980 to 6,950 by the year 2000.
This is a projected increase of
4,320 persons, or 164 percent.

An increase in traffic of 175
percent is projected with this
increase in population.

Applying this percentage increase
to the daily traffic counts at
either end of the corridor yields
estimated counts of 14,610 west
of Crystola and 22,840 southeast
of Cascade. Adding the proiected
traffic volume generated by Ute
Pass residents to the estimated
volume southeast of Cascade pro-
duces a total estimated daily
traffic count of 27,360. This
assumes that all trips generated
by Woodland Park and Ute Pass
residents would have origins or
destinations in Colorado Springs.
It is reasonable to expect traf-
fic to increase on U.S. 24 to ap-
proximately 20,000 to 22,000 ve-
hicles per day near Cascade.
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Based on a roadway capacity anal-
ysis, it can be concluded that
U.S. 24 has sufficient capacity
to accommodate projected design
hour volumes (dhv) by the year
2000. The analysis did not in-
clude intersections where modifi-
cations such as the installation
of traffic control devices or re-
construction could affect future
traffic volumes on the highway.

Traffic volumes are also expected
to increase on other roads in the
planning area, but proportion-
ately the increases should not be
as significant as on U.S. 24.
Where existing roads serve
limited development, the in-
creases will be substantial be-
cause of present low volumes.
Traffic on Chipita Park Road is
not expected to increase sub-
stantially since the majority of
future development is projected
to occur northeast of U.S. 24.
The road will have sufficient
capacity to accommodate the an-
ticipated increase in traffic.

Street Conditions

The street pattern in Ute Pass is
characterized by a system of cur-
vilinear streets. Some streets,
such as Fountain Road and Moun-
tain Road, conform to area topog-
raphy, but many streets have been

constructed perpendicular to con-
tour Tines. Some street grades
approach 30 percent which exceeds
the maximum grade of 12% at a de-
sign speed of 30 MPH and a criti-
cal upgrade length of 200 feet.

A majority of the streets are
surfaced with material other than
natural material (generally de-
composed granite). Steep side
slope cuts with Tittle or no veg-
etative cover convey a consider-
able amount of water runoff to
raodway surfaces. Inadequate
provisions for the drainage of
this water has resulted in ex-
cessive erosion along the sides
of and across streets. The com-
bination of steep grades, road
base depth reductions, and the
need for drainage ditch improve-
ments have resulted in poor
street conditions in some areas.
Design Guideline 7 outlines some
basic principles for mountain
road design.

Design Guideline 7

Mountain Road

RIPRAR
PRAINAGE

NATURAL DRAINAGEWAY

SWALE
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0 ALIGNING ROAD WITH ToORO—
GRAFPHY AVOLIDS EXCESSIVE
GrRADES AND DRrAKAGE
PROBLEMS.

0 REVEGETATE ROAD CUTS
WHERE POSSIBLE TO
PROVIDE NATURAL SOl
EROSION CONTROL., MiNI-
MIZE RUNOFF AND
SICTATION , AND REPUCE
VISUAL (MPACT. ,
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o SLOPE ROADPBER TO
HELDIDE.

O UTIl I NATURAL DRAINACE-
WATS TO CONVEY RUMNOFF;
ROADSIDE SWALES CON—:
STRUCTED O THE UPHILL
SIPE SHOUL D Ot eECT
RUNOFF FRON RROAD
SURFACE.
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The key to improving street con-
ditions is the construction of an
adequate drainage system. When
roadways are parallel to contour
lines, water should be diverted
by constructing a system of road-
side ditches and cross culverts
which empty into natural drain-
ageways. Cut slopes, where pos-
sible, should be revegetated to
minimize soil erosion and sedi-
mentation and maximize runoff
control. Where extremely un-
stable soils exist or other con-
ditions warrant, the construction
of retaining walls or terracing
cut slopes may also reduce soil
erosion.

Culverts should be installed on
streets running parallel to con-
tours in order to prevent runoff
being intercepted by these
streets and carried to streets
running perpendicular to con-
tours. This will assist in miti-
gating road erosion where cross
culverts are needed. When cul-
verts are installed, inlets and
outlets should be protected.
Maintenance of culvert inlets is
important to keep the drainage
system operating properly.

Natural drainageways should be
utilized where possible to convey
runoff. Where runoff is diverted
from its historical course to
other than natural drainageways,
drainage easements should be ob-
tained across private property.
Considerations for effective site
drainage are offered in Design
Guideline 8. Drainage character-
istics will vary from site to
site.

Design Guideline 8

Site Drainage

0 RETAIN EXISTING
VEGETATION TO MININMIZEES
SOl EROSION, ABSORES
RUNOEE, AND PRESERVE
SITE CHARACTER.

o DOWNSFPOUTS SHOULD s=e
DPIRECTED TOWARD
VECGETATED AREAS
RATHER THAN IMPERVIOUS
SURFACES.

0 FPOST - PEVELOPMENT
DRAINAGE SHOULD BEeE
HELD To PRE-DeEvELOP-
MENT RATES.

0 LAND SHOULD SO
ANAT FROM THE STRUC~
TURE (N ALL DIRECTIONS
CONVEY ING RuUuNOrFF To
NATURAL PRAINAGES,
DRAINAGE EASENMENTS,
AND ROAISIDE DITCHES.

Major Street Problems

In Ute Pass, several problems
exist with respect to street
rights-of-way and alignments.
Street rights-of-way range from
40 to 60 feet in width with the
exception of 80 to 100 foot wide
rights-of-way in downtown Green
Mountain Falls. Most existing
developed streets have dedicated
rights-of-way.

Existing rights-of-way are of
sufficient width to accommodate
two travel lanes plus drainage
improvements with the exception
of areas with steep grades and
side slopes. However, some
streets have been constructed at
widths which allow for only one
travel lane and several structures
and other appurtenances. The
exact location of rights-of-way
should be determined prior to
undertaking drainage or street
improvements.

In some locations, developed
streets extend outside right-of-
way lines platted and dedicated
years ago. The streets were con-
structed in this manner because
the dedicated rights-of-way do
not conform to natural topo-
graphic features and, in some
cases, extend up undesirable
grades. These rights-of-way
could be vacated, sold, or ex-
changed for other rights-of-way.
In some areas, they could also be
used for drainage easements or
trails.
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Upon approval by the County
Planning Commission and Board of
County Commissioners, private
roads are permitted in the R-3
and R-4 zones, according to
County Development Code. Some
private roads, non-conforming to
the Subdivision Regulations,
exist in the R-T zone, particu-
larly in sparsely populated areas
northeast of U.S. 24. While the
Subdivision Regulations suggest
that private roads are better
suited to Planned Unit Develop-
ments, they may also be prefer-
able in areas posing environ-
mental conditions such as un-
stable slopes, dense vegetative
stands, and unique natural
drainageways.

Other major street problems are
related to alignment and inter-
section configurations which are
illustrated on the Existing
Street System Map. The following
analysis examines these problems
while evaluating alternative
solutions. In some cases, the
alternatives proved infeasible.

The most critical problem area

at present is the U.S. 24/Chipita
Park Road intersection in Cas-
cade. This "T" intersection with
Chipita Park Road dead-ends at
U.S. 24, Access to northwest-
bound and southeast-bound U.S. 24
is provided for traffic moving in
both directions. A frontage road
on the southwest side of the
highway provides access to high-
way use north and south of Chi-
pita Park Road. Access to the

northeast of U.S. 24 increases
the number of turning movements
required to travel from the
southwest side of Cascade to the
northeast side. Access from the
highway to the northeastern por-
tion of Cascade is provided at
Severy Avenue and at a point near
the post office. Both of these
roads provide access to the
frontage road. The access road
at Severy Avenue provides access
only to northwest-bound U.S. 24,
while the road near the post of-
fice provides access to and from
both northwest-bound and south-
east-bound U.S. 24. As a result,
motorists traveling from the
southwestern portion to the
northeastern portion of Cascade
must go from Chipita Park Road to
southeast-bound U.S. 24, down
U.S. 24 for a distance of ap-
proximately 1,500 feet, turn
left, and exit onto the frontage
road near the post office. Move-
ment from the northeastern to the
southwestern portion of Cascade
is more convenient, but could
represent a potential future
problem with increased conges-
tion. Motorists must enter
northwest-bound U.S. 24 at Severy

Avenue, travel approximately 700

feet on the highway while cross-
ing two lanes of traffic and turn
left at Chipita Park Road.

One alternative for providing
access across U.S. 24 would be
where Chipita Park Road aligns
with Topeka Avenue. However, the
grade at Topeka Avenue is such
that it would be very difficult
and expensive to extend to the

highway. When the highway was
constructed, access to Topeka
Avenue from the highway was not
provided for this reason.

One alternative for realigning
the Chipita Park Road/Topeka Ave-
nue intersection is to recon-
struct Chipita Park Road along
the existing frontage road south-
west of U.S. 24. The intersec-
tion could then align with Severy
Avenue or the access point near
the post office. However, re-
alignment at Severy Avenue might
make access to the 7-11 Store
difficult since the existing
access point is located where
Chipita Park Road would need to
be constructed to align with
Severy Avenue. The store access
should not channel traffic di-
rectly to the intersection. The
remainder of the frontage road
further complicates the inter-
section alignment. In essence,
reconstructing the intersection
near the post office would cir-
cumvent these two problems, but
the realignment may not be any
more convenient than the existing
situation.

It is recommended that an analy-
sis be conducted to determine

the public benefits/costs ratio
associated with realignment of
this intersection. The need for
a traffic signal has been
examined by the Colorado Depart-
ment of Highways who is respon-
sible for U.S. and Interstate
highways located in the State.
The Department found that traffic
accidents did not warrant signal-
ization of the intersection. The

Department did indicate, however,
that flashing lights could be in-
stalled if associated electricity
costs would be incurred by local
residents. Although this action
does not address the source of
the problem, it would alert
motorists to the problem inter-
section.

Another problem intersection is
the Chipita Park Road/Pikes Peak
Tol1l Road intersection. The Toll
Road rises steeply to the north-
west at an angle of approximately
30 degrees from Chipita Park
Road. Traffic on the Toll Road
is given the right-of-way because
of higher traffic volumes.
Southeast-bound traffic on Chi-
pita Park Road must stop at the
intersection. Sight distances at
this point are limited due to
grade differential, vegetation
and the angle at which the Toll
Road intersects Chipita Park
Road. Generally, streets should
not intersect at angles more than
20 degrees from perpendicular in
order to maintain adequate motor-
ist visibility in all directions.
While realignment represents the
best method of mitigating the
sight distance problem, this ap-
proach may be unfeasible due to
steep slopes and the availability
of additional right-of-way near
the intersection. Relocating the
Toll Road to another point on
Chipita Park Road also appears
unfeasible. Designating Chipita
Park Road as a through street and
moving the stop sign to the Toll
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Road is one short-term alter-
native. Requiring motorists on
the Toll Road to stop is prefer-
able to the present situation
since sight distances on the Toll
Road are not as restricted. One
drawback is the amount of traffic
utilizing the Toll Road versus
Chipita Park Road, especially
during the summer tourist season.
This alternative may also present
a hazard by requiring motorists
to stop at the base of a fairly
steep road, especially with snow
and ice buildup during the win-
ter. Changing the stop sign on

a seasonal basis is not recom-
mended because motorists tend to
respond to what they are used to,
as opposed to what is actually
there. Considering all of the
alternatives, it appears the best
solution at this time is to
maintain the existing alignment
and the location of the stop
sign. Visibility for motorists on
Chipita Park Road could be in-
creased by cutting back the slope
to the northwest of Chipita Park
Road and removing vegetation
where needed. Long-term solu-
tions, as suggested, might in-
clude realignment of the inter-
section or relocation of the Toll
Road entrance.

Several other intersections in
the planning area exhibit poor
intersection alignment. Most
notable are: intersections along
Chipita Park Road at Picaba Road,
Uneda Road, and Fountain Road;
intersections along Ute Pass Ave-
nue (Chipita Park Road in Green
Mountain Falls) at Hotel Street,
Belvidere Avenue, and Olathe Ave-
nue; and intersections of the
frontage road with Pyramid Moun-
tain Road and Hagerman Avenue in
Cascade. In all cases, minor
streets intersect the major
streets at an angle greater than
20 degrees from perpendicular.
Although this restricts visi-
bility, a majority of these
streets were constructed as such
in order to maintain a proper
grade at the intersection ap-
proach. While street realignment
is not recommended at this time
because of low traffic volumes
and high costs, cutting back the
slope to increase visibility is
recommended. To preclude this
problem in future developments,
proposed streets should intersect
at close to perpendicular angles,
as required by the County Subdi-
vision Regulations.

Major Street Plan

The classification of major
streets in Ute Pass is shown on
the Generalized Development Plan
(see Executive Summary). These
classifications were based on
existing projected traffic
volumes and anticipated street
functions.

U.S. 24 is classified as a prin-
cipal arterial, providing access
to collector streets in the area
and primary access through Ute
Pass. The frontage road in
northeastern Cascade is shown as
a minor arterial. The frontage
road provides access from U.S.
24 to residential areas in this
portion of Cascade.

Proposed collector streets and
their general alignment are also
shown on the Generalized Develop-
ment Plan. Several potentially
developable areas currently do
not have adequate access to meet
future demands. New rights-of-
way will be needed as these areas
develop. '

Hiking and Equestrian Trails

There are several hiking and
equestrian trails in the plan-
ning area. The majority are lo-
cated on Forest Service land.
The Forest Service has indicated
a desire to provide additional
access routes into the National
Forest. One particularly acute
problem with existing and future
trails is access across U.S. 24.
Access across the highway corri-
dor could be provided by utiliz-
ing existing concrete culverts

extending under the highway. Un-
fortunately, many of the culverts
only extend under one portion of
the highway; their exact loca-
tions are unknown at this time.
It is recommended that an inv-
ventory of these culverts be
undertaken in order to assess
their suitability as routes
Tinking trails to either side of
the highway.

At the present time, a potential
pedestrian/automobile conflict
exists along Chipita Park Road.
Children must walk along the
shoulders of the road to school
and are subjected to potential
dangers. A separated walkway or
trail should be provided to miti-
gate the problem.

Hiking and equestrian facilities
should also be separated from
automobile traffic to reduce
inherent conflicts between pedes-
trians or riders and the automo-
bile. Trails should Tink Tocal
activity areas such as parks,
public facilities, and historic
or natural points of interest.
Future trails should Tink with
proposed trails along Fountain
Creek as discussed in the Green
Mountain Falls Comprehensive
Plan.

A system of trails is proposed
that could provide alternatives
to automobile travel in Ute
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Pass. A trail along Fountain
Creek is proposed as a pedes-
trian, equestrian, bike trail.
Construction guidelines for de-
veloping trails are presented in

Design Guideline 9

Design Guideline 9. As proposed,
the trail would provide a safer
route for children walking to Ute
Pass Elementary School. The
other proposed trails are hiking
trails, primarily for recrea-

Trail System

HIKE /=S|

tional purposes. Some trails
may be used by tourists as well
as area residents. In order to
facilitate their utilization by
tourists and prevent problems of

parking on streets or private
property, trailhead facilities
should be developed. These fa-
cilities should consist of a
small parking lot, restrooms,
trash receptacles, and optional
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picnic facilities. One ideal To-
cation for such a facility is on
the northeast side of UJ.S. 24,
northwest of Sand Gulch where
Pike National Forest borders the
highway right-of-way.

Bikeways

The provision of bikeways should
receive careful consideration.
Only a Timited bikeway system is
feasible due to topographic and
surfacing constraints. Since
many streets are steep and un-
surfaced, they are not entirely
suitable for use by bicyclists.
It is suggested the trail pro-
posed along Fountain Creek be de-
signed to accommodate bicyclists
in addition to hikers.

Public Transportation

Local residents at public meet-
ings have expressed a desire for
a commuter bus which would pro-
vide daily service to Colorado
Springs. In all probability, the
feasibility of a regularly sched-
uled transit service is very
doubtful due to the sparse popu-
Tation and excessive travel time
to Colorado Springs. Service
between Woodland Park and
Colorado Springs was provided by
a private company approximately
two years ago, but was discon-
tinued due to lack of patronage.

Should energy conditions change
in the future, a feasibility
study could be undertaken to de-
termine the demand for a commuter
service. The study should ad-
dress, in addition to current de-
mand, potential future demand,
travel desires (to determine po-
tential routes), alternatives for
operation and administration of

a2 system, and a realistic fare
structure that would adequately
cover operation and maintenance
of such a system. Homeowners as-
sociations, Green Mountain Falls
officials, and Woodland Park of-
ficials should combine efforts to
study the potential for a com-
muter service. These entities
should work jointly with the
Colorado Springs Transit Auth-
ority to determine the feasi-

bility of extending service to

Ute Pass.

Until commuter services become
feasible, residents are encour-
aged to form car or van pools.
Possible parking facilities for
car or van pools would include
churches or other uses which
operate exclusively at night or
on weekends.
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7

Introduction

The relationship of the natural
environment to land use and
future development has become
increasingly important to many
mountain areas. As an under-
standing has grown about the com-
plexity of the relationships be-
tween human settlements and the
natural environment, conflicts
between social and economic
forces and the capability of the
natural environment to support
certain types of development have
become evermore apparent. These
conflicts can result in the ir-
revocable loss of significant
natural resources. As a prelimi-
nary step in addressing the in-
evitable conflicts between growth
and protection of the natural en-
vironment, an analysis was con-
ducted of the important natural
resources of Ute Pass. This
analysis, used in conjunction
with the development review pro-
cess, can assist in reducing land
use conflicts and achieving opti-
mum utilization of the area's na-
tural resources.

An inventory and analysis of the
specific characteristics and
features of the natural environ-
ment is important because it:

® jdentifies those factors which
might constrain or enhance spe-
cific types of development.
Areas suitable for development
and areas with limited develop-
ment potential are identified;

® increases awareness of poten-
tial problems resulting from
land development and utiliza-
tion of natural resources;

® indicates potential economic

opportunities for utilization
of natural resources.

Topography

Topography refers to the "lay of I

the land" and includes the shapes
and elevations of basic landforms
and geomorphic features. Topog-
raphy is an important planning
tool in assessing the possible
effects of urban development in-
cluding runoff, soil erosion, and
disruption to natural drainage
patterns,

Topography varies considerably in
the planning area. The Rampart
Range and mountains at the base
of Pikes Peak are the major
topographic features of the area.
Fountain Creek, separated by
Rampart Range and Pikes Peak, has
eroded a narrow valley measuring
approximately one-half mile in
width near Cascade and gradually
widening toward Woodland Park.
South of Cascade, elevations rise
abruptly from Fountain Creek,
creating a canyon approximately
300 to 400 feet in width.

Elevations approximately range
from 6,600 feet at Manitou
Springs to 11,000 feet in the
southwest corner of the planning
area. The area southwest of
Fountain Creek exhibits high ele-
vations and steep slopes. The
Rampart Range northeast of Foun-
tain Creek rises to elevations of
9,000 feet with gently rolling
slopes at the summits. The
northern half of the planning
area is characterized by moder-
ately level terrain disected hy
numerous creeks. Elevation
changes are abrupt adjacent to
creeks.

Along U.S. 24, Fountain Creek,
and other water bodies, slopes
range from 1 percent to 15 per-
cent. Slopes greater than 30
percent are characteristic of
areas southwest of Fountain and
along the Rampart Range, extend-
ing to the ridgelines.

Soils

A soil analysis of structural
conditions and material charac-
teristics is important for effec-
tive land use planning and sound
future growth. The kinds of
soils provide valuable insight
for certain land uses and aid in
determining the best usage of
those available lands. The
following soil information is
general in nature and will not
specify individual site charac-
teristics. Further in-depth
analyses or special engineering
studies will be needed to reveal
the distinct soil properties
found at a specific site.

Three. major geologic processes
affect soil: erosion and sedi--
mentation, mass wasting, and
run-off. Development can accel-
erate these processes.
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Soils are classified according to 7

their physical characteristics or
properties such as texture, color
and permeability. These charac-
teristics are important to assess
the suitability of soils for de-
velopment, particularly permea-
bility and load-bearing capacity.

A soil survey was undertaken in
Ute Pass by the Soil Conservation
Service (SCS) in 1976. Soil pro-
file characteristics were studied
and compared; those with similar
features were named Soil Series.
Areas with similar soils were de-
lineated on a map and referred to
as soil map units. The terms,
used in the table to indicate
soil limitations for certain
types of uses, are defined by the
SCS as follows:

S1ight, Good, Low - Relatively
free of Timitations, or limita-
tions are easily overcome.

Moderate, Fair - Limitations need
to be recognized, but can be
overcome with good management and
careful design.

Severe, Poor, High - Limitations
are severe to make land use ques-
tionable as well as economically
unfeasible.

An analysis of the soil mapping
units shows severe limitations
for nearly all land use suita-
bilities such as building site
development, sanitary facilities,
construction materials, water
management, recreational develop-
ment, and wildfire habitats.

An analysis of the soil mapping
units shows severe limitations
for nearly all land use suita-
bilities such as building site
development, sanitary facilities,
construction materials, water
management, recreational develop-
ment, and wildfire habitats.

Surficial Deposits

A more accurate indication of de-
velopment limitations can be made
from an environmental and en-
gineering geology study under-
taken by E1 Paso County in 1977.
The purpose of the study was to
analyze geologic features/hazards
and their implications to land
use.

Table 13 summarizes the charac-
teristics and limitations of
each mapping unit utilized by
the study. The developmental
limitations are to a certain
degree less severe than those
identified by the SCS soil
survey.

Water Resources

An understanding of the interre-
lations between underground water
resources and surface development
impacts is an important dimension
of land use planning and public
decision-making. The following
paragraphs will highlight the
major sources of surface and sub-
surface water (groundwater) in
the Ute Pass Planning Area.

The major surface water features
within the planning area are
Fountain Creek, North Fork,
Crystal Creek, Cascade Creek,
French Creek, South Beaver Creek,
Camp Creek, and Severy Creek.
Stream gauging stations are pres-
ently located on some of these
creeks. Discharge figures are
given on Table 14. The

flow of Crystal Creek has been
substantially reduced with con-
struction of the Crystal Creek
Reservoir and installation of a -
water pipeline adjacent to the
creek.

Other surface water features in
the planning area include the
man-made reservoirs supplying
water to communities east of the
mountains and to Ute Pass itself.
The eight reservoirs located in
the planning area have a combined
area of approximately 1,120
acres. 0Other surface waters
incTude seven man-made lakes
within the Carrol Lakes area
located on South Beaver Creek.

Conflicting information exists on
the presence of ground water in
Ute Pass. The Colorado Water
Conservation Board reports that
aquifers do not exist in the
area. A groundwater recharge
investigation, completed for the
County, identifies a secondary
bedrock aquifer that extends up
the U.S. 24 Corridor. The aqui-
fer has limited surface exposure
and poor permeability. The aqui-
fer, consequently, contains a
minimal amount of water, result-
ing in Tow well yields.

The water table adjacent to area
creeks is high, contributing to
the flow of these creeks. High
water tables are also present at
the head and toe of alluvial
fans, creating several springs
where the water table intersects
these deposits.
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Table 13: Surficial Deposits

. Potential 47 Known, Réported
Map Unit Description and Surface Drainage, Erodibility Septic System Foundation Geologic and Possible
Physical Characteristics and Groundwater . Suitability Stability Hazards Resources
Colluvium Precambrian Rocks’ Infiltration: Moderate in Poor to fair in Excellent Rockfall poten- Potential
(Gncludes areas of bedrock) colluvium and decomposed deeply weathered except on tial is common source of
Silty to coarse-grained sand | granite. and decomposed steeper on steep slopes building
with cobbles and boulders Low in bedrock. granite. High. slopes. and cliffs. stone.
derived from metamorphic Runoff: Moderate to rapid. risk of polluting Local flash

and igneous rocks.

Wells in fractured zones
generally yield less than
10 gallons per minute.

adjacent ground
water supplies.

flooding and-
debris flows
can occur in
steep canyons.

Alluvium

S11t, sand, gravel and
boulders in the bed of
streams, on valley floors
and in the lowest ter-
races along streams.

Infiltration: Medium to high.
Runoff: Moderate.

Subject to stream scour and
stream bank erosion. Water
table may be permanently or
seasonally within a few

feet of surface.

Unsatisfactory,
generally within
or adjacent to
waterway and in
area of seasonal

high ground water.

Poor, loose.
and erodible
materials.

Deposits are
subject to
annual or
periodic
flooding.
Low terrace
banks may be
undercut by
stream
erosion.

Source of sand
and gravel.

Alluvial Fan

BouTdery, cobbly and gravelly
sand deposited at edge of
large valleys by tributary
streams from steeper slopes.
Includes small active allu-
vial fans and old large
alluvial fans along the
mountain front and along
Fountain Creek above Mani-
tou Springs. Many old
alluvial fans have been
deeply dissected by

modern streams.

Infiltration: Medium to high.
Runoff: Moderate to low ex-
cept during flooding. Low
to moderate resistance to
stream erosion in bouldery
material; rapid in fine-
grained materials. Water
table may be near the sur-
face at the head and toe of
fan. Large fans along
upper Fountain Creek may
locally provide a limited
supply of water to well.

May be suitable
if sufficient
fine materials
are present and
absence of high
ground water.

Fair to good
except on

steep slopes.

Active fans
are subject
to frequent
flooding,
deposition of
debris and
frequent and
rapid changes
of channels.

Source of sand

" and gravel.

Colluvium Infiltration: Moderate. Fair to good. Good to Ex- May be subject May be used
Clayey or silty sand, Runoff: Moderate. cellent to sheet wash. =~ for fill
locally with boulders, Moderate erodible by Locally con- Locally may material.
derived from in-place gullying and sheetwash. tains ex- have a low to
weathering of bedrock. pansive high swelling
In areas modified by clay. potential
slope wash.
Debris Fans Infiltration: Generally high. Poor, Infil- Fair to Periodic flood-
Fine to large bouldery Runoff: High during high tration rates poor. O01d ing and depo-
material that is dumped flow periods. too high. May dissected sition of"
by streams where the Moderately to highly erodible pollute ground fans may water entrained
gradient flattens as the by gully wash and stream water. be suitable. debris. Rapid
stream emerges from steep scour. Channel of change of
canyons. stream may stream channel
abruptly may occur,
change on

active fans.

SOURCE: Environmental and Engineering Geology Study, Charies Robinson and Associates, 1977.

Wildlife

Wild1ife habitats of the follow-
ing species exist within the
planning area:

Aberts Squirrel
ETk

Golden Eagle
Beaver
Band-tailed Pigeon
Big Horn Sheep
Prairie Dog
Turkey

Black Bear
Blue Grouse
Mule Deer

Mountain Lion

® Prairie Falcon

Some species of indigenous wild-

1ife do not cope well with urban-

ization.

Yet, most species can

co-exist with people, provided
development is sensitive to the

needs of wildlife.

The County

has had the foresight to incor-
porate wildlife habitat reports,
which include impact areas and
mitigation techniques, into the
development review process.

Within the planning area, domi-
nant plant types include the
douglas fir, ponderosa pine,
aspen, mountain shrub, mountain
grassland, and mixed stands of
coniferous trees.
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Vegetation, a valuable natural
resource, is important for many
reasons including: the provision
of wildlife habitats; the main-
tenance or enhancement of local
microclimates; the conservation
of water quantity and quality;
the stabilization of slopes; the
mitigation of soil erosion; the
retention of run-off water; the
improvement of visual quality;
and the abatement of noise

Table 14: Surface Water Resources

Streams

through buffering., Design Guide-
line 10 illustrates how vegeta-
tion can be used as a screen in

a site specific situation. Other
outside storage areas are en-
couraged to follow similar
screening practices.

The vegetative types and their
general locations are as follows:

Average Annual Discharge (cfs)

North Cascade Creek at Cascade
South Cascade Creek at Cascade
French Creek Near Cascade
Fountain Creek at Manitou

South Beaver Creek near Monument
Camp Creek near Manitou

West Monument at U.S.A.F.A.

.94
2.29
1.23
N.A.
6.2*
.07*
6.2

Surface Area Storage Capacity

Reservoirs (Acres) (Acre-Feet)
Crystal Creek Reservoir 136 3,478
North Catamount Reservoir 269 12,029
South Catamount Reservoir 118 2,603
Manitou Reservoir 26 530
Pailmer Reservoir 75 116
Rampart Reservoir 509 40,865
Northfield Reservoir #1 29 276
Northfield Reservoir #4 22 586

*Estimated
N.A. - Not Available

Source: Water Resources - El1 Paso County, Colorado, Colorado Water

Resources Circular No. 32, Colorado Water Conservation Board, 1976.

Mountain Shrub - Principally
located on south and southwest
facing slopes.

Douglas Fir - Predominant on
north and east facing slopes at
elevations of 6,000 to 10,500
feet.

Ponderosa Pine - Principally
found on south, southeast, and
east facing slopes at eleva-
tions of 5,000 to 9,000 feet.

Aspen - Predominant on north
facing slopes adjacent to sur-
face water at elevations of
7,000 to 10,000 feet.

Spruce-Fir - Predominant on
north and northwest facing
slopes at elevations of 8,000
to 9,500 feet. Few areas of
this vegetative type exist
within the planning area.

Lodgepole Pine - Predominantly
on west and north facing slopes
at elevations of 7,500 to 9,000
feet. This vegetation type is
sparse in the planning area oc-
curring primarily south of Foun-
tain Creek.

Mountain Grassland - Princi-
pally located in upland areas
above moist meadows. Within
the planning area, mountain
grasslands are located adjacent
to the summit of Bald Mountain.

Aquatic - Located in bodies of
water such as streams, ponds,
and reservoirs at any eleva-
tion.

Plant types and locations can ef-
fect the occurrence and degree of
wildfires. Wildfire hazard areas
are discussed under Hazard Areas.

Hazard Areas

There are parts of the natural
environment where the cause and
effect relationships between hu-
man activity and the natural en-
vironment are reasonably direct,
although not necessarily pre-
dictable. In certain instances,
the most obvious relationships
constitute natural hazards and
may impose severe limitations or
constraints on different types of
development. A natural hazard
can be viewed as a phenomenon
with adverse consequences to pub-
Tic health, safety, or property.
The inappropriate use of land in
a natural hazard area may result
in substantial social and eco-
nomic costs. These unnecessary
costs are reflected in high re-
pair and maintenance costs for
buildings, roads, utilities, and
other structures. These costs,
in turn, represent a drain on
private and public monetary re-
sources.

Within the planning area,there
are several hazard areas that may
have implications for future
development. These hazard areas
are illustrated on the opposite
page and their implications for
future development are discussed
thereafter.
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Design Guideline 10

School Bus Storage Screening

memamAR A DA

BPBEroRE

& LANDSCAPING , BERMING,

OR FENCING canN ENHANCE
THE VIiISUAL QUALITY oOF
OUTSIOPE SToORAGE AREAS .

SELECTED OoOPeENINGS
SHOULD s8E LT FOR
SECURITY REASONS.

VEGETATION ALSO REDUCES
NOISE , ABSORES SOME
POLLUTANTS, PROVIPES

TOSHELTER FOoR VeHICLES

FROM HARSH WINDS, AND
CONTROLS REFLECT IO
AND GQLARE FROM GILASS
AND METAL M BUILDINGS
AND AUTONMORILES.

Flood Plains

Flooding occurs when the capacity
of a stream to carry water is ex-
ceeded. Water will flow over the
usual banks of the stream and
inundate level areas adjacent to
the stream. This area of inunda-
tion is referred to as the flood
plain. The area adjacent to a
stream, which conveys the flood-
water, is termed the floodway.

The 100-year flood plain has
been designated based on method-
ology utilized by the Colorado
District of the United States
Geological Survey (U.S.G.S.).
This methodology determines the
depth of the 100-year flood by
using the following equations:

At elevations below 7,500 feet:

D (Depth) = 59.3 x slope of
streambed - .519 * 20% error

At elevations above 7,500 feet:

D (Depth) = 1.44 x area 1o’

annual precipitation'059

Using the first equation and a
minimum streambed gradient of 55
feet per mile, D = 8 feet + 2 '
feet. At the upper end of the
basin, D = 4 feet. The depth of
the Fountain Creek 100-year flood
plain should not exceed 10 feet,
while floodwaters of other area
creeks should not exceed 10 feet

61



62

Natural Environment

where stream gradients are mini-
mal and 4 feet where stream grad-
jents are steeper. The flood
plain identified by using this
methodology is substantially
identical to that delineated by
the Federal Emergency Management
Agency (FEMA).

FEMA has completed flood plain
studies in E1 Paso County includ-
ing Fountain Creek. The study
was based on detailed analyses of
hydrological conditions. It
should be noted that several
residential structures in Ute
Pass are located within the
100-year flood plain.

Geologic Hazards

Several geologic hazards were
identified by the 1977 Robinson
Study. These existing and po-
tential hazards include rock-
falls, landslides, debris fans,
unstable slopes, and faults.

Rockfalls, as the name implies,
are falls of individual rock
fragments from a cliff. The
fragments are loosened by
weathering and fall due to grav-
ity. Movements are usually slow
unless triggered by earthquakes.
Existing and potential rockfall
areas have been identified on
steep slopes to either side of
the U.S. 24 Corridor. Another
rockfall hazard area was de-
lineated on the southern face of
the mountain separating Green
Mountain Falls from the highway.

Landslides are large rapidly
sl1iding rock masses with little
or no flowage of materials in the
early stages of sliding. The
cause of sliding may be lub-
rication or weakening of rock
masses by heavy rains or under-
mining. Two landslide areas have
been identified within the
planning area: one south of
Fountain Creek and the other east
of Lofland Gulch northeast of
u.s. 24,

Debris fans are similar to land-
slides, but the rock is mixed
with vegetation. Debris fans
have been identified throughout
the highway corridor on smaller
streams and guliches. Hazards as-
sociated with debris fans include
periodic flooding, deposition of
debris carried by water, and
rapid changing of stream chan-
nels.

Unstable slopes are areas where
surface or underlying materials
are loosely compacted. Slope in-
stability may be increased during
periods of high precipitation and
runoff. The Robinson Study iden-
tifies unstable slopes as poten-
tial rockfall areas.

A fault is a fracture in the sur-
face of the earth involving the
displacement of adjoining land
masses. Faulting movements are
usually accompanied by earth-
quakes. The Ute Pass Fault gen-
erally extends through the corri-
dor. The fault is currently in-
active, however, placement of
structures within 500 feet of the
fault line should be avoided.
This is a standard currently used
in other areas in Colorado. If
movement occurs in the future,
vertical displacement of roads,
structures, and utility lines may
occur,

Steep Slopes

Ute Pass, which displays some of
the the steepest slopes in the
County, has a high potential for
abuse if future development
ignores the natural topography,
resources, and amenities of
mountainsides. Slopes from 15
percent to 30 percent may he
unsuitable for development,
depending upon the specific soil
and drainage characteristics of a
site. No development should be
permitted on slopes in excess of
30 percent or geologically un-
stable slopes, unless it can be
demonstrated that the slopes are
stable, road cuts do not increase
erosion and sedimentation, na-
tural drainage patterns are not
adversely altered, adequate pres-
sure is available for fire pro-
tection, septic systems will
properly operate, and natural
features of the site will be pre-
served or even enhanced.

Wildfire Hazards

A wildfire is a large, rapidly
spreading fire, occurring as a
result of natural or man-made
causes. The Colorado State For-
est Service identified wildfire
hazards in E1 Paso County based
on three major criteria: fuels,
slope, and aspect (the direction
which a slope faces). The wild-
fire hazard areas delineated in
Ute Pass are discussed below.

Low-Hazard areas contain vegeta-
tion which is sparse and Tow in
height. The fire spread is easy
to stop and 1ittle or no mitiga-
tion of the fire hazard is neces-
sary.

Medium-Hazard areas, containing
medium density conifer stands,
support medium intensity fires.
Fire spread is slow to fast with
flare-ups occurring intermit-
tently. Mitigation procedures
such as thinning, pruning, group-
ing, or fuel-breaks usually Tower
the fire hazard.

Severe Hazard areas, containing

dense stands of coniferous trees,
support high intensity, Tow-
burning fires during the critical
fire season. Fire spread is slow
to very fast with flare-ups
higher than trees. Fires are ex-
tremely hot, and the fire front
is impassable. Modifications and
treatment procedures to lower the
fire hazard include thinning,
pruning, grouping, or fuelbreaks.
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Severe Hazard, hrush areas con-
tain non-coniferous fuels which
are dense, continuous and upward
to 10 feet in height. Fire sel-
dom kills these fuels, because
they reach maturity earlier than
forests. Consequently, brush
areas burn more frequently than
forests, supporting medium- to
high-intensity fires. Fire
spread is moderate to fast;
flare-ups brief, but common and
hot. The fire front is impas-
sable.

Fires in these areas are diffi-
cult to control. The thin, tough
stems resist easy cutting, strong
root systems make them difficult
to clear or grub out, and the

rate of spread is extremely fast.

Except for complete removal with
heavy equipment, most of these
fuels cannot be easily modified
or treated. Repeated herbicide
applications over several years
may not allow such practices.
Pruning is possible, but costly.
Slightly lower wildfire hazards
can be obtained if wide, grassy,
inter-connected openings exist
between clumps of brush and, if
the openings can be kept free of
invading brush.

Environmental Constraints

The purpose of identifying envi-
ronmental constraints in Ute Pass
is to suggest areas suitable for
various land use intensities.
Certain types of development may
be appropriate on one site, yet
unsuitable on another. To de-
termine areas of unsuitability or
areas that possess distinct envi-
ronmental constraints, the fol-
lowing potential hazards were
composited on one map: flood
plains, steep slopes, wildfire,
and geologic hazards, with the
exception of the Ute Pass Fault.
The ranking of each constraint
was based on methodology utilized
by the E1 Paso County Sourcebook
(refer to Environmental Con-
straints Composite Map on the
following page.
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Visual Quality

Introduction

The enjoyment of a positive vi-
sual experience can involve many
preferential and subjective ele-
ments, but the visual resources
of certain landscapes have high
visual qualities for which there
is general public agreement. It
is therefore recommended that
future developments in such areas
be subject to careful examina-
tion.

The purpose of this chapter is to
define the visual quality of the
Ute Pass Planning Area by de-
Tineating landscape characteris-
tics and determining the poten-
tial visual impact new develop-
ment may have on the landscape.
Recommendations for mitigating
visual impacts are also pre-
sented.

Throughout the following dis-
cussion, attention is focused on
the U.S. 24 Corridor extending
through the Ute Pass Planning
Area. This corridor, the most
visible area within Ute Pass, is
where most development and assoc-
jated impacts will occur in the
future. Most of the remainder of
the planning area is within Na-
tional Forest boundaries.

Visual Resources

The visual resources of a land-
scape are the stimuli upon which
actual visual experience is
based. A plan or project can
alter a visual experience hy
changing the visual resource
base. Before the potential visual
impacts of a project can be as-
sessed and managed, an inventory
of existing visual resources
should be undertaken.

A landscape is perceived as a
composition of visual features.
An inventory of existing compo-
nents, by landscape unit, will
reveal characteristics of the
landscape and will enable com-
parisons to be made of the visual
effects of project alternatives.
In this study, specific inventory
categories were established based
on the regional landscape; its
characteristic range of land-
forms; its types of water bodies;
its vegetation communities; and
its land use patterns and the
structures associated with them.
These components are discussed
under "Landscape Units".

Viewshed

The precise limits of the visual
environment can be determined by
mapping the project viewshed. A
viewshed is the surface area
visible from a given point or a
series of points. It is also the
area from which that viewpoint or
series of viewpoints may be seen.
Viewshed mapping is a tool for
identifying views impacted by po-
tantial development. In essence,
a viewshed is a plan view or map
of areas with an unobstructed
sightline to a single point. For
a linear feature, such as a road,
the viewshed can be constructed
hy combining the individual view-
sheds from multiple viewpoints.

Since the U.S. 24 Corridor rep-
resented the most visually sig-
nificant expanse in the planning
area, the viewshed included all
areas which could be seen from
any point on the highway. The
viewshed was mapped from observa-
tion by delineating on a topog-
raphy map the points along the
highway. Observations were made
at approximately 100-foot inter-
vals along the highway traveling
in each direction. The viewsheds
at each of the observation points
were then composited to define
the total corridor viewshed as
shown on the Landscape Units Map
(see page 69). It should be
noted that many areas are not
visible when traveling in only
one direction.

Ridgelines typically define a
viewshed, but in some instances
the brow of a ridge is perceived
as the actual ridgeline. The
canyon below Cascade is an appro-
priate example. Two types of
ridgelines can be identified: 1)
horizon ridgelines which break
the skyline and 2) terraced
ridges which have a background
and therefore do not break the
skyline. Visual impact is
greater on the horizon ridgeline
since the sky, rather than a
landscape feature, forms the
background for a development.

The Regional Landscape

The regional landscape can help
establish a frame of reference
for comparing the visual effects
of project alternatives and de-
termining the significance of
associated effects. In other
words, since the visual resources
of a specific project area are
grounded in larger regional pat-
terns, comparisons should be made
within these regional landscapes.

8‘.
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Characteristic combinations of
natural and man-made visual com-
ponents distinguish regional
landscapes from one another. The
components of a regional land-
scape are landform and landcover.
Landforms include valleys, hills,
ridges, canyons, and other such
features. Landcover components
include water, vegetation, and
all structures. Landscape units
are relatively homogeneous com-
binations of landform and land-
cover that recur throughout a
regional landscape.

The basic landscape of the Ute
Pass Corridor is a narrow moun-
tain valley surrounded by steep
slopes. The components (Tlandform
and landcover) of this landscape
are sufficiently diverse to war-
rant division of this regional
landscape into landscape units.
Landscape units usually are en-
closed by clear landform or land-
cover boundaries and are gen-
erally characterized by diverse
visual resources. In essence, a
regional landscape is perceived
as a complete visual environment,
while landscape units are gen-
erally perceived as parts of that
environment.

Visual Characfer

The components of a landscape are
landform and landcover elements,
as described previously. Al-
though a landscape can be des-
cribed using these general terms,
other visual attributes of the
components add further defini-
tion to the landscape descrip-
tion. The visual attributes of

a landscape are typically re-
ferred to as visual character.

Descriptions of visual character
include an analysis of pattern
elements. Pattern elements are
the primary visual attributes of
objects including form, line,
color, and texture. The form of
an object is determined by its
mass, bulk, or shape. Line is
introduced by the edges of ob-
jects or parts of objects. The
color of an object is composed of
both its value or reflective
brightness (1ight, dark), and its
hue (red, green). Texture is de-
termined by surface coarseness.
By assessing the existing charac-
ter of a landscape unit in terms
of these pattern elements, guide-
lines can be developed which de-
crease the degree of contrast be-
tween a proposed development and
the visual environment, thereby
reducing its visual impact.

Landscape Units

The U.S. 24 Corridor is comprised
of several distinctive landforms
and landcovers, resulting in di-
verse visual characters. There-
fore, the landscape was divided
into landscape units as shown on
the Landscape Units Map. These
various landscape units are des-
cribed below.

Landscape Unit 1--

The narrow canyon south of Cas-
cade is Landscape Unit 1. This
landscape is typified by rough,
vertical rock formations enclos~
ing the highway. Vegetation con-
sists of coniferous trees and
mountain shrub. The exposed rock
gives the landscape a red to
reddish brown appearance, inter-
rupted by the light green to
green color of vegetation. Foun-
tain Creek provides a visual con-
trast to the surrounding ele-
ments. The creek and highway
dominate the landscape, intro-
ducing linear features which con-
trast with the vertical canyon
walls. Since most of this land-
scape unit is perceived from a
short distance and many of the
individual components are dis-
tinguishable, its texture is
coarse.

Landscape Unit 2--

This landscape unit consists of a
strip of moderately level land
adjacent to Fountain Creek. The
creek and three small lakes are
the dominant natural elements in
this unit. Although flows are
minimal at times, the creek pro-
vides variety to the landscape.
Vegetation primarily consists of
riparian (rushes, sedges and
weeds) and deciduous %cottonwoods
and willows) plant types. Colors
range from T1ight to dark green in
the spring and summer months to
reddish brown and 1ight brown in
the fall and winter months when
the characteristic plants enter
their dormant period. Due to the
type of plants, texture in this
landscape unit ranges from fine

to very fine.

Development in this unit pri-
marily consists of residential
structures, with commercial
structures concentrated in Green
Mountain Falls and Cascade. The
area west of Ute Pass Elementary
School running to the Green Moun-
tain Falls corporate Timits is
substantially undeveloped. When
developed, man-made features tend
to dominate this landscape unit.
Commercial signage and overhead
utility wires clutter the im-
mediate landscape as well as uni-
que distant views. Chipita Park
Road adds a linear man-made fea-
ture to the landscape, generally
parallel to the linear natural
feature, Fountain Creek.
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Landscape Unit 3--

The moderate to steep terrain lo-
cated on north and west facing
slopes comprises Landscape Unit
3. Significant portions of this
area have developed as single
family residential. Dense vege-
tation dominates the visual ex-
perience. Vegetation primarily
consists of Douglas Fir and Pon-
derosa Pine, giving the unit a
dark green appearance year-round.
From U.S. 24, individual compo-
nents of this landscape tend to
blend together, resulting in a
medium to fine texture.

Although most structures are
hidden by the vegetation, some
structures are visible because
they are located on terrace
ridgelines and/or their color
contrasts with the dark green
color of vegetation. Building
sites and road cuts are also
visible because of the color of
the exposed soil contrasts
sharply with the vegetation
color.

Landscape Unit 4--

This unit consists of the steep,
undeveloped mountainside, forming
the southwest edge of the view-
shed. This mountainside, rising
to over 9,000 feet in elevation,
is more dissected than the moun-
tainside to the northeast of the
highway. Several rock outcrops
are visible at higher elevations.
Dense vegetation, principally
Douglas Fir and Ponderosa Pine,
dominates this mountainside,
giving it a dark green appearance
year-round.

Rock outcrops introduce a light
grey color and a coarse texture
to the otherwise fine texture of
the landscape unit.

Physical development within the
unit has been restricted by steep
topography, although three man-
made landscape alterations con-
trast sharply with the character
of the unit. The Pikes Peak Toll
Road, an electric power transmis-
sion Tine, and the Crystal Creek
water pipeline have introduced
vertical linear features which
contrast with the horizontal
ridgeline defining the form of
the mountainside. FExcept for the
To1l Road, these features have
been constructed perpendicular to
the contours, producing a form
visually unrelated to the natural
forms of the landscape. After
construction of these features,
the exposed soil was not revege-
tated. The disturbed soil adja-
cent to these features emphasizes
their appearance.

Landscape Unit 5--

A narrow strip of land to either
side of U.S. 24 comprises this
landscape unit. The terrain is
level to gently sloping. Vegeta-
tion is primarily limited to
grasses, giving the unit a light
green color in spring and summer
and a light brown color in fall
and winter. The portion of Cas-
cade northeast of the highway is
included within this landscape
unit. This area is moderately
developed with vegetation con-
sisting of mountain grasses and
shrubs. Texture in this unit
ranges from fine to coarse.

The highway is the dominant
visual element of the landscape
and generally introduces a linear
feature to the landscape. DNe-
velopment is composed of single
family residential and commercial
structures dispersed along the
highway. Overhead utility wires
and commercial signage visually
impact the developed areas within
the Tandscape unit. The gravel
mine introduces a form visually
unrelated to the surrounding
hillsides. Since the gravel mine

exposes soil to view, a contrast-

ing color is also introduced into
the Tandscape.

Landscape Unit 6--

The undeveloped, moderate to
steep terrain, located to the
northeast of U.S. 24, is Land-
scape Unit 6. Two areas in Green
Mountain Falls are also included
within this unit. Vegetation,
predominantly mountain shrub,
exhibits a muted green color
where vegetated and a brown to
reddish brown color where
sparsely vegetated. Overall, the
landforms, rather than land-
covers, tend to dominate the
landscape. Several rock outcrops
are visually apparent. Texture
ranges from medium to coarse.

In Green Mountain Falls, the
south face of the narrow, elon-
gated ridge, which separates the
Town from U.S. 24, is included
within this landscape unit.
Vegetation on the face of this
ridge is sparse, and consisting
mainly of mountain shrub. Sev-
eral rockfalls and talus slopes
are visible near the foot of the
ridge. Where vegetated, a muted
green color characterizes the
slope; where unvegetated, the
reddish color of exposed granite
characterizes the slope. Struc-
tures within this unit, consist-~
ing mainly of residential units,:
generally are located at the foot
of the ridge. Within the town,
vegetation and rockfall areas
dominate the landscape.

£xcept for small areas in Green
Mountain Falls, this Tandscape
unit is undeveloped.
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Landscape Unit 7--

This Tlandscape unit consists of
the undeveloped, steep sloping
mountainside northeast of U.S.
24, A series of rounded hills
and rock outcrops characterize
the unit. Since the terrain,
created by the series of hills,
is diverse, the mountainside is
less prominent than the steep
mountainside southwest of 1).S.
24. Vegetation primarily con-
sists of Douglas Fir and Pon-
derosa Pine, resulting in a pre-
dominantly green color. Since
the south-facing mountainside
receives additional sunlight,
colors appear lighter than colors
to the southwest of the highway.
Most of this unit is viewed from
a distance; its texture, there-
fore, appears medium to fine.
Rock outcrops, however, introduce
a coarse texture to the land-
scape.

Physical development within the
unit has been minimal because a
majority of the unit lies within
the Pike National Forest.

Potential Visual Impact
in Viewshed

The potential visual impact of
future development within the
corridor viewshed can be measured
in terms of the various landscape
components earlier described. In
a large part, the potential
visual impact of a project will
depend on internal aesthetics.

In other words, the colors,

materials, and building designs
utilized by the project will
increase or decrease its visual
impact.

The areas where visual impacts
will be most significant can be
jdentified by analyzing the na-
tural components of the Tand-
scape. Besides natural features,
other factors will influence the
potential visual impact in a par-
ticular area. These factors are
discussed below.

Ridgelines

Development on ridgelines tends
to be more noticeable because the
project is in a visually promi-
nent position. Such development
rarely blends into the background
since the background is the sky
or another landscape feature
located at some distance beyond
the project.

Vegetation

The type and density of vegeta-
tion influences the visibility of
a particular development. The
absence of vegetation results in
a highly visible structure, thus,
dominating the landscape. Decid-
uous or low-lying vegetation will
decrease the visibility of de-
velopment to a certain degree. In
the case of deciduous vegetation,
visibility abatement is only on a
seasonal basis. Development in
areas of dense coniferous vege-
tation tends to be hidden year-
round.

NDistance from Viewer

The distance from which an object
is viewed has a considerable in-
fluence on its visibility. An
object viewed from a short dis-
tance tends to dominate an ob-
server's attention more than an
object seen from a long distance.
The reason is that the distant
object tends to blend into the
background.

Distance zones are commonly used
to determine the visual resources
of an area. These zones and
their characteristics are defined
helow:

Foreground -- the Timit of this
zone is based upon distances at
which details can be perceived.
In foreground views, the indivi-
dual will generally perceive de-
tail, size relationships and
color acuity. Foregrounds are
limited areas within 1/4 mile of
the observer.

Middleground -- this zone extends
from the foreground zone to 1/2
mile from the observer. Texture
is normally .characterized by the
masses of trees in stands of uni-
form tree cover. Individual tree
forms are usually discernable in
open or sparse stands. Details
typically blend into textures and
patterns, with colors softened by
perspective.

Background -- this zone extends
from middleground to infinity.
The texture of uniform tree
stands generally is very weak or
nonexistent. In very open or
sparse timber stands, texture is
seen as groups of tree patterns.
No detail is apparent, and the
entire landscape is perceived in

units.

Object Position

The position of an observed ob-
ject relative to the position of
the viewer affects the visibility
of that object. An observer's
attention is generally in a hori-
zontal or downward direction.
Thus, an object at or below the
elevation of the observer domi-
nates his attention, while an
object at a higher position is
rarely noticed.

Visual Impact Factors

The factors previously discussed
were mapped in order to determine
areas where future development
may impact the visual environ-
ment. The factors composited on
the Potential Visual Impact Map
could result in a higher visual
impact. For instance, only areas
with non-coniferous vegetation
were mapped because it was as-
sumed that vegetation would be
less visible. The four factors
mapped were:

® ridgelines

® areas with non-coniferous vege-
tation
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Design Guideline 11

Gravel Pit Redevelopment

ACCESS POINTS SHOULD BE
MINIMIZED AND PROVIDED
FROM FROMNTAGE ROADS
AND NOT HIGHWAY 2.

EXISTING P\T sSHouLD
EVENTUALLY BE RE-GRADED
AND VEGETATED 17O
STABILIZE SLOPES AND
REDUCE VISUAL IMBPACT

OF THE SXCAR.

CHARACTER OF COMMERTIAL
cCoMPPLEX SHOULD ReEFLECT
UNIQUE SURRKOUNDPING
FEATURES. RFACADE
SHOUWL D UTIL\ZE NATURAL
MATERIALS AND COLORS.

COMMERCIAL USES SHOULD
BE LOCATED IN cAREFRULLY
DESIGNED L USTERS TO
PREOVIDE OFTIMUM SFACE
UTIZATION , EFFICENT
FPARIIING , AND To REPLKCE
THE VoULUME OF SHORT
VERICLE TRIPS &ETWEEN
BUSINESSEDS.

® areas within the foreground
distance zone (from the high-
way)

® areas at or below eleva-
tions along the highway.

Potential Visual Impact

One or more visual impact factors
overlap in several areas within
the viewshed. For that reason,
the potential visual impact in
these areas will be higher than
in areas exhibiting one or no
factors. The number of factors
present in any given area, thus,
reveals the relative visual sen-
sitivity of that area. The Po-
tential Visual Impact Map indi-
cates the areas of highest to
lowest visual impact, determined
by using the following rating
criteria:

High - 3 to 4 visual
impact factors
Moderate to High -2 visual im-
pact factors
-1 visual im-
pact factor
Low -no visual im-
pact factors

Moderate

The Potential Visual Impact Map
shows only the relative visual
impact which can be anticipated.
in areas of the U.S. 24 Corridor.
When used in conjunction with
Visual Impact Factors and Land-
scape Units, the characteristics
of a particular site can be de-
termined. Mitigation techniques,
presented in Design Guideline 11
can be applied as characteristics
nf a site warrant.
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Resolution

MASTER PLAN  (APPROVED)

Commissioner Berge moved that the following Resolution be adopted:
BEFORE THE PLANNING COMMISSION
OF THE COUNTY OF EL PASO
STATE OF COLORADO
RESOLUTION NO. MP-82-3

WHEREAS, the Ute Pass Comprehensive Planning Committee and the EIl
Paso County Land Use Department request approval of the Ute Pass
Comprehensive Plan within the designated Ute Pass boundaries of the
unincorporated area of E1 Paso County; and

WHEREAS, a public hearing was held by this Commission on February 22,
1982; and

WHEREAS, based on the evidence, testimony, exhibits, study of the
master plan for the unincorporated area of the county, comments of
the E1 Paso County Land Use Department, comments of public officials
and agencies, and comments from all interested parties, this Commis-
sion finds as follows:

1. That proper publication and public notice was provided as re-
quired by law for the hearing before the Planning Commission.

2. That the hearing before the Planning Commission was extensive
and complete, that all pertinent facts, matters and issues were
submitted and that all interested parties were heard at that
hearing. -

3. That all data, surveys, analyses, studies, plans, and designs as
are required by the State of Colorado and E1 Paso County have
been submitted, reviewed, and found to meet all sound planning
and engineering requirements of the E1 Paso County Subdivision
Regulations.

4. That the proposal shall amend the Master Plan for E1 Paso
County.

5. That for the above-stated and other reasons, the proposed Sketch
Plan is in the best interest of the health, safety, morals, con-
venience, order, prosperity and welfare of the citizens of El
Paso County.

WHEREAS, C.R.S. 30-28-108, 1973, as amended, provides that a county
planning commission may adopt, amend, extend, or add to the County
Master Plan. :

NOW, THEREFORE, BE IT RESOLVED that the Ute Pass Comprehensive Plan
be approved.

Commissioner Haase seconded the adoption of the foregoing Resolution.
The roll having been called the vote was as follows:

Commissioner Petterson aye
Commissioner Pieper aye
Commissioner Miles aye
Commissioner Berge aye
Commissioner Haase aye
Commissioner Woodward aye

The Resolution was adopted by a unanimous vote of 6 to 0 by the
Planning Commission of the County of E1 Paso, State of Colorado.

DATED:  February 22, 1982.
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