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Overview 1

Overview

Introduction

When completed in 1974, the Black
Forest Preservation Plan was the =
first of what has evolved into a -
series of County Small Area Com-
prehensive Plans. The purpose of
these plans has been to focus on
and respond to the particular land
development opportunities and con-
straints of specific sub-areas of the
County. This document is the first
full update of .an ex15tmg Smal!
Area Plan,

The intent of this Update is to re-
affirm the essential goals and ob-
jectives found in the original Plan.
This has been accomplished pri-
marify through a process of refine-
ment rather than one of signficant
departure., Over the past 13 years
circumstances  and planning ap-
proaches have changed in some
cases, but not the overall goal of
maintaining the unique natural and
residential character of the Black
Forest Planning Area.

This Update is divided .into two
major Chapters. Chapter ll- the
 Area Profile and Trend Analysis
briefly describes the natural and
institutional systems which together
define the planning area. Also
included in this Chapter is back-
“ground material explaining
mechanisms which might be used to
guide area growth in the future.
An important purpose of Chapter I!
is to establish a clear context for
the specific planning elements
which are provided in Chapter [Ii.

‘the Spring of 1985.

The third Chapter, entitled The
Plan is the primary operational

_portion of‘this. document. Its

several interrelated elements are
meant to be'used as a guide in the

- review, administration and imple-

mentation of any land use decisions
Whlch effect the plannlng area.

Finally, it should be noted that
this document is an advns_ory
rather than a regulatory planning
tool. This distinction, however,
should not diminish its importance.

Description of Planning Area

The Black Forest Planning Area
was deliniated by the Land Use
Department and approved by the
Board of County Commissioners in
The boundary
{shown on Map 1} was determined
by modifying the 1974 planning
area to reflect changes in the City
of Colorado Springs corporate
limits and to additionally delete
that portion of the Tri-Lakes Com-
prehensive Plan which amended the
Black Forest Plan in 1983. A small
portion of the southeast corner of
the 1974 planning area has salso
been deleted. Land Use Depart-
ment staff determined that this
area would better relate to-a
future Smal! Area Plan which will
specifically address the Falcon/
Peyton Area.

Two portions of the planning area
(west of State Highway 83 and
south of a point two miles north of
Woodmen Road) are included by
intergovernmental agreement in the
Cooperative Planning Area. This
boundary (alsc shown on Map 1}
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was jointly adopted by E! Paso-
County and the Cities of Colorado

Springs and Fountain in the summer

of 1985. Policies which may be

developed as a result of this pro-:

gram will likely apply to these
specific areas. '

The current planning area includes
approximately 128 square miles or
about 5.9% of the total land area of
the County. The 1974 planning

area comprised . apprommately 163.9
square m!les o ‘

Planning Prboéés

Figure 1 |dent1f:es many of the
steps which were involved in the
deve!opment_o,f this Plan. It por-
trays a dynamic process and under-
scores the need for continuing
evaluation to" ensure that both the
Plan and the means of implementing
it remain viable. What the diagram
can not fully explain is the degree
to which citizen participation has
been and will remain essential to
the process,

The Update was initiated partially
in response to the requests of area
residents. Following a preliminary
public information meeting held in
March of 1985 in the planning
area, the Board of County Commis-
sioners appointed an 11 member
Citizens' = Advisory Committee
(CAC) to assist in preparing the
Plan. The Advisory Committee was
comprised of area properiy owners
or their representatives. This
committee actively participated in
all phases of the planning effort.
In addition to conducting approxi-
mately 20 regular meetings, the
CAC sponsored two widely adver-
tised public information meetings.
The subject of the first of these
was the planning inventory. The
draft of Chapter [1l was the pri-
mary topic of the second meeting.

= During its regular mee'ti:ngs the ™

Committee went over each of the
planning elements in detail. Now

‘that this..update of the Plan is
. “complete, ‘citizen participation is
: rant|c1pated to play an important
“role in the continued interpretation

and 1mplementat10n of this planning
tool. :

The role of the El. Paso County

Land Use Department throughout
this process has been to coordinate
CAC activities, collect data, pro—
vide technical assistance, develop
alternatives, facilitate review and
generate work products. From

this point on the Department will
be involved with. the implementa-
tion, monitoring and updating of
the Plan. These activities will be
closely coordinated with planning
area residents. -

Legal Framework

The County 1is granted the
authority to develop a master
{comprehensive) plan for an unin-
corporated area through state
"enabling" legislation. According to
Sections 30-28-106, and 30-28-108,
of the Colorado Revised Statutes
{C.R.S.) the drafting and adopting
of a master plan may be carried out
at the discretion of the County
Planning Commission. The Planning
Commission shall, by Section
30-28-109, C.R.S. certify the plan
to the Board of County Commis-
sioners, Sections 30-28-106 and
30-28-107, C.R.S. specify the
contents of the plan, its purpose
and the authority for its amend-
ment.

Ammendments

This plan has been designed to
function for several years as a
definitive framework for land use
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FIGURE 1: Black Forest Comprehensive Planning Process
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decision-making. In some of the
more dynamic portions of the plan-
ning area a variety of possible
development alternatives can be
accommodated within the context of
the Pilan. Despite this somewhat
flexible approach, it is impossible to
fully predict all future development
issues and situations, For this
reason this document should be
continuously monitored and revised
if necessary to ensure that it
remains a viable planning tool.
Revisions may be of a minor or
major nature., Minor revisions are
basically editorial while major re-

S EEEEEEEE————————————EEE———

visions would affect the intent,
spirit, or character of the Plan.
Editorial changes may be made ad-
ministratively. Major revisions
should have the benefit of a full
public hearing.

Controversial issues will test the
policies in this document and it
should be modified to reflect any
changes which are made. How-
ever, before any revisions are
made they should be carefully
evaluated to determine any impact
they might have on the preserva-
tion intent of this document.
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‘II | Area Prof i,l.e‘i & Trend Analysis

Introductlon

This Chapter‘ is meant .tfo prowde ‘a
logical .context for the applied. -
planning elements which follow- i'n-
Chapter 1!l of this- document.-. Its
purposes are several-fold. One is
to acquaint the user of this Plan
with- a summary of the area's.
natural! and institutional conditions.
Another is to identify changes in
these - conditions which have taken
place since the original Plan was
adopted .in 1974, .- To facilitate this
comparison, data from the . original
Plan ‘have been adjusted where -
possible_to account for changes in
planning area boundaries. An ad-
ditional purpose of this Chapter is
to describe and evaluate -a variety
of potential mechanisms which might
be -used to influence growth and
development in the planning area.
A final objective of this Chapter is
to distill out the: issues for which a
policy response will be most
critical, These issues provide the
point of beginning for Chapter I1I.

Inc[uded in this Chapter are sec-
tions on: .

History

Socioceconomic Information
 Natural Systems

 Ground Water

Community Services and PUb|lC
Facilities

e Transportation

e Land Use

o Overall Density Options

e Visual Analysis

This Profile is not meant to com-
pletely supercede the original study
area . inventory. . That document,
entitled Black Forest Preservation
Plan - Report I: Inventory, was
published under separate cover in

1973. - . Much of the information
included in it: remains pertinent.
Of particular value is the "Natural
History of the Black Forest," a
chapter which was written and
copyrighted by Judy. von Ahle=
feldt. . It should also be enmpha-
sized "that this Profile represents
only a summary of the large body
of ‘information ‘which was. .collected
in conjunction with the ‘preparation
of this Update. This extensive
material has béen documented as a
part of the record of the planning -
process, Much of it is available
for reference if additional or more
detailed information is necessary.

History

The history of the Black Forest
Planning Area is closely paralleled
by that of a larger area tradi-
tionally known as the "Pineries".
The area originally extended from
Divide, Colorado (in Teller:
County), through the presént
planning area and east along the
Platte-Arkansas Divide to a point
where the Ponderosa Pines :thinned
out. Altogether the Pineries en-
compassed a 1,000 square mile
area. Although the origin of the
name is not clear, that portion of
the Pineries north of Colorado
Springs became known as the
"Black Forest" by around the turn
of the century,

Arrowheads and charcoal pits pro-
vide evidence that the planning

area was occupied by Native

Americans at least 800 years ago.
The first known inhabitants were
the Ute and Commanche Indians.
The dense Ponderosa Pines pro-
vided them with protection, fuel,
and timber for lodgepoles., These
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tribes were. displaced - by ' the
Kiowas- around. 1800. -Almost - 40
years later the Arapahoe and
Cheyenne tribes joined forces to
drive out.the Kiowas. and:become
the last Native Americans to.in-
habit the area. : :

When white men began -to settle the
region in the -late 1850's the Black
Forest became an.important center -

of activity, primarily as a source of.

scarce timber, - The first of what

would. be several dozen sawmills was.

constructed in. 1860. Lumber and
mine props were supplied to build
Colorado Springs and Denver.
Logging .in the Pineries reached its
-height 'in the summer of 1870 when
over 700 teamsters and 1,000
lumberjacks and tie hacks were
employed, mostly for railway work.
More than one billion board feet of
lumber were removed to provide ties
for the Kansas Pacific, Denver and

Rio Grande and New Orleans Rail-

roads.

Although lumbering continued spo-
radically through the 1950's, farm-
ing and ranching had become the
dominant activities by the 1880's.
A wide variety of crops were raised
including, cattle, sheep, alfalfa,
wheat, corn, hay and beans. Pota-
toes, however, were the: agricul-
tural product for which the Black
Forest area became most renown.
Agricultural productivity was sub-
ject to boom and bust cycles with
crops often ruined by drought,
floods, hail, blizzards, or grass-
hoppers. The drought of the
1920's and the Depression of the
1930's combined to eliminate most
types of agriculture in the planning
area. By the 1920's the area was
mostly consolidated into large -
ranches., Some of these remain
today.

. Several : fowns and  settlements
- dotted -the.planning -area.at .one. time

or another during its history. "The
largest and most long-lived of these
was the Town of Eastonville;: -
Eastonville (actually located just to
the east: of the planning area) was -
begun in-thesearly 1880's as . a stop
on-the C & S: Raifroad. Its popula-
tion peaked. at about 400 in 1910 -
and was already in decline when the
railroad ceased operations in- 1935,
Today only a few remnants of the
once thriving townsite remain, -

In the forest itself; modern subdi-
vision' had a fitful start in the -
1920's when Dreamland and Brent- -
wood ' Country Clubs were - or=
ganized. Although these ventures
were not particularly successful;
they did represent the beginning
of what: would become a :significant
summer home market in the plan-
ning area. A boom in year-round -
subdivisions took place in the late
1950's and early 1960's. Most of
the planning area was zoned for
five acre minimum lot sizes in 1965,

Primarily in response to plans for
a major transportation corridor
through the eastern portion of the
planning area, ‘residents and '
County staff initiated work on a
comprehensive land use plan in the
early [970's. The result of this
effort was adoption of the Black
Forest Preservation Plan in (974,
While this plan recommended rural-
residential uses for most of the
planning area, it also delineated
several large areas for mixed
urban uses. The largest of these
was in the southeast where the
new "city" of Latigo would later be
proposed,

While Latigo has not materialized as
envisioned, the Colorado Springs
metropolitan area itself has ex-
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Map 2
Historic Sites & Structures

Lazy M-D 14, Casteel Cabin

1.

2. Shamrock Ranch 15. Black Forest Community Hall
3. Pettigrew Ranch 16. Black Forest School

4, Steppler Potato Cellar 17. Black Forest Store

5. Pine Grove School 18, Black Forest Church

6. Pike View Ranch 19. Burrows Cabin

7. Table Rock Indian Burial 20. La Foret Lodge, La Foret Chapel
8. Table Rock Cemetery, Russell Homestead 21, Indian Doctor's Place

9. Table Rock Townsite 22.  Ayer Ranch

10. Fairview Schoo!, Evans Stage Stop 23. Grandview Ranch

11. Brentwood Country Club ' z4. Billy Paul Barn

12. Pine Cone Ranch 25. Fagan's Grave

13. Spirit House




8 Area Profile & Trend Analysis

panded rapidly in the direction of -

the planning area. During the
same period numerous large lot

residential subdivisions have been

piatted and developed in the plan-
ning area, allowing it to retain
much of lt,s rural character and a
good bit of its historic legacy.

Some of this legacy is in the form
of remaining historic sites and
structures. Map 2 identifies many
of these as well as some additional
historic information. Those who '
wish to study-the history of the
planning area in greater depth are
advised t6 read Thunder, Sun and
Snow written by Judy von Ahlefeldt
in 1979, -

Socioeconomic Information

Table 1 has been prepared to pre-
sent a socioeconomic profile of the
Black - Forest Planning Area, Data
for the year 1980 are the most ex-
tensive and accurate since they are
based on U. S, Census information
adjusted to reflect the geography of
the planning area. Where
boundaries are not consistent with
Census geography housing units
were counted off of air photos and
weighted averages were derived to
modify the figures. The 1970
numbers were obtained either by
modifying data from the original
Black Forest Preservation Plan In-
ventory (published in 1973} or
directly from the 1970 Census. Be-
cause of differences or limitations in
methodology, all of these numbers
should be considered approximate,

What Table 1 indicates is that the
population of the current planning
area has increased steadily from

about 3,500 in 1970 to over 5,000 in
1980. Estimates based on 1985-86
Assessor's records put the current
poputation at 6,500 or more., Over

- the -past 15-years thls ‘equates to an
‘annual growth rate of approximately

4 percent. For the comparable

-period the overall-County growth
~rate has been about 2. 89’

-“Ethmca!ly the vast major‘lty of plan-

ning area residents are:Caucasian.
While the median age of 31.1 is con-
siderably higher than the County
average, there are very few Senior
Citizens. Educational attainment
and income levels . significantly
exceed the County average.

Because of a reduét‘ioh_i_n' average
household size- the’' number of .
housing units in the ptanmng ar'ea

- has increased at a faster pace than
~ population. It .is estimated that

the number of units in the current
planning area. has .more .than’
doubled between 1972 ‘and the
present. The current total is
probably about 2,300 units. In a
typical year on the order of 100
new units have been added.

Although the data are not defini-
tive, it is apparent that the num-
ber of mobile homes in the plan-
ning area has declined from
possibly 200 in 1970 to about 125
today. Since the number of con-
ventional homes has more than
doubled, the ratio of mobile homes
to total housing stock has clearly
been greatly reduced. The likely
reasons for this are a general
escalation in the price of lots
combined with the now common
practice of restricting mobile homes
from new subdivisions through the
use of covenants,

The housing stock of the planning
area is made up almost exclusively
of single family detached units.

In 1980, 89% of these were owner-
occupied, compared to a County-
wide owner occupancy rate of 61%.
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TABLE 1: POPULATION AND HOUSING CHARACTERISTICS
BLACK FOREST PLANNING AREA

Planning Area

(1970)

Total Population 3,528 .
Primary Planning Area .  3,463%
WoodmenlMarksheffe! 50
Northgate o : 15+

Total Households - 926

Persons Per Household . 3.81

Total Dwelling Units . - 893 (1972)

Total Year Round Units -
Total Occupied Dwelling Umts
Percent :Occupied :
Percent. Owner Occupied
Percent ‘Renter Occupied

Single Family Units

Duplex Units

Multifamily -Units

Mobile Homes l.ess Than 250
Median Value ‘
(Owner Occupied) $30,900
Race - White.
- Black -

Native American
-Spanish Origin*
Other

Median Age - Men
Women

Percent Over 65 Years of Age

Five or More Years at
Same ‘Address

Percent High School Graduates 82,8%
Four or More Years of College
Median Income $14,071

Percent Below Poverty Line
(1579)

Pianni_hg. Area

(1980)

5,068
1,867
183

18
1,563
3.23
1,670
1,640

.1,550 -
94,5% .

.88.8%
11.2%
1,385

14
35
182

$81,000
4,972
17
29
127
42

31.1
31.1

3.7%

49.4%
88.9%

26.2%

(85.7%)
{ 0.9%)

( 2.2%)

(11.3%)

$34,675 (1984)

4.8%

* Individuals of Spanish origin can be of any race.

Source: Black Forest Preservation Plan Inventory, 1973; U, S.
Census, 1980; Pikes Peak Area Council of Governments,

County Land Use Department

' County
- -Comparison
(1980) .

2.73 .

92.3%
60.7% .
39.3% .
65.7%.
3.5%
26.7%
5.1%

$55,000

87.3% .
6.2%
0.6%
8.1%
5.8%

26.8 .
28.2

6.8%

34.2%
82.7%
22.3%

$23,271 (1984)

10.3%

Bureau ‘of
1983; E! Paso

500t e e e e e .
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The median value of: “owner-
occupied housing has consistently
been much higher than the. County
average.

Natural Systems

introduction -~

A careful analysis of the natural
environment is a fundamental com-
ponent of any viable land use plan.
In the Black Forest Planning Area,
however, consideration of natur'al
systems is an especially critical
imperative. First, the rural resi-
dential lifestyle in the planning area
is predicated upon the protection
and enhancement of its unique
natural amenities. Secondly, the
planning area's position astride a
major topographic divide results in
an influence over substantial "down-
stream" portions of the County.

The intent of this section is to pro-
vide a general system description of
the area's natural environment and
to highlight those environmental op-
portunities and constraints which
relate most to land use policy.
Those interested in a detailed study
of the region's natural history
should consult "The Natural History
of the Black Forest" which was
written and copyrighted by Judy
von Ahlefeldt as part of the inven-
tory for the original Black Forest
Plan.

The subject areas discussed below
include geology, topography and
drainage, mineral resources, soils,
climate, vegetation, wildlife and en-
vironmental constraints. Because of
its complexity and special im-
portance in the planning area the
subject of groundwater is con-
sidered in a separate section which
follows. :

Gédlogy--

The Black Forest is situated near
the southern edge of a geologic
feature known as the Denver
Basin. = The Basin extends north
from Colorado Springs to the City
of Greeley and up to 80 miles: east
from the Front Range. [t is com-
posed of up to 4 stratigraphic
bedrock units which: were laid

- down approximately ‘5¢ to 100

million years ago as a result of the
erosion of rock 'units which -had
been uplifted to the west along the
Rampart Range Fault. - The up-
lifted granite which forms  the
present Rampart Range is a much
older rock from deep below the
surface. The Dawson sediments

"and Castle Rock Conglomerates are .

much more geologically recent than
the Pikes Peak Granite, The
granite exposed on Pikes Peak for
instance is on the order of one.
billion years old. Directly under
the planning area these rocks are
buried many thousands of feet
deep. Even the vertically tilted
sedimentary rocks which outcrop in
Garden of the Gods and at the Air
Force Academy are several thou-
sand feet underground at points
near the center of the planning
area.

From a more local perspective the
planning area might be charac-
terized as an overturned bow! or
dome containing progressively
older and more extensive bedrock
layers. As can be seen from the
generalized cross-section in Figure
# 2, the uppermost layer, Castle
Rock Conglomerate, occurs only

in the far northern portion of the
planning area. This unit forms
characteristic flat-topped and
steep-walled mesas including Table
Rock. Below the Castle Rock Con-
glomerate is the Dawson Formation
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FIGURE 2: Generalized Geological Cross:Section (East — West).
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whtch outcrops in the ma]orlty of
the planning area. !t is composed of
various types of sandstones inter-
spersed with clay. Locally, it
exceeds 2000 feet in thickness,
Three of the County's major bed-
rock aquifers are found in associa-
tion with this unit. Beneath the
Dawson Formation are the Laramie
Formation and a layer of Fox Hills
Sandstone. These strata are
thinner (150-300 feet thick) and are
primarily comprised of sandstones
and shales, They do not outcrop in
any portion of the planning area,
but they do constitute an important
source of non-tributary ground
water. Underlying the whole of the
Denver Basin is a very thick shale
deposit (Pierre Shale) which does
not readily transmit ground water.

In some parts of the planning
area, particularly along water-

courses south of the timbered area
edge, the bedrock is covered by

up to 100 feet of unconsolidated
alluvial materials. These have
been deposited over the last one
million years by wind and water
and are particularly susceptible to
erosion in some cases. Because
these deposits a frequently well
sorted, they may have value as
sources of commercial aggregates.

Topography --

In addition to being called the
Black Forest, the land in and
around the planning area has his-
torically been referred to as the
"divide country”. It has been so
named because it occupies the
summit of a major drainage divide.
This divide extends east from the
Front Range in a line roughly
parallel to the northern boundary of
the County. [n the planning area
it dips down to form the shape of a
crescent. To the north of this
divide water flows into Kiowa and

m
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Cherry Creeks and ultimately into:
the South Platte River. To the
south water flows via Monument and
Upper Black Squirrel Creeks into
the Arkansas River drainage. In
total, nine major tributary streams
‘radially drain the planning area.
‘Their locations are shown on the
Natural Systems Map which can be
found in this Chapter. Within the
‘planning ‘area, all of these streams
are ephemeral, meaning that they ‘
flow only seasonally or durlng major
precnpltatton events. s

Positioned as |t is- astrlde a major -
divide, the p!anmng area is sig- -
nificantly higher in elevation than
the areas to  the north- and south.:
All but the Northgate area and a
narrow strip along Woodmen Road
are above 7000 feet, _
vations occur near the center of the
planning area around the -inter-
section of Vollmer and Swan Roads.
Here on "Vollmer Hill" the high
point is 7,684 feet or roughly 1,600
feet higher than downtown Colorado
Springs.

The local topography of the plan-
ning area could aptly be described
as undulating. Frequent changes
in slope and aspect result in a
familiar "roller coaster" effect
experienced along many roadways.
Overall, slopes of 3 to 12 percent
predominate. Steeper slopes are
associated with rock outcrops
{such as Table Rock) and with
stream banks including the the
Kettle and Black Squirrel Creek
ravines. The planning area is
dissected by numerous floodplains,
but they are fairly narrow when
compared to those in other parts
of the County.

Mineral Resources --
Over most of the planning area the

potential for commerciatly viable
mineral resource extraction is

Maximum ele--. .

limited. - Extraction . within the
Timbered Area itself has been con-

fined to the removal of materials
for use in constructing local
roads. Deposits of well-sorted =
aggregates which occur in the
southern portion of the planning
aréa represent a significant excep-
tion. These are heavily . utilized
for the production: of asphalt and . -
concrete in the "batch plant area
which has grown up, around the
intersection of Vollmer and Wood-
men. Roads. Commerma!ly re-
coverablée deposits are identified on

the. Natural .Systems - Map. " The
‘ Countys Master Plan ‘for the

Extraction of Commercial Mineral
Deposits (19757 describes these
deposits in more detail .and speci-
fies the circumstances. under which
development may. take place in

‘areas where these deposits exist.

Soils --

Soil characteristics often have a
significant impact on land use suit-
ability. In the planning area soil
conditions are particularly important
because of the predominance of
individual well and septic systems,

The soils of the Black Forest Plan-
ning Area are the result of a com-
plex interaction of climate, vegeta-
tion and slope with the underlying
parent material (bedrock or allu-
vium). Most soils in the planning
area are therefore composed of

sandy loams or loamy sands as-

sociated with decomposition of the
coarse, gravelly sandstone of the
Dawson Formation. Soils overlying
the alluvial deposits to the south
and west tend to be sandy loams,
often with an high gravel content.

Soils in the planning area have
been categorized into different
types (known as series) by the
United States Soil Conservation
Series {SCS). Within a series soils
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.

have the same genera! vertical pro-:-

file, Series.are further broken -
down into phases or units which-
correspond -to :variations ~in slope. .
The characteristics of these units

ing potential and load-bearing

capacity can be .used to infer:land
use compatibility. Of particular.
importance in a rural residential -
tarea such as the planning area is
“'septic system suitability. Map 4 -

M"

“as having limitations for -septic
Systems The ratlng system em-
poned by the SCS is descrlbed
below
5( L .
® §I|ght Limitations: - Soil
"(&opertles are su:table for
q; indicated activity; .
llm‘t‘t\atlons are easily over-
come.

® Moderate Limitations:

Soil properties and site
features are unsuitable
for the indicated activ-
ity: limitations can be
overcome with good
management and careful
design.

® Severe Limitations:
Limitations are so severe
that the indicated activ-
ity is questionable.

- Even special design
practices may not over-
come limitations.

It should be emphasized that in

low density residential subdivisions
even severe limitations may be

overcome with proper siting and

engineering techniques,

In order for the leach fields of
individual septic systems to func-
tion properly, they must be lo-
cated on fairly level terrain and in
soils which allow the effluent to

such as permeability, depth, swell-.

. delineates areas defined by the SCS

dlsperse at a moderate rate. - Ex-=
cessive permeablllty may. result in
the introduction of organics into:
the ground water system before
they can: be- oxidized by soit - .
bacteria. - 1f- permeability  is- in-
sufficient, the. system-may over- -
flow.  As shown-in Map 4, severe-
septic system constraints in the
planning area. are associated. with .a
combination of flood plains {wet-- .
ness), steep slopes.-and highly:
permeable soil: . -Additional and -
more: detailed- soils information- may .
be obtained by consulting the Soi}.
Survey of -El. -Paso. County which -

was published by the U.S. Soil

Conservation .Service in 1981.
Climate --

The climate in the planning area is -
locally variable, but on the average
the area is cooler, wetter and sub-
ject to more severe storm. events
than the Colorado Springs metro-
politan area. All of these dif-
ferences are attributable to the
area's position astride . the Platte-
Arkansas divide. Due primarily to
the higher elevations, the growing
season in the planning area is as
short .as 100 days. This is up to
two months shorter than in Colorado
Springs. The average precipitation
of about 17 to 18 inches is approxi-
mately 3 inches- more than that of
the City. Much of this additional
moisture -falls in the form of snow.
The area receives an average of
about 60 inches of annual snowfall
as compared to 40 inches for Colo-
rado Springs. Lower average
temperatures and tree cover com-
bine to inhibit snowmelt and further
accentuate this difference. In the
open portions of the planning area
even small snowfalls combined with
high winds can create ground
blizzards which completely obscure
visibility. - Fog is particularly
prevalent in November, February
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and March. The worst fog condi- -
tions cccur south and east of the
timber, ‘

Severe summer and winter storms
are often spawned and sometimes
stall in the turbulent air near the

ridge line. Twenty-four hour rain- :

falls in excess of half the annual
precipitation average have been re-
corded throughout the planning
area, Along the ridge the inc-

dence of electrical storms is among -

the highest in the nation.- On the
edges of the timbered area 15 foot -
snowdrifts are not uncommon. It
is this severity of weather phe-
nomena which has the most signifi-
cant impact on land use decisions.
Roads must be designed to mini-
mize drifting, and drainage
facilities must be engineered to
accommodate very high peak flows.

Vegetation -~ -
» Ponderosa Pines

An almost pure stand of Ponderosa
pine (Pinus ponderosa) is what

gives the planning area its special
and unique character. Because

the stand is almost pure (an ex-
ception in the Front Range area)
and because it is out on the edge
of its ecological niche, it is es-

pecially susceptible to negative

environmental impacts including

fire, air pollution and disease.

The Ponderosa pine is charac-
teristic of the eastern foothills
zone of the Rockies because of its
high tolerance of drought, tem-
perature extremes and gravelly
soifs, It is this tolerance which
allows the trees to extend as far
out onto the divide as they do.
Viewed from above the trees would
appear as a crescent-shaped
"shadow" offset a few miles to the
south and west of the highest

points on the ridge. In the
southwest corner of :the planning
area the trees begin as low as: -
6,900 feet in elevation while in the -
northeast there are ‘treeless areas -
as high up as 7,400 feet, The -
disparity: is i probably due to.a
combination of. prevailing southerly
winds [(the ones with the® monsture]
and so:l condltlons : ‘

Hav:ng been Iogged over an aver- -
age of 3 times since 1860, the
timbered area is now dominated :by
trees of less than 100 vyears in.
age.- - These are interspersed with
dense clumps of young trees which
have seeded themselves in diseased
or recently cleared areas.

The two most common afflictions of
the pines are Dwarf-mistletoe and
the Pine Beetle Disease, Dwarf
mistletoes are small, leafless and
parasitic flowering plants which
sink their roots into the bark of
the trees to obtain nutrients. In-
festation, which is fairly common in
the planning area, results in the
distortion of trees, reduced vigor
and sometimes premature death.
Control techniques consist of combi-
nations of pruning and thinning.

The Mountain Pine Beetle is a small
black insect which invades healthy
trees in late summer, fays eggs and
dies. The small white larvae which
hatch from the eggs feed on the
soft inner bark of the trees., A
fungus carried by the larvae can
also cause mortality. Unhealthy
dense stands are most susceptible
to infestation. Localized application
of insecticides has been shown to
be successful in combatting the
beetle. Treatment programs and a
downturn in the natural cycle of
the insect have combined to hold
the problem in check in recent
yvears. While mistletoe and the Pine
Beetle are endemic problems in the
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planning . area the potential for
catastrophic wildfire is arguably the
greatest risk to the Forest and its
residents, Although it appears that
the planning area has not ex-
perienced a full scale-crown fire
since 1850 the threat is s:gnlflcant
during “drought  periods in late
summer and fall when ‘the tree tops
may become tinder dry. Methods of
minimizing wildfire hazard include
proper siting of structures, thin-
ning to eliminate "“ladder fuels" and
the construction of fuel breaks.
Assistance with these and other
methods of forest management, in-
c[udmg beetle and mistletoe control
is dvailable through the Colorado
State Forest Serwce

A long term and Iess perceptible
threat to the health of the Forest
is the toxic effect of air pol-
lutants. Very little hard data are
available, but it is clear that the
Ponderosa‘-pines are particularly
susceptible to photochemical oxi-
dants, especially ozone. Exposure
to ozone generally inhibits the
metabolism™ of the trees. Notice-
able damage has been reported in
areas of California. Forested
areas which are weakened by other
diseases or’ afflictions are es-
pecially susceptible to damage by
these pollutants

* Other Plant Communities

In addition to the Ponderosa pines
there are several other plant com-
munities which are important com-
ponents of the planning area eco-
system. These include the oak-
brush, ravine, meadow and high
plains grassland communities. The
sometimes marshy meadows are
especially intolerant of human
activities. These meadows are
often associated with the head-
waters of drainages. They contain
many relict plant species which

e T R i

were common to the area more- than
10,000 years &ago. - Excellent des-
criptions of ali‘ these commuinities
are included in Judy von Ahle-
feldt's "Natural History of - the - -
Black Forest", = . - I

Wildlife'~~

Although'there 'is “evidence of
some- reduction ‘in diversity and
numbers, "the ‘Black Forest Plan- -
ning Area ‘gontinues to- support a
wide variety of wildlife. 'Many of
these speties are monitored by the
Colorado” Division ‘of Wildlife, ~The -
Division identifies - ranges for
white-tailed deer, pronghorn ante- -
tope and sharptall grouse -in‘the
planning area. Black bear and elk
have alse been snghted on ‘occasion.
The planning area's most distinctive
residents, however, would probably
be the Abert's Squurrels which-
exclusively " inhabit the Ponderosa
pines. Additional species noted by
the Colorado Division of Wildlife as
present in the planning area mciude
the followmg

e red fox

* grey fox

+ swift fox (occasional)
* coyote

» cottontail and jack rabbits
. ground squirrel

e pine squirrel

s porcupine

e raccoon

s striped skunk

» red-tailed hawk

* Swanson's hawk

* American Kestrel

¢ sharpshinned hawk
s marsh hawk

» golden eagle

'« prairie falcon

¢ great~horned owl

e barn owl

+ mallard

e green-winged teal
» blue-winged teal
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. cinnamon teal
¢ Wilson's phalarope
. and many others _

The DIVISIOh of Wlldhfe aiso noted -
that the grasslands adjacent to
Douglas County were historic
habitat for the Plains Sharp-tailed:.
Grouse. Preservation of this im-
portant ecosystem may foster the
return of this unique specie. Judy
von Ahiefeldt's "Natural History of
the Black Forest". comprehensively
inventoried the.area's fauna.in 1973.
This work remains a valuable re-
source which should: be wused in
analyzing the. impact of land use
proposals on area wildlife. -There
are a. variety of things that can be
done to greatly enhance the wild-
life potential of an individual
property at a minimal cost. The
Division of ‘Wildlife is available to
provide technical -~ assistance in
developing these alternatives.

Environmental Constraints

Map 5 presents an aggregate of
several of the environmental
hazards which might be en-
countered in the planning area.
Constraints are delineated in order
of potential hazard with flood
plains being most critical and
expansive soils being potentially
least hazardous. This information
was derived from a larger study
completed by Charles Robinson and
Associates for the County in [977.
What the map shows is that the
planning area is relatively free
from extensive environmental
hazards with the exception of
potential for wildfire, The Colo-
rado State Forest Service is
available to assist property owners
with fire hazard mitigation tech-
niques,

This map should be used as an
initial frame of reference in the

analysis of land use suitability...:
Detailed. back-up - materials and -
suggested mitigation .measures are -
included in the Charles. Robinson
study and should be consulted if -
there appears to be a potential
hazard, The Coloradoe Geological
Survey may also  be consulted -
although ther‘e may be a fee in-
volved,- ‘ o

The floodpiains on this map are.
physiographic. 100-year flood plains,
meaning that. they were. derived
through an analysis of natura!l land
forms. . The County also has regu-
latory 100-year flood plains which
have been derived by the [Federal
Emergency Management Administra-
tion using engineering models and
equations., [t is these regulatory
flood plains for which land use
restrictions and limitations have
been developed. These regulations
are administered by the County.
Regional Building and Land . .Use
Departments.

Groundwater Resources

Introduction

Underlying the Black Forest Plan-
ning Area is the most extensive
groundwater resource in the
County. Both the nature of this
system and the institutional ar-
rangements which define its use are
complex . subjects. This section
attempts to briefly describe this
system with the understanding that
the analysis can by no means be
complete, '

The groundwater resource in the
planning area consists primarily of
the four bedrock aquifers which
occur in the Denver Basin. The
basin is described in the Natural
Systems section of this Chapter.
Listed from top to bottom, these
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aquifers are the Dawson, the
Denver, the Arapahoe and the
Laramie~-Fox :Hills. They are des-
cribed in general cross-section in
Figure 3. As can be seen from the
cross section, the whole formation

may be imagined as an overturned

bow! in. which each successively
deeper aquifer extends further to
the south and .east. Therefore,
although all four aquifers occur in
ail portions of the planning area,
the .total combined thickness is
reduced toward all but the northern
periphery. In the north central
portion of the planmng area total
aquifer thickness .exceeds 2,000
feet. :

It has been estimated by the U, S.
Geological Survey that. in El Paso
County the uppermost 500 feet of
the Dawson Formation (the Daw-
son, Deriver and Arapahoe Aqui-
fers combined} contains about

-aquifers

38,000,000 acre feet of water in-

storage. The majority of this
water is beneath the planning
area. By comparison the City -of
Colorado. Springs. presently uses .-
approximately 60,000 acre ‘feet to
meet- all .of its needs..
emphasized, however, that much of
this water s considered legally
tributary to downstream . surface
rights and an additional percentage
is not economlcally recoverable.

Natural recharge rates [lnﬂltra-
tion) - to. aquifers in the planning
area average possibly 1.5 .inches
per year. While this rate is well.
in excess of that for the County
as a whole it is fairly negligible
compared to the amount of water in
storage. This means . that .the
-represent. a relatively
non-renewable resource which can
be significantly impacted by major
pro[onged wrthdrawa!s

1t should be |

FIGURE 3: Generalized Geological Cross Section (North-South) -
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Well Inventory --

With only a few exceptions, all resi-
dences and businesses in the plan--
ning area are dependent on- indi-
vidual wells for their water. sup-
plies.” -Responsibility for the moni~
toring and permitting of these wells
rests with the Colorado Divisien of
Water: Resources. -

From 1973 to 1985 the number of
permitted wells in the planning area
grew from 518 to 1441; an-increase
of of 278%. The overwhelming
majority of these wells penetrate the
Dawson Aquifer, and most are do-
mestic wells ‘serving single family
homes. Most of the deeper commer-
cial, industrial and municipal wells
are concentrated in a band along
the southern perimeter of the plan-
ning ‘area. * Many of these ‘draw
from an aquifer other than the
‘Dawson. Table 2 summarizes

the number and type of permitted
wells in the p[annmg area.

TABLE 2
PERMITTED WELLS
BLACK FOREST PLANNING AREA

# of
Category » Wells
Domestic 1,201
Stock 78
Domestic and Stock - 78
Commercial .8
Industrial 5
Irrigation 8
Irrigation and Stock 0
Municipal , 21
Other : L 6
Undetermmed o 36
TOTAL - 1,441

Source: Well Printout, Colorado
Division of Water Resources,
April 4, 1985.

Approximate “Groundwater Use --

The Land Use Department is- not
aware of any. groundwatér currently
being exported out of the planning
area. Internal cthumptive and -
non-consumptive useé is roughly
estimated at 700 acre feet per’ year.
This compares “with an‘ estimated
annua! recharge (through natural
infiltration) of about 10,400 acre
feet. 1t can therefore be concluded
that the planning area can theo-
retically absorb significant addi~
tional rural residential development
before creating a situation where
groundwater was depleted ‘at a rate
faster than it was being replaced.’
However, it is not necessarily
approprlate to conclude that there
is presently no adverse impact on
downgradient surface rights.

An estimated "water budget" for
the planning area (summarized in

. Table 3) was derived. by approxi-

mating current withdrawals from
permitted wells, adjusting this

number for non-consumptive use
and then comparing this adjusted
number with estimated natural re-
charge. The estimated withdrawal
from individual residential wells
was calculated by multiplying the
total number of domestic well

- permits by the area's estimated

population per household and then
by a per capita assumed use of
0.13 acre feet per vyear (120
gallons per day). This total of 522
acre feet was reduced by 60% to
account for septic system re-~
charge. Additional water use in
the planning area could not be
directly accounted fotr so it was
roughly estimated by applying the
same ratio of estimated actual to
maximum permitted pumping rates
experienced with residential
domestic use. All non-domestic
water was considered to be con-
sumptively used.
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TABLE 3 - ESTIMATED ANNUAL WATER BUDGET
BLACK FOREST PLANNING AREA®

AFY

© Estimated Withdrawals (AFY
: - Domestic ‘ ' 521.8
- (Estimated Net After Septic' Recharge) (208.7)
Stock s ' ' 33.9
Domestic and Stock o ' 33.9
Commercial - o : : ; 7.2
Industrial i 12.2
Irrigation _ 25.1
Irrigation & Stock -
Municipal : 31.7
~ Other - ' ' 12.6
‘Undetermined ' _ o 9.8
TOTAL - 678.2
(Total Minus Septic Recharge) (365.1)
“Total as Percent of Permitted Potential
{678.2/37,764} (1.8%)
Estimated Annual Recharge _
(1.5 inches/{year (80,652 acres}) = 10,434 (AFY)
Estimated Withdrawals as a Percent of Estimated
Recharge (678.2/10,434) = (6.5%)

Assumptions:

- based on 1985 well permit information

- all water pumped from Dawson

- domestic per capita use 120 GPD

- same ratio of actual use/permitted pumping rate applied to other
categories

- 60% of domestic water returned to aquifer through septic systems: all
other information assumed to be consumptively used

- surface recharge (net infiltration) estimated at 1.5 inches/year (based on
USGS 1975 model)

- total analysis area includes Northgate properties

- these estimates are for the purposes of general description only
- estimates for municipal withdrawals are low since Park Forest Estates uses
50.5 acre feet

Source: El Paso County Land Use Department Estimates, 1985/86.

et A—————————————————— ]
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Based on these calculations the
total well water withdrawals in the .
planning area were estimated to be
678.2 acre feet in 1985, When an
estimated septic recharge rate of
60% is factored in this number is
reduced to 365 acre feet.

These - figures indicate that per
capita water use in the planning
area appears to average only about
50% of the rate for a metropolitan
area such as Colorado Springs.
Likely explanations for this dif-
ference include the limited use of
landscape irrigation in the area and
the fact that many of the non-
residential uses which "support”
local residents are located elsewhere
in the County.

According to a United States Geo-
logical Survey {(USGS) digital model
run in. 1975, the annual rate of re-
charge to the Dawson Aquifer in
the Black Forest Planning Area
varies between less than 0.05 and
2.2 inches per vyear, with an ap-
parent average of about 1.5 inches.
Based on this average the ground-
water system in the planning area
would recharge at the rate of ap-
proximately 10,000 acre feet per
year (refer to Table 3).

It can therefore be estimated that
groundwater withdrawals are now
taking place at a rate on the
general order of 6.5% of annual
recharge. If per capita use were
assumed to remain constant and the
population of the planning area was
assumed to increase by a factor of
500% (in line with maximum potential
build-out under current zoning)
then use would approach 30% of
annua! recharge. These estimates

rassume no reuse and no substantial
- export from the planning area. A
~USGS model done in 1975 predicted

a reduction of groundwater flow to
Monument Creek of approximately
20% by the year 2000 based on an
increase in projected domestic use

and a few deep withdrawals. Sig-

nificant declines in the water table
were predicted for only the zones
adjacent to major wells. -

Groundwater Quality --

Groundwater quality in the Dawson
aquifer is generally acceptable for
most domestic :purposes. There
are localized areas of high iron
and fluoride concentrations in the
western portion of the planning
area. The primary potential
hazard to groundwater quality
however will come from contamina-
tion of wells by ‘improperly de-
signed or located septic systems.
Contaminated wells exhibit elevated
fevels of nitrates, chiloride and
disease causing bacteria which may
result. in a nonpotable  water
supply.

Well Permitting Process -~

All wells in the State of Colorado
require a written permit form the
Colorado Division of Water Re-
sources, The permits specify the
amount of water which may be
withdrawn and the purpose(s} for
which it may be used. A water
right may or may not be needed to
obtain a permit, but a permit does
not constitute a right., Rules and
regulations governing well per-
mitting procedures are complex and
subject to change so the following
discussion is for the purpose of
general description only.
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For individual residential purposes:
the State will issue either a domes-
tic, or more likely an in-house use
only permit., Both restrict the
user to a maximum of 15 gallons
per minute, but only the domestic

permit allows for outside uses such -

as lawn irrigation.  When outside
use is allowed, the area of lawn
which can be irrigated is often
limited., - All of these limitations
are put in effect for the purpose
of preventing injury to another
well or to downgradient surface
water users. The standards and
procedures are codified as the
Denver Basin Rules which were
written to implement Senate Bill 5
which was enacted in 1985,

Under the Denver Basin Rules:
certain deeper bedrock groundwater
has been determined to be "non-
tributary". This means that it has
been calcuiated that this will not
move through the bedrock to a
point where it makes contact with a
surface stream system within 100
years. In the Black Forest Plan-
ning Area, none of the Dawson
formation is considered to be non-
tributary. Tributary limits of the
three other bedrock aquifers are
shown on Map 6. A property owner
is normally entitled to a full do-
mestic permit if he or she drills
down to a non-tributary aquifer.
The trade-off is that these non-
tributary aquifers are ordinarily
several hundred feet below the
surface, and the cost of drilling
may be prohibitive. Also shown on
Map 6 are the limits of the Upper
Black Squirrel and Kiowa Bijou
Designated Groundwater Basins.
These Basins were created in the
mid-{960's and are presently exempt
from the Denver Basin Rules,

In those cases where it is de-
termined by the State that with-
drawals will adversely impact down-

stream surface rights, permits will
only be granted if an "augmentation
plan® is developed and approved..
Under an augmentation plan, con-
sumptively used water must be:
reintroduced into the aquifer by
one of a number of methods. The
cost and time frame involved in -
preparing these .plans normally. pre-
cludes their use by individual -
homeowners. - :

With any type of well permit the
maximum amount . of water  which
may be extracted in any given
year is limited by State law to one
percent of the available ‘supply.:
No allowance is made for recharge
in this computation. Maximum
annual withdrawal in acre feet. is
computed using the following
formula:

Surface Acreage x Saturated
Thickness x Specific Yield
100

Saturated Thickness = depth of
sand or bedrock saturated with
water

Specific Yield= the wvolume of
available water as a percent of the
saturated volume (e.g. 20% in the
Dawson Aquifer).

In most parts of the planning area
saturated thickness is great
enough that this one percent
limitation itself does not present an
impediment to rural residential
subdivisions. The probiem may be
with how deep the individual
property owner has to go to
secure this supply.

Subdivision Approval -~

Under Senate Bill 35 which was

passed in 1972, the State uses its
one hundred year rule and other
criteria to review proposed subdi-
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visions for adequacy of water
supply. If the State deems the
supply to be inadequate based on
their criteria, they will recommend
denia! of the subdivision. -

In November of 1986, the El Paso
County - Board of Commissioners
adopted a water policy tying land
use .approvals to demonstration of
an adequate 300-year water supply.
~ This policy does not effect the
right to withdraw water at a one
percent annual rate, but it does
potentially impact subdivision ap-
provals. With the extensive bed-
rock aquifers underlying the pian-
ning area it is unlikely that even
the 300-year rule will have much of
an impact on rural residential
subdivisions, Proposed urban
density developments in the
southern portion of the planning
area are. likely to be influenced by
the policy however.

Community Services & Public
Facilities

Introduction ~-

A recurring sentiment among many
Black Forest residents is that they
have deliberately chosen a rural
living environment and for this they
have traded away a number of
urban efficiencies. They further
point out that the provision of
certain urban level services might
actually jeopardize their rural resi-
dential lifestyle in the future. The
purpose of this section is to assess
the current status of public facili-
ties and services available to Black
Forest residents with this caveat.
Transportation considerations and
many aspects of ground water
supply are treated in separate sec-
tions. Additional and more detailed
information is on file at the Land
Use Department.

Community Institutions -~

The Black Forest area clearly has
one of the more highly developed
senses of local community. in El Paso .
County. The full reason for this is
somewhat - complex and abstract, but
community facilities and institutions
play a large part. A representative
sample -of these is identified on the
Public Facilities and Community Ser-.
vices Map (#7).

The '“institutiona!l focus" of . the
Black Forest would probably be at
the intersection of Black Forest and
Shoup Roads. Located there is. the
Black Forest Community . Center
which has been cooperatively
operated since it was constructed. in
1929,

Severa! of the churches in the

Black Forest are clustered near

this intersection. Also at Black

Forest and Shoup are the fire. sta-
tion, the post office, a newspaper
office and several businesses,

Because the nearest permanent
fibrary facilities are located in
Monument and in Briargate, a
Pikes Peak Library District book-
mobile makes a Thursday afternoon
stop at the Community Church
(Black Forest and Shoup Roads).
Residents with home computers also
have electronic access to much of
the Library's material.

The following list of public and
community facilities corresponds to
those indicated on Map 7:

i. Microwave Transmitting Tower

2. Black Forest Chapel

3. Woliford Elementary School

4. Black Forest Community -
Center

5. Black Forest Fire Station

6. Church of Jesus Christ of
Latter Day Saints
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7. Bookmobile Stop
8. Black Forest Community
Church

9. Black Forest Lutheran Church
10. Black Forest Post Office &
- Newspaper

11. EI Paso County Public Works
Department North Service
Yard

12, Church of -the‘N_azarene

13. Peoples Natural Gas Facility

14. Mountain View Electric Sub-
station

15. -Mountain Bell Facmty

16. Black Forest Assembly of God

17. Our Lady of the Pines
(Catholic) '

18. First Baptist Church

19. Peoples Natural Gas Purchase
Point

20, Falcon High School

21. Woodlake Park Site

22. Forest Green Park Site

Several additional institutional

components of the Black Forest are
singled out for discussion in the
following sections.

Schools - -

The planning area encompasses por-
tions of four different school dis-

tricts.  These are: Air Academy
(#20), Peyton (#23}), Lewis Palmer
(#38), .and Falcon (#49). Their

boundaries - are shown on Map 7.
Each district has experienced sub-
stantial relative enrollment increases.
during . the past two decades (refer
to Table #). Taken in aggregate
the school age population in- the
four. districts has tripled in 20 .
years.. Although population within
the planning area has grown sig-
nificantly,. much of this rapid =
change-in enrollment is attributable
to areas closer to Colorado Springs..
Examples include Briargate, Rock-
rimmon and Cimarron Hills. The
result of this rapid enrollment
growth has been a continuous need
to finance the upgrading and addi-
tion of facilities. B

SCHOOL DISTRICT ENROLLMENT GROWTH

BLACK FOREST PLANNING AREA

TABLE 4:

Distr_'ict 196768 1972
Air Academy (#20) 3,573 4,647
Peyton (#23)) 108 206
Lewis Palmer (#38) 528 1,034
Falcon {#u49) 179 363
Total L ,388 6,250
Sources: Black Forest Preservation Plan,

1981:;

1974
Telephone Contacts with District Superintendents.

Percent
Increase
1980 1987 1967-87
5,227 9,114 155%
215 315 192%
1,272 2,087 206%
1,344 2,253 1,159%
8,058 13,769 214%

E! Paso County Sourcebook,

o ool UUS S —
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* Air Academy - District #20

The Air Academy Schoo! District

serves the majority of the popula-
tion of the Black Forest Planning
Area, With a current enrollment of
over 9,000 students it is now the

third largest district in the County
behind Harrison (#2) and Colorado

Springs (#11). Edith Wolford Ele-

mentary School on ‘Black Forest
Road is the only Air Academy fa-
cility located within the planning
area. Enrollment at Wotford has
been fairly steady over the years
but is in excess of stated capacity.
As the Black Forest community
grows an additional elementary
school will have to be built or else
the additional students will have to
be bussed several miles to the west
and south. Older Black Forest stu-
dents attend Air Academy Junior
and Senior High Schools which are
located outside of the planning
area. No facilities are anticipated
to be built in the planning area in
the near future.

'+ Peyton = District #23J

Only a few square miles of the
Peyton School District fall within
the Black Forest Planning Area (see
Map 7). The District is presently
served by a single K-12 building
located well to the east of the
planning area. Enroliment has been
undergoing a steady increase, but
most of this can be attributed to
the areas around the community of
Peyton. Development within the
planning area should have minimal
impact on District #23J.

e Lewis Palmeri - District #38.

" The Lewis Palmrer School District

serves the northwest portion of
the planning area.  This area is
characterized by agricultural and
large lot residential land uses and
it therefore contributes a small
share of the District enrollment.
The three lewis Palmer facilities
utilized by Black Forest residents
are located near the intersection of
Interstate-25 and Walker Road.
Current facilities are near capacity
and a new elementary school:is
scheduled for construction near
the Walden 11l Subdivision.. -

« Falcon - District #49

The Falcon School District func-
tioned as a small rural district

until the mid-1970's when its stu-
dent population began to grow ex-
plosively as a result of residential
development in the Cimarron Hills/
Constitution Hills area, District
#49 serves most of the eastern

‘sector of the planning area includ-

ing the Woodlake and Forest Green
Subdivisions as well as the yet
undeveloped Trails and Paint
Brush Hills Master Planned de-
velopments. The potential for en-
rollment growth within the plan-
ning area is substantial, but less
significant than in areas to the
south. Falcon Senior High School
is located in the Paint Brush Hills
development while the elementary
and junior high schools are
situated near Falcon. A 26-acre
combined elementary/junior high
school site is included in the
Woodmen Hills Sketch Plan,
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» School Land Dedication Standards

The EI Paso County Land Develop-

ment Code specifies the following
 minimum acreage standards for
schools:

* Elementary -

10 acres”
« Junior High - 20 acres
» Senior High - 30 acres

It is up to the discretion of the
individual district to require dedi-
cation of land or to accept fees in
lieu of land. As of May 1987 the
fee is $152 per detached single
family dwelling unit. For the same
dwelling unit the [and requirement
{(1/86) would be 943 square feet.
Using those numbers it would re-
quire a 448 lot (almost four square’
miles} subdivision to provide
enough land area (and students) to
support a ten-acre elementary site.
It, therefore, appears likely that
School Districts #20 and #49 will
have to purchase any property re-
quired for school sites within the
rural residential portions of the
planning area.

Parks and Recreation --

A comprehensive view of the park
and recreation system in the plan-
ning area would need to account for
private and quasi public resources
along with public facilities., The
reason for this is that many area
residents utilize their own lots for
recreation and open space uses and
also benefit from the aggregate
sense of open space derived from a
combination of large undeveloped or
rural residential parcels. A con-
siderable percentage of residents
keep horses in private stables on
their property and ride them along
public easements and rights-of-way,

There are several commercial riding
stables in the planning area.
Among these is a major equestrian

center located in the Trails de-
velopment. There are also a
number ‘of major land holdings
operated by religious institutions
and sporitsmen's associations. The
La Foret Camp on Shoup Road is
an example. The State of Colorado
also owns large undeveloped par-
cels which are available for limited:
recreational use, Some subdivi-.
sions ‘have dedicated common open
space areas and several have set
aside equestrian easements for
public use. However, these ease-
ments have not been integrated
into an overall system and in most
cases they are not maintained by
the County Parks Department.

With the development of the 240
acre Black Forest Regional Park-at
the corner of Shoup and Milam
Roads, the planning area now has
a publicly available site for active
recreation. Fox Run Regional
Park which is currently under de-
velopment west of the planning
area will provide additional easily’
accessible rec¢reation facilities. In
recent years the County Parks De-
partment has limited its role to the
provision of regional park and
recreation facilities. Smaller Parks
Department properties in and
around the planning area have not -
been developed and in some cases
have been leased to homeowners'
associations, The County will
ordinarily seek fees in lieu of small
dedicated parcels.

» Park Dedication Standards

When land dedication is required
by the County a minimum of 5% of
the total area must be set aside.
With the large lot subdivisions

which characterize the Black

Forest Planning Area the total area
dedicated may end up being quite
extensive. For example, the same
hypothetical 448 lot subdivision

which would be required to pro-
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vide only one ten-acre school site.
would need to dedicate over 100: .
acres for park purposes, if the:
lots averaged five.acres. The
current fee-of $175 per dwelling
unit would generate only- $78 500

in revenue,

Watér Service -- |

The overwhelming majority of users
in the Black Forest Planning Area
obtain their water supplies from
individual on-site wells. Most of
these are shallow wells drilled into

the Dawson Aquifer. Currently the'

only centralized. systems are those
operated by the Park Forest Water.
District and the Walden Corporation
(see Map 7 and Table 5). Park
Forest presently supplies approx-
imately 175 of the estimated 2,100
homes in the planning area. The
Walden Corporation is a private
company which serves approximately
75 homes in the Walden {11 Subdiv-
sion.. The proposed Paint Brush
Hills Metropolitan District would
also have a centralized system.

The Remainder of the planning area
residents are served by individual
wells. The permitting process for
these wells is discussed in the
Groundwater section of this
chapter. :

Wastwater--

Almost all of the businesses and
residences of the Black Forest Plan-
ning Area rely on individual septic
systems to treat their wastewater.

Proper operation of a typical septic
system is dependent upon a number
of factors including fairly level
terrain, a water table below the
leach field and soil which is not too
permeable or impermeable. Map 4 in
the Natural Systems section of this.
Profile indicates soils which are

generally suitable for septic systems.

A permit from the County Health
Department is required prior to
construction of any septic system.
Individual - ‘systems. are normally
allowed-on 'lots of 5 acres or more:-
and are allowed on lots between '_
2} and 5 acres contingent upon add-
itional studies and regulations.

Currently .the only operat"in_g _ceri—-- .

tralized sewage treatment facility

in the planning area is one operated
to serve the Walden 1l Subdivision.
Effluent from the lagoon system
flows noth into Cherry Creek and
eventually into thr Platte River
Drainage. - Paint Brush Hills is pro-
posing a treatment plant to be op-
erated jointly with the Woodmen
Hills development to the south.

Other Utilities and Services‘ ~—

Gas, electric and telephone service
is potentially available to all resi-
dents in the planning area. The
service areas and extension policies
are summarized in Map 7 and Table 5.
Refuse disposal is handled individ-
ually through private contractors.
The closest landfill is located

west of Templeton Gap Road just
to the south of the planning area.
However, the Templeton Gap facility

- will be filled to capacity in the

near future. The closest facility

will then be the Highway 94 Land-
fill located approximately 10 miles
south of the planning area and north
of State Highway 94 and Blaney Road.

Law Enforcement --

Within the Black Forest Planning
Area law enforcement responsibili-
ties are shared by the Colorado
State Patrol and the El Paso
County Sheriff's Department. The
State routinely patrols only State
Highway 83 but responds to and
keeps records on all accidents in
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the planning area. The Sheriff's
Department normally assigns oné .
patrol officer each shift to a patrol
district generally encompassing -the
planning area. An unmanned sub-
station is maintained by the De-
partment on the grounds of the
County Department of Transporta-
tion's North Service Yard (Shoup
and Milam Roads). The substation
has complete facilities to do inter-
views and bookings.

The major reported law enforce-
ment problems in the Black Forest
area are traffic accidents and van-
dalism. The State recorded 81
total accidents for the area in the
1984-85 fiscal year. This compares
to less than a quarter of that
number in the early 1970's. Di-
rected patrols have been used to
address vandalism problems at
Black Forest Regional Park.

Fire Protection --

Fire protection for the majority of
the populated portion of the plan-
ning area is provided by the Black
Forest Fire Protection District (see
Map 7 for boundaries}. The
eastern and western portions are
served by the Falcon and Donald
Wescott Districts respectively while .
much of the sparsely populated
northern area is given some pro-
tection through the County Sheriff's
Department. All three of the fire
protection districts are able to
collect a mill levy since they are
legally organized under State
statutes. Table 6 summarizes the
fire protection capability of the
Black Forest and Falcon Districts.

The Black Forest Volunteer Fire
Protection District maintains its pri-
mary facilities near the intersection

of Black Forest and Shoup Roads,

The district currently has one paid
and about 25 volunteer staff members.

Future needs include a substation
to serve the northern portion
of the district along with more
water storage capacity at remote
sites. ' . :

The Falcon Fire- Protection District
operates out of a station located at
the intersection of Highway 24 and
Meridian Road to the south of the .
planning area. Falcon has recently
extended its district boundaries to
the north to include the Woodlake
and Forest Green Subdivisions,
The district will serve these areas
from a substation to be-located just
north of Murphy Road on the west
side of Meridian. In 1984 the
district responded to 103 calls for
service, In 1985 this number more
than doubled to 209 and runs are
now averaging about one a day.
With this increase in activity the
district now feels a full<time staff
member is essential.

By federal statute the County
Sheriff's Department is obliged to
respond to and suppress natural
fires (grassland and timber) in un-
incorporated areas of the County
not served by legally organized fire
protection districts. The north-
western portion of the planning
area falls under this category. By
"gentlemen's agreement” the dis-
tricts to the south normally respond
to natural and structural fires in
the northern planning area. How-

ever, they are not formally obli-

gated to do so. As portions of this

‘area become more developed they

will need to be included into an
existing or newly created district
to guarantee adequate protection.

Even as the rural residential por-
tions of the planning area continue
to build out, fire protection will be
limited due to the lack of centra-
lized water systems to ensure ade-
quate fire flow. A system of stra-
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tegically located cisterns or ac-~
cessible wells with sufficient flow -
rates could be utilized to upgrade
protection.

Another fire protection issue fairly
specmc to the Black Forest Plan-.
ning. Area is the potential for wild-
fire. This is described in the
Natural Systems section of  this
chapter. These hazards may be
substaintially mitigated through
employment of proper forest manage-
ment practices.

Transportation

Introduction --

The residents of the planning area
rely overwhelmingly on the single
passenger private automobile as
their mode of transportation. This
is due primarily to a combination of
low population density and distance
from employment and shopping
centers. The emphasis in this
section is, therefore, on the auto-
motive transportation system in the
Black Forest Planning Area. The:
analysis begins with existing condi-
tions and emphasizes changes which
have occurred since the 1974 Plan
was adopted. A discussion of
future considerations follows.
More detailed transportation inven-
tory information is available at the
Land Use Department.

Existing Conditions --
¢ Roadway Classification

All major roadways in the Black
Forest Planning Area are maintained
by El Paso County with the excep-
tion of State Highway 83. This
two-lane primary State highway
forms most of the western border of
the planning area. El Paso County
maintains approximately 68 miles of

paved roads in or adjacent to the

planning area. '~ According to the
County Highway Map (1986) this
mileage is almost evenly divided
between high-grade asphalt paved

_roads and low-grade paved or "chip

and seal" roads. Low-grade paved
roads- consist of gravel impregnated
with -emulsified asphalt. All re-
maining roads are classified as
gravel, graded and drained, unim-
proved. or primitive. No roads in
the planning area have more than
two driving lanes. Map 8 depicts
the existing primary roadway

network- in ‘the planning area.

Most roads in the planning area

are publicly dedicated and main-

tained. Exceptions to this include
10 miles. of public roads not main-
tained by the County and 153 miles
of private roads. Most of these

private or non-County maintained
roads are concentrated in older

subdivisions, '

+ Function

Transportation engineers and
planners have established heir-’
archies to discriminate between the
function of various types of roads.
On the lower end there are local
subdivision streets which are
designed to maximize access and
minimize speed and through traffic
movement. On the upper end are
freeways and expressways which
are engineered to preciude local
access and encourage the unob-
structed movement of traffic be-
tween distant points. Collectors
and various arterials provide some
of both functions,

The problem in the planning area
is that many roads function as
both a means of local access and
as corridors for through traffic
movement. Careful consideration
will have to be given to these
competing functions.
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. Tr‘affzc Yolume = ¢ . . weekday ‘count includes ‘all vehicles
' : : travelling in both directions over. -

Wlth few exceptlons present traff:c a 24 hour‘ per'lod

volumes in the planning area are :

low or moderate, -but roadway -use From thls table |t is apparent

has increased substantially since that roads near the south and

the original- Black ‘Forest Plan was west perimeters of .the planning

prepared in 1974, The latest - area are the busiest and have

available -average weekday counts experienced the most rapid:

for ‘sélected road segments -are growth in traffic volume. Much

summarized in Tab!e 7 to show - of this increase is attributable

trends over time.  An-average to .development outSIde of . the

plannmg area.

TABLE 7: .
SELECTED AVERAGE WEEKDAY TRAFFEC COUNTS
BLACK FOREST PLANNING AREA ‘

" Road Segment 1967 1973 1978 1981 1985%

Black Forest South of - = 1,150 1,900 1,833 2,500 3,050
Burgess N '

Black Forest North of 1,300 1,950 -3,343 2,850 4,150
Voner )

Howell. North of Old Ranch - 740 264 270 -
Mllam North of Burgess - 210 339 290 -
N,b_rthgate East of Inter- 320 . 970 - 1,300 3,000
state 25 _
S’houp West of Black Forest 780 1,350 1,535 1,650 ' '[',650
State ‘Highway 83 North of 780 1,000 - 1,250 1,700 2,650
Shoup : .

Vollmer South of Burgess 90 180 1,188 1,100 1,550
Woodmen East of Black =~ - 260 1,000 1,505 2,250 3,900
Forest :

* Denotes average daily traffic counts which should be multiplied by a factor of
1.07 to approximate average weekday counts,

Source: Black Forest Preservation Plan, 1974; EI Paso County Department of
Transportation , 1978; Pikes Peak Area Council of Governments, 1981:;
Colorado State Highway Engineer's Office, 1985.
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Criteria- for -the Construction and
Financing of Roadways -

The form and functlon of the Black
Forest road system is .influenced by
a number. of policies, criteria and-
processes stipulated by the County.
The purpose of this subsection: is to
explain some of the more pertinent:
regulations .as:they relate to the
specific situation in the . Black
Forest. - The two-lane gravel rural
residential road is emphasized in -
the following examples because of
its importance._.to the Black.Forest
system.  This brief ‘overview is rict
meant to substitute for the El Paso
County Land Development Code or
the County Subdivision Criteria
Manua!l which in combination contain
most of the applicable standards.

Access {minimum) - Some older
subdivisions in the Black Forest
rely on private roads or ease-
ments across adjoining prop-
erties for access. There are
cases where this system has
been adequate, but often there
have been problems with lack of
maintenance, poor emergency’
vehicle access or the denial of
access to back lots. To ad-
dress this problem the County
now mandates that new lots in
most cases have a minimum of
30 feet of frontage on a County
dedicated and maintained road.

Access (maximum) - A system of
arterial roads and expressways
is needed to allow Black Forest
residents to travel quickly and
safely over the substantial dis-
tances between homes, work
places and shopping. On the
roads designated for this pur-
pose individual access points
must be kept to a minimum,
The County recommends one
mile spacing of access points on
major arterials and 1/4 mile

spacing on minor arterials.
Major roadways in the Black
- Forest are :difficult to classify.
They - tend to-function both as
local streets and as. corridors
for the conveyance of vehicles
between the Black Forest and-
various . poeints in the Colorado
Springs metropolitan area. -~ It
. .is clear; -however, that.these.
roads (Black .Forest, .Shoup; -
Meridian; Vollmer, Woodmen,
etc.) will require fairly
stringent access . controls to
preserve their arterial func-
‘tionis.- ‘Futureé roadway planning™
is further discussed in the
Future Considerations subsec-
tion of this section.

Right-of-Way and Roadway Surface

~ As in most other areas of the
County the typical right-of-way
(ROW} width in the Black .
Forest Planning Area is 60 feet.
Sixty feet is adequate for most
rural two-laned roadways and
allows for some improvements
such as wider shoulders or
turning lanes. Roadways with
more than two lanes generally
require more right-of-way (the
County, for instance, normally
reserves a minimum of 120 feet
for new arterial roads). Since
a system of two-lane roads in
the Black Forest is now ser-
viceable it can be assumed that
60-foot rights-of-way are also
adequate. A problem may occur
in the future if and when de-
mand creates the need for addi-
tional lanes. The condemnation
and/or purchase of right-of-way
is very expensive,

The standard accepted width for
traffic-carrying lanes is 12 feet.
Thus, a two-lane paved. road
would require a 24-foot surface
exclusive of shoulders. Because
there is no clear edge (i.e.,
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curb and gutter}:.-on gravel
roads the County recommends a
30-foot wide surface for unpaved
roads. This standard presents
at least a perceived problem in
"some low density residential

neighborhoods because the roads

‘may at least initially appear to
‘be over—-engineered to the detri-
ment of environmental, aesthetic
s and fmancml consnderatlons

De5|gn Speed - Local rural resi-

dential roads should be designed
to handle speeds of 40 miles per
“hour (mph). This is 10 mph
more than local urban streets.
The difference is related to
lower congestion and greatéer
distance between major road-
ways. -The trade-offs for higher
~speeds include less flexibility in
subdivision design, adverse en-
vironmental impacts and -in-
~creased construction costs in
- some cases. This recommended
design speed is not now part of
County Subdivision criteria. It
should also be noted that there
will be situations where posted
speed limits should be reduced
“below design speeds to allow for
an increased margin of safety.

Maximum Grade - The County cri-

‘teria” for the maximum grade
(slope) of roads are related to
required function and prevailing
topography. - Most local roads in
the Black Forest are situated in
rolling terrain for which the

‘ standard is 9%, :

Cul- de-sacs - Throughout the
- County a maximum of 10 hous-

ing units are allowed on a

closed end road. This avoids
congestion and allows for
emergency vehicle and bus

access.

Paving - In subdivisions in which"

lot sizes are less than 2} acres

~all roads must be paved. In
addition roads in larger ‘lot
- subdivisions must:- be paved if -
“they will carry a traffic volume
'in ‘eXcess of that allowed under”

fugitive - dust standards. - As =

" the planning area begins to

build out, more roads will reach
the threshold necessary for™ .
paving or other approved meansd

'of dust control

Fmancmg - ltis gener‘al County
~policy that all capital construc=
tion" costs associated with new -
“development “be : incurred by

those who directly benefit from
the ‘improvément. In new sub- -
divisions the developer is re-
quired to dedicate all necessary
right-of-way prior to final
platting. At the same time the
specific extent of improvements
to be made is ordinarily spelled
out in a Subdivision Improve-
ments Agreement negotiated be-

“tween the developer and the

County and backed by a Letter
of Credit or other financial

security arrangement. Normally
all improvements are agreed to

-and arranged up front for each

platting. Stated improvements
must be made within a period of
12- months unless otherwise
stipulated. A limitation of this
system is that it does not allow
the flexibility to phase improve-
ments (especially paving) within
the same filing of a large-lot
subdivision which may take
many years to build out. Po-
tential alternatives to this system
are discussed under Future
Considerations later in this
section.
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Meterological Considerations -~

The Black Forest is characterized
by extremes of climate which result
in transportation impacts. Principal
among these is the tendency -for
snow- to drift especially in areas not
protected by ‘tree cover. - The
largest drifts ordinarily occur in
the northern part of the pilanning
area. Here and south .of the
timber, ground. blizzards often
completely obscure vision. - The
problem of "black ice" formation is
most severe in the southern part of
the planning area. Due to .cooler
temperatures the rate of snow.melt,
especially. -on east-west roads, is
not as rapid as at lower elevations.
It is - imperative that roads in the
Forest be designéd to minimize
drifting ‘and to facilitate snowmelt,
Snowmelt can be induced by selec-
tively thinning trees on the
southern side of roadways. Reflec-
tive posts can be installed to com-
pensate for poor visibility. Drain-
age structures need to accommodate
storm events during which several
inches of rain may fall in a few
hours

Alternative Transportation -~

Residents of the Black Forest are
not served by any fixed-route
public transportation systems other
than school buses, A number of
fixed route options including sub-
scription bus service were con-~
sidered for the Black Forest/
Colorade Springs route in the re-
cently adopted Rural Transportation
Development Plan, but Black

Forest was given a low priority
over other projects due to low pro-
jected demand. No paratransit for
the elderly and handicapped popula-
tion is currently available in the
planning area.

Evidence suggests that there is
substantial ridesharing (car pool-
ing). - taking place among Black-
Forest residents.. The only offi-
cially sanctioned-Park and Ride lot
in the area is located at the inter-
section of Woodmen Road and
Interstate  25. However, Black .
Forest residents informally use
several: other :sites: including - the
Burgess/Black Forest, Shoup/Black
Forest, and Shoup/State Highway
83 intersections. In the future
one or more of these sites should
be formallzed :

Future Considerations --
« Introduction

Transportation considerations,
many of them external, have had a
major impact on the development
and planning of the Black Forest
area. The focus of this subsection
is - first on external transportation
influences, then on the potential
impact of adopted plans, and
finally on the continuing local
issue of gravel versus paved
roads.

» External Influences

The Black Forest Planning Area
occupies a position adjacent to the
transportation routes serving the
Front Range urban corridor. For
the past two decades the Forest
has been considered as a logical
tocation for future north-south
transportation corridors, The
decision to initiate the 1974 Plan
was primarily a response to plans
for a major freeway corridor along
the alignment of Vollmer Road.
This alignment was eventually
moved east to Meridian Road.
This represented a compromise
since the original Committee wanted
the alignment shifted totally out of
the trees. Although these plans
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have never been carried forward -
the -transportation map in the 1974
Plan designates a 350 foot right=
of-way along Meridian.
plans -for some eastern alternative

to Interstate 25 have recently been’
—If constructed it is now -

revived,
likely that this parallel expressway
will be located far'ther east: than
Merldlan : :

Subsequent to approval of the 19711
Plan the alignment of Powers Boule-

vard has-  been more precisely de-
termined, but none of the northern’

section hds been constructed. “The
approved. alignment .bisects the "co-
operative" portion of the planning
area east of the Northgate property
and  abuts other . portions of the
planning area proper at three
points in the Briargate develop-
ment. Although this. alignment may

change in the- future its implications

will-.be considerable., There will be

pressure for higher density develop-

ment in the southern portion of the
planning area as a response to both
market considerations and the need
to finance the construction.

The final northern alignment of
Marksheffel Road has not been de-
termined. Whatever the decision it

will have a significant impact on de-~

velopment patterns in the south-
central portion of the planning area
for the same reasons as stated
above. The most recent alignment
under consideration would have
Marksheffel shift eastward one to
one and one-half miles from its
present location and then swing
west. through the planning area on
an alignment approximately two
miles north of Woodmen Road.

Several major projects are planned
for that portion of Douglas County
north of El Paso County, but most
of these are located west of State

Preliminary

Highway 83 and are large lot resi- -
dential- in nature. It therefore
seems likely that direct northerly
development. pressure - WIII not be-
felt -for: some tlme ' i

Within. the piannmg area the Pikes. ..
Peak AreaCouncil of Governments:
(PPACG) shows  few  scheduled
transportation. -~ improvements
through: 1990. Included in the
PPACG Transportation Improvement -
Program-are .the upgrading of por-
tions of Old Ranch Road and State'.'.
Highway 83.

& Gravel Versus Paved Roads

The local road system within the
Black Forest Planning Area con-.
sists  primarily of gravel roads.
Very little additional paving- has
taken place since 1974, The 1974
Plan highlighted in detail the pros
and cons of gravel versus paved
roads and advocated an indi-
vidualized approach to each situa-
tion,

While many of these trade-offs re-
main the situation has been
changed by -statutory approaches
to the particulate air gquality prob-
lem. -~‘Under the current State
Implementation Plan (SIP) subdi-
vision reads must be paved if they
will generate more than 200 ve-
hicles trips per day in order to
timit fugitive dust. Two hundred
vehicle trips equate to about 20
dwelling units. It quickly becomes.
apparent that many new subdivi- -
sion roads will require paving. A
complicating factor is the fact that
many rural residential subdivisions
take several years to build out.
In some cases it could take a
decade or more for a subdivision
road to reach the 200 vehicle
threshold. If paving is required
County Subdivision Improvements
Agreements normally stipulate that
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improvements be done up front to

ensure ‘that the County does: not

end up having to correct the situa-
tion at a later date. The ,

Letters of Credit used to financially
guarantee these improvements ordi-
narily have -a maximum term of 12

months.  The result is that in some
cases expensive and possibly unde-
sired improvements end up being:

constructed prior to their require~.
ment under - statute. Once roads

are paved one of the opportunities
which becomes limited is horseback
riding which is one of the primary
amenities of the Black Forest life-

style. S

Summary --

The existing transportation system
within the planning area is made up
of a limited network of two-lane
paved roads supporting a larger
network of .County dedicated and
maintained gravel roads. For most
of the planning area this system is
presently adequate,

Proposed - regional transportation

corridors to be located both inside
and ‘outside the planning area will
have a profound impact on the

southern and western periphery.
Urban density uses which may be
developed in these areas will re-
quire intensive and well-planned
transportation systems. In the

balance of the planning area addi-
tional rural residential development
coupled with County fugitive dust
standards' will result in a need to
pave several additional roadways.

Landuse
lntrbd.uciioh -

The "bread. and: butter" of this
comprehensive plan. will..be its
policies concerning  fand ‘use. - For
this -reason . much of -the effort -
which- went into its formulation was .
directed -toward analyzing existing-.
land use and evaluating options for
guiding growth in the future,

This section includes a summary of .
detailed parcel and- subdivision
analyses conducted by Department
staff. Trends ‘in commercial and
industrial development are also con-
sidered. Where possible the 1973
Black Forest Preservation Plan In-
ventory is used as a baseline for
identifying trends. Together these
data are then used to evaluate the
performance of the original Plan and
to project  potential buildout under
different scenarios. Various op-
tions for maintaining Yoverall
density"” in the rural residential and
other non-urban portions of the
planning area are discussed in a
separate section.

Complete documentation of analyses
which summarized in this section is
available on file at the Land Use
Department.

Parcel Analysis --

In order to obtain information per-
taining to parcel size, improvements
and ultimate residential build out in
the planning area, a detailed analy-
sis of the El Paso County Asses-
sor's maps and records was under-
taken in 1985. The analysis area
included the approximately 2,500
acres which have subsequently been
annexed to the City of Colorado
Springs as part of the Northgate
development. This subsection in-
cludes a summary of findings and
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a comparison of these findings with
land use and housing data found
in the original Black Forest

Preservatlon Pian.

As of 1985 the Black Forest PIan—-
ning Area was divided into ap-
proximately - 5,040 individual tax
parcels, Almost exactly one-half
(2,583) of these lots fell into the
category between 5.00 and 9,99
acres (refer to Table 8). Thirty-
six percent are less than 5.00
acres and 5.1% are 40 acres or
greater in area. Table 9 shows
the approximate distribution of lots
less than 5.00 acres by category.
Of the- 1,800 lots less than 5.00
acres, approxlmately 797 or . 44%
are developed.

"Section line lots" refer to lots
between 4.75 and 4,99 acres which
are adjacent to a county dedicated
and maintained section iine road in
zones which. would. otherwise re-
quire 5.00 acres for each dwelling
unit. Section 35.7 of the County
Land Development Code allows for.
this exception to the normal 5.00
acre limit. '

- .Maps:9 and 10 compare the distri-
“bution of lots sizes in 1972 and

1985. The more recent map shows
a continuation of trends evident in
1972 along with an additional con-
centration of of smaller parcels
east of Meridian Road R

Improvements -~

A total of 2,116 dwelling units were
identified in the analysis area, 119
or more - of which -were  mobile

homes.. If this number is compared
to the 1,670 dwelling units identi-
fied in the 1980 U.5. Census (refer
to Table 1, Population and Housing
Characteristics) than it may be in-
ferred: that approximately 446 homes

" have been constructed during the.

last five vyears; -an equivalent
increase of about 5% per vyear.
Since 1972 approximately 86 units

~have been constructed annually in

the current p!anmng area.

Also identified in the 1985 survey
were 184 farm buildings, 17 ware-
houses, 21 commercial and business
buildings and a number of other
structures. It is likely that the

TABLE 8: LOT SIZE DISTRIBUTION
BLACK FOREST PLANNING AREA

Acres Number of Lots Percent of Total
0 - 1,99 1,800 35.7
5.00 - 9.99 2,538 50.4
10.00 - 19,99 ' 308 6.1
20.00 - 39.99 137 2.7
40,00 - 99.99 129 2.6
100.00 + 128 2.5
TOTAL 5,040 100.0

Average Parcel Size: 16.0 Acres

Source: El Paso County Land Use Department, 1985,
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- TABLE 9: APPROXIMATE DISTRIBUTION OF LOTS LESS THAN
- FIVE ACRES - BLACK FOREST PLANNING AREA

. Category .

Developed Section Line Lots
(4.75 - 4,99 Acres)

Developed Lots in Addition to
Section Line Lots

Undeveloped Lots Inconsistent with
Zoning

Undeveloped Lots Consistent with

- Zoning and Non-Residential Lots"

Total Lots Less than 5.00 Acres -

Percent of
Number of Lots Tota
s 9.7
(622} approx, 3.4
547 30.2-
_(_w}rapprox. 17.6
1,809 100.0

Numbers in parenthesis are based on dwelling unit counts. Since some parcels
contain more than one dwelling unit, the number of developed lots listed is

slightly higher than the actual case.

Source: -El Paso County Land Use Department, 1985,

L

numbers for structures other than
dwelling units are low due to de-
ficiencies in the sampling method..

Subdivision Activity --

The Black Forest Planning Area has
historically been a major focus of
subdivision activity in the County.
Land Use Department staff have
identified more than 150 separate
filings which together have created
over 4,000 individual lots. Most of
these are intended for low density
residential purposes. Lots which
have been created or consolidated
through the process of replatting
were not identified in this survey.

Since the passage of H.B. 35 in
1972, a subdivision has been
generally defined as an action which
contains one or more lots consisting
of 35 acres or less. Prior to 1972
subdivisions were defined as the
creation of 5 or more lots.

The first significant subdivision in
the planning area apparently was
the Brentwood Country Club and
Cabin Sites. This 160 acre, 584
ot development was created. in 1926
before the County adopted subdi-
vision regulations, It was
originally intended as a summer
recreation area, but the plans
never fully materialized. Over the
past few decades approximately 60
permanent units have been built on
Brentwood lots, some of which
have been consolidated. As one of
two major nonconforming subdivi-
sions in the planning area (Park
Forest Estates being the other),
Brentwood has been the subject of
considerable study and attention.

e Trends 1958 ~ Present

Other than Brentwood and a few
other isolated cases, there are few
indications of subdivision activity
in the planning area prior to the

e
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late [950's. Since 1958 at least
3,483 lots have been legally
created by subdivision in the
planning area (see Table 10).
Almost exactly half of these

(1,789) were created during the 16

year period prior to the adoption
of the original Preservation Plan.
During the 12 years (1974-1985)
since the Plan was adopted 1,694
additional lots have been created. -
the.overall rate of subdivision has
been approximately 125 new lots
per year. The average size of a
newly created lot increased slightly
for the period from 974 to the
present. The average of all sub-
division lots is now 5.27 acres,

If the total of 18,354 subdivided
acres shown in Table 10 were

adjusted upward to account for
roads, drainageways and public
parcels it is reasonable to assume
that slightly more than one fourth
of the planning area is now sub-
divided for rural residential uses.

e Small Lot Subdivision

Table 11 lists the 16 major fil-
ings in the current Black Forest
Planning Area which have average
lot sizes significantly below 5.0
acres.

Of the 16 filings listed , 10
were platted before the original
Plan took effect. Of the 6 re-

maining, 4 are located in medium to

high density areas as designated in

the 1974 Plan and 2 (Walden #4 and

Walden #5)} are part of a Sketch
Plan (MP-74-004) which was ap-
proved at approximately the same
time as the original Plan. It would
therefore appear that no new resi-
dential subdivisions have been
approved which are wholly incon-~
sistent with the 1974 plan. While
lot area variances have been ap-
proved for a number of existing

lots, additional smaller lots have
- generally not been created in areas
where they were not recommended.

~ Ultimate Residential Buildout Analysis --

The parcel sizes and subdivision
activity information summarized
above was used to analyze the
potential residential holding ca-
pacity (ultimate buildout) under
a number of different scenarios. -

Table 12. indicates that the plan-
ning area could be considered
almost 50% built out if the number
of existing units were compared to
the number of unimproved residen-
tial lots which are developable
under current zoning. However,
this proportion drops to 44% if:it
is assumed that the owners of lots
which do not conform to current
zoning are allowed variances to
develop their properties. If it is
further assumed that all parcels
were subdivided and then de-
veloped to the maximum extent
allowed under current zoning than
the area's holding capacity would
be in excess of 15,000 units.
Under this scenario the Black
Forest Planning area would only be
14% developed at the present time.
None of these scenarios account
for the likely rezoning of certain
parcels such as those in the Co-
operative Planning Area. Even
fairly limited areas or urban
density development would greatly
increase the buildout calculations.
For example if one were to assume
that five percent of the current
planning area were developed to a
gross residential density of five
dwelling units per acre almost
20,000 additional units could be
accommodated, bringing the total
buildout to nearly 35,000,
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" TABLE 10
ANNUAL SUBDIVISION ACTIVITY
~ BLACK FOREST PLANNING AREA

Number Total . ~ Total  Average

Year - - of Filings Acres . Lots Lot Size
1958 1 180 30 6.00
1959. 2 849 298 2.85
1960 3 58 ‘ 31 1.88
1961 -0 - T : T
1962 1 80 15 5,30
1963 1 4o 130 .30
1964 6. - 1,089 95 _ 11.46
1965 10 2,134 300 - 7.11
1966 8 1,252 .. 206 : 6.08 .
1967 5 o1t 74 : 5.56
1968 2 331 101 : 3.27
1969 2 156 30 5.20 .
1970 1 63 11 - 5.70 T
1971 5 589 : 134 h,39 S
1972 5 1,548 269 5.75
1973 3 346 65 5.33
Pre-1974 { 55) . ( 9,126) (1,789) ( 5.10)
1974 : 2 1,123 180 6.24
1975 1 2y 5 4.91
1976 5 787 125 6.30
1977 5 148 19 7.81
1978 18 1,079 173 6.23
1979 15 - 735 126 5.83

- 1980 12 2,624 495 5.30
1981 12 1,068 216G 5.08
1982 : 10 434 70 6.19
1983 9 358 112 3.19
1984 7 732 156 4,69
1985 , n : 116 20 5.82
Post-1973 = (102) { 9,228) (1,694) { 5.45)
TOTAL 157 18,354 . 3,483 5.27
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- TABLE 11
' SMALLLOT SUBDIVISIONS
BLACK FOREST PLANNING AREA

' T o - , Number Average

Name : o : Year of Lots . Lot Size .
Apache Woods ' ‘ 1959 39 1.81
Brentwood* ' : 1929 - 584 -0.31
Holiday Hills - 1963 o130 0.30
Paint Brush Hills #1 S 1980 138 - ..3.42
Raint Brush Hills §2 _ 1981 46 3.53
Paint Brush Hills #3 B . 1982 : 43 3.44
Park Forest Estates #1 and #2 = - 1959, 60 259 3.01
Periderosa Pines # - #3 - 1960-69 ‘ 100 ©3.20
The. Trails _ 1984 86 - B.02
“Walden 111 #2 _. _ 1968 _ 56 1.61
Walden 1"t #3 ‘ L 1971 ' 36 B I b
~ Walden 111, #4 ' ' 1975 16 , 0.89

Walden 11 #5 = ' 1983 T 0.9

T TOTAL _ ' 1,582 1.71

* Due to lot line vacations and replats, the current number of lots in the Brent-
- wood Subdivision is approxlmately 486.

TABLE 12

' POTENTIAL ULTIMATE RESIDENTIAL BUILDOUT UNDER CURRENT ZONING
BLACK FOREST PLANNING AREA

Total Existing Units

{on lots 5 acres or greater) {1,321) 2,116
(on "section line lots™) { 175)
(on lots less than 5 acres) ( 622)

Potential Units on Existing lLots 2,751
(consistent with zoning) - [2,208)*
(inconsistent with zoning) ( 547)

Potential Units with Maximum Subdivision _ 10,288

(under current zoning)

Ultimate Potential Residential Buildout 15,156
{current zoning)

* 147 of these are 4.75 - 4.99 acre "section line" lots which are legally de-
velopable in a 5 acre zone if they abut a County dedicated and maintained road-
way.

Source: Ei Paso County Land Use Department, 1985.




50 Area Profite: & Trend Analysis

Commercial Land Use--

e Existing and Proposed 'Use‘s-,'f ,

Since the 1974 Preservation Plan was
adopted, only limited commercial de- -

velopment has taken place in the

planning area. Area residents con- -

tinue to rely primarily on commer-
cial centers located outsnde of the-
plannlng area.

Two commercral nodes which are

presently operating within the plan-

nmg area were well  established’

prior to 1974. These are the "com-

munity . ‘center" located at the inter-

section.of Black Forest and Shoup h

Roads .and "Glover's Corner" which
is situated one mile south of the

community center. Each has under-
gone some expansion, but they have

managed to maintain much of their
rural residential character. The
1974 Plan stipulated that new com-
‘mercial uses in this portion of the
'plannlng -area~only belocated:in -
proximity to these two intersec-
tions,

The third operating commercial area -

is the Trails Equestrian Center
located on Latigo Boulevard about a
mile east of Meridian Road. This
cluster of shops was developed in
conjunction with the equestrian
compiex in the early 1980's. There
has been a recent proposal to ex-
pand this area to include office
uses.

Two .additional presently unde-

veloped commercial centers are

depicted on the Paint Brush Hiils
Sketch Plan. Both would be con-
sistent with the 1974 Plan if they
are built out.

A few other commercial uses are
-scattered throughout the planning
area. Most of these existed prior
to zoning of the area and are

therefore legal nonconforming uses.

- In addition to the five centers dis-
‘cussed above, the original Preser-
_wvation Plan designated almost two

dozen additional potential com-
mercial areas. The majority of

"these, however, are now -located

outside of the current planning
area boundaries or were-associated
with the now redefined Latigo
Master Plan. One significant. ex-
ception was a potential comimercial
node shown at the intersection of

 Black Forest Road with ' Hodgen

Road.: No commercial development
has taken place at ‘this site, It
was the only commercially de519-
nated area depicted much to the.
north of Shoup Road in the" orlgt—
nal Plan. No commercial centers
were designated for any points’

directly adjacent to State Highway
83. Significant demand for com-

“mercial uses along this corridor is

likely to. be generated from outside
the planning area.

~e Commercial Zoning ;. : - -

Presently the planning area con-
tains only about 105 acres of com-

‘mercially zoned property (refer to

Table 13). This equates to a little
more than one tenth of one percent
of the total are. The master
planhed, but as yet undeveloped
Paint -Brush Hills commercial
centers account for about one half
of this acreage. The Trails de-
velopment, prior to any expansion
accounts for about 10 additional
acres. The remaining 44 acres
(approximate) is fairly evenly
distributed between Glover's
Corner and the Community Center
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TABLE 13

DISTRIBUTION OF COMMERCIAL ZONING
‘BLACK FOREST PLANNING AREA

“Area

Paint Brush Hills -~
Sketeh Plan

Trr‘_ai-Is Equestrian Center

" Community Center.

Glover's .Corner

Approx:imate
Acreage .~ - Status
50 S PBC; undeveloped
0 - | PBC' developed '
19 ' . PBC c—z partlally
_ ' developed
25 . C-1, C-2, PBP, R-i;

limited. devetopment

- Source: E! Paso Cournty Zoning Maps; Januéry‘, 1987

¢ Estimated Commercial Demand

Based on an interpolation County-
wide figures generated by the Pikes
Peak Area Council of Governments,
the current population of the plan-
ning area would "demand" approxi-
mately 192,000 square feet of en-
closed commercial space if all com-
mercial needs were satisfied in-
ternally. Using an assumed floor
area ratio (FAR) of 0.20 this would
equate to a requirement for about
22 acres of commercial land. This
figure does not include land which
might be necessary for office,
industrial, or outdoor commercial
uses. However, it bears noting
that many residents of the planning
area have repeatedly voiced a
preference for travelling outside the
rura! residential sections of their
area to obtain most major purchases
and services., This sentiment,
when combined with the demand caI—
culations provided above, indicates
that the supply of commercially
zoned or designated property in the

planning area is sufficient to meet
the needs of the future rural resi-
dential population. The only areas
of significant potential future de- '
mand will be those which may de-

velop at urban densities, or those
which develop in response to ex-

ternal influences.

The approximately 25 acres of com-
mercial- zoning associated with
Glover's Corner is fairly con-
tiguous and all focussed on the
actual intersection. Commercial
zoning in the vicinity of the Com-
munity Center tends to be more
linear and discontiguous, All com-
mercially zoned property associated
with either center is located within
one quarter mile of the respective
intersections.
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# Outside Commerual inf!uences :

Several eXIstlng or proposed com—--:-

mercial centers are located outside
of the planning area boundaries,

but close enough to have a signifi- - .
cant influence, - These include. the -.

shopping center situated adjacent 1o

the planning area. at the intersec- -

tion of Black Forest and Woodmen

Roads. Properties further north on-
Black Forest: Road have been pro-

posed- for commercial uses in the
Briargate.. Development Group's
pending master -plan update. In
addition, the Woodmen Hills Sketch
Plan .identifies. a large commercial
area in-the-vicinity of the unincor-
porated Town of Falcon.

¢ Summary

In: summary, ‘the . residents, of ‘the.

pIannmg ared rely prlmarlly on out-

side centers to meet their retail and

service needs, -The limited commer—

cial” development which has taken

place in the planning are since 1974

has “been predominantly consistent
with the original Preservation Plan.
In"the Timbered Area there is suf-
ficient -vacant land available within
less than one quarter mile of the
two existing commercial intersections
to  satisfy  anticipated locally
generated demand. If portions of
the planning area (mainly those
designated as the Cooperative Plan-
ning Area or Southeastern Mixed
Use "Area) do build out at urban
densities they will create significant
additional commercial demand. Ex-
ternal influences will likely result in
substantial pressure to approve
commercial uses aléng State Highway
83, Further development in the
northern half of the planning area
will create a limited but important
demand for some "neighborhood"
commercial facilities in this area.

~ Office . Uses —-‘ .

wWhl,e .:-employment centers were

treated in some detail in the 1974
Plan, offices as a use were not
given specific consideration.
During the past decade some very
imited: office development has
occurred in association with -the
three commercial centers described
above. In the future it is likely
that there will -be added. _pressure
to develop various types of office
uses in many portions of.the. plan-
ning area. Some of this pressure
will be due to advances in telecom-
munications which place. less.of-a:
premium on relative location and
more on site amenities.. Nonethe-
less, within the context of this

'..-'plan -office uses other than limited

home occupations are consrdered

.along_ ‘with ‘either " industrial

commercial uses unless specnf’cally"'
noted otherwise,

Industrial 'ar_:d Extracticve Uses --
“=-‘-_-'("-Exi-sting Uses a,nd- Trends

Industrial and Extractive uses-in:*
the current planning area are -
generally -confined to the Vollmer-
and Woodmen Road Corridors in-a
zone within two miles of the
southern planning area boundary;
A portion of this area (southeast”
of Vollmer Road) was designated
for industrial! purposes in the 1974
Plan with the recommendation that
the area not be expanded. Addi- -
tional industrial areas were ‘de--
picted along the southeastern
periphery of the original planning
area. Only one of these is sub-
stantially within the current plan-
ning area. It is located along
Eastonville Read about three miles
north of the Falcon townsite and is
undeveloped at this time. A
limited "light industrial" area was
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approved as part of the Paint
Brush Hills Sketch Plan. This area
was not shown as industrial on the
original Preservation Plan and’ has
-yet to be deve!oped co

Significant expansion:of the Vollmer
"industrial node" 'has occurred sincé
1974, At that time one approxi-
.mately 40. acre site  (south of
Vollmer near ‘the Colorado Interstate
Cas pipeline)” was being used for
industrial purposes. This property
‘was included in the approx:mately

.. 50 acres which were zoned for in-

“dustrial uses within' the planning
area. About a3 mile ‘south on
Vollmer, near the present Pioneer
Sand operation, there was a mlmng
area of possible 200 -acres.

At this time there are several active
operations in this vicinity including.
mining, concrete production and an
asphalt piant., In éxcess of 200
acres are now zoned for industrial
purposes and additional acreage is
approved for mineral extr‘actson as a
special use.

Extraction is a fairly difficult use
to categorize since its impacts may
be comparable to industrial uses
while it may be somewhat distinct in
terms of its legal and functional
definitions. While the "removal" of
. mineral deposits may be considered
a non-industrial use, extensive
"processing"” of these materials in
the vicinity often becomes clearly
industrial in nature.

The 1974 Plan did not specifically
address appropriate sites for ex-
tractive uses. The County's Master
Plan for the Extraction of Commer-
cial Mineral Deposits was subse-
quently adopted in 1975 and
amended in [978. This document
identified much of the Vollmer Road
corridor as a potential source of
commercial mineral deposits. This
means that if the Board of County

" future removal.

Commissioners determines -that com--
mercial deposits do exist in an.
area, no land uses may be ap-
proved which would preclude their-

" Such a finding
does not mean that a mining opera-
tion should automatically be ap-
proved for the same site.

The'-potentlal for blowmg dust

~and dirt associated with-extrac-

tion operations is particularly -
great in the southern portion of
the plannmg area. : This may re-

‘sult in the loss of the extremely

thin : topsoil layers. An  addi-
tional factor which merits atten-
tion' related to potential location

of industrial or extractive uses
in:the planning area is the possi-
bility of groundwater contamination.
Since the entire planning area is
underlain: by bedrock aquifers it
would be logical to expect that any.
requests for industrial or extrac- ..
tive uses be evaluated to determine
any adverse impact on groundwater.

s Summary

In the current planning area, the
only area of significant industrial
development is in the vicinity of
Volimer Road. Although the 1974
Plan advocated no expansion of
this industrial node, several new
operations have subsequently been
approved. Mining operations have
also been expanded. These were
not clearly addressed in the
original document. Continued
demand for construction materials
will result in pressure to further
expand these uses in the future.
Additionally, the construction of
parkway or expressway through
the southern portion of the plan-

- ning area will likely act as an

inducement for the location of
industrial uses in the corridor,
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Agricultural Land-Us

Although much of ‘the nonforested
portion of the . p!annlng area has
,been cultivated- in the past, grazing
is now the predommant agrlcultura!
land ‘use in the planning area.
Some dryland farming. .does take .
place in the Cherry Creek basin in
the north -central portion . of the -
planning area.. The Cherry Creek
watershed.'-als_o contains the .only:

lands in the planning. area ide_.ntiﬁed'

as agriculturally significant by the
Soil Conservation Service in a [979

survey... The 1985 survey of County.

Assessor's- records showed approxi-

mately. 2,300 acres. or three.percent .

of the plannmg area assessed ‘as
non-irrigated farmland. Nearly 60%

of the area:was assessed as grazing

land.. Land Use Department staff
-are not- aware of .any. significant
timber . harvesting having taken
place since the [950's. :
been some clear-cutting associated -
‘with . forest management projects.
As the current timber stand ma-
tures, a demand may -arise for
cutting of lumber and firewood.

Other Land Uses -

There are certain land uses which
may technically fall under the five
categories described above, but
which may not do so conveniently.
These include recreation camps,
churches, indoor and outdoor edu-
cation facilities, utilities, utility
corridors, wholesale nurseries and
others. Most of these uses are
treated as either principally per-
mitted or special uses in the cur-
rent zoning regulations. Some are
clearly necessary in the area and
others are more discretionary.
Since it is impossible to fully con-
sider .the full array of land use
situations in a document of this
nature it will be necessary to
evaluate some requests in terms of
their consistency to the intent
rather than the letter of the Plan,

There has .

Zoning -~

The approxmate mix of . exnstmg
zoning in the planning. area is pro-
vided in Table 14, Over 98% of
the planning area is ‘either un-"
zoned or zoned for rural or rural .
reSIdentlal uses. in"the future it
is anticipated..that. there will be" a..
shift. toward " various. planned or
"overa!l densuty" zZones even .'jn, R
areas where densnty remains . ver'y_'.
low. S

Included |n the planmng area are: ;"_
a number of .subdivisions. which
contain legally .nonconforming Iots.ﬁ"
They .include the Brentwood and
Park. Forest Estates subdivisions .
which are zoned A-4 (Agrlcultural) '
with a five acre minimum lot size.

. Lot areas in these subdivisions are
'predommateiy 10,000 square . feet

or 2% ‘acres respectlvely. H:s—
torically, Board of Adjustment, lot
area variances have been granted
for these subdivisions on a fair-

ly routine basis, but residents =
have been encouraged to consoli-
date lots, especially if they are
under the same ownership,
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TABLE 14: SUMMARY OF EXISTING ZONING

BLACK FOREST PLANNING AREA

" Approximate . . Percent

ﬁmxwm?>>>>

Category . Acreage - - . of Total- . -

-1 (Garden Home) District o 262 o 0,33

-2 -(Agricultural) District . - 807 1613

-4 (Agricultural} District _ 52,388 ' ' 65.28
-5 (Agricultural} District _ 13,632 S ' 17,00

6 (Rural Residential) District =~ =~ =~ 1,964 S 285

{Residential} District ' S 565 . S 0070 -

-1 (Residential} District - : ' 95 0012

-2 {Residential) District T 5 : _ 0.01

=3 {Residential} District : B {1 S 0.02
R-4 (Planned Development) District 1w 0.01
C-1 {Commercial) District 4 . E . 0.00
C-2 (Commercial) District ' 14 . 0.02
PBC (Planned Business Center) District 75 - © 0,09
PBP (Planned Business Park) District 5 ' 0.01
PID (Planned Industrial) District = - 30 : 0.04
PHID (Planned Heavy Industrial) _ '

~ District ' 210 0.26
Unzoned. _ : - 10,019 - 12,49

- TOTAL | . 80,205* : 99,96%%*

o Due to a slight under calculation this number represents about 98% of the total
acreage in the Planning Area.

- ** Does not total 100% due to rounding.

Source: E! Paso County Land Use Depértment Zoning Maps, 1987.




56 Area Profile: & Trend"Analysis

Overall Density Optlons

Introduction -~

For the past two decades the pre-
dominant mode! for rural residential
development in the planning area

has been the conventional subdi- =
vision with ‘5 acre lots. While this ' -
model has worked fairly well in por= -

tions of -the planning area, it has:
certain ‘disadvantages. These may
include - high road and utilities:
costs, :'potential envuronmenta!_
degradatlon a lack of large or:::
communally: owned open spaces and
visual obtrus:veness.

Alternatwes to conventional subdl——
vision include several which incor-
porate the concept of "overall den-
sity'. ‘With overall density average
parcel size or density is kept at or
above a.determined threshold, but
the developer is allowed to "cluster"
lots or structures on only a portion
of the property. A potential disad-
vantage-of: these approaches relates
to a concern that it may indirectly

establish- a precedent for additional .

higher density conventional develop-
ment. There is a related concern

-‘as to whether it can be reasonably

assured that communally-held open
space will remain open in perpe-~
tuity.

This section begins with a dis-
cussion of the various categories of
overall density development.
Several advantages and disad-
vantages of the approach are then
considered. Specific overall density
alternatives are described and a
comparative analysis of wvarious
implementation techniques follows.

Definitions and Categories of

_ Overall Density Development --

Cdnventi'onal residential subdivi-

- sions ;are characterized by a pre-

dominance of individually owned
parcels of the same general size,
shape and relative orientation.
Only rights-of-way;.-'school sites
and park sites are publlcly main-
tained. Typically -there is .no com-"
munally owned-'open’ 'space. The -
entire site:isordiparily inter- .-

spersed with "roads in‘order-tol. .

provide’ access to all par‘cels“

In an overali densﬂ:y subdlwswn
by comparison; the :units - (and:-
sometimes the-fots) are groupéd toi—"‘—
allow for. communal -open space,
hazard mitigation ‘and'development .
economies. Typically,  the éunits_- .
rare - concentrated on’ the most ¥
buildable’ or least senSItlve parts
of the sute e
State and local water and sanita-
tion rules and regulations have: the
effect of dividing overal! density
options into two distinct cate~
gories, The first is "large lot
cluster” where each individual

- parcel is large ‘enough ‘to accommo-

date an individual well and septic
system. Large lot cluster develop«
ments will ordinarily have minimum
lot sizes of at least 21 acres.
This results from the minimum 2%
acre standard used by the County
‘Health Department in the issuance
of permits for individual sewage
disposal systems on new subdivi-
sion lots. Subject to the demon-
stration of an adequate water
supply, the Office of the State
Engineer may issue a domestic well
permit for lots as small as 2} acres
if a detailed augmentation plan is
prepared.
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~ Any option incorporating lots. of-
less than 23} acres would therefore
require -some form of centralized
water. and - sewer service. Much
‘smaller lot sizes or even multifamily
units. could potentially be incor-
porated into these "small Ilot
cluster® subdivisions.

Cdrhﬁarative Advantages -

oAdvantages of the Conventlonal
Approach.

« the institutional mechanisms

- (zoning and subdivision regula-
tions) for processing the de-
velopment are ordinarily ade-
quate as written. -

e administrative procedures. are
relatively streamlined since
special studies, a detailed site
plan, a community association,
and covenants are often un-
necessary.

» maintenance questions are
simplified since almost all re-
sponsibilities are vested with
the individual property owners,

esince there is no community
property, there are seldom any
problems with collective
liability.

econventional subdivisions estab-
lish -a clear precedent for a
given use and density.

e the market for conventional
large lot subdivisions is well
~understood.

In summary, the con\rentional option
has the least amount of uncertainty.

e Advantages of Overall Density

senvironmentally sensitive and
hazardous portions of the site
can be left in their natural
condition.

«total roadway length can be
minimized to reduce construction

and “maintenance costs and avoid
runoff and erosion problems.
sutility line extensions can be
minimized. Lo

elarger portlons of the SIte can
. be left open:for either common
use or visual-relief.
sstructures and lots can be

- situated: to maximize the visual
and energy saving aspects: of
the topography.

+in some cases, well designed -
overall density projects ‘may be
‘more marketable -than ‘their - -
conventional counterparts.

In summary, -the overall density
approach has potential long term
economic, visual and.environmental .
advantages which must be balanced-
against the administrative com-
plexity and uncertainty associated
with the option. ‘

Specific Overalt Densify Optiong -~

Several specific overall density
options are listed below and des-
cribed in the following subsection.

« Variations in Lot Layout

« Conventional Subdivisions in
Combination with Separately
Dedicated Open Space

“+« Common Interest Subdivisions
+Large Lot Cluster Develop-
ments

*Small Lot Cluster Development
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. Vartatlons in Lot Layout

Some of the beneflts of overa!l den-
sity can be achieved merely: by
modifying the layout of conventional
subdivisions. For 'example, large
lots may be oriented .around short
access :roads or: cul-de-sacs -and
building pads- can--be restricted to
specific: portions: of the site through
plat notes, a development plan
(PUD: :appreach), .covenants or
preservation--easements,  .-in ‘this
way more "perceived" open space
can be made -available  without
having to administer common par-
cels. - This ‘approach. ‘may be useful
to either:add character to-an:other-
wise ‘monotonous deveiopment or - to
accent -and protect the natural and
v:sua! surroundlngs of an area.

Assummg that roads are built to
County standards and 30 feet of

road frontage is available for each.

lot, changes to the Land Develop-
ment ‘Codeé would probably not be

needed to utilize this approach. A

planned unit development regulation
which allowed for the specification
of building pads would aid in the
administration of this option.

¢ Conventional Subd:v:snons in
Combination with Separately
Dedicated Open Space

Another modification which would be
short of full clustering would in-
volve the combination of a smaller
lot residential subdivision with a
separately dedicated open space for
the purpose of achieving higher net
densities without lowering the over-
all density. The open parcels could
either be dedicated as public park-
lands or deeded to a not-for-profit
institution. [In effect this transfers
the burden of administration and
maintenance away from the home-
owners and to another entity. In
all cases there would have to be a

substantial-assurance -that the open
parcel -remains - undeveloped in' per-
petuity:: 1t will also be:critical to
evaluate any subsequent “develop=-
‘ment proposals in terms ‘of ‘same:-
overall densities® and: not : relative:
to what may first:appear to be a:
newly established:-higher density
pattern. Another potentlal problem
that the open space might revert

to: private ownership and thus be

developable under existing zoning.

There- are several: ways of sup-
porting :this combined approach
throughthe regulatory strudcture.
The first' would be to strongly
endorse it in elements of“the
County Master Plan. . The existing
Land - . Development ‘Code  would
probably not need to be altered if
it ‘was- used to upzone the subdi-
vided area to allow for the neces-
sary density. The dedicated area
could either  retain ‘its existing
classification or be downhzoned to
an A-35 ‘(Agricultural) or equiva-
lent designation. - A new as vet
undefined open space zone could
also be employed. Use of this
option would reqguire revisions to
the Code. In addition, new regu-
lations would be needed to legally
tie together the land use plans of
separate parcels, - A number of
these implementation options are
considered later in this section.

e Common Interest Subdivisions

A "common interest" subdivision is
a generic term for any subdivision
in which land or facilities are held
in, or maintained through, common
ownership rather than conveyed to
an outside entity. Examplies would
include private roads, trails, open
spaces and club houses. WMost of
the options discussed in this section
could include such an interest and

‘therefore qualify under this defini-

tion. The common interest is
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ordinarily recorded with the deed to
the property, and provisions for
administration and maintenance may
be made through covenants. En-
forcement and administration of
covenants and deed restrictions is
ultimately the .responsibility of the
property owners who are party to
the .agreement. ~The County may
maintain some indirect control
through its ability to initially
approve or deny development plans
which incorporate these mechanisms,

e Large Lot Cluster Develop-
ments '

As defined previously in this sec-
tion large lot cluster developments
are those which may be served by
individual well and septic systems.
Minimum lot size is ordinarily 23}

acres as dictated by state and local
regulations.” Assuming an overall
density of one dwelling unit per

five acres this option allows for up
to 50% of a subdivision to be set
aside as open space.

This particular option has at least
two .potential drawbacks in addition
to those generic to any development
which might include communally-
owned area. One is a probable

"need to develop a detailed plan to

augment consumptively used ground-
water since the augmentation plan
can be very expensive and time
consuming. The other is the
possible need to rezone.

This option could be accomplished
by using the Land Development
Code as currently written, and
rezoning the subdivided area to
allow for smaller lot sizes. For
the planning area this would ordi-
narily mean using the A-6 (Agri-
cultural) zoning district for the
developable lots. Treatment of the
remaining area might be proble-
matic. If current zoning were

retained for these areas it would"
be difficult to ensure that they are
not. eventually subdivided to some.
degree. A planned unit develop-

“ment, an overall density zoning = -

overlay or an open space zone "
could be employed to provide more -
assurance . of perpetual ‘open space.

e Small Lot Cluster Develop- -
‘ments - S S

Besides the obvious difference-'in
lot sizes small lot clusters differ
from their large lot counterparts ™
primarily in that: they require some
form of shared or centralized water-
and sewer system. This require-
ment makes their application in a
predominantly rural residential
area problematic from both a
technical and perceptual stand-
point. These constraints notwith~
standing rural residential small lot
clusters could result in a very -
significant reduction 'in infra-
structure cost as well as in the
preservation of large amounts of
open space. In those portions of
the planning area which will be
designated for higher than rural
residential densities, this option
could be more easily employed.

A rural residential example of this
option would be a cluster of 8 semi-
attached units on one or two acres
of a 40 acre tract. Depending on
the site and on design the internal
roadway system could be as short
as a few hundred feet. The need
for utility corridors would likewise
be reduced, and site disturbance
would be minimized. With this
option additional types of housing
could be workable in the planning
area. For example, a housing com-
plex for individuals incapable of
functioning in highly separated
units (e.qg. senior citizens) might
be workable using this concept.
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The EI Paso County .Land Develop-
ment . Code currently. requires :a
centralized sewer . system for. sub- .
divisions where individual lot sizes-
are. less than .2} acres. .The. -
County Health: Department dpes_ :
allow. up to three 'units on one.
septic . system when the" flow is..
2,000 gallons per day or less. If a
clusterlng approach were used it is
possible that the County would
allow up to three units to be served
by an individua! djsposal field if an
acceptable maintenance .agreement
were developed.
ment. systems. of over 2,000 gallons

per. day are subject to the approval

of the State Health Department.

Whl!e there may be technical and
regulatory . difficulties. in adaptmg
small lot clusters to the rural resi-
dential. portions of the plannmg
area, the main .constraint is largely

economic. For example it would be .

unlikely that a subdivision could be
designed in which the owners of

one acre lots could, or would have
a desire to financially "carry" an

average of 4 acres of undeveloped
community property for each build-
able lot.

Implementahon Technlques -

® introductron

The concept of overall density can
only be . successful if there are
means available to implement it.
Viable implemeritation mechanisms
need to allow for flexibility while
at the same time providing as-
surances that the proposed de-
velopment will "perform" as it was
intended to. Discussed below by
category are several different
implementation techniques. These
categories include:

» Zoning Alternatives
* Methods of Open Space
Treatment

- All sewage treat-

.+ Property . Tax Options =
-Mamtenance and Admlnls—
tr'atlon of Common Pr‘oper‘ty

Whlle many of these mechamsms
are applicable to. a variety of uses

in_both small. and !arge lot c!uster-—
ing alternatlves emphaSIs in thls _
discussion is’ on ‘how they may re-
late to rural reSIdentlal develop—'

ments. '

e Zoning Alterratives

» existing conven’uonat _;olning
" districts '

The County Land Development
Code provides a range of convén-
tional residential and agrlcultural
zoning districts which’ could. be
applied to secure some of the,,
benefits of clustering. An example
would be a large lot cluster de--
velopment where the individual
parcels would be zoned A-6 (Rural
Residential) (al!owmg minimum . 23
acre lot sizes) with the ‘common
parcel(s) zoned A-# or A=35 (Ag-
ricultural). This approach. has
been used successfully in the plan-
ning area. However, with this
option there is a limit to the extent
that the common parcel(s) can be
legally tied to the remainder of the
project. There is some potential
that open tracts could eventually be
subdivided even if they are noted
as undevelopable on the plat. The
chances of potential development are
increased if the open parcel is
given the same zoning as those par-
cels adjacent to it. This option is
further limited by the range of
conventional zones presently avail-
able, Additionally, . County subdi-
vision regulations also mandate
several types of urban improve-
ments which must be installed if an
individual lots of less than 21 acres
are proposed. The Code contains

no comprehensive provision for re-
lief from these standards based on
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the gross  reduction of impacts
which might be obtained through’
the use of an overall denszty ap-—
proach

o par"k_ and open space zone

To alleviate the problem of what
zoning district to- apply to open
tracts “ theé County could adopt a
spemflc zone which ‘would prin-
cipally permit only park and open-
spacé uses. Use of this zone would
guarantee that a substantial change
in use could only take place follow-
ing a successful attempt at re-
zoning. This request would have
to be given a full public hearing
before the Board of County Commis~
sioners. The use of such a zone
would still not ‘legally bind the
developed and undeveloped portions
of the project. It is also possible
that a narrowly defined park and
open space zone would not be
deemed permissive enough to be
upheéld by the courts,

stransfer of development rights

The concept of transfer of de-
velopment rights (TDR) extends
from the notion that there are
actually a "bundle" of rights
associated with any property, and
that one of these is the right to
develop at ahy given density. If
it is further assumed that these
development rights are separable
than it is logical that they could
be transferred from one project to
another. Most TDR plans desig-
nate "sending" and "receiving"
areas within a larger planning -
area. Development rights can then
be defined (usuvally in terms of
dwelling wunits} and assigned
tusually on a per acre basis} to
the property in the sending area.
This assignment is ordinarily made
relative to the development oppor-
tunity which will be relinquished

relative to what would have been
‘allowable had the sending atrea not
been designated for spec1a! pro—
tection

Once defined and aSSIgned these
rlghts can ‘then be sold on a refa=
tively open market and applied as

- a density bonus (up 'to a certain

threshold) in the receiving areas.
In order for the system to f'unction
there has to be a balance between.
the sending and' réceiving areas -
and ‘enough overall limits on land’
use to create a market for the
rights., Even when the system is
functional it involves fairly com- -
plex :administration. -Given ‘the
required prerequisites it is un- -
likely that a TDR system could be
sutcessfully employed to provide
open space in the planning area.

e overall density option

If adopted by the County an overall
density zoning option would provide
the advantage of legally tying open
space to the remainder of a de-
velopment without a need to ma-
terially deviate from zoning regu-
lations as they are now written.
The option could be applied to any
conventional agricultural or resi-
dential zone to allow greater site
specific densities on a portion of a
parcel in exchange for reduced
densities elsewhere on the site. By
requiring a development plan to be
filed when the option is exercised,
all uses in the project can be -
legally bound. Once the option was
applied additional changes couid not
be made without a full public hear-
ing. The advantage of this ap-
proach is that it would allow in-
ternal flexibility in subdivision
layout without allowing for any
deviation in either the permitted
uses or the overall density stipu-
lated in the original zoning.
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« full planned unit development

(PUD]

Overall densaty pro;ects could also
be accommodated as part of a full
planned unit development (PUD) ap-
proved as a separate and. inde-

pendent.zone, if the County adopts.

appropriate reguiatlons.-_ Since this
type of zone is-inherently flexible it
could be used to accommodate any
reasonable overall densnty alterna—'
tive .as well as additional . Mow_ im-
pact" uses not permitted in a con-
ventional - zone. Because . the f,
adopted. development plan would, .
effect, become the zoning dlStl"!Ct
there .would be no. problem legally. .
tying together the whole land use
package. Such. regulations .would
also require that a mechan:sm be
created to maintain any common
open space.

A potential problem with this
approach is -that it could provide -
more land use and density flexi-
bility than is desired for the rural
residential portions of this plan-
ning. area. If not carefully moni-
tored, successive PUD approvals
could begin to incrementally de-
viate from the overall intent of the
Master Plan.

o Methods of Open Space Treat-
ment

» dedication to. parks authority

The open space created in associa-
tion with an overall density de-
velopment could be deeded to the
County Parks Department if they
would accept it.  This approach
transfers responsibility for liability
and maintenance to the public
sector in exchange for public use
of the property. Depending on
the situation, public dedication can
provide a reasonable assurance
that the property will perpetually

remain .as open space. For certain.
large. and unique . parce[s this
certainly would  be the preferred
approach, The main problem w:th
park dedication is that park
authorities are seldom interested in
small rural residential parcels.
From the property owners' stand-
point, public access. might, also be .
viewed as a negative, aspect, . ..
Finally, the Parks Department is
ordinarily free to sell or lease lts_
property. . It is poss:ble that an.
open. tract could revert to pr‘lvate_ '
ownershlp by this means. -

. scommon interest ‘parcel -

A common way of handllng open
space created in association with an
overall density project is to snmply
designate the undeveloped status of
the parcel as a note on. the plat
The property could either réemain in
the ownership of the developer
title could be transferred to a
homeowner's association or partial
ownership could be conveyed to all
property owners in the development
as an "undivided interest". Since
zoning designations ordinarily take
precedence over platting when the
issue is one of use, the first al-
ternative is not a good means of
guaranteeing that a parcel remains
open. It is also a poor means of
dealing with the issues of main-
tenance and tax and insurance
liability. The second alternative
establishes a mechanism for com-
munity maintenance and control of
the parcel but does not necessarily
ensure that the parce! is kept
maintained, free from tax liability
and open. If the parcel is treated
as an undivided interest than the
issue of insurance and maintenance
may remain, but the problem of
property tax liability is distributed
to the individual parcels so it is
unlikely that the parcel could
directly go to tax sale.
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- e not-for-profit institution :

The undeveloped parcel{s} or their
development rights could also be
deeded to a not-for-profit insti-
tution as a means of ensuring that
the land remains undeveloped and
providing for its perpetual care.
This mechanism can have very
favorable tax advantages to the
developer in some situations. A
variant of this mechanism would be
. to allow a donation in one area to
- be applied to a geograph:cally
separate project.

This sort of density transfer' might
be difficult to administer. In all
not-for-profit dedications there

would be a concern with legally

tying the dedicated portion to the
remainder of the project.

s preservation easements

Another method of accommodating
open space in an overall density
development would be to designate
large portions of each individual
tract as undevelopable open space
easements rather than create
separate open tracts. The ease-
ments could be arranged to create
what would be perceived as col-
lectively large open spaces. With-
in its obvious limitations this
mechanism would be a very good
means of ensuring that specific
naturally or wsually sensitive
areas would remain undeveloped,
Other than enforcement of setbacks
there would be no overriding
problems with administering this
system once it was set up.

¢ Property Tax Options

Several of the overall density al-
ternatives and implementation

mechanisms discussed thus far are
highly influenced by the property
tax structure. A concern with tax
liability and potential tax sale can

undermine what might otherwise be
a sound method of providing open
space. Tax assessment practices
are to a great extent governed by
state law, but there is some lati-
tude avaxlable in the treatment of
common tracts. ‘A simple under-
standing of the implications of
property "tax  could “be critical in
the design of a successful overall
denszty project.

s traditional taxing method

The hormal procedure for taxing a
platted open space parcel which is
part of a residential subdivision is
to assess it as undeveloped residen-
tial property and bill the owner of
record. The owner is typically
either the developer or a community
association. The problem with this
approach is that it tends to over-
value the property since it is
assessed as potentially developable.
Because the parcel in fact has
limited development potential is is
not uncommon for the owner of
record to default on the taxes
unless a sound method of payment
has been established.

» assessment based on residential
value when compared to entire
project

Under this scenario the open par-
cels can be somewhat devalued to
reflect the added value created by
the developable lots. A possible
example is provided below:

640 acres @ $5,000/acre resi-
dential unimproved value =
$3,200,000.

sminus 8% for schools and
rights-of-way = 589 acres @
$2,944 ,000.

screate 120 2.6 acre lots and
assess each at a residential
unimproved value of $15,000.

_ :
T ——
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+120 lots @ 2.6 acres = .312..
. acres valued at $1, 800 000

~<this leaves a reSIdual vaIue of
. 41,144,000 for 277 acres. .

-$1 144, 000 x 0 29 [standar‘d
. ummproved resudentlal multi--

plier for 1986) equates to.an .

. assessed va!uat:on of..
$331 760,

»assuming a mill levy of .
105.000 {1986) the yearly tax

obilgatlon would be $34,835

" . or $290 additional from each
‘fot. This compares to $373
_per lot in collective tax
bur‘den if all taxable acreage_
‘was treated equally., If the |
buildable lots were assessed
at an even hlgher rate the
collective liability could be,
further reduced

" sattributing shares of an
Mundivided interest" to all
buildable’ !ots '

The method used. above could be’
modified to attribute .an equal

interest in the communal parcel to
all buildable parcels. With this
interest would come a prorated

share of the opén parcel's tax

liability. Assuming the entire

project is financially sound it

would be difficult for an open

parcel to revert to single private
ownership under this scenario.

» changes to state law

Another potential . assessment

mechanism would be an "open

space” use category which could
be applied in the assessment of
common tracts. In 1982 the State
Attorney General ruled that the
use of such a category constituted
preferential treatment. However,

it is possible that this position

could change in. the future. if the

category were used in strictly de-
fined. situations. . If available, this
option. could. substantially reduce

the problem of common tax lia- .
blllty., . ‘ :

oMamtenance and Admmlstratlon_
. Methods

“eno. forr'hal stmcture _

It may ‘be possnble for a. loosely
organized community group to ad-.-
minister a- low maintenance . open '
area if all that is required is an
occasional- cleanup and the provnsnon'
of liability insurance. However,.
over the long term and in cases. _
where expenditures are substantlal
there is a. strong likelihood that
such a system will fail, For this
reason most jurisdictions now re-
quire that more formal maintenance
and administration mechanisms be
employed. For El Paso County this
requirement is spelled out in
Section 38 of the Land Development
Code. -

¢« homeowners or community
association

The most common maintenance and
administration mechanism for small
and moderate scale overall density
projects is a community association.
These are established early in the.
development process as a recorded.
covenant running with the land.
Community associations are normally
governed by a board of directors in
which the developer has a majority
vote until a specified number of
lots have been sold. The associa-
tion has the authority to assess
property owners for insurance,
landscaping and maintenance, and
enforcement of regulations. Keys
to assuring a successful community
association include a realistic
estimation of required financing as
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well as clear and properly executed
documents. From the County per-
spective there is an additional con-
cern with the fact that community
associations are governed through
the use of covenants.  Since the
County does not get involved in the
enforcement of covenants the
associations are left to -police
themselves.

. districts

For some larger projects it may be
feasible to tie the maintenance of
community open -space together

with other services which may be
provided through a special or

metropolitan district. These dis-
tricts certainly have the financial
tools provided for common open.

space since they may issue bonds
and levy taxes. It is also possible
the set up a special district solely.
for the purpose of providing park
and recreation facilities. The

drawbacks of special districts in-
clude the fact that they are some-
what difficult to set up and that

because they can issue bonds and
levy taxes they clearly represent
an additional layer of government.

Visual Analysis

Introduction =~

The Black Forest Planning Area has
long been considered to have a

unique visual character worthy of
protection and enhancement. How-
ever, the original Preservation Plan
did not attempt to comprehensively
address the issue of visual quality.
A detailed visual analysis has been
prepared as part of this planning
effort. Based on field surveys,

individual units have been identi-
fied and described. Chapter !l

includes specific design recommen-
dations for each unit. The expec-

tation is that this analysis will

represent a point .of departure for
more = site-specific visual analyses
which should be conducted for -
individual projects.

Description of Visual Units -~

Eleven distinct visual units have
been. delineated for. the planning
area. The approximate boundaries’
of each unit are shown on Map 11.
Also delineated on the map, are a
few representative community . focal
points. It should be noted that
these boundaries are not the same
as those of the planning units,
which are used in Chapter IIi as .
the basis for the overall land use:
plan, but many are somewhat compar-
able. The analysis of each visual
unit is predominately graphic in
nature and fairly complex. An
attempt has been made to textual-
ly describe each wunit in the
following discussion, but users of
this document are encouraged to
reference the complete visual
analysis which is on file at the
Land Use Department.

1. Highway 105 Entry/ Spruce Hill

Sloping generally to the northwest,
this unit is sharply defined by the
tree line to the south and on the
east in the middle ground by
Spruce Hill. The northern
boundary is blurred by a cluster
of bluffs in the background.
Residential uses in the central
portion of the unit conform to
topography and have low visual
impact. The western portion of
the unit is generally open and
rolling with middle ground down
slope views. Highway 83 forms a
sharp boundary on the west and
gives the entire unit high visuat
exposure. One is provided with a
false sense of entry to the
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TimBered Aréa proper when trave!-— '

ing- east on nghway 105

E

Hlstorlc Slte— Pettagrew Ranch

2. Grassiands

Gently slopmg in all dlr‘ectlons thls

largely undeveloped unit has the"
potential for - major visual“changes.

The unit  is sharply defined on the

south and ‘east by the trée line.

The northérn boundary is blurred

with- views ‘of bluff'" formations.
Prominent - visual -features in the
- area ‘include the microwave tower;
fences and drainage features. -

Residential development in the = =

northwest ‘portion of "the unit pri<

marily occurs on the crest of hills,’

Black Forest Road south ‘from
Hodgen is both a visual corridor
and a perceived visual entry point
to the Timbered Area. Topography
produces upslope views ‘in " all
directions., Panoramic views to the
Front Range and Pikes. Peak _occur
at several Iocatlons

Historic
Sites: Table Rock
-~ Indian burial
- cemetery
-~ townsite

‘Steppler Potato Cellar
_Fairview School
“Evans Stage Stop

3. West Kiowa Creek

This unit slopes primarily northeast
with bluffs to the north serving as
the visual focal point. The treeline
and power lines to the south
sharply delineate the edge of this
unit, In the eastern portion, lot
and structure orientation is on an
east/west axis, contrasting with the
north/south orientation of the
topography. The area is largely
undeveloped, giving it a rural
character. Views are upslope and

visual impacts are minimal.

Northeast Corner

Sloplng ‘to’ the East thls unit is
visually defined by treed bluffs on’
the north ‘and east side. Travel- " "
ing "east -in’ thls area offers pano-'
ramic *'views - of airural’ "new
valley"." Residential development
to the south! éontrasts ‘with " thlS
unit. Visual impacts are low.

Historic Site- Fagans Grave =~
5. Tlmbered Area _7

This ‘unit slopes in aII dlrectlons. -
The effectis ‘that ‘of moving @'~
through a' rolling wooded corridor
and alternately bemg presented
with panoramlc views to the Front
Rangé. In’ most cases attentlon
within this unit focused on the
foreground which is the tree
canopy or the forest floor. The
texture is coarse and thé boundary
is sharp, broken only by power
fines or an occasional meadow.
The far western and eastern por-
tions of this unit are subject to
potential major visual change. The
northern portion of this unit has
large mature ponderosas with the
tree canopy beginning approxi-
mately eight feet from the ground.
This forms a “forest floor" effect
with semi-penetrable views. I[n
the southern portion of the unit,
power lines become more visible
and trees are smaller and closer
together. The tree canopy is
lower to the ground and diffuse.
Further south trees thin out and
drainages and. road cuts become
more apparent. Due to road align-
ments in the area, most structures
and lots are oriented either east/
west or . north/south. The
Timbered Area contains several
unique cultural features, including
the = community center and the
Burgess/Black Forest commercial
node which are shown on Map 11.
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Historic

Sites: Black Forest Church
Spirit House
Castee! Cabin
Black Forest School
Black Forest Community

Hatl

Black Forest Store
Burrows Cabin
La Foret Lodge
La Foret Chapel

6. Meadow

Primarily sloping to the northeast
this unit is sharply defined on all
edges by the Timbered Area.
Vegetation is mature with tree
canopy beginning six to eight feet
creating an open forest floor.
Views from the rolling topography
are usually downsiope, and the
character is rural. This unit is
distinguished from the West Kiowa
Creek unit by the power line. Na-
tural features such as the perched
water table provide accent to the
unit, The area is developed to the
south and undeveloped to the
north. It is an area of high visual
impact.

Historic Site- Pine Cone Ranch
7. Eastonville

In this unit slopes to the northeast
and bluffs to the east form a
biurred boundary. The treeline
appears to be semi-penetrable to
the west. The northern and
southern boundaries are essentially
unperceivable, This unit has less
relief when compared to visual unit
#4. There are panoramic views to
eastern El Paso County and at some
points to Pikes Peak. Upslope
middie ground views to existing
residential development produce a
broken contrasting texture.

Historic o
Sites: Grandview Ranch
' Billy Paul Barn

8. Northgate

ThIS unit. slopes to the east and is
domlnated by panoramic views of-
the . Air Force Academy, Front
Range and Pikes Peak. Largely
undeveloped the area has poten-" -
tial. for major visual. change. The
northern .and eastern boundaries
are naturally defined by the forest -
edge. The Forest acts.as a visual
backdrop, especially when viewed
from [-25. The major dramage
features of the unit, Kettle and’
Black Squirrel Creeks add relief
to the visual Iandscape. ’

Histeric Site- The Lazy M-D
9. Tr_‘ansition

With foreground and middle ground
views oriented by slope to the
south, this area is considered the
visual entry point of the Timbered
Area. The boundary is clearly
defined by the Forest edge on the
eastern side, but is more diffused
to the west where the landscape
changes to a mix of scrub oak.
For the most part the area is
developed with residences pene-
trating the treeline. The area
transitions from industrial uses in
the south to open rolling terrain
with gentle drainage in the north,
This creates downslope views in
the area that is still not de-
veloped. Black Forest and Vollmer
Roads offer visual entry points to
the Timbered Area.
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10. Gateway

THis unit slopes to the south and
views follow the downslope to fore-
ground and middle ground objects.
The area is perceived as more
urban in nature. The landscape of
the unit is fairly open and level
with gentle drainages. As one ap~
_proaches more developed areas the
landscdape may be considered as
clustered objects contrasting with
existing site character. Unlike the
other units in the planning area
this unit is dominatéd by deciduous
trees, yucca and grasses with a
finer texture.  Although the
western portion of this unit should
be considered as a visual entry
point, industrial uses, traffic, .
deteriorating roads, noise, and lack
of screening pul! the focus away
from panoramic views or the Forest
edge. This unit has the potential
for major visual change, either
negative or positive. '

Historic Site- Indian Doctor's Place
11. The Plains

Generally sloping east to southeast
with downslope foreground views,
this unit offers panoramic views to
eastern El Paso County. Large
power  lines form a Dblurred
boundary and impart a broken tex-
ture to the development on the
west. The central portion of this
unit is flat, open and exposed.
The eastern portion has pronounced
foreground views accented by
natura!l drainages. The focal point
of the north-central area is the
Trails Equestrian Center and the
complementary residential develop-
ment oriented around it.

Historic Site- Ayer Ranch
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The Plan

Introduction

This Chapter is meant .to function
as the primary applied portion of
the Black Forest Preservation Plan.
The -elements..it contains should be
used in. conjunction_. with. one .
another as an important gwde in
the review, administration- and.
lmplementatlon of land use decnstons
which relate to the planning area.
It is the intent of this. Chapter: to
reaffirm the .overall "goals and .
policies of the 1974 Plan.. Principal
among these is maintenance of the
unique environmental and residential
character of the planning area
through strict compliance with use
and density guidelines.

Included in this Chapter are the
following components

1) a list of terms specifically.
defined for use in this docu-
ment;

2} a summary of crltlcal issues;

3) goals, policies and programs;

4} a land use scenario tailored to
the individual characteristics
of 10 separate planning units;

5) visual opportunities and design
recommendations corresponding
to a visual units map

These elements are highlighted in
an Executive Summary enclosed at
the end of this document. In addi-
tion, the Summary includes a Con-
cept Plan which graphically illus-
trates the Land Use Scenario.

When in administrative use these
components should be applied

holistically. This means that the
consistency or inconsistency of an
application with a single policy or
recommendation should be of less

importance than its -r'e"l'a‘tionship to
the -overall spirit and intent-of the
etements when taken together.

A system of cross- referencmg has
been employed to ensure that each
individual : statement,  policy or 7.
graphic representation is .con- -
sidered ‘within the full context of:. .
the Plan. .- Where appropriate: - addl-i
tional . County long range :planning.
documents are also referenced. o

Deflmtlons

The fo!lowmg terms are defmed
specifically for use with this docu-
ment. Additional terms are defined
where they occur in this document.

THE PLAN-: .The Black Forest_
Preservation Update unless other-
wise noted.

THE ORIGINAL PLAN or THE 1974
PLAN: The original Black Forest.
Preservation Plan formally approved
by . the .Board of County Commis-.
sioners. as CPC-77-1 and which is
now superceded by this document.

BLACK FOREST PLANNING AREA, .
or PLANNING AREA: The unincor-
porated property within the bound-
aries described in the Description

of Planning Area in the Introduction
of this document.

THE TIMBERED. AREA: The
generally wooded property and
meadows included in Planning Unit
#1 as described in the Land Use
Scenario,

THE MEADOWS: Non-forested areas
of .varying size and orientation
which are included in the Timbered
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They are

Area  Planning Unit.
often :-associated- with the head:
waters of drainages, and often con-
tain umque vegetatlon.

THE GRASSLANDS: - Non- forested
open areas which are not included
in the Timbered Area Plannmg

Unit. .

URBAN -DENSITY DEVELOPMENT:

Development which:  typically re-.
quires services of an urban nature
(i.e. central water and sewer, and
paved roads with curb and gutter).
For thé planning area. this ordi-
narily includes residential parcels
less than two and one half (2%)
acres in area, and all but extremely
small scale commercial, office and
industrial uses,

RURAL-RESIDENTIAL -DEVELOP-
MENT, or LOW DENSITY RESIDEN-
TIAL DEVELOPMENT Development
(primarily residential) which
generally requires services of a
non-urban nature (i.e. individual:
well and septic systems, unpaved
roads or paved roads without curb
and gutter).
this ordinarily includes residential
parcels between two and one half
(24} and ten (10) acres in area as
well as small scale and dispersed
commercial, office and industrial
operations.

RURAL DEVELOPMENT (USES):
Areas which are generally sub-
divided into lots larger than ten
(10) acres in area for non-urban
and non-rural-residential uses
(e.g. grazing, farming, forestry,
parks and recreation, low intensity
public installations and vacant land
etc.).

CLUSTER: The 'concentration of
the number of allowable units in a
development to permit variation in

'In the planning area -

lot ar‘ea, Shap'e and O?ientatic.n

. without--an -increase --in- overall ...

density. Specific advantages,
disadvantages and mechanisms for
implementation are outlined in thé.
Overall Density Section of Chapter
I of thlS document. =

LARGE LOT CLUSTER A more
limited 'and- specific form of cluster
development applicable to rural”
residential developments (as pre-
viously defined) wherein no indi--
vidual lots of less than two and
one 'half--(2}) acres in area are-
atlowable. This option - is spe-t
cifically discussed ‘the QOverall
Dens:ty Sectlon of Chapter II

OVERALL DENSITY APPROACH:
Any of a number of mechanisms,
including conventional and large Iot
cluster wherein Iots of varying area
may be created but where the
overall internal dehsity of a project
remains at or above a minimum
threshold defined in the zoning
regulations. Areas "internal" to a
project include all land under the
jurisdiction of a given development
plan. As defined here the concept
does not involve an external
"transfer of development rights",

MIXED USE CENTER: A combination
of uses including employment, shop-
ping and residences located in

proximity to one another, but de-
signed to ensure compatibility and
to minimize transportation and en-
vironmental impacts. '

NODE: A focal point for one or
more activities. A node assumes
centrality and contiguity rather
than linearity or dispersion. Spe-
cific sections of this document

should be reférenced for more de-
tailed applications of this general
definition.
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COMMUNITY . CENTER - (General
Use): ‘A geographic combination of
a number of functions with an
emphasis on community scale com-
mercial, pubfic and quasi public -
uses. A community center is spe-
cifically not defined as a’ r'egtonal
commercial center :

(THE) COMMUNITY CENTER- Th‘e
area in the immediate vicinity of the
intersection of Black Forest and -
‘Shoup Roads which serves as the
informal focus of the Black Forest
ruraI reS|dent|ai commumty.

MAJOR TRANSPORTATION CORRI-
DOR: A roadway: which functions
as a connection between rural or -
‘urban land uses, rather than pre-
dominantly as a means of access to
individual properties. No traffic
volume or design standards are im-
plied. Emphasis is on motorized
vehicular transportation.

GOAL: A generalized end state
which is desired by the public at
large.

POLICY: A course of action that
leads toward goal achievement and
is in direct response to an areas
opportunities and needs.

PROPOSED ACTION: A specific
activity which is pursued to fulfill
a policy.

LOW IMPACT USE: A use which,
due to its low intensity, limited
scale and predominantly rural
character could be incorporated
into an area otherwise designated
for rural residential uses without
significantly altering the character
of that area. Consistency is de-
pendent on site characteristics,
available buffering, adjacent uses
and the ability to strictly define
the scope of the use through a de-

velopment plan or other -appro- -
priate ‘mechanisms. =~ Uses: ‘which"
might meet this criteria include
certain private educational institu-
tions, some recreational uses, pro-
duction and retail sales of ‘certain’”
agriculturally related commodities
and certain services:of a limited "’
scope and: intensity. ‘Specifically
not ‘included in this definition are -
major industrial - uses, predomi=:: -
nantly commercial  activities, = high

density’ recreational ‘camps and-any =

other uses:specifically recom-"
mended " for ‘exclusion. from these
areas in; thlS Pian.

These crlter!a are not: meant to be
applied to ‘principal -or "accessory-
uses which are permitted by right
in an existing ' zone' district (e g.
home occupatlons] : '

Critical .lssue.ld-enﬁfication |

Listed below is a summary of issues
generated from each of the sections
of the Profile (Chapter ). They
were developed as a means of
focusing the Plan elements which
follow. 'In some cases the situations
described in this issue discussion
can not be directly addressed
within the context of a County
Small Area Plan. However, they
are included to ensure compre-

. hensiveness.,

HISTORY

s Increasing development will have
a negative impact on historic sites
and structures or on the integrity
of their geographic context.

SOCIOECONOMIC

*Although population per household
is still much higher than that of the
overall County, it is declining and
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this will have an impact on schools

and on the de5|red mix of housmg
types..

NATURAL SYSTEMS (groundwater
treated separately}

oThe pure stand of Ponderosa Plne
which is. -the dominant natural
feature. within  the Black: Forest
Planning Area  .is susceptible to
potentially hazardous crown fire,
Because of its position in-a transi-.

tional ecological zone the .Forest is .~

especially susceptible to disease,
drought and air quality impacts.
Additional development and road
construction in and. around the -
Forest will exacerbate this problem.

e Soils in the planning area are
highly erodible. Erosion. potential
is particularly high in the southern
portion of the planning area.
There are -loca! areas. which are -
-unsuitable for septic .rec'h'arge

* The quality -of the aggregate in
the southern portion of the plan- .
ning area makes it a highly de-
sirable site for mineral extraction
and ‘onsite processing. This in
turn creates negative - land use,
visual and transportation impacts.

e The current mechanism for plan-
ning and financing drainage im-
provements tends to primarily en-
courage engineering alternatives
rather than basin-wide treatment
including land use controls,

e Overgrazing and poor forest
management practices can damage
the forest understory to the
degree that most of the environ-
mental benefits of a five-acre lot
are lost. '

+» The severe weather eharaC*
terizing the Black Forest Planning

Area -has:a tendency to lsolate it
Since this -isolation is desired in
many cases, -it'is only a critical
conSIderation during emergency '
s:tuatlons T

-Prevalent h%gh wmd cond:t:ons

characterizing the open port!ons of .

the planning area result in signifi-
cant fugitive dust ‘problems, es-:
pecially --in . disturbed -areas and - .
along unpaved roads. :

GROUNDWATER - -

*The planning area is situated at
the "headwaters" .of . the ~major
groundwater system serving the
middie Front Range in Colorado.
As an area of predominant re-
charge ..(on the order of 100 times
that of other portions of the
County)}, development decisions in
the. planning area will have a
substantial impact on down-
gradient uses.

e Internally, the well and septic
systems serving most of the plan-
ning area are dependent on both
the quality -and quantity of the near
surface resource., While there is a
large supply - of bedrock water
under the planning area, Colorado
water law and the regulations
promuigated through the Office of
the State Engineer result in cost
considerations which combine to
limit its use by area residents.

* Significant down-gradient with-.
drawals will have a long-term
negative impact on the ecology and
well systems of the planning area.

COMMUNITY SERVICES AND PUBLIC

FACILITIES (exclusive of transportation)

* An analysis of services and facili-
ties identifies a number of trade-

T
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offs between level of service and

rural- re5|dent1al ‘lifestyle, These'

include: ; .
«high cost of utility extension -
«vandalism problems

*long commutes -and lack of Iocal- _

- identification with schools

+long: emergendy reésponse:times
Generally these tradeoffs are ac-
cepted as the price for a rural
residential lifestyle. :

» The planning area suffers by ex-
tension from the growth pressures

in other portions of school .districts’

while - not internally creatmg com-
parable |mpacts. AR

. Vqunteer fire dlstrrcts set up to
handle contingencies in rural resi-
dential areas have difficulty ser-
vicing the special problems as-
sociated with high density develop-
ment on their periphery.

¢ In most large lot subdivisions
school - land dedication criteria
result in payment of fees rather
than land dedication while park
dedication standards potentially
allow for substantial land dedi-
.cation with limited available public
mechanisms for the maintenance of
that property.

TRANSPORTATION

* An important component of the
County's transportation network is
a series of roughly concentric cor-
ridors, many of which follow a
general north-south orientation and
have a strong connection to the
interstate. From a transportation
planning standpoint the most effi-
cient alignment of these corridors
may be through portions of the
Timbered Area. General market
pressure and the predominant
methods of financing combine to
exert tremendous development
pressure along these corridors.

environmental impacts,

»  Although: a -definitive decision
has not been made it is becoming:
apparent that a major roadway will
be needed parallel -to 1-25 to al-
leviate  excessive loading:.on the
Interstate. If S.H. 83 is upgraded
to fulfill this function the land

“adjacent: to .it:-will be subject to:

mtensn‘ued development pressure. ‘

. The stated deswe of many area
residents to minimize arterial pene-
tration of the Timbered Area some-
times. conflicts 'with  the County's
overall policy of ' promoting ef-fi—'
ciency and future flexibility in-
planning the future. roadway net-

. work.

* There are a variety. of gravel
versus paved road trade-offs in-.
volving efficiency,. financing,.

safety, growth inducement, and .
The need
to .comply with State Air Quality
Implementation Plans will have a°
significant impact on this issue.

* If growth continues in the Colo-
rado Springs metropolitan area,
north along Interstate 25 and
northeast along State Highway 24,
and traffic through the majority of
the planning area is limited, the
result will be a great deal of traffic
pressure on the roads along the
periphery of the Timbered Area.
Examples include State Highway 83,
Woodmen and Meridian Roads, as well
as Powers Boulevard and the Banning-
Lewis Parkway, if they are construc-
ted.

* There are substantial problems
inherent in financing and main-
taining a widely dispersed road
system in a rura! residential area.

¢ The mechanism for guaranteeing
subdivision improvements sometimes
results in transportation improve-
ments (including paving) being re-
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‘qu_ired well in advance of actual
need. ,

* Heavy snow and drifting in the
planning area complicate road
maintenance. '

e There are local areas charac-
terized by substandard roads; this
is primarily the legacy of private
roads in-older subdivisions.

¢ Since the State Patrol ordinarily.
only responds to traffic "accidents
and the Sheriff's Department has
limited manpower, traffic law en-.
forcement in .the planning area is.
minimal.

+ Additional motorized traffic and
the need to pave more roads will
create an increased need for non-
motorized transportation linkages.

* Increased air traffic from area
airports is likely to further increase
background noise levels in the
planning area.

LAND USE

* Land use patterns in the Black
Forest Planning Area are signifi-
cantly impacted by growth pres-
sures from the south and west,
and more specifically from deci-
sions regarding the location of
major transportation arteries.

* The cost savings, open space
and aesthetic advantages associated
with various clustering alternatives
need to be balanced against the
uncertainty associated with the
perpetuation and adequate mainte-
nance of the resulting open space.

* The use of clustering on the
periphery of the planning area may
act as an inducement for eventual
annexation of these areas by
creating localized urban densities.

* The desire to allow the owners -
of. nonconforming lots some use of
their property needs to be -
balanced ‘- against: the desire to-
maintain five acre densities as ex-
pressed:in- the zoning. Within the
planning: area this problem is most
pronounced-in :the Brentwood sub-
division. . el ‘

+ Transitional alternatives. which

rely on residential density de-
creasing with distance  from a
given  point may be: unrealistic in
that a market may not exist for
the -intermediate densities. ~ Also, -
the County Land Development Code
as it is presently written does not
provide a full range of zones to
accommodate these  intermediate
densities, : :

VISUAL ANALYSIS

* The pfanning area's location near
the top of a major divide and along
the Front Range makes it a prime
candidate for the location of utility
corridors and large transmission
towers. These have negative visual
impacts.

¢+ The individual landscape units in
the planning area each represent
separate land use problems and op-
portunities. What is good for the
Timbered Area may not be good for
the more open areas.

s The visual treatment of the Wood-
men/Vollmer Road and Shoup/High-

. way 83 corridor is particularly

important.

+ Consistent or desired design

themes associated with the Black
Forest commercial nodes, should it
be preserved and enhanced.
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Goals, Policies and
Proposed Actions

The following goals, ‘policies and
proposed actions have been de-
veloped by the E! Paso County’ Land
Use Department and 'the residents
of the Black Forest" Planning Area.
Although it is anticipated that all of
these ‘policies ‘and actions will be
carried out to positively influence

the future of the planning area, the -
means by which they can be lmple-

mented are variable. Some can be
accomplished through the use of
existing County regulations, stan-
dards or procedures with the co-
operation of area property owners,
Others may require modification to
County reguldtions (primarily the
Land Development Code) before
they can be fully lmplemented
Still other policies and actions ‘go
beyond what might appropriately
and normally be expected from
County government. These should
be considered as guidelines which
can only be 1mplemented through
the voluntary cooperation of prop-
erty owners and developers. They
are 'included because they represent
an important element in the collec-
tive view of the future of the
plannlng area.

1. Growth and Land Use
Goal Statements:

1.A - Preserve and enhance the
sensitive natural environment
‘and unique community charac-
ter of the Black Forest Plan-
ning Area.

1.B - Uphold the adopted Land
Use Scenario and Concept
Plan which identifies areas to
be used for agricultural and
range lands, low and higher
density residential develop-
ment, commercial and indus-

trial uses, and mixed, rec- -
reational, open space and
semi- pubhc uses (refer to the
approved Land Use Concept
in the Executlve Summary)

Policies

1.1 - Retam the Black Forest
Planmng ‘Area as prlmarlly a
rural~ " residéntial community
with limited supportmg com-
mercial anhd industrial de-
velopment,

1.2 - Allow nodes of hlgher'
denSIty residential, commercial
and mdustrlal development
only in those areas spe-
cifically designated on. the
Concept Plan and described in
the Land Use Scenar[o

1.3 -~ Promote and plan a sys-
tem of buffers around the
Timbered Ared, other p[an—
ning units desngnated for low
densities, and existing rural-
residential subdivisions in
which densities decrease be-
tween existing or planned de-
velopment and these areas
(refer to the Land Use Sce-
nario for additional expla-
nation}., If decreasing densi-
ties are not feasible than
substantial open ‘space_should
be incorporated as part of the
buffer.

1. - Provide for a mix of
compatible uses within desig-
nated urban density areas.

1.5 - Preserve open space as a
means of retaining natural
features and the separate
identity of the Black Forest
Planning Area.
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1.6

1.7

1.8

- . Allow "low impact uses"
as defined in this Chapter in

areas designated . for rural

residential uses either through
the Special Use review process
or as part of carefully defined
planned unit developments. ;
Variances for low impact uses

should be used sparingly and

in all cases approva!s should
not result in a deviation from
the predom;nantly rural-
residential character of these
areas.

- Enhance the function of

the area near the intersection
of Black Forest and Shoup

" Roads as the  "community

center" of the planning area.

- Consider the overall
economies of land development
in the review of individual
projects, but do not consider
the price paid by an individual
developer for land as a rele-
vant factor.

Proposed Actiohs

1.a

1.b

The Board of County Commis-
sioners should zone the un-
zoned portions of the planning
area as either A~ or A-35
{Agricultural) as recommended
in the 1974 Land Use Plan, de-
pending on current parcel
size,

Zone changes or variances re-
sulting in densities which are
inconsistent with the adopted
Plan should be disapproved.

All land use items concerning
the Black Forest Planning
Area should be forwarded to
the Black Forest Land Use
Committee or other appro-
priate citizens' group for

review and comment pl"lOF to
public hearing...
cedure could: -b_e . formalized
through a revision- of the--

- Land . Development Code.

_approvals  and
-should address .consistency

with the Black. Forest Preser-.
vation Plan as .part of their.

,.‘Appllcants for - subdnwsmns

zong changes, spec1a| use

variances

submittals.

2. Agricultural and Open Land

Goal 7

2.A

Recognize that agricultural, ...

and other open lands are vital
natural resources which
should be protected from
needless misuse and urban
sprawl,

Policies

2.1

2.2

2.3

- Encourage the continua-
tion of existing agricultural
operations, especially in the
northern and eastern portions
of the planning area.

- Minimize the adverse

effects of new development on
existing agricultural opera-
tions.

- Support clustered de-
velopment alternatives which
result in the creation of

permanently dedicated and
maintained open space,

Proposed Actions

2.a

Planned developments should
be designed so that they ade-
quately buffer existing agri-
cultural uses.

This pro-

J—
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2.b Subdivision of the Northern
“GCrasslands and Northeastern
- planning units should not be
encouraged (refer to discus-
sion in Land Use Scenario)

2.c An A-35 (Agricultural) zone
‘should be - applied in the
Northeastern Area. ‘ '

2.d The transfer of development
r:ghts to nonprofit institutions
should be supported as-a
means of making open space
preservation more economically
feasible (refer to discussion of
Overall DenSIty Options in

';Chapter ).

2.e The County Parks Department
the development community and
‘the citizens of the planmng
" area should cooperate in the
identification of specific cor-
ridors to be incorporated into
a publically accessible open
space network which can be
used for non-motorized recrea-
~tion, protection of visual
‘amenities and preservation of
"the natural environment.

2.f If given the opportunity the
County should coordinate with
the City of Colorado Springs
in ‘the provision of buffer
zones where developments on
City property abutt against
the planning area.

3. Residential

Goal

3.A Promote a residential environ-
ment which perpetuates the
rural-residential character of
the Black Forest Planning
Area,

Policies

3.1

3.2

3.3

3.4

3.5

- Continue the promotion
of residential subdivisions
with an overall average mini-~

mum lot area of 5 acres in the
Timbered Area and other

designated portions of the
planning area, The minimum
ot size for five-acre overail
density areas should ‘be ‘at’
least 2% acres in most.

“instances (refer to Land Use
- Scenario and Concept Plan).

- - Give careful considera-
tion to clustering alternatives
in areas appropriate for sub-
division as a means of pre-
serving more open space,
minimizing costs and environ-
mental impacts and promoting
aesthetic quality.

- Promote modified cluster-
ing in large lot rural residen-
tial subdivisions (those with
individual well and septic

systems) if it can be demon-
strated that open space will
be protected and maintained

- and that a precedent for

higher density future de-
velopment will not be set
{refer to discussion in Land
Use Scenario).

- Utilize traditional (full)
clustering alternatives to maxi-
mize useable and perceptual
open space in higher density
residential areas as designated
in the Land use Scenario and
Concept Plan if adequate
guarantees for open space
preservation can be provided.

- Generally support resi-
dential development which

compliments and enhances the
the area's terrain, vegetation
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3.6

and natura! resources {refer to
Visual Design Recommendations

in Chapter Ill}.

'~ Encourage the mainte-
. nance of safe and attractive

dwelling units and the rede-
velopment of substandard
structures. ‘

Proposed Actions

3.a

3.b

The County Land Development
Code should be considered for
modifications which would fa-

_cilitate the accommodation of
-overall

density (clustering)’

options.

If communally-held open space
is incorporated into the plans
for a project, one or preferably
a combination of the following
measures should be taken to
ensure that the land will re-
main open and be maintained in
relative perpetuity:

-if available use a planned unit
development zone to legally
bind together all of the uses
in the overall density proposal
-apply the most restrictive
large lot zoning to the open
parcels

-where appropriate encourage
the use of plat notes to clearly
define the intended use of the

property

-where applicable, require
deed restrictions and support
the use of protective cove-

nants to achieve the above

objectives

. -support and assist in the

organization of homeowners
associations

-apportion the tax lfability of
the communally-held parcels
to individual lots

_C_hanges' to the EI Paso

County Land Development
Code and- in County policy
may be necessary to provide
these assurances. '

. In existing small lot subdi-
visions

in  designated low
density areas, the consoli-
dation of as many lots as
possible should be strongly

- ‘encouraged in order to at-

3.d

3.f

3.9

3.h

Minimum

tempt to meet current mini-

mum lot size requirements.

lot area criteria

should "be developed for

nonconforming subdivisions in
cooperation with property

owners,

The granting of lot area vari-
ances or the creation of addi-
tional small lots in designated
low density residential areas
should be discouraged except
in the clear case of hardship.

All  proposals for urban
density or high impact uses
located in proximity to exist-
ing rural residential develop-
ment should specifically
address the methods which
will be used to buffer exist-
ing uses {refer to Land Use
Scenario for Southern Transi-
tional Area).

The Land Use Department
should follow up on reported
zoning violations with the
assistance and cooperation of
planning area residents and
issue citations if appropriate.

Property owners and de-
velopers should be encouraged
to develop deed restrictions,
covenants and other com-
parable controls to retain open
space and enhance the visual
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3.

- couraged
‘Analysis in Chapter 11).

image of the community and
preserve the ecological integ-

rity of the landscape by pro-

tecting native vegetation.

Developers who propose pro-
jects which involve land to be
held in common ownership
should address the degree to
which their proposed means of
maintenance will ensure that
the land remains in open space
in relative perpetuity. Any
concerns which emerge should
be addressed in developing the
final maintenance plan as
required in Section 38 of the
Land Development Code.

“The use of building materials,

designs and facade treatments
which allow structures to blend
into or accent the natural
environment should be en-
(refer to Visual

4, Commercial

Goal

h.A

Allow for limited commercial
development which supports

~and enhances the Black Forest

Planning Area.

Policies

B

- Restrict new commercial
uses within the forested and
low density residential areas
to existing or proposed com-
mercial nodes as defined in
the approved Land Use Sce-
nario and Concept Plan.

Within these - areas infill

should be encouraged rather
than expansion. Strip com-
mercial development is not

‘desired.

5.2

4.3

h.4

h.5

b.6

~ velopment - to

" residents,

- Encourage more intensive
and extensive commercial de-
locate "within

designated mixed . use centers

‘and not adjacent to-the buffer

and transitional areas de-
picted in the Concept Plan.

- Limit - commercial activi-
ties within the forested and

low density residential plan--
ning units to those which ac-
commodate the needs of local
In these areas

minimization of the number

and scope ‘of commercial areas
should take precedence over
convenience and accessibility.

- Maintain the scale of new
commercial uses so that it is
in balance with existing uses.

~ Discourage commercial uses
if they are incompatible with
existing or planned residential
development.

- Encourage all new com-
mercial development within the
planning area to be compatible
with the visual character of
existing uses (refer to Visual
Analysis in Chapter I1].

Proposed Actions

4.a

4.b

Potential new commercial users
in designated low density areas,
should be encouraged to seek
NBD (Neighborhood Business
District) zoning for their
property (refer to the Land
Use Section in Chapter i for a
more detailed discussion).

New commercial uses should be
encouraged to compliment the
predominant rustic design
theme (refer to Visual Analysis
in Chapter ).
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4.c Within the existing and pro-
‘posed commercial nodes appro-
priate landscaping should be
introduced for the purposes of
unifying design and. defining
vehicle and pedestrian  move-
ments. '

5. Industrial and Extractive

Note: The County's Master Plan for
the Extraction of Commercial Mineral
Deposits (1975 and 1978 or as
amended) should be consulted in
determining the consistency of
mineral extraction operations with
the County Master Plan.

Goal

5.A Accommodate a limited amount
of industrial development in
the planning area in a manner
which minimizes adverse en-
-vironmental, transportation,
land use compatibility and
visual impacts.

Policies

5.1 - Altow industrial develop-
ment only in association with
existing industrial areas
and/or designated mixed use
centers and not in the timber-
ed or low density residential
areas.

5.2 - Do not approve expan-
sions of the Vollmer Road
industrial node beyond its
present limits as designated
and described in the Land
Use Scenario and Concept
Plan.

5.3 - Minimize negative visual
and noise impacts of indus-
trial development through a
combination of buffering,
siting and screening tech-
niques.

5.4 - Allow mineral extraction
only in areas where its im-
pacts are compatible with the
natural environment and with
adjacent development (refer to
additional policies' under
Natural Environment).

5.5 - Limit industrial develop-
‘ment associated with mixed
use centers to those "light"
-uses of a non-polluting,

" non-objectionable and non-
hazardous nature,

5.6 - Predicate the approval of
any extractive or industrial
uses on their fair contribution
to the mitigation of off-site
transportation impacts, spe-
.cifically increased truck
traffic. :

5.7 - Discourage approvals of
any expanded industrial and
extractive activities if con-
ditions placed on existing
operations have not been
~complied with.

Proposed Actions

5.a A detailed analysis of any po-
tential negative visual, en-
vironmental and transportation
impacts should be required of
the applicant prior to ap-
proving zone changes, vari-
ances, special uses or develop~
ment plans involving industrial
or extractive uses in the plan-
ning area.

5.b Only PID (Planned Industrial
District) zoning should be uti-
lized for industrial develop-
ments associated with desig-
nated mixed use centers.

5.c Special use approvals for in-
dustrial and extractive activi-
ties with potentially adverse
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impacts : should be carefully
~.conditioned to require maximum

reasonable mitigation ~and

. reclamation.

5.d

Within the planning- area
existing and proposed indus-—

~trial- operations should :be -
- carefully monitored- for com-

pliance - with zoning regula-

+tions. - Additional approvals
: should not 'be given until ap-

plicable conditions imposed on

"--amy previous - projects .or

phases have been complied

with.

“:-During extraction operations
‘stockpile top soil and protect

it from blowing In order to
allow for eventual reclamation.

6. Transportation

The ‘County’s adopted Major. Trans-
portation Corridors Plan (1985 or as
amended} should be consulted when
reviewing proposed developments in
the planning area. :

Goal

6.A

Provide an integrated trans-
portation system which pro-
tects and compliments the en-
vironment ‘and serves area

-and regional travel demands

with safety, economy, effi-

- ciency and comfort.

Policies

6.1

6.2

- Design the transportation
system so that disruption of
sensitive environmental fea-
tures, agricultural operations,
and existing or platted resi-
dential areas is minimized.

- Discourage unnecessary
traffic through the forested
and low density residential

areas by providing alternative
alignments. and, . where appro-

.. priate, incorperating designs
-which limit through traffic

movements.

- -Upgrade primary t.ran's'—
portation . corridors .. (e.g. .
Shoup, Black Forest, Vollmer)

in low density. residential

areas . to . promote safety.
Where possible these improve-
ments should be made within

existing rights-of-way. -

.= - Minimize direct access to

the Timbered Area: from any
future expressway. which may
be constructed through the
southern part of the planning
area. S

- Reduce the need for

single passenger vehicle trips

by encouraging alternative

-modes of transportation,

specifically ridesharing.

- Reserve adequate rights-
of-way for roads indicated as
potential major transportation
corridors.

- Protect the right-of-way
along Meridian Road for future
upgrading, but encourage any
north-south expressway to
locate east of the tree line.

- Upgrade road layocuts in
existing subdivisions to ac-
commodate schoo! busses and
emergency vehicles if access is
needed.

- Ensure that roads within
forested areas meet Wildfire
Hazard Guidelines developed
by the Colorado State Forest
Service.
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6.10 - Develop the northern and
eastern- rights-of-way along
paved roads for non-motorized
use to improve public safety.

Propo.sed Actions

6.a [In conjunction with the:

- regional Ridesharing Program,
a process should be- initiated
to designate sites for Park and
Ride facilities.

6.b The investigation of subsi-
dized, shared transportation
alternatives initiated through
the Rural Transportation De-

. velopment - Program should be
“'supported. Special considera-
tion should be given to the

elderly and handicapped.

6.c An early decision regarding
- “the alignment of major trans-
portation corridors in and
adjacent to the planning area
should be reached. These
corridors should be south and
west of the trees.

6.d - Subdivision roads should be
designed to minimize direct
access onto existing or planned
major transportation corridors
and to minimize the need for
paving.

6. Direct access to Woodmen Road
and State Highway 83 should
be strictly limited to preserve
their potential function as
limited access expressways.

6.f The preparation of Subdivision
Improvements Agreements
which postpone the extension,
widening or paving of local
streets until they are neces-
sitated by demand should be
supported. However, these
agreements must ensure that
the improvements are made at

the developer'’s expense--when
‘needed.  In some cases plat
‘restrictions may have to be
employed (refer to the Trans-
portation Section in Chapter !
for additional discussion}. '

6.g Road rights-of-way and ease-
.ments which upon review by
the County Department of
Transportation are determined

. not to be essential, and- which
may result in substandard
roads or access points should
be vacated. :

6.h Problem intersections and
alignments such as Vollmer/.
Black Forest Road should be
redesigned.

6.i Roads should be desighed to
avoid blind intersections.

6.j Strict enforcement of speed
limits, load limits and control
of unauthorized off-road
vehicles should be employed.

6.k Reflective markers should be
placed along roadways in open
areas to enhance visibility.

7. Government

Note: Policies which may be
adopted as a result of the Co-
operative Planning Program should
be coordinated with and used in
conjunction with these policies if
applicable.

Goal

7.A Promote responsiveness in
government which results in
cooperation between public
and private entities -and
provides equitable repre-
sentation for all citizens.
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Policy

7.1

Encourage citizen aware-
ness, education and partici-
pation in the plannmg pro-

' cess, espeCiaIIy ‘in the con-

tinued |mplementat10n of the
Black Forest Presérvation
Plan

Proposed Actlons

7.a

7.b

7.d

Cltlzens of the p!anmng area
should continue to meet periodi-
cally to review, interpret,

-implement and propose amend- -

ments:to the Plan. These ac~-

tivities"'should preferably be
“coordinated- through a single
" organization  such-as the Black

Forest - Land Use Committee.

‘Black Forest citizens should be

invited to participate in the
policy formulation stage of the
Cooperative Planning Program.

Copies of all relevant land use
petitions should be transmitted
to the Black Forest lLand Use

" Committee or other appropriate

group for review and comment.
It is suggested that proposals
be informally presented by the

~applicant to planning area

residents prior to formal sub-
mittal. - Consistency with ap-
plicable Master Plan elements
should be specifically ad-
dressed at this time.

Copies of the Black Forest
Preservation Plan Executive
Summary should be widely
disseminated among area resi-
dents and local decision
makers.

Local news media should con-
tinue to be used to inform

residents of issues and to

provide a forum for discus-
sion.

7.f ‘Land use -proposals affecting
‘properties in proximity to the
““Tri-Lakes Planning Area
‘should be transmitted - for
“review to an appropriate
citizens' group representing
that * area if such dgroup is
available, ‘ R

8. _NatufaI:Enyii;on_ment_ o
Goal

8.A Protect the integrity of 'the
natural’ systems in the ‘Btlack
Forest.

Policies

8.1 - Preserve and enhance
‘the natural envsronment and
wildlife of the pl’alnnm_g area.

8.2 - Protect and maintain the
area's drainage courses in-
their natural condition by
promoting. designs and densi-
ties which are sensitive to
natural drainage patterns.

8.3 -~ Require sensible con-
servation and reclamation
practices when extraction of
natural resources in the
planning area is necessary.

8.4 - Protect the area's wild-
life by preserving and en-
hancing habitat, especially
wildlife corridors,

8.5 - Encourage selective
timber cutting to protect the
health of the remaining stand
and to mitigate wildfire

hazards.

8.6 - Prevent overgrazmg in
the area.

8.7 - Minimize development of

the meadows within the
forested area.
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8.8

8.9

- Protect and encourage

: the proper use of all mineral

resources and reclaim excava-

fions in accordance with the

County's Mineral Resources

‘Master Plan and the State's

Mined - Land Reclamation

requirements.

- Support development

plans which minimize the need
for regrading extensive areas,
and which utilize phasing and

. prompt revegetation to reduce

.wind and water erosion impacts

on those areas which are dis~
turbed,

- Use particular care in
planning developments in the

~areas of high erosion potential

in the southwestern portion of
the planning area.

Proposed Actions

8.a

8.b

8.d

Land owners should be en-
couraged to work with the
State Forest Service to develop
individualized forest manage-
ment plans for disease preven-
tion and wildfire hazard miti-
gation.

The large lot clustering al-

ternatives (as described in the
Overall Density Options Section
of Chapter I1) should be spe-
cifically promoted for the pur-

~pose of preserving unique

natural features such as ponds
and meadows.

Land owners should develop
appropriate erosion control,
watershed conservation and
runoff control systems for
their property with the as-
sistance of the Soil Conser-
vation Service.

Land owners should be en-
couraged to utilize fencing and

8.f

8.g

land management techniques to
prevent overgrazing of grass-
lands and meadows.

Firebreaks should be incor-
porated into the design of all
appropriate subdivisions, road-
ways and transmission lines.

The use of off-road vehicles
in the planning area should
be discouraged since they are
a primary source of fugitive
dust and noise.

if development or mineral ex-
traction plans are approved

they should incorporate se-

quential phasing if possible.

These plans should require

reclamation or full stabiliza-
tion of preceding phases prior
to disturbance of additional

areas.

Water Resources

Policies (also see policies under -
Water /Wastewater)

8.11 -

§.12

8.

13

Ascertain and monitor
the area's water supply by
analyzing all sources and

withdrawals. In addition a
long-term program to regu-
larly monitor water levels at
various depths should be es-
tablished to provide a satis-
factory data base.

- Preserve the quantity

and quality of water re-

sources through maximum re-
tention, recharge and reuse
of surface and ground water
supplies.

- Preserve natural drain-
age channels and ground
cover to protect the integrity
of aquifers.
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8.14 - Minimize the use of watér 8.m When  constructing ' drainage
resources through education . appurtenances.  consideration
‘to encourage drought tolerant should be given to -visual
landscaping using native .. appeal . and - environmental
vegetation. o sensitivity. S
8.15 -~ To the degree possible 9. Community Services and Public Facilities
under its land use authority ; S S
the County should discourage Goal
‘any exportation of ‘ground a : S
water which would adversely = g9 A Provide adequate, efficient
impact individual® wells or the and economically feasible
ecological integrity of the community services and public
planning area. : . : facilities to the planning area.
Proposed ‘Actions- Water Resources Policies- Community Services
8.h The U.S. Ceological Survey, 9.1 -  Provide for emergency
the Colorado Division of Water " health care services which are
‘Resources and the County " readily available to the resi-
Hydrogeologist should ~ more dents of the planning area.
precisely determine and regu- - ' o
larly monitor the water balance 9.2 - Increase the library
~in the planning area. ; services to the planning area

L as the population increases.
8.i The potential impact of exports

of groundwater out of the 9.3 -~  Encourage the continued
planning area on local ground use of the Black Forest Com-
water levels should be care- munity Center and’ joint use
fully considered by the above of quasi-public and public

~ agencies, buildings such as schools and

_ ' churches,
8.j Developers should be en- , .

couraged to place deed restric- Proposed Actions—- Community
tions on the gross land area Services

- which may be irrigated.
9.a The existing bookmobile

two and one half (2%} acres or should be promoted, and a
greater, encourage the use of permanent facility should be
well designed septic systems considered in the future.
over the use of centralized :
systems as a means of mini- 9.b Support the location of non-
mizing consumptive water loss emergency out-patient medical
(subject to findings of ade- facilities in appropriate com-
quacy by the State and County mercial locations in the plan-
Health DepartmentS). ning area.

8.1 Where possibie careful siting Policies- Schools
and setbacks rather than
substantial channel modifica- 9.4 - Encourage cooperation

tions should be used to between the County, other
address drainage requirements. governmental entities, the
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development community and
area  school districts to re-
-serve adequate and appro-
-priate school sites in a timely
manner,

9.5, - . Promote multiple utiliza-
' ~ tion of school facilities for
such uses as recreation, adult
education, vocational training,
senior citizens programs and
communlty events.

Proposed Actio_ns—~ Schools-

9.c Analyze proposed school sites

to ensure that they are not lo-
_cated in flood plains or im-

.. mediately adjacent to proposed

. major transportation corridors.

9.d The interconnection of school

sites with recreation areas and

. .trail corridors should be en-
couraged.

Policies- Parks-and Open Space

9.6 . - Support the provision and
.enhancement of both usable
and perceptual open space
(refer to Land Use Scenario,
Concept Plan and Visual Analy-
sis).

9.7 - Preserve and improve
existing park and recreation
areas and reserve additional
areas in advance to be de-
veloped as needed.

9.8 - Integrate drainageways
.into a linear park and open
. space. system where appro-
. priate.

9.9 - Encourage larger subdi-
visions to provide and maintain
usable and preferably inter-
connected open spaces,

9.10 - Provide sufficient and.
accessible active = recreation
facilities (ball fields, tennis
courts, etc.} in. the planning
area, o _

Proposed Actions— Parks and Open.
Space :

9.e Explore a program to fully
utilize the recreation potentlal
of large State parcels in the
planning area.

9.f Limit off-road use of snow-
mobiles and off-road motorized
vehicles to designated areas
(also see policy under Naturai
Environment).

9.g The Black Forest Trails group
should be encouraged to con-
tinue and publicize their ef-
forts to promote equestrian
‘trails through the use of
easements and fence setbacks.

9.h Specific stream corridors
should be designated as open
space corridors in cooperation
with the County and City
Parks Departments as well as
the County Department of
Transportation.

Policies- Water/Wastewater {also
see policies under Water Re-
sources)

Notes:

1) The adopted El Pase County
Water Supply Regulations (No-
vember 20, 1986 or as amended)
should be referred to County-
wide statements on water

policy.

2) The adopted Project Aquarius
{208) Water Quality Management
Plan Update (July, 1986 or_as
amended) along with the County
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9.11

9.12

9.14

Land Development Code should
be referred to for County-wide

and management area statements

on wastewater pollcy

- Discourage the construc-
tion of large centralized water
and sewer systems in rural
residential areas to avoid
direct or indirect growth
inducement.

joint
water
systems in

- Encourage the
utilization of regional
and sanitation

urban density areas, and dis- '

courage the proliferation of"
small individua! systems.

— . Discourage the drilling of
wells in urban density areas
for the purpose of landscape
irrigation.

- Support development pro-

"posals which incorporate water

conservation, aquifer recharge

and water reuse within the

limits of the adopted Land Use
Scenario.

Proposed Actions

9.i

9.}

Support a change in the Colo-
rade Division of Water Re-
sources' administration of the
Denver Basin Rules which
would allow the option of
providing water for horses
(private stables) when other-
wise restricting a new well
permit to in-house use only.

Relevant elements of the Black
Forest Preservation Plan
should be incorporated into the
Area-wide Water Quality Plan
and process along with the
direct input of citizen repre-
sentatives.

9.k

El Paso County should coordi-
nate with the Denver Regtona!
Council of Governments in the
preparation and implementation
of their Cherry Creek Basin
Water Quality Plan.

10. Visual and Historical

Goal '

10, ATo preserve and enhance the

visual and historical resources
of the planning area for the
benefit of County residents. |

Policies (also refer to the Visual

10.1.

10.2

10.3

10.4

10.5

Design Recommendations . con¥
tained in this Chapter.}

- Encourage new develop-
ments to use innovative siting
and design techniques to en-
hance prime visual features,
such as the Front Range, the
Timbered Area edge, relict
prairie meadows, natural
drainageways, the grasslands
and farm structures.

- Mitigate adverse visual
impacts caused by roadcuts,
utility lines, outside storage,
water tanks, building scale,
through the use of color,

siting, screening and berm-

ing.

- Encourage advertising
signs to be compatible with
the surrounding environment,
to have a low profile, and be
shared where possible,

- Protect historic sites and
structures and preferably in-
corporate them as a part of
development plans,

- Prohibit commercial
communications towers in the
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plannmg area.
towers ‘which are constructed
should be as unobtrusive as
- possible g:ven technical,
safety, economic and other
considerations.

Any private

10.6 - Minimize the number and
visual obtrusiveness of utility
corridors necessary in the
planning area through a combi-
"nation of advance planning and
consolidation of facilities.

Proposed Actions

10.a The County should vigorously
“enforce zoning regulations per-
taining to improper outside

_ storage of materials, vehicles
and heavy equipment in cases
' 'of valid complaints.

10, b The County, the citizens of
"~ the planning area and the de-
velopment community should
routinely consider potential
‘adverse visual impacts as a
step in the development review
process. Petitions for special
uses and variances should be
treated with discretion.

10.¢ In areas where potentially sig-
nificant historical sites or
structures could be negatively
impacted by proposed develop-
ment, the State Historic
Preservation Office should be
notified to determine if a
survey and mitigation steps
would be appropriate.

10.d Consistent with the Visual De-
sign Recommendations in this
Chapter, utility corridors
should be designed with a
minimum disruption to view
corridors and standing vegeta-
tion. Utility transmission
towers less than two- hundred
(200) feet in height should be

designed and. painted as unob-
tr‘uswely as possible.

10.e Where practlcal and espec:a!ly
in open areas local utility
lines should be placed below
ground

10.f Water tanks and other com-
parable facilities should be
sited, designed and . painted
to minimize their visual ob-
trusiveness,

Land Use Scenario |

Introduction ==

This Land Use Scenario is meant .to
complement and further describe the
goals, policies and proposed actions
adopted for the Black Forest Plan-
ning Area by responding to the
distinct physical and cultural charac-
teristics of specifically defined
subareas within the larger planning
area. To accomplish this a textual
scenario has been developed for
each of 10 individua! planning
units. Much of this textual material
is graphicaily illustrated in the
Concept Plan which may be found at
the back of this document. Bound-
aries of the Planning Units are
depicted on Map 12.

1. The Timbered Area

As delineated on the Concept Map
this planning unit corresponds to
that area generally forested with
Ponderosa Pines. The Timbered
Area also includes the large and
small "meadows" within the bound-
ary of the unit. Not included as
part of this planning unit are

several smaller forested areas

associated with other units. Uses
in this unit will be limited to low
density residential or open space
with the exception of the "com-

N
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mumty .center" at the intersection
of Shoup and Black Forest Roads
and the commercial node at the
intersection ‘of -Burgess and Black
Forest Roads.

Remdenttal den5|t|es within this

planning unit should be strictly

held to an overall average of one
dwelling unit per 5 acres. Indi-

vidua! well and septic systems will
be utilized. Consistent with these
limitations. {ot orientation and siting
techniques: should be used to mini-
mize. infrastructure cost, reduce -
impact on the ecosystem and maxi-
mize perceptual open space. Large
lot modified cluster (as described
in the Overall Density Section of
Chapter-1l), should be encouraged
to preserve open space, especially
where it can be used to protect

the meadows and ponds. Property
owners ‘in nonconforming subdi-

visions should be encouraged to

consolidate lots in order to meet or
approach zoning standards.

Major regional transportation
corridors should be aligned adja-
cent to or outside of the bound-
aries of this unit. Through traffic
should be discouraged. Lots along
State Highway 83 should be
oriented so that residential uses
-can be adequately buffered and set
back from the roadway since this
facility may experience substan-
tially heavier traffic volumes in the
near future. While comparable
traffic pressure is not anticipated
along Meridian Road in the near
future, adequate steps should be
taken to reserve the right-of-way
necessary for its eventual up-
grading.

The community and commercial
centers should not significantly
expand in area and specifically
should not be allowed to merge
together along Black Forest Road.
New commercial and community uses

~ within these <centers should be

contiguous to existing uses and

should be of a scale and character
which are consistent with the

existing pattern of development and
with current zoning. Pedestrian,
bicycle or equestrian links should
be created between these centers
and between the community center

~and Black Forest Regional Park.

The visual design recommendations
for this planning unit correspond

. with those outlined for Visual Unit

#5 in the Visual Design Recommenda-
tions Section of this chapter.

2. Briargate Transition

This planning unit is defined as.
that area south of the Timbered
Area edge between the Northgate East
Parcel on the west and Black Forest
Road on the east. This aréa is now
characterized by 5 and 10. acre
residential lots and it is recom-
mended that this pattern be con-
tinued. Development and road net-
works should be oriented in a
manner which is consistent with the
Briargate Master Plan if it continues
to show low density residential uses
adjacent to the planning area
boundary. To minimize through
traffic and development . pressure,
Old Ranch Road should not directly
connect Highway 83 and Black
Forest Road. Milam Road should be
retained as a two-lane minor corri-
dor to discourage urban density
traffic in the planning area from
traversing through the Timbered
Area., Because this unit is charac-
terized by open grassland particular
emphasis should be placed on the
orientation of lots and the siting of
structures to avoid negative visual
impacts. To accomplish this,
property owners should continue to
place structures in wooded areas if
possible. Additiona! visual design
recommendations for this unit cor-
respond to those listed for Visual
Unit #9.
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3. Northgate Cooperative Area

This unit is defined as the portion
of the planning area west of State
Highway 83. It should be noted
that it is within the boundaries of
the Cooperative Planning Area and
may be subject to specific policies -
which evolve out of that planning
process. It is recommended that
development of the portions of this

unit between the Northgate project

and Interstate 25 be very closely °
coordinated with the City of Colo-
rado Springs since these "en-
claves" may be’ annexed in the .
future. s -

It is antic1pated that- development
within this ‘unit” will ultimately
include a mix of urban density
uses and significant open space.
However, this devélopment should
take place in an orderly and con-
tiguous fashion and should be con-
tingent on the demonstrated ability
to efficiently provide urban ser-
vices. Higher density and higher
profile uses should be located
between the Powers Boulevard
alignment and Interstate 25. The
specific density and mix of uses
should be dependent' on the
carrying capacity of the environ-
ment and service systems as well
as- on. compatibility with sur-
rounding uses as they develop.
Development which does take place
should predominantly be phased
from south to north and second-
arily from west to east. Buffers
should be provided to protect the
existing rural-residential develop~

ment to the north of Northgate
Road.

However, densities should not be in
excess of those which can be
handled by the roadway system as
it is ultimately designed. The
functional integrity of arterial
corridors should be protected’

through right-of-way preservation -
and strict access controi. Uses
which are not. compatible with the © -
noise ‘and other traffic impacts o’f--~
major - transportation corridors::
should not be approved m prox1m|tyr
to these allgnments. ' ‘

Within "this unit bwldout of exnstmg'ﬂ _

- platted and’ sketch planned areas-

should be encouraged’ prior to’ the
sketch planning- and platting of

additional ‘aréas. ~ New.development -
should: generally be contlguous W|th?
ex1st1ng development ' ;

Panoramic views to the Front Rangef:
should be" given speCIal considera- -
tion in this area. To protect.these "
views, -structures should- pmmarlly
keep a low profile and -conform to -
rather than contrast WIth the
Iandscape ' .

The Black' Squirrel Creek corridor
requires special attention because ‘of
its sensitive and potentially
hazardous condition., Structures
should be adequately set back to
avoid hazards and accommodate both
natural and engineering options for
the management of stormwater
flows.,

4. Shoup & Highway 83
(Northeast Corner)

This unit is defined as the non-
forested area north of Shoup Road,
east of Highway 83 and south of the
point where the forest edge inter--
sects State Highway 83. Shoup
Road. should be considered a visual
entry point to the Timbered Area
and should not be the focus of
urban density development., To ac-
complish this a version of the
Northgate Parcel [l buffer concept
should be employed in the area
north of Shoup. Land uses in this
area should be limited to open
space and large lot residential
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development (one dwelling unit per
five (5) acres, overall density).
Medium and high density urban
developments are considered inap-
proprlate and not in keeping with
the intent of the Plan. Existing

and planned low density residential

development in and adjacent to ‘the
Timbered Area edge should be
adequately. buffered. Any uses

adjacent t6 Highway 83 should be
compatible’ with its potential func-.

-tion - as -a ‘major. regional trans-
portation corridor, Because it is
influended by a. major drainage.
feature and characterized by high
relief the parcel “immediately
adjacent -to the -intersection of
Highway 83 and Shoup Road should
be developed with special care. A
significant portion of ‘this property
will need to be retained as open
space or as a low intensity use.
As in the Northgate Cooperative
Area development of - this planning
unit should not take place in a
manner which would detract from
long panoramic views to the Front
Range. . 'More specific visual de-
sign’ recommendations are included
for Visual ‘Unit #8 in the Visual

Design Recommendations section of

this chapter.

5. Spruce Hill/Highway 83 Corridor

This unit is defined as the area
north of the Timbered Area, east
of Highway 83 and west of the
divide between the East and West
Cherry Creek basins. It is char-
acterized by undulating "stair-
step" topography which gradually
rises in an. easterly direction.
Much of the area is forested.
Emphasis in this unit should be on
residential uses which preserve and
compliment these unique landscape
features by focusing on the
forested rather than the open
areas. To accomplish this cluster-
ing should be encouraged, and

large - scale -tract housing projects
should be avoeided. Densities com-
parable-to those in the Walden: I}
Subdivision (on the order of one
dwelling .unit per acre) would be".
appropriate if development is care-
fully -sited -and it. can be: shown that
adequate -services ‘can be'.provided.-
Commercial ‘projects should be ap-
proved - only if they are clearly
oriented - toward the needs of local
residents. Those commercial activi-.
ties which meet this criterion should
be encouraged- to locate only at the:
intersections of Hodgen and Walker -
Roads. with State: Highway. 83.:
Access to these potential commercial -
centers should be designed so that
satisfactory through traffic move-
ments are maintained. A rustic or.
rural design theme is suggested for
any commercial development in this
area. Finally, due. to- :possible ..
topographic constraints, each indi--
vidual commercial site should be
separately evaluated for feasibility. -
Visual recommendations for this: unit
correspond to those prepared for
Visual Units 1 and 2.

Uses within this planning unit
should - be consistent with the
Non-Urban development supported
by the 1986 Update of the Douglas
County Master Plan and the lower
density residential uses shown in
the Tri-Lakes Comprehensive Plan.
Although higher densities are not
anticipated in this area at this time,
Highway 83 should be protected to
allow it to function as a major
regional transportation corridor in
the future.

6. Northern Grasslands

As depicted on the Concept Plan
the northern grasslands are de-
fined as the area north of the
Timbered Area, east of Spruce Hill
Corridor and west of the line
separating Ranges 64 and 65 West.
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Most of 'the unit is characterized
as open undulating grasslands.
The southern half of the area is
more open. and views in this por-
tion tend to be longer. The entire
area is not recommended for de--
velopment or subdivision at this
time. If low density residential
development does take place overall
density should be strictly held to
one dwelling unit per five acres.
Large lot clustering (as discussed
in the Overall Density Section of -
Chapter I1} should be employed to
minimize negative visual impacts..
Developers should be encouraged
to orient roads and structures in
the direction of prevalent topog-
raphy -and to keep profiles -low.
Where possible, structures should
be sited in or adjacent to wooded
areas or against steep topographic
backdrops. Visual Units #2 and #3
should be referred to for more
specific: visual design recommenda-
tions. 1t 'should be noted that the
1986 Update of the Douglas County
Master Plan designates the area to -
the north of this planning unit as a
Non-Urban Area.

7. Northeastern Area

The northeastern unit is defined
as the portion of the planning area
north of McCune Road and east of
the line separating Ranges 64 and
65 West. It was recommended for
35 acre minimum lot sizes in 1974
and is currently unzoned. Due to
a combination of environmental
constraints, lack of infrastructure
and distance from existing develop-
ment it “is recommended that this
area be  zoned A-35 (Agricultural)
and not be considered for urban or
rural residential development at this
time. Development which does take
place should be consistent with the
guidelines outlined for the Northern
Crasslands and should follow the
design recommendations established
for Visual Unit #4,

8. M.e‘rzid-ia:n—Easit-onyiI-!e Corridor -

The Meridian-Eastonville corridor is
the non-forested area south of .
McCume and Walker Roads and north
of the primary alignment of Burgess:
Road as depicted on the Concept
Plan. The unit is recommended for
large . lot . residential development
consistent - with that approved for
the Forest Green, Woodlake and -
Trails Subdivisions. Those areas
which are currently unzoned are
recommended for A-4 (Agricultural)
zoning. ‘Large lot cluster subdivi—
sion design {(refer ‘to ‘the Qverall
Density Section of Chapter {1).is -
suggested ‘to preserve panoramic
views, enhance and protect drain-
age features and accent the topog-:
raphy. Maximum overall density
should be kept at one (1} dwelling
unit per five (5) acres. It is spe—
cifically: recommended that lots and
structures be oriented in the same
direction as the contours of the
land. : : :

Approvals of commercial projects are
generally discouraged, but if ap-
proved, should be limited to those
projects which directly support the
retail and service needs of jocal
residents. Those commercial enter-
prises meeting this criterion should
locate only at the intersection of
Meridian and Hodgen Roads or in
the commercial center designated in
the Trails Master Plan. Meridian
Road should be considered as a
major north-south transportation
corridor and adequate right-of-way
along it should be protected. The
recommendations for Visual Units
#7 and #11 should be considered in
the development of this area.

9. Southeastern Mixed Use Area
As delineated on the Concept Plan

this unit is defined as that area
south of the Burgess alignment

m
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and east ‘of, but including the’
Paint Brush Hills area. The
southern portion of this planning
unit is recommended for a balanced
mix of urban density uses if com-
patibility with adjacent existing
development can be ensured and
the capacity to provide public
services can be demonstrated.
Within this area urban density
uses should be oriented to the
‘south, southeast or southwest, and
developments should be phased
from south to north. In the
northern portion of this unit uses
should  be Timited to large lot
single family residential. Existing
rural-residential’ uses should be
provided with an adequate buffer.
In the northern portion of the unit
clustering should be strongly en-
couraged, and overall densities
should be comparable to those in
the -existing Trails and Paint
Brush Hills large lot residential
filings. Efforts should be made to
connect the developments in the
planning unit with those to the
north- and west via equestrian
linkages. '

Unzoned portions of this planning
unit should be initially zoned A-4
(Agricultural) unless a specific
development plan is approved for
-an area. In order to preserve
long views, the profile of struc-
tures should be kept low except at
the center of mixed use develop-
ments. Adequate rights-of-way
should be preserved to accommodate
a fully developed arterial road -
system. Particular emphasis should

be placed on protecting the integ-

rity of the Meridian Road corridor

and on the identification and preser-

vation of a major east-west corridor
along or south of the present
Stapleton alignment. Drainageways
should be protected as open space
and a network of open space, trail,
equestrian and bikeway linkages

should be preserved, possibly

through the use of higher density
cluster. The visual design -recom-
mendations for Unit #11 should be
given consideration when develop-

‘ment is planned in this area.

10. Southern Tra'nsitional Area

This planning unif is described as

‘that area east of Black Forest

Road, south of the Timbered Area
and west of the drainage divide
between the Sand Creek and Upper
Black Squirrel Creek basins. The
appropriate mix and phasing of
development is dependent to some
degree on the ultimate alignment of
major transportation corridors
through this area. A key element
in this unit is a low density resi-
dential buffer area. This buffer
would originate along a line one
quarter (%) mile north of a major -
corridor, if such a roadway is con-
structed and if it is located within =
two miles of Woodmen Road. ~Only: -
open space and single family resi--
dential development is appropriate:
north of this line. Overall densi-
ties are expected to decrease
rapidly from approved densities at
the line to one dwelling per five
acres at the Timbered Area edge.
Large lot clusters should be used to
maximize open space, and structural
profiles should be kept low to
conform to the open topography and
to preserve panoramic views.

If 2 major parkway or expressway
is constructed along the Stapleton
alignment or a similar one, the mix
of uses to the north of it (but to
the south of the buffer) should in-
corporate a campus-iike design.

Open space and long views should
be preserved. Appropriate uses
might include office and light in-
dustrial development as well as

multi-family projects which maintain
an open character. Major commer-
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cial centers and heavy industrial -
uses are not appropriate for the
area north of this alignment. I[f it
is determined that a parkway will
be built, an alignment should be
approved and mechanisms for

right of-way acquisition developed

prior to appr‘ovai of urban denSIty

.uses in the area.

In the event that a major parkway
or expressway is not constructed
along the Stapleton alignment, the
density and intensity of uses
should more rapidly decrease from
this line north. In this case
Woodmen Road should be the clear
initial focus of urban density uses
in this area.

Regardless of what configuration of
major transportation corridors ulti-
mately develops, no urban density
uses should be approved unless
development is properly phased
and can be provided with adequate
and cost effective urban services.
In addition, any urban density de-
velopment must be compatible with
existing uses, must not detract
from the integrity of the ground-
water supply and must not over-
load, impede or otherwise limit the
development of an efficient arterial
road system.

When evaluating whether the timing
and phasing of a project in this
unit is appropriate the following
factors should be considered:

* Whether the project phasing
is consistent with that of
urban density projects to the
west {Briargate}, south (Stet-
son Ridge and the Banning
Lewis Ranch), and east (Wood-
men Hills and Paint Brush Hills
- Falcon Area). It should

be noted that none of these
projects are presently built out
in areas adjacent to this
planning unit.

sWhether the project is.in
proximity to major transpor-
tation corridors (four or more
lanes) .-for which -design,
financing and construction
plans have been developed.

oWhether the . project can.
connect  to the facilities of
operating water and sanitation_
service providers.

Projects which do not meet any of
these criteria should be carefully .
evaluated to ensure that they will
not overburden the County's ser-.
vice system or adversely impact the
ability of existing public and
guasi-public jurisdictions to provide
services or discharge their debt.
If approved these projects should
be subject to growth management .
plans which specify project phasing
and clearly describe the means by
which all necessary urban services
will be. prowded

Within this unit the Woodmen Road
corridor should be treated as a
major arterial or expressway with
strict controls on access., Any
approved parkways should be
afforded similar protection. To
avoid dangerous and inefficient
traffic movements the Volimer/Black
Forest intersection should be sub-
stantially reconfigured before any

significant development is approved
in that vicinity. It should be
assumed that the southerly two
miles of Black Forest Road will
need to be expanded to major
urban arterial status. The curves
on the southern portion of Volimer
Road should be minimized. In time
it may be advisable to eliminate
Vollmer Road as a major corridor
and replace it with a more ap-
propriate link.
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If urban density uses are ap-
proved in ‘this planning unit they
should provide an adequate buffer
around existing low density resi-
dential subdivisions. Uses which
generate high impacts (e.g. traf-
fic, noise, dust, visual clutter)
should not be located immediately
adjacent- to these subdivisions.
Major transportation corridors
should not penetrate or run
adjacent to these rural residential
areas. To assure adeguate buffer-
ing new developments may have to
provide increased setbacks and ad-
ditional landscaping. New uses
should also provide internal:
buffering through the use of open
space networks combined with the
clustering of structures. Sand
and Cottonwood Creeks should
specifically be considered for
incorporation into an open space
network, An open space connec-
tion between existing rural resi-
dential developments and the
Timbered Area should be investi-
gated.

As indicated on the Concept Plan
the existing industrial and extrac-
tive area in the vicinity of Volimer
Road should not be expanded, nor
should additional uses be promoted
in the existing area. If expansion
does occur it should be away from
existing ' residential areas. Within
this industrial/extractive area

individual operations and projects
should be separately buffered in a
way which minimizes their visual
presence. Buffering, noise and
dust mitigation and reclamation

should be ongoing throughout all
phases of industrial and extractive

operations. Disturbed areas should

be reclaimed to a condition which
will allow for eventual - urban
density development. Where
possible mineral extraction areas
should be reclaimed in a manner

which enhances potential new de-
velopment (e.g. through the crea-
tion of berms, detention areas and
recharge areas). -

A full range of visual design recom-
mendations for this unit are.pre-
sented in the visual design recom-
mendations for Units #10 and #11.
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Resolution . 99

] Re-so.-l‘utipn

AMENDMENT TO THE COUNTY PLAN  (Approved)
Commissioner Royal moved that the fo!ldwi"'ng Resolution be adopted:

 BEFORE THE PLANNING COMMISSION
OF THE COUNTY OF EL PASO
STATE OF COLORADO =
RESOLUTION NO.. MP-87-5

WHEREAS, the Black Forest Citizens' Advisory Committee and the El Paso -
County Land Use Department request - approval of and amendment to the
County Master Plan by adopting the text, maps and graphic concept plan of
the Black Forest Preservation Plan Update, within the designated areas of
the unincorporated area of El Paso County; and

WHEREAS, a public heafing was held by this Commissioh_on August 1.8,'
1987; and )

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

1. That proper posting, publication and public notice‘ was provided as
required by law for the hearing of 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 meeting.

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

4, That the proposal shall amend the Master Plan for El Paso County.
5. That for the above-stated and other reasons, the proposal is in the

best interests of the health, safety, morals, convenience, order,
prosperity and welfare of the citizens of El Paso County.
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'WHEREAS Sect:on 30 28 108 C.R.S. provides that a county planmng
commission may adopt,: amend extend, oradd to the County -Master Plar:.

NOW, THEREFORE, BE 1T RESOLVED that the Amendment to the Master -Plan
for El Paso County be approved by  the adoption of the text, maps and - :
graphic concept plan of the Black Forest Preservation Plan Update for the
following described unlncorporated area of EI Paso County

All of Townshlp 11 South, Range 65 West; all of Sectlons
1-29, 32-34 and portions of Section 35, Township 12 South,
Range 65 West; all of Sections 1,2, 1= 14, 23-26, 35 and
36 and portions of Sections 3, 10 15 22, 27 a_nd 34,
Township 11 South, Range 66 West “atl of Sections 4-9, 17-
20, 29-32 and portions of Section 28, Township 11 South
Range 64 West; all of Sections 5-8, 17-20, 30 and portions
of Sections 9, 16, 21, 28 and 29, Townsh|p 12 South, Range
64 West; all of Sectlons 3-5 and portions of Section 2,
Towship 13 South, Range 65 West; all of Sections 1, 2, 8-17,
23 and 24, and portions of Sections 3-5, 7, 18, 20 and 21,

" Township 12 South: ‘Range 66 West; all West of the 6th P. M
El Paso County, Colorado as delineated -on the attached
'VIClnlty map ‘and described in- Chapter | of the above-
referenced document

Comm:ssmner Carlson seconded ‘the adopt:on of the foregomg Resolutlon

The roll havmg been called, the vote was as follows:

i Commissioner Royal B aye
"~ Commissioner Hyland aye
 ‘Gommissijoner’ Conover aye:

Commissioner Pfalmer aye
Commissioner Carlson aye
Commissioner Martin aye
Commissioner Routh aye
Commissioner Grogger aye
Commissioner Hyer aye

The Resolution was adopted by a unanimous vote of 9 to 0 by the Planning
Commission of the County of E! Paso, State of Colorado.

in making his mot:on Mr. Royal included authority for editorial corrections,

and inclusion of ‘comments on wildlife information as submitted by Ms. LeW|s-
Carlson on July 29, 1987, into the Plan Profile to make it more complete.

DATED:  August 18, 1987.






