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CHAPTER |
OVERVIEW

Introduction

This comprehensive plan for the
Ellicott Valley Planning Area is one
of a continuing series of Small Area
Plans which have been adopted as
amendments to the County Master
Plan. The primary purpose of this
plan is to set forth a framework
within which proposed new land
uses may begin to be analyzed.
This framework accounts for the
development characteristics - which
are unigue to this planning area.
The plan is intended to serve as an
advisory planning tool to guide
future land use decisions.

The Ellicott Valley Comprehensive
Plan is further intended to en-
courage responsible economic de-~
velopment in the area. Because of
the dynamic nature of the planning
area, this plan relies on a "per-
formance-based" approach rather
than a series of site-specific or
use-specific land use designations.,
It is anticipated and expected that,
as the area develops, it will be
necessary to refine this plan to
include more specific policies.

This document is organized into a
total of four chapters, the first of
which is this summary description
of the planning area and planning
process. Chapter Il provides a de-
tailed profile of the area and raises
a number of the planning issues
which are responded to in the final
chapter, The third chapter dis-
cusses the area's development po-
tential first terms of external and
internal influences and then from
the perspective of internal develop-
ment holding capacity. The fourth
and final chapter contains the

applied elements of the plan. It
begins with specific planning poli-
cies which are organized according
to several subject headings. These

- are followed by a textual land use

scenario. Included as part of this
land use scenario is an in-depth
treatment of the principles and
practice of growth management
planning. Because growth manage-
ment planning is the primary plan-
ning approach advocated in this

-plan, this section will serve as the

key operative element of this
document,

Description of the Planning Area

The Ellicott Valley Planning Area
was delineated by the Planning De-
partment in cooperation with resi-
dents of the Ellicott Valley and
then approved by the Board of
County Commissioners. As shown
on Map 1 the planning area is
bounded on the north by Judge
Orr Road, on the south by
Squirrel Creek Road, on the west
by Peyton Highway and on the
east by Calhan Highway. This 198
square mile planning area is
roughly  centered around the
unincorporated community of Elli-
cott. It is this community that
gives the Ellicott Valley its name
even though the actual "valley" is
that of the Upper Black Squirrel
Creek and its tributaries.

Along its western perimeter this
planning area overlaps the bound-
aries of the Highway 94 Compre-
hensive Plan. Where the overlap
occurs, this plan supercedes that
document,

Ey
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Planning Process

This ‘comprehensive planning effort
was authorized by the Board of
County Commissioners in late [985 in
response to the concerns of many
area residents that they were
operating without the benefit of a
current master plan., Following an
advertisement for volunteers, the
Board of County Commissioners ap-
pointed a 10 member Citizens' Ad-
visory Committee in February of
1686. Over the next 2% years the
Committee worked with the Planning
Department staff to comprehensively
inventory the planning area, ana-
lyze development opportunities and
constraints, discuss relevant issues
and choose among planning options.

Altogether, the Committee held
about 30 meetings, including four
which were advertised to the
generat public., During the regu-
larly scheduled meetings, the Com-
mittee went through the text of the
plan in detail to ensure that the
document accurately reflected their
viewpoint. In addition to working
directly on this plan, the Commitiee
also sponsored meetings on the sub-
ject of zoning and on a proposal to
locate an Air Force Academy auxii-
iary landing field in the planning
area. From this point on it is
anticipated that the Committee will
continue to operate on a semi-active
basis to assist in the review of land
use proposals and in the promotion
of this plan.

The role of the Planning Department
during this process included as-
sisting the Committee Chairman in
coordinating the activities of the
Committee, collecting data, pre-
paring drafts of the plan, formu-
lating planning options and pub-
lishing the document. The Depart-
ment will continue to assist in
interpreting and implementing this
plan. '

Legal Framework

The County is granted the author-
ity to develop a master {compre-
hensive} plan for an unincor-
porated area through state "en-
abling" legislation.  According to
Sections 30-28-106, and 30-28-108,
of the Colorado Revised Statutes
(C.R.S.), the drafting and adopt-
ing of a master plan may be
carried out at the discretion of the
County Planning Commission. Sec-
tion 30-~28-108 also provides the

- discretion to "add to the plan or

carry any part of it into greater
detail from time to time". This
allows the Planning Commission to
amend the County's 1990 Land Use
Plan by adopting a "Small Area
Plan® for this portion of the

County.

The Planning Commission shall, by
Section 30-28-109, C.R.S., certify
the plan to the Board of County
Commissioners. Sections 30-28-106
and 30-28-107, C.R.S., specify
the contents of the plan, its
purpose and the authority for its
amendment.

According to State statutes, this is
not a legally binding regulatory
document. It is to be used by the
E! Paso County Planning Commis-
sion and Board of County Commis-
sioners in an advisory capacity to
provide overall direction for more
specific zoning, subdivision and
other land use decisions which may
be of a regulatory nature.

IO I
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Amendments

This plan has been purposefully
designed- to be dynamic and flexi-
ble. Unanticipated issues and
situations will provide the oppor-
tunity for critical analysis and

" revision, To ensure that this

document continues to be appre-
ciated and maintained as a. viable
planning tool, it should be viewed
as a springboard for future amend-
ments. Major amendments which
would effect the spirit and intent of
this document should be made
through the public hearing process
with adequate community input.
Minor changes may be made edi-
torially.

Position Statements

The Citizens' Advisory Committee
and the Pianning Department
realized, early on in the planning
process, that the relatively unde-
veloped and unconstrained character
of the planning area would allow an
almost infinite number of planning
options. In order to focus their
efforts it was decided to first agree
on a broad philoesophical approach
to the process. After considerable
discussion and several drafts, the
following position statements were
agreed on by the Committee:

1. Proper planning actions for the
Ellicott Valley can best be
taken when decision makers
have access to a comprehensive
catalogue which clearly pre-
sents all facets of the planning
area.

Several new developments in
the vicinity of the planning
area promise to provide a
catalyst for change in the
Valley. Spin-offs related to
the continued development of
major military installations and
plans for a potential new
transportation corridor  will
most likely affect the historic
agricultural and ranching
character of the Valley. This
plan  should anticipate the
possible impacts of these
developments and provide a
framework within which future
plans for the Valley can be
evaluated.

The Valley is ultimately
capable of providing many of
the elements necessary to
support residential, com-
mercial and industrial de-
velopment, It is the intention
of the plan to promote the
Valley as the location for one
or more self-sustaining satel-
lite communities which will be
complementary to the existing
metropolitan area.

This plan anticipates that co-
ordinated residential, commer-
cial and industrial develop-
ment will be the best and
highest use of the resources
of the Valley,. Landowners
may protect these development
resources by zoning their
property within the Valley.
If at a later date, the area is
zoned, the Citizens' Advisory
Committee recommends that
the County place the majority
of the Valley in the A-4 (Ag-
ricultural) zone to provide for
the protection of these re-
sources.
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CHAPTER I
AREA PROFILE

Introduction

This Chapter presents a profile of
the past trends, existing condi-
tions and future development
potential of the Ellicott Valley
Planning Area. One of its pur-
poses is to acquaint the user of
this document with the unique
features of the area. Another is
to provide a logical context for the
analysis of development potential
which will follow in Chapter (I,
Finally, this Area Profile is meant
to aid in the identification of
issues which will be addressed in
the policies and planning scenarios
which are developed in Chapter IV
of this document, e

The material in this Profile is
organized "under several separate
subject headings. These include:
History, Socioeconomic Information,
Natural Systems, Public Facilities
and Community Services, Trans-
portation and lLand Use.

History

The history of the Ellicott Valley
Planning Area is a microcosm of
that of most of the Eastern Plains
near the Front Range. Often they
were initially bypassed by the first
settlers who moved through them
on their way to the gold camps of
the Rockies or the agricultural
valleys of  California. Native
Americans tended to migrate across
the Plains as they hunted so that
they rarely settled in one place for
long. The first cattlemen were not
closely tied to any one area.
When the Plains were finally
settled, it was by very persever-
ant individuals who were intent on
creating new communities based on
agricultural values.

In the Ellicott Valley, ample evi-
dence exists of the comings and
goings of  Native  Americans,
Crow's Roost, an outcropping of
white sandstone located 7 miles
south of Ellicott near Upper Black
Squirrel Creek, was an Indian
camping place for many genera-
tions. Fairly permanent white
settlement began in the 1860's with
the establishment of several! large
ranching operations. From a
cattleman's perspective, free
access to water was the critical
imperative, Ranchers  typically
sought ownership of only the few
acres which would give them con-
tral of water supplies. Their
cattle intermingled with those of
other ranchers as they grazed
over a wide area of open range,
Sheepmen were able to operate in
those areas which did not have
free access to water. An influx of
Eastern dollars in the 1870's led to
the consolidation of some very
large, but fluctuating operations.
Notable among these were the
Love, Bohart and Big Springs
Ranches. Several of these large
parcels still exist today, primarily
under State ownership.

The first homesteaders came to the
Valley in the 1890's. Many of
these would-be settlers had picked
their 160 acre quarter section off
of a survey map back in the Mid-
west. They were not aware that
even if they were lucky enough to
have access to water, 160 acres
was not nearly adeguate for sub-
sistence farming in this semiarid
climate.

Nevertheless some families did
hang on. The revised Homestead
Act of 1909, which allowed indi-
viduals to file on up to 320 acres,
finally led to the settlement of the
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open range. Since even 320 acres
was not enough to eke out an
existence when conditions were
anything but good, the rate of
attrition among homesteaders was
great. ’

The Blizzard of 1888 ended the
hopes of many, but others were
able to hang on so that by the
1920's almost all of the land in the
Valley had been filed on. In good
years it was possible to sucessfully
practice dryland farming in the
region because alluvial water was
close enough to the surface to
allow for sub-irrigation. However,
the drought of the late 1920's and
the Depression of the 1930's com-
bined to eliminate many of the
small holdings and begin a trend
toward large ownerships that has

only recently begun to be. re-

versed.

Agriculture was given a temporary
boost beginning in the 1935 when
the first irrigation well was drilled
in the Valley. For the next 23
decades electrically—-assisted pump-
ing allowed for intensive cultiva-
tion. Crops such as alfalfa were
grown up and down the Valley,
Groundwater use did have the
effect of reducing the opportunity
for dryland farming since sub-
surface water levels were lowered.
Beginning in the 1960's the Chero-
kee Water and Sanitation District
(then known as the Cimarron
Corporation) leased many of the
existing water rights and began
drilling some of their own wells.
Today about one third of the
available ground water is exported
out of the region for use in the
developing areas east of Colorade
Springs. Irrigation of alfalfa,
pasture land and sod farms con-
tinues in some areas.

The Town of Ellicott itself was
established in 1897 and named
after a homesteader and postmaster
by that name. In that same year
the original Ellicott schoolhouse is
thought to have been transported

. from Franceville on four wagons.

At that time the Valley was served
by several very small school
houses. In 1900, the Pleasant
Valley School was constructed
where the present elementary
school is located. A later struc-
fure was renamed the Ellicott
School after the Ellicott District
broke off from the Falcon District
(#49) in 1918,

The community of Drennan started
to become established in the south-
western corner of the planning
area around 1906 when this former
sheep land began to be home-
steaded. The Drennan School was
constructed in 1917 and even after
its closing in 1955, it has con-
tinued to be the focal point of this
community.

A fairly unigue feature of the Eli-
cott Valley is its very large share
of State-owned lands. These were
set aside as School Trust Lands
prior to 1900.  Across the State,
Sections 16 and 36 of each Town-
ship were deeded for this purpose
as part of the original federal
grant to the State of Colorado.
However, because much of the land
on the Western Slope had been
preempted by this time, the State
was empowered to obtain additional
lands in certain areas. One of
these was eastern E! Paso County.
Where possible these State lands
were clustered along major drain-
ages in an attempt to secure as
much water as possible. Today,
approximately 30% of the planning
area is under State-ownership, in-
cluding the majority of the south-
eastern corner,

FNEET
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State lands are further discussed
in the Land Use section of this
Chapter,

Most of the original homesteads
were simple structures or dugouts
constructed of sod, adobe or
rough timber. Little evidence of

them remains today. The 1976
publication, Historic Sites and
Structures, El  Paso  County,

Colorado identifies a total of four
sites and structures in this plan-
ning area. One is the previously
mentioned Drennan School. Crow's
Roost was also noted in the survey
both as a source of Indian arti-
facts and a favorite picnic area for
later settlers. The Cape Cod
Homestead just north of Ellicott is
also -identified along with the
headquarters of the Big Springs
Ranch which has been in fairly
continuous operation since about
1870.

A natural and. historic feature
known as the Indian Paint Mines is
located just to the north of the
planning area., Tradition has it
that the Indians used these color-
ful clays for their paints. Later,
the artist and pottery maker Artis
van Briggle obtained much of his
raw material from this site. The
Robinson Brick Company of Denver
still mines in the area today.

In the Ellicott Valley today, a
transition away from an agri-
culturally based economy is well
underway. An influx of new-

comers are relying on the Valley
as either a bedroom community or
a place to retire. According to
local observers, as late as the
mid-1960's, almost every youngster
attending the Ellicott School was
raised on an active farm or ranch.

Today it is estimated that less
than 10% of the school age popu-
lation has a direct .connection to
active agriculture. Recently the
Valley has been considered as a
location for urban density develop-
ments. :

Socioeconomic Information

This section includes an analysis
of trends in the population growth
of the planning area. It also des-
cribes the characteristics of this
population with an emphasis on
factors which show a variation
when compared with the County as
a whole. The purpose of this
socioeconomic overview is first to
provide a better understanding of
the unique characteristics of the
planning area's population and
then to focus on key socioceconomic
factors which might require special

‘attention during the formulation of

policies and planning concepts.

Coming up with socioeconomic sta-
tistics for the Eilicott Valley
Planning Area is a fairly imprecise

process because the geography
used in the 1970 and 1980 U.S.
Censuses does not match the

planning area boundaries. More-
over, the planning area has under-
gone substantial change since the
tast full census was undertaken in
1980. Visual counts, or those
which rely on utility hook-ups are
not as exact and do not provide as
detailed a picture of the area.
Nevertheless, the information
which is available does provide
useful insights into the makeup of
the area.

Population Trends

While the present overall popula-
tion density of the planning area
would still be considered very low
{at approximately seven persons

4
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per square mile) it has shown a
substantial upward growth trend
over the past two decades. In
1970, the population of the entire
southeastern portion of the County
{Census Tract 46} numbered only
about 1,238, By 1980 this figure
had increased to 2,632, repre-
senting a 112% increase over ten
years. This rate of growth was
more than double that experienced
by the County as a whole over the
same period.

The 1980 population of the planning
area itself has been estimated to
be 1,127 through a process in-
volving the adjustment of Census
figures by identifying structures
on air photos of the same period
and accounting for those not in
the planning area.

In April of 1986, Joe Alexander of
the E! Paso County Telephone
Company identified 417 households
in the planning area with telephone
service., Using a population per
household of 3.21 would put the
planning area population at about
1,339 persons at that time. An air
reconnaissance done at approxi-
mately the same time identified a
total of 495 wunits. Assuming a
vacancy rate of 11% (equal to 1980)
and the same 3.21 population per
household figure, the resulting
population from this method would
be 1,414, This slightly higher
number could reflect the fact that
some units do not have telephone
service. Over the past year or two
there has been evidence that a
number of additional units have
been built or placed in the plan-
ning area. It appears that the
majority of these new units have
been mobile homes,

In summary, it can be concluded
that the population of the planning
area is still fairly low, but its
growth rate is higher than the
County average. At present on
the order of 1,500 persons live in

- the Ellicott Valley and about 50

new residents are being added
each vyear,

Population, Housing and Employ-
ment Characteristics :

Table 1 provides a summary of the
population and housing character-
istics of the Ellicott Valley Plan-
ning Area based on responses to
the 1980 Census. To come up with
this table it was assumed that the
population. of the planning area
was comparable in characteristics
to that of .the Ilarger Census
enumeration district in which it is
located,

As would be ‘expected, the housing
units were predominantly single
family structures or mobile homes
in 1980. This corresponds with
the fact that the population per
household of 3.34 at that time was
significantly  higher than  the
County average of 2.73. Family
sizes tend to be larger for de-
tached units on larger lots than
they are for multifamiy units or
townhouses. The [980 mobile home
proportion of about 32.5% was well
in excess of the County average of
4.1%., Based on the air survey
done by the Citizens' Advisory
Committee in 1986, the percentage
of mobile homes had risen to #6%
by that time. This very high pro-
portion is probably attributable to
the limited reqgulations applied to
this primarily unzoned area, and
to relatively low local land costs,
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Census figures indicate that the
planning area population is over-
whelmingly Caucasian., At 38.9%,
the proportion of those aged 16
and under was much higher than
the County average of 27.3%.
This is also consistent with the
large percentage of detached units
and the larger household size in
the planning area. Educational
attainment among planning area
residents was lower than the
County average, but average in-
come was slightly higher.

Table 1 also describes the employ-
ment status of area residents in
1980. Agricultural employment by
planning area residents (at 20%} in
1980 was much more significant that
the county-wide figure of less than
2%. However, there are indica-
tions that the importance of agri-
culture in the area has declined
somewhat over the past few years.
Based on a review of the busi-
nesses identified in the Land Use
section of this chapter it is esti-
mated that no more than 100 area
residents are employed in non-
agricultural businesses within the
boundaries of the planning- area.
Many agricultral workers also hold
a job in town. This means that on
the order of 75 percent of the
workers living in the Valley com-
mute outside on a daily basis.
Finally, it is weorth noting that in
1980 the average commuting time
for planning area residents was
39.4 minutes as compared to 17.8
for the County as a whole, This
indicates that planning area resi-
dents are very dependent on their
automobiles, and further substan-
tiates the assumption that most do
not work in or near the planning
area,

In overall summary, the population
density of the planning area is
very low when compared to the
average for the County, but the
area is growing at a substantially
faster rate. Planning area resi-
dents are typically younger, have
larger households, probably travel
long distances to work and are
much more likely to live in mobile
homes.

I
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TABLE 1: 1980 POPULATION HOUSING AND EMPLOYMENT

ELLICOTT VALLEY PLANNING AREA

- Total Population
Total Households
Population per Household
Total Housing Units
Single Family
Duplexes
Multifamily
Mobile Homes
Occupied Housing Units
Vacancy Rate

Race and Spanish Origin
White
Black
Hispanic

Persons by Age

0 - 9 vears
10 - 16 vyears
17 - 21 years

22 - Ui years
45 - 64 vyears
65 plus

Years of School Completed

(Age 25 and Over)
Elementary (0-8 vyears)
High School {1-3 years)
High School (4 years)
College (1-3 vyears)
College (4 years or more)

* Persons of Spanish origin may be of any race.

10

Planning Area

Estimate {1980)

1,127
338

3.

395
237
0
29
128
353

1,097

30

34

(60.0%)
{ 0.0%)
{ 7.4%)
(32.5%)

{10.6%)

(97.3%)
( 0.0%)
( 2.7%)

(25.7%)
(13.2%)
[ 4.63)
(32.4%)
(18.9%)
{ 5.2%)

(16.5%)
(14,9%)
(45.5%)
{18.8%)
( 4.3%)

County

‘Comparison

(1980

{(15.7%)
(11.6%)
(12.0%)
(37.3%)
(16.5%)
{ 6.8%)

( 7.5%)
( 9.8%)
(38.4%)
(23.8%)
(20.9%)

N ERRT
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County
Planning Area Comparison
Estimate (1980) (1980)
Employment by 'Indu/stry
Agriculture, Forestry
Fishing and Mining (19.7%) ( 1.8%)
Construction ( 6.8%) ( 7.6%)
Manufacturing (11.2%) {15.2%)
Transportation ( 2.4%) ( 3.1%)
Communications and Other ‘
Utilities ( 4.6%) ( 3.5%)
Wholesale Trade ( 4.6%) ( 3.3%)
Retai! Trade ( 8.1% (19.8%)
Finance, Insurance and Real
Estate { 5.7%) ( 8.0%)
Service (31.0%) (32.0%)
Public Administration { 5.7%) ( 6.1%)
Unemployment ( 7.7%) (7.6%)
Median Household Income
(1979) $17,198 $16,254
Mean Travel Time to Work
(Minutes) . 39.4 17.8

Source: U.S., Bureau of the Census, 1980 modified by Ei Paso County
Planning Department.
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Natural Systems

Introduction

The natural environment of the
Ellicott Valley Planning Area pro-
vides the broad framework within
. which land use decisions should be
made., While the natural charac-
teristics of this area ordinarily do
not represent a complete constraint
to development these factors do
function as an important influence.
The purpose of this section is to
briefly describe the natural sys-
tems which define the planning
area and to identify areas with
special development sensitivities,

Geology and Topography

The Ellicott Valley Planning Area
is located on the plains well east
of the Front Range, but most of
its geology can be linked to the
formation of the Rocky Mountains.
The bedrock and alluvial materials
which underly the area originated
as weathered sediments from the
Rocky Mountain Uplift, - Almost the
entire planning area is underlain
by one or more of the sedimentary
rock units of the Denver Basin.
The Denver Basin can be generally
envisioned as an overturned bowl
or dome made up of fairly hori-
zontal layers of rock. Overall it
extends from north of Denver
down into the middle of E!I Paso
County. The upper layers begin
to outcrop and then disappear as
one moves to the south and east
through the planning area. The
approximate limits of the Denver,
Arapahoe and Laramie-Fox Hills
formations, all of which occur as
part of the Basin, are shown on
Map 2. These sedimentary rock
layers contain considerable quanti-
ties of recoverable groundwater,
especially where they are thicker
in the northern portion of the
planning area. Underneath

12

these layers is a very thick de-
posit of Pierre Shale which con-
tains very  little recoverable
groundwater.

Over the majority of the planning
area, the bedrock units do not
outcrop on the surface. They are
covered by unconsolidated deposits
of windblown or water-borne sedi-
ments which average less than 100
feet in thickness, These sedi-
ments are deepest in association
with Upper Black Squirre! Creek
and 'its tributaries. = Because they
are often partially saturated with
groundwater these deposits are
classified as atluvial sediments and
function as an important local
groundwater resource. Alto-
gether, these alluvial aquifers
cover approximately 42 percent of
the planning area. Map 2 shows
the approximate limits of the
alluvial aquifer as defined by the
U.S. Geological Survey, Both
bedrock and alluvial aquifers are
covered in more detail in the Water
Resources section of this chapter.

The topography of the planning
area is predominantly rolling.
Slopes average less than 5%, with
only a few areas over 10%. Among
these steep areas are the Crow's
Roost outcrop, limited areas
around Big 5prings Ranch and
portions of the northeast corner of
the planning area known as Hol-
comb Hills. Owverall, land in the
planning area slopes north to
south and towards the central
valley, At about 6,850 feet in
elevation, the highest point in the
planning area is about 800 feet
above downtown Colorado Springs.
The lowest point in the planning
area is about 5,575 feet, resulting
in a maximum elevation difference
of about 1,275 feet. One hundred
foot contours are included on Map
3 to help visualize the overall
topography.

T



RE1W

31

LIBE

HANISH RD, WEST

36

T13S

T15S

N TP — -

29

. 21 l 28
[GHWAY

MAP NO. 2

ELLICOTT VALLEY
COMPREHENSIVE PLAN

APPROXIMATE
AQUIFER LIMITS

Fe==d UPPER BLACK
SQUIRREL

'DESIGNATED GROUND
WATER BASIN

pe==+ DENVER
ARAPAHDE

—— LARAMIE
FOX HILLS

SCALE: C(IN MILES)
gz 1 3

NORTH

*SOURCES)

U.S. GEOLDGICAL
SURVEY




= . . . =
—t T138 1148 T15S - T16S —
O . . e
I8 ] ] n'd
W PoaLID D
" n " A 1 " i + L i L_cfi:d FE . RD. + + "
h}i 32 5 I Y 20 29 32 ! 5 8 g 17 20 29 3 ggi 5 é& 17 29 29 1 32 . 5
=B , ¥ _ B M— B - _EEEE R
= ¢ A HIGHWAY Hi  CALHAN HIGHWAY ] ;,/Jp%f/ : N
Y 6 7 j 19 S 3t 18 19 39 31 6 5 19 9 L@o méﬁ &
1L IBERTY BIC 4 PPE |
o - M e TPONDY ‘- ~ 34 + g e MR
= ERIN 200 !
T3 % I 12J 24 25 o CREE 25 /39// : g f AYNES:.CR 36 1
I H
- e = A1) O 4 7 : ot b e R
’\QQ UQ o Ci}g g" i :
3 ¥ 2 ! 2 26 § 11 . 25 /;\5/ i l 14 23 2 / )
+— % + 1T r—+ + — A+ g ——+
> 2
= 34 10 a. Y s 7 4 %g 34 ChOW’S I % 22 2 4 3
zZ ok ¢ =
o . _— N — o+ o+ —+ O
0 Rl T X = JT SPRINGNS! QUIRREL, D
s 33 4 oApl 16 . GREEK :: \F = % 4 L%“m 1 } 28 3 4 e
y A e £ o N - bbb YA oy
i B % T ‘l? f g ¥ i i i ,—,—/
I s 17 9 32 5 5 17 l 0 29 32 5
o) - = R 5800 : : )
I ~x [~ i T
o LI§CQTT , £
a1 6 18 F 30 31 2 7 oo g 3 6
\/ COZ H .
. I g o ‘ Y ——pe
3 [ &3 .
E 6 1 2 13 U a4 2s 4 } s - Z 1 3 ¥ owm e 1
i CL D LU RESRSOLMATED ... 0.9 :
° + + R -+
D | y Lil 4 !
35 1 (;]) 148 2 13 ; 4 26 ? a5 2 11 - 5.{ 26 2
i . £R! Led
N E L - o A ENDERSEN LN, L<f+ 4 +
34 3 1 15 2 CH 15 EE%!)?CP 10 15 R NEIiI a7 | 3
= ! =
™ J. D <] LUK “M L ANE :D + —t ™
g Aol o « F A - | IR <L R
33 s & 21 A, 4 g,c 3 1% ,Oa,; 28 £C | 4 8 g 16 2 *SQUIEREE *
, e i3 PEXT AY 9 2 - - EYl D HIGHY N
L % : “ o
38 5 8 17 20§ es * 32 5 8 4 17 20 ? 29 } a2 5 e 7 1 20 } 29 ! ap “E 5
! ; I
e ) + + + *% + + o+ e 4 4 -+ -+ 4 4 -+
T13S8 1148 T15S 1168

MAP NO. 3

ELLICOTT VALLEY
COMPREHENSIVE PLAN

TOPOGRAPHY,

FLOODPLAINS »

AND MAJOR
DRAINAGE BASINS

NN

100-YEAR
FLOODPLAINS

CONTOUR LINE
(100" INTERVAL)

N—1

—

DESIGNATED
DRAINAGE BASIN

SCALE: (IN MILES)

xE 3 %

T L] <s
O
Z

0% 1 c

*SOURCES

1986 FEMA FLOOD INSURANCE MAPS
USGS MAPS

1988 EL PASO COUNTY DRAINAGE
BASIN ID. AND FEE ESTIMATIDON
REPORT




Ellicott Vélley Comprehensive Plan E v

In summary, there are few geo-
togical or topographical conditions
which will directly limit develop-
ment in the planning area.

Floodplains

Map 3 also shows the approximate
limits of 100-year floodplains as
designated on the Flood Insurance
Rate Maps prepared for E! Paso
County by the Federal Emergency
Management Agency. In  these
areas there is a statistical chance
of flooding on an average of once
every 100 vears,

It is evident from the map that a
substantial amount of land in the
planning area is prone to some
type of 100-year flooding. Where
the floodplains are  relatively
shallow and open as they are in
‘the Ellicott Valley, it is sometimes

possible to remove substantial
amounts of land from the flood
fringe portion of the floodplain

through minor channe! modification
without adversely impacting down-
stream flooding and erosion condi-
tions, The County's policy is to
generally not allow structural
development within any designated
flood areas until a specific plan is
prepared and approved to remove
the property from the flood fringe
and officially amend the flood
insurance maps. Once this is
done, more intensive use of the
modified property may be allowed.
In the Ellicott Valley a careful
assesment determine the exact
location of foodway versus the
flood fringe has yet to be under-
taken. Because too much channel
modification will result in higher
downstream flood peaks and a re-
duced recharge to the alluvial
aquifers on which area residents
depend for their water supplies,
development should generally be
oriented away from the main flood-
plain,

It should also be noted that there
are numerous additional minor
stream channels in the planning
area which are prone to flooding.
These conditions need to be ad-
dressed at the site-specific plan-
ning level. This subject s
further discussed in Public Facili-
ties and Community Services sec-
tion of this chapter under the
heading of Drainage.

Mineral Resources

The County's Master Plan for the

Extraction of Commercial Mineral

Deposits shows bands of sand and

fine aggregate deposits in associa-

tion with the major stream systems
in the Valley. However, these
materials exist in such large
quantities that it is unlikely that
the majority would be marketable,
A thin band of strippable coal is
depicted across the southern por-
tion of the planning area. It is an
extension of the same deposit
which was historically mined in the
Rockrimmon, Cragmoor and France-
ville areas. This seam is quite
thin and probably can not be
feasibly strip-mined at the depth
which it occurs in the planning
area. It is likely that extraction
operations in the planning area will
be limited to the removal of con-
struction materials for fairly local
projects.

15



16

E V Ellicott Valley Comprehensive Plan

Soils

Soils are typically refated to the
parent material which occurs im-
mediately beneath them. In the
planning area this material is pri-
marily wind or water-borne sedi-
ments, For this reason, the
Valley is characterized by mostly
well-drained, sandy soils. To the
north, these materials are pri-
marily derived from weathered
sedimentary rock (mostly sand-
stone) and to the south they relate
to  alluvial or wind-deposited
material which has been carried for
larger distances.

Severe soils-related building site
suitability problems are confined
primarily to floodplains.  Septic
system suitability problems occur
in flood plains and also in sandy
soils which drain too rapidly.
Particular attention will have to be
paid to development and revegeta-
tion of wind-deposited soils to pro-
tect these areas from wind erosion.
These ratings were prepared by
the U.5. So0il Conservation Service
{SCS}. The Planning Department
has prepared soil suitabity maps
based on these criteria. These
maps are available for inspection at
the Department. With the excep-
tion of major flood plains, building
problems can wusually be overcome
with " proper engineering, and
septic systems can be adequately
designed if lots are sufficiently
large. This information is there-
fore best used as an initial re-
source to identify areas where
additional study or special engi-
neering may be necessary.

The SCS designates about 30% of
the soils in the planning area as
prime for agriculture assuming
they are irrigated. With competing
demands for groundwater, it is
unlikely that nearly this much
irrigation will take place in the
future,

Climate

Residents of the Ellicott Valley are

spared much of the adverse
weather which occurs to the north
and up along the valley slopes to
the east and west, Within the
planning area itself, there is a
significant moderation in weather
from north to south. Generalized
maps in the EI Paso County
Sourcebook indicate that there is

about a five week difference in the

growing season between the
northern and southern planning
area boundaries. Annual average
snowfall (at less than 10 inches)
and annual precipitation (at 12-14
inches) are both Iless than the
amounts received in  Colorado
Springs. The frequency of major
thunderstorms is comparatively low
for the entire planning area.
State Highway 94 is presently
closed between Colorado Springs
and the planning area because of
snowstorms approximately two to
three times a year. However, with
recent increase in traffic associ-
ated with the Falcon Air Force
Base and with the area itself, this
section of roadway can be expected
to close less often,

Air Quality
The climate of the Ellicott Valley
will also have some impact on

future air quality although this is
difficult to predict given current
information and existing tech-
nology. What is known is that the
Valley is not presently included in
any regional non-attainment areas
and that air quality is presently
good. Additional development is
bound to add pollutants to the air,
but the Valley may be spared some
of the inversion effects which are
associated with areas located closer
to the Front Range. Since auto-
motive traffic is the chief culprit
in producing critical poliutants,




land use plans which reduce the
need for vehicular trips will cer-
tainly have a postive impact.

Vegetation and Wildlife

The planning area is dominated by
a high plains ecosystem. The
natural vegetation is plains grass-
land with the only trees being
those which have been introduced
by man. Dominant natural species

include blue grama, sand drop-

seed, three-awn, sand reed, blue-
stem, side-oats grama, sand sage
and yucca, Historically, a sub-
stantial percentage of the area has
been under irrigation. More re-
cently, irrigated acreage has been
more limited. Sod farming bhas
taken over from traditional agri-
cultural crop production as the
predominant user of agricultural
irrigation water today.

Included among the several wildlife
species that occur in the planning
area are a large antelope herd,
mule deer, elk, white-tailed deer,
kit foxes, coyotes, ducks, geese,
lark buntings, great-horned owis,
jack rabbits, cottontails, kangaroo
rats and prairie dogs. The area
is within the overall range of the
peregrine and prairie falcons and
is also used by several other
raptors. At least one active eagle
nest existed in the planning area
as of 1986. Golden -eagles are
often sighted, and bald eagles are
reported during some periods.
The roadrunner is another familiar
resident., During the early fall
the Valley functions as a dove
migration route,

Both the scaled quail and the bur-
rowing owl occupy several sites in
the Valley. These species are
considered rare, and in need of
special protection, Also of special
importance is a heavily-used

antelope crossing located a few
miles to the east of Ellicott., As
traffic on State Highway 94 in-
creases, and development patterns
become more defined, this crossing
will become more focussed.

The Wildlife Impact Composite Maps
prepared by the Colorado Division
of Wildlife show about 5% of the
planning area within a high impact
area, 60% in a moderate impact
area, and 35% with low potential
impacts. The high impact area
correlates to buffers designated
around nesting sites,  while
moderate impact areas relate to
yvear-round antelope range. Not
shown on the maps are the bound-
aries of ° the vriparian (water-
related} habitats associated with
Black Squirrel Creek., These are
vitally important to the lifecycle of
several indigenous and migratory
wildlife species. A more detailed
description of wildlife occurence
and habitats in the planning area
is available on file with the docu-
mentation for this plan. This in-
formation and area wildlife pro-

. fessionals should be consulted as a

part of the review of major de-
velopment proposals.

Water Resources

The history and the development
within the Ellicott Valley Planning
Area is closely tied with the use of
water resources, Much of the
area's future will depend on the
wise use of the resources which
are still available. What follows is
a brief overview of the water
situation in the planning area.
Because water is such a naturally
and leagally complex subject, the
reader should be cautioned not to
draw anything but broad conclu-
sions from this material, Specific
questions should be addressed to
the Office of the State Engineer or
to the County's hydrogeologist.

Ellicott Valley Comprehensive Plan EV
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Almost all of the Ellicott Valley
Planning Area is drained by the
Upper Black Squirrel Creek or its
tributaries. Ultimately these sur-
face channels wind to the south
and connect with the Arkansas
River. However, none of these
streams flow significantly on the
surface for more than a few days
per vear. For example, the
average annual surface discharge
of Upper Black Saguirrel Creek as
it passes through Ellicott was
estimated by the United States
Geological Survey (USGS) in 1976
-to be 0.60 cubic feet per second.
This compares to a figure of about
50.0 cubic feet per second for
Fountain Creek as it flows through
- Colorado Springs.

The flows which do occur in the
Upper Black Squirrel Creek Drain-
age can be  highly variabie.
During a massive thunderstorm in
1965, it was estimated that the
maximum discharge in Black
Squirrel Creek at Ellicott was
141,000 cubic feet per second.
This flow is roughly equivalent to
an acre foot every two seconds.

Ordinarily, on the order of 90 to
95% of the overall flow in the basin
is occurring underground in the
alluvial sediments, Water moves
slowly downgradient through these
loosely consolidated materials.
During most years, a "slug" made
up of runoff from the upper part
of the basin slowly makes its way
down the stream, surfacing periodi-
cally. Due to the draw-down
which has occurred over the past
few decades, near surface ground-
water movement has now been
slowed. Typically the saturated
thickness of this alluvium is less
than [00 feet, but the deposits
cover almost 30% of the basin as a
whole and closer to half of the
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planning area itself. Water move-
ment - through these materials is
slow enough to be measured in feet
per month, but it is still much
faster than the rates typically
experienced in deeper  bedrock
aquifers, A generalized cross
section is included to show the
relative positions of water-bearing
materials in the Valley, and the
approximate boundaries of all
aquifers within the pianning area
are depicted in plan view on Map
2. :

A USGS study completed in 1988
estimated that the Upper Black
Squirrel alluvium contained about
500,000 acre feet of groundwater
in storage (down from about
600,000 acre feet in the mid-
1960's}. However, not all of this
water can be economically with-
drawn., At typical rates of use,
this amount of water could theo-
retically satisfy the domestic needs
of over one million families for one
yvear. The renewable component of
this system is much more limited,
as evidenced by the estimates
that, under present use, ground-
water in storage has been de-
creasing by 5,000 acre feet per
vear., Hard numbers are difficuit
to come by, but it has been
variously estimated that on the
order of 6,000 to 10,000 acre feet
are recharged to the basin
annually. There is some evidence
this flow is stopped by a rise in
the level of the Pierre Shale
formation south of the planning
area. There are also some hy-
draulic connections between the
alluvial water and the bedrock
groundwater which exists beneath
it.
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FIGURE 1: CEOLOGIC CROSS-
SECTION SHOWING ELLICOTT
VALLEY ALLUVIAL AND BEDROCK
AQUIFERS '

Feet
7000 1

6500 1

6000 4

—
- -
_— -
- T
- -

Ellicott Valley Comprehensive Plan EV

5500 A pawson 10T _—-m Tl LT e
----- jgn. ——="" ———
=T aromig formetidf-="To -
: - gref=—="" & =T

5000 4 - T " sundsq_onG ______

_______ Fax Hills -—-__-____‘-'
4500 I Lo ‘

______ pigrre sha
4000 Bedrock formotions dip approximately 40 feet per mile northwesterly

0O 1 2 3 4. 5Miles

Source: Coiorado Division of Water Resources.

19

bl s



E)y Eflicott Valley Comp

In 1967, there were about 80 large
capacity wells operating in the
basin. Large capacity wells are
those which are permitted to with-
draw more than 50 gallons per
minute. Of these, only eight were
muntcipal. wells, but they ac-
counted for an estimated 40% of the
groundwater withdrawals. Today it
is estimated that about the same
number of wells are operating. A
total of 188 large capacity wells
have final permits, but many of
these have only conditional rights,
A significant difference between
municipal and agricultural uses of
groundwater is that the municipal
water use can be considered to be
totally "consumptive® since the
supply is currently exported out
of the basin. An estimated 30% of
the groundwater used for irriga-
tion ends up back in the aquifer.
There are also a large number of
smaller capacity stock and domestic
weils in the planning area.

Municipal withdrawals from the
basin amounted to about 3,500 acre
feet in the early 1970's and prob-~
ably average somewhat less than
3,000 acre feet today. Agricultural
use has averaged about 8,000 acre
feet over the past two decades.
The exact rate of use for this
purpose is difficult to determine
since the flow on many irrigation
wells is not closely monitored.
The quality of this alluvial water
is generally excellent, but the
U.5.G.S5., has identified localized
high levels of nitrates and nitrites
possibly associated with agricul-
tural operations.

20

rehensive Plan

In 1968, the Upper Black Squirrel
Designated Groundwater Basin was
established by Order of the State
Groundwater Commission. In 1979,
the taxpaying electors of the area
encompassed within the basin voted
in favor of forming a Groundwater
Management District. The Manage-
ment District presently administers
all groundwater within and beneath
the Upper Black Squirrel Creek
Designated  Groundwater  Basin,
subject to the general oversight of
the Colorado Groundwater Commis-
sion. The boundaries of the
designated basin, shown on Map 2,
encompass most of the planning
area, '

After they are first processed by
the State Division of Water Re-
sources, permit applications for
any well within the basin are
reviewed by the District for con-
sistency with its rules and regu-
lations. District rules and regu-
lations allow for the prohibition of
the export of water from the
basin, Within its boundaries, the
District is authorized to levy a
property tax to support its acti-
vities. In those areas not under
the jurisdiction of the Upper Black
Squirrel District, applications for
well permits are reviewed only at
the State level. Applications for
permits to withdraw non-tributary
water outside the boundaries of
the District are evaluated for com-
pliance with the State Engineer's
rules written to implement Senate
Bill 5. In addition to reconfirming
a maximum 1% annual withdrawal
from bedrock aquifers, Senate Bill
5 also provides for the delineation
of those portions of the bedrock
aquifers which are considered as
legally tributary to surface water
rights. Since Senate Bill 5 does
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not have any application to any of
the groundwater lecated within the
boundaries of designated ground-
water basins, the Colorado Ground-
water Commission is in the process
of formulating a policy to govern
the withdrawl of non-tributary and
"not non-tributary" groundwater,
as defined by the State Engineer's
Rules and Regulations., After this
policy is finalized, applications for
appropriation of bedrock water
within designated basins will con-
tinue to be analyzed on a case-
by-case basis to determine whether
.the groundwater is in fact non-
tributary.

In 1987, the Upper Black Squirrel
Basin was chosen by the Colorado
Department of Health for inclusion
in a pilot Wellhead Protection Pro-
gram study. The wells selected
for analysis were those of the
Cherokee Water and Sanitation Dis-
trict. These large capacity wells
are located east of Ellicott High-
way and north of State Highway
94, The water withdrawn from
them is used to serve urban de-
velopments located in the Cimarron
Hills area. The preliminary re~
sults of this study indicate that
large areas, several miles up-~
gradient from these municipal
wells, are underlain by water
which might reach the weliheads
within a period of 20 vyears or
less. The implication of this
finding is that any land use or
other control which might be im-
posed to protect these or other
municipal wells would have to be
applied over a large percentage of
the planning area.

The Upper Black Squirrel Ground-
water Management District has re-
cently initiated its.own long-range
planning project with the goal of
assessing and updating their water
use policies. The resuits of this
study could impact future land
uses in the Valley. '

The deeper bedrock aquifers,
which underly the majority of the
planning area, contain much more
agroundwater in storage than is
available at any one time in the
alluvium, Maps prepared by the
County's consulting hydrogeoclogist
and based on information provided
by the State Division of Water
Resources indicate that there is
between 30 and 90 acre feet per
acre of bedrock groundwater in
storage under the planning area.
This water is contained in the
three bedrock aquifers  which
underlie portions of the area. As
can be seen on Map 2 the avail-
ability of this type of groundwater
decreases markedly from north to
south as the aquifers run out and
the underly Pierre Shale is closer
to the surface. To date, these
bedrock water supplies have been
virtually undeveloped.

Conclusion- Natural Systems

Only a relatively small proportion
of the planning area {mainly flood
plains) can be considered "unde-
velopable" due to natural con-
straints. In the majority of cases,
environmental considerations will
act more as “influences" which wi}l
affect the type, orientation and
timing of development. Of these
natural considerations, the water
system, specifically relative water
availability, will likely have the
most profound effect on develop-
ment options, It will be absolutely
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critical to protect the quality and
function of the alluvial aquifer
since it will continue to play an
important role in the local and

regional water supply. Other:

natural features can potentially
represent amenities if they are
incorporated inte sound develop-
ment plans.

Public Facilities and Community

Services
Introduction

It is clear from the preceding
- section "that the Ellicott Valley
Planning Area is bléssed with an
ample supply of land which is
generally free of environmental
constraints to residential and com-
mercial development, Given this
situation, the availability of public
services {along with the market
and public policy) will largely
dictate if, when, where and how
urban density development will
take place in the planning area.
The purpose of this section is to
describe existing public facilities
and services in the planning area
and to discuss the potential for
future service provision. Facili-
ties, which are considered, include
community institutions, schools,
parks and recreation, water,
wastewater, drainage, other utili-
ties and public safety.

Community Institutions

Areas where development is physi-
cally dispersed tend to rely largely
on a few key institutions for their
sense of community focus. In the
Ellicott Valley one of these insti-
tutions is cleariy the Elicott
Junior and Senior High School. It
functions as a center for numerous
social events, meetings and athletic
competitions for the adult as well

22
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as the school age population., lis
location on Elicott Highway, less
than a mile from State Highway 94
puts the school within the per-
ceptual range of the area's overall
community center which is situated
at the Highway 94/Ellicott Highway
intersection. Several small stores,
the fire station, two churches, a
few homes .and several industrial
or wholesale operations are located
at this crossroads. These and
other community facilities, insti~
tutions and services are depicted
on Map 10 which can be found in
the Land Use section of this
Chapter.  Although Ellicott has
never fully coalesced into a town
center, it remains an important
focus for the community.

Schoois
Introduction

Six different school districts serve
portions of the Ellicott Valley
Planning Area, but seventy per-
cent of the planning area is served
by Ellicott District #22. Because
of this and the fact that it also
operates the only school facility in
the planning area, District 22 will
be discussed in more detail in this
section. The various district
boundaries are shown on Map 4
and the proportion of the planning
area they serve are summarized in
Table 2 below.
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TABLE 2: SUMMARY OF SCHOOL DISTRICTS

ELLICOTT VALLEY

Square Miles

PLANNING AREA

Approximate Number

District in Planning Area of Households*
Ellicott (22) 138.5 (70%) 410 (83%)
Peyton (23J) - 4h.o ( 29) 25 ( 5%)
Hanover (28) 9.0 ( 5%) 2
Edison (54J} 2.0 ( 13) 0
Miami Yoder (60J) 28.5 {14%) 37 { 7%)
Cathan (RJ-1 15.0 ( 8%) 21 { 4%)

*derived from 1986 structural air survey

All of the school districts serving
the planning area are fairly small
and rural in nature; however, the
Ellicott, Peyton and Calhan Dis-
tricts have been experiencing
substantial growth due to rural
residential development. This
growth has necessitated the recent
construction of a new facility in
the Ellicott and Peyton Districts.
The Peyton District has ex-
perienced a 192% student body
growth over the past two decades.
The Edison and Miami-~Yoder Dis-
tricts have not experienced much
growth, but they require high mill
levies to provide service to a small
and widely scattered student popu-
lation. These  districts often
cooperate with surrounding dis~
tricts in order to provide a full
mix of programs.’ The Hanover
and Edison Districts, in particular,
have wvery small enrollments and
could benefit from a limited in-
crease in the number of students
they serve, providing that their
tax bases were comparably in-
creased by the additional house-
holds.

Ellicott School District

The Ellicott School District (#22)
has shown a steady enrollment
growth over the past 15 vyears,
including a 35 percent increase
from 1980 through 1988, Present
enroliment is approximately 530
students. Enrollment growth has
necessitated the construction of a
new Junior/Senior High School
building immediately across Ellicott
Highway from the original K-12
facility. This  structure now
serves as the elementary school.
The total capacity of both build-

"ings is now 900 students, meaning

that there is currently 'space"
available for 370 additional school
children. In 1987 the District
obtained North Central accredita-
tion to go along with its GState
accreditation.
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A Facility Needs Analysis and
Master Plan commissioned by the
Eflicott School District in 1985
projected enrollment to increase to
615 students by 1990. There are
some indications that actual growth
will fall somewhat short of these
expectations over the short term,
Predicting growth beyond 1990 was
considered ~ difficult, so the con-
sultants recommended a flexible
plan for the period from then on.
Under this -approach, new schools
would predominantly be sited along
the Highway 94 corridor well to
the west of the present facilities.
Depending -on the pattern of
growth which develops, the far
western part of the District (which

- extends to Marksheffel Road) may
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experience the first large scale
urban density growth., Ultimately,
this could substantially change the
geographic focus of the District.
In the more immediate time frame
the long range plans of the Dis-
trict are contingent on a continued
moderate rate of growth, This
growth will allow the District to
expand its programs.

Conclusion

Most of the school districts serving
the Ellicott Valley Planning Area
have experienced substantial rela-
tive enrollment increases over the
past two decades. This has been
due primarily to fairly widely
scattered ' rural residential de-
velopment. To date, the operating
Falcon Air Force Station and the
planned SDI test bed have had
little direct effect on these dis-
tricts since their employees reside
primarily in districts closer to
Colorado Springs. Since FAFS and
SD! are federal instaltations, they
also do not directly produce
property tax revenues for these
eastern districts,

Trends for the future are difficult
to predict, but they are likely to
involve continued rural residential
development with satellite urban
density developments in  some

areas. The rural residential de-
- velopment is inherently difficult to

serve since it generates large
numbers of students without a
comparable increase in property
tax revenues, The Ellicott District
may specifically be impacted by
development which could take place
up to 15 miles west of the present
school site.

Parks and Recreation

With the planning area's present
rural development and agricultural
uses, residents have only a limited
need for specifically provided
"perceived" or "passive' open
space. However, as development
continues, these demands  will
grow. In the mean time, the
present rural residential population
witll have a continuing demand for
active recreational facilities such
as ball fields, golf courses, pools
and ice rinks. Any new urban

developments will require neigh-
borhood parks, since these resi-
dents will not have access to

privately owned open space, even
if a large amount of open land
continues to exist in the vicinity.

Presently, there are no publicly
owned and operated open space or
recreation facilities in the planning
area. There is one small park
operated by the Ellicott Ladies
Community Club. This parcel is
located along Ellicott Highway
about one half mile south of High-
way 94. The closest regional park
is one currently being developed
north of Peyton. Another regional
park has periodically been planned
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for the area north of Highway 94
and west of Corral Bluffs., If
developed, this park may end up
being operated by the City of
Colorado Sprinas. Some park and
open space amenities have also
been included in the Sunset Village
Master plan and will be available
when that project is substantially
developed. The Town of Calhan,
which is located five miles north of
the northeast corner of the plan-
ning area, provides some recrea-
tional opportunities including the
County Fairgrounds. The State of
Colorado operates a recreation area
around the Ramah Reservoir, but
this is located over ten miles from -
the nearest boundary of the plan-
ning area. There also are limited
athletic facilities available at the
Ellicott School.

Eventually, the wvalley of the
Upper Black Squirrel Creek could
be considered as the location for a
siream valley park since much of
its land will be subject to flood
plain restrictions. Recharge from
potential future landscape irriga-
tion could also result in additional
vegetation occuring in the valley,

Although the County currently has
no hard standards for per capita
parkland and recreation facilities,
the following figures were refer-
enced in their 1979, Capital De-
velopment Schedule:
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TABLE 3:

PAR

K CRITERIA

ELLICOTT VALLEY PLANNING AREA

Type of Park

Neighborhood
Community
Metro
Regional

Total

If -the planning area's population
were assumed to be 1,500, it would
mean that, with this formula,
Elticott residents would require
about 34 total acres of parkland.
With an acreage this low, location
and the specific facilities, which
would be made available, would be
critical. These low acreage factors
underscore the problem with de-
veloping an accessible park system
for a dispersed population. The
present (January, 1988) minimum
park dedication requirement is
.0194 acres per dwelling unit. For
a theoretical rural residential sub-
division of 100 lots on 600 acres,
this would amount to only about
two acres of land. This small
parcel size, when combined with
the fact that the County has
limited mechanisms for the adminis-
tration and maintenance of neigh-
borhood parks, results in the
present practice of almost always
accepting fees in lieu of land
dedication,
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Acres/1,000

Population Size
2.5 1—15 acres
5.0 15-50 acres
3.0 150+ acres
12.0 ' 400+ acres
22.5

Water Service

The Ellicott Valley Planning Area
has a supply of easily obtained
shallow groundwater. This re~-
source is currently being used by
large capacity agricultural and
municipal wells and numerous small
capacity wells typically used for
stock tanks or demestic residential
purpeses. There are also ongoing
plans to use some of the Valley's
water resources to support initial
phases of urban density develop-
ment,

All planning area residents cur-
rently rely on small individual or
shared wells for their water
supply. However, there are two
tax-supported water providing
districts which could provide
centralized services, These are
the Sunset Metropolitan District
and the Cherokee Water and Sani-
tation District. The systems of
both districts are physically and
financially interconnected. Sunset
has an arrangement with Cherokee
which will allow it to provide
service to the Sunset Village pro-
ject. Cherokee currently exports
most of its water out of the Valley
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to either the Falcon Air Force Base
(FAFB) or to the Cimmaron Hills
area east of Colorado Springs. In
the future, however, it may be

possible for them to reallocate

water to development within the
planning area if a market de-
velops., A third interna!l possi-
bility would be for a major agri-
cultural user to convert his or her
rights to municipal use, and to
provide this supply to startup
urban development either through
an  existing provider or Dby
creating a new district. Ordi-
narily some water rights are lost
when this conversion is undertaken

in order to compensate for consump-

tive use,

For various reasons, it can be ex-
pected that water supply and ser-
vice considerations in the Valley
will tend to direct growth toward
either fairly high density clusters
or low density residential tracts.
Intermediate densities are cur-
rently less feasible. This is due
in part because the shallow alluvial
water rights have been fully ap-
propriated. Permits for additional
individual wells will generally re-
quire that they be cased and
drilled into deeper bedrock aqui-
fers. Where it is determined that
a hydraulic connection exists be-
tween the new wells and surface
water rights, the State will require
that an plan is prepared to replace
or augment any water which is
consumptively used. One potential
solution to the intermediate density
problem would be to create a rural
water delivery system patterns
after those in operation in places
including Kansas.

Under its newly adopted Subdi-
vision Regulations pertaining to
water supply, the County now re-
views subdivisions for the quality,
quantity and dependability of their
proposed water supplies. This de-

termination is largely based on

whether the developer can provide
a committment for an adequate
300-year supply for the project.

Another potential means of pro-
viding additional water to the
planning area could involve a
network of large capacity wells
developed in the bedrock aquifers
to the north of the planning area.
Since these wells would have to be
drilled into the deeper non-
tributary formations, pumping
costs would be significant. How-
ever, the trade-off would be an
ability to provide for larger
amounts of high density develop-
ment.,

An additional long term water
source might be a major distri-
bution line which would pass
through the planning area and
could be tapped into. Such a
water transmission line has been
suggested as one element of the
Front Range Toll Road project.

In summary, the urban density
water service prognosis in the
Ellicott Valley is good by com-
parison with other areas in the
County. The most immediate
option for service to new uses will
be development associated with the
Sunset Village Metropolitan Dis-
trict. Another near term possi-
bility would be the conversion of
existing agricultural rights or the
redirection of exported municipal
alluvial supplies to municipal uses
in the planning area. Additional
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water should be available for new
rural residential uses, but indi-
vidual wells will be subject to more
sophisticated restrictions including
limitations on pumping rates and
the requirement to drill into
deeper bedrock aquifers,

Wastewater Service

Wastewater treatment service in the
planning area at the present time
is predominantly limited to indi-
vidual or small shared septic
systems. One small-lagoon system
is used to handle the wastes from
the Ellicott Elementary and Junior/
Senior High School buildings.
Another small lagoon system serves
the mobile home park located south
and west of the Ellicott Highway/
Highway 94 intersection. The
Sunset Metropolitan District is
building a sewage treatment plant
prior to beginning development of
their mixed wuse project. Its
expected completion date is May,
1989. The availability of this
facility: will put the Ellicott Valley
at a comparative advantage with
other areas in the central and
eastern County. The Sunset Metro
District Wastewater plant has a
design capacity of 1.04 million
gallons per day. Its capacity for
5,000 taps has been estimated to
be sufficient to accommodate
growth in the area for 15 vyears.
The Sunset plant is permitted to
function as a sub-basin facility
and receive wastes from farther
north in the Valley. It is also
possible that development around
Falcon Air Force Base, further to
the west, could also be served,
This would be consistent with the
State's current policy of en-
couraging regional and sub-basin
facilities rather than numerous
development-specific plants,

When there is sufficient demand
for growth, options are usually
available for treating the resulting
wastewater. All proposed treat-
ment plants must be consistent
with the PPACG's Areawide Water
Quality Management Plan (Project
Aquarius) before they can be sent
to the State Department of Health
for final approval. The Council of
Governments divides its three-
county planning area into several
sub-basins, known as management
areas, in order to do specific
planning. All of the Ellicott Valley
Planning area falls into the High
Plains Water Quality Management
Area. The most recent Areawide
Water Quality Management Plan
recommended that an association be
formed to coordinate water quality
planning in this area. To date
this association has not Dbeen
formed.

Although it is difficult to fully
evaluate the impact of wastewater
treatment considerations on poten-
tial urban development in the
planning area, it is likely that
economic and statutory factors will
combine to encourage the cluster-
ing of development around only a
few sub-basin facilities or the
interceptor Ilines leading to them.
It is less likely that numerous
widely dispersed urban clusters
could be concurrently developed
with adequate and cost-effective
centralized wastewater treatment,

Without access to a centralized
wastewater treatment plant, de-
velopment options are considerably
more limited. Current County
Subdivision Regulations and the
regulations of the County Health
Department combine to legally
prohibit the creation of any new
subdivision lots of less than 2%
acres which will not have access to
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centralized treatment. The County
Health Department prefers that
minimum lot sizes in these cases be
5 acres. Under circumstances
where it is legally permissible, it
is possible to connect more than
one unit up to a single septic
system., This practice is often
discouraged because of concerns
with shared maintenance. =~ Small
septic systems or other facilities,
such as holding tanks, are a
.viable option for small commercial
and industrial projects because
these often produce only minimal
amounts of sewage. However, if
septic leach fields are employed,
densities can not be particularly
high.

Individual septic systems end up
having a profound effect on the
density of development, but almost
no impact on its dispersion. As
additional septic systems are con-
structed, concerns about cummu-
lative contamination of alluvial
ground water may arise,. The
possibility of contamination is
largely one of improperily con-
structed or badly maintained
systems since properly functioning
systems result in very low or
insignificant levels of pollution.
Continued development of cen-
tralized treatment facilities such as
the Sunset plant will reduce the
chances that individual systems
will proliferate to the point that
they become a cummulative health
hazard. Continued development of
centralized treatment facilities will
reduce the chances that individual
systems wiil proliferate to the
point that there will be a hazard,

Overall, the availability of sewage
treatment will have an impact on
where, when and how growth
occurs in the planning area, but it
will probably not represent an
ultimate limiting factor.

Drainage

If substantial higher density de-
velopment takes place in the Elli-
cott Valley, it will result in an
increase in the level of impervi-
ousness: which will cause a corres-
ponding increase in both the
amount of runoff and the speed
with which it gets to the major
stream channels. This has the
effect of Increasing downstream
flood peaks which in turn repre-
sents a hazard to downstream resi-
dents and a threat to the natural
stream channel, As more develop~
ment takes place, residents and
property owners are also less apt
to tolerate the natural erosion and
migration of stream channels,
These various drainage impacts can
be mitigated by either stabilizing
the stream channels to accommodate
an increase in confined flow, or by
detaining or retaining additional
runoff on site to maintain historic
flows.

For urbanizing areas of. the
County, this process of drainage
basin planning is ordinarily ac-
complished through the preparation
of a detailed study of a defined
regional basin., This study incor-
porates land use projections,
policy decisions, and technical
analysis to determine what im-
provements will have to be made to
major stream segments and what
their cost will be on a per acre
basis. A fee can then be charged
to new development in accordance
with this document. The specifi-
cations for these detailed studies
are spelled out in the City/County
Drainage Criteria Manual. Systems

for major stream segments normally
must be designed to accommodate a
100-year storm flow.
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In an area, such as the Ellicott
Vailey, where development is likely
to be drawn out over time and
limited to certain growth clusters,
a more Individually tailored and
site specific approach to drainage
may be more appropriate. This
approach willi likely have a greater
reliance on detention and retention
to maintain historic flows. How-
ever, if multiple or larger projects
begin to be proposed, it may be
necessary to prepare detailed basin
studies to ensure that all plans are
coordinated and costs are propor-
tionally shared. Map 3 depicis the
boundaries of major basins as they
were defined in a county-wide
study revised in 1988. These
- boundaries can be used to assess
the probable drainage effects of
any proposed development. It
should be noted, however, that it
may be possible to define a smaller
more manageable sub-basin within
one of these larger basins if a de-
tailed study is needed, but only
part of a basin will be impacted.

In addition to concerns with the
major stream reaches, which were
discussed above, there will also be
a need to address systems for
minor storm drainage within the
context of a specific development.
These improvements, which include
curb and gutter, small storm
drains and culverts, are ordinarily
spelled out in Subdivision Improve~
ments Agreements. These minor
systems are designed to accommo-
date a 10-year design flow,

Other Utilities

All of the Ellicott Valley Planning
Area falls within the service area
of the Mountain View Electric
Association. Mountain View Elec-
tric Association, Inc., is a con-
sumer owned electric distribution
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cooperative. It is part owner of
the electric supplier Tri-State
Generation and Transmission Co-
operative. This system can pro-
vide dependable electric power to
both major developments and single
structures. Map 5 depicts Moun-
tain View's main transmission lines
along with the location of their
substation. Also shown is the
main Tri-State G & T line which
runs through the southern portion
of the planning area. Major up-
grading of local power lines has
recently occurred in the planning
area.

All  but the extreme northwest
corner of the planning area is
served by the ElI Paso County
Telephone Company. This com-
pany is a wholly owned subsidiary
of U.S. West (refer to Map 5}.
Their main business office and
exchange is located just outside
the planning area on the corner of
Peyton and Ellicott Highways.
Since EI Paso County Telephone's
lines ordinarily parallel those of
Mountain View, the potential for
telephone service extension s
often comparable to that for
electricity. E! Paso County Tele-
phone should be able to handle
any expansions needed to serve
additional development in  the
planning area.

Because natural gas service is
presently unavailable in the plan-
ning area, residents presently rely
on a combination of electricity and
propane for their energy needs.
The Ellicott School, major agricu-
Itural operations and other facili-
ties make wuse of large propane
tanks. If gas service were ex-
tended to the planning area, the
logical provider would be Peoples
Matural Gas, People's is in the
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process of extending its lines to
the Falcon Air Force Station. A
further  extension to the Ellicott
area would only be economically
justified if considerable additional
development takes place.

Law Enfor'cement

Law enforcement in the planning
area is the dual responsibility of
the State Patrol and the E! Paso
County Sheriff's Department. The

State Patrol operates out of south

Colorado Springs and is respon-
sible for patrolling State Highway
94 and for responding to vehicular
accidents on either State or
County Roads. Highways 94 and
24 comprise one patrol area and
this normally is given two eight-
hour shifts per day. If asked the
State will back up County person-
nel in responding to criminal
situations. The State currently
has no plans to substantially
upgrade service or to build any
additional substations closer to the
planning area. '

The County has primary responsi-
bility for criminal investigations in
the planning area. They also
operate out of downtown Colorado
Springs and have an officer on
duty in the eastern sector of the
County during all shifts. This
sector includes all of the County
east of Marksheffel Road. The
County also has no present plans
to build any substations closer to
the Ellicott area.

Proponents of the Front Range Toil
Road concept have indicated that
their facility would be patrolled
internally. If this transportation

option were replaced by a State--

operated interstate by-pass, local
patrols would likely be increased
and these units would be available
for response outside of the corri-
dor.

Clearly, the key law enforcement
consideration in the Ellicott Valley
Planning Area is response time.
While one can almost be assured
that one law officer will be avail-
able .somewhere in the eastern
County, this individual could be 30
or more miles away when an inci-
dent occurs. Added rural resi-
dential and urban development in
the planning area will add to the
demands on law enforcement agen-
cies, but it will also justify in-
creased patrols. The distance
between Ellicott and the presently
urbanized area will continue to
cause problems when timely backup
assistance is needed. For this
reason, extra security provisions
may need to be made for initial
developments in the Ellicott Valley
in order to tide them over until
overall services are expanded.

Fire Protection

The primary fire suppression
service for the Ellicott Valley
Planning Area is the Ellicott Fire
Protection District with its fire
station located almost in the center
of the planning area (refer to Map
6). The eastern portion of the
planning area falls under the
jurisdiction of the Tri-County
Volunteer Fire Department. Tri-
County's station is located nine
miles east of the eastern edge of
the planning area, at Rush, Colo-
rado. The Hanover and Edison
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Volunteer Fire Departments serve
“the southern perimeter of the
planning area, and the Peyton Fire
Protection District and Calhan
Volunteer Fire Department provide
protection for the northern edge.
The fire stations maintained by all
of these volunteer departments are
between 5 and 9 miles distant from
the planning area boundaries.

The Ellicott Fire Protection District
is a tax-supported entity of the
State of Colorado. [t operates
through an elected five member
board which in turn contracts with
the Volunteer Department for the
operation and maintenance of the
District and its equipment. The
District maintains 7 wvehicles in-
cluding one ambulance and has a
present membership of 15 active
volunteers,

Unlike the Ellicott District, the
Tri-County Fire Department is
operated solely on contributions.
All  members are strictly volun-
teers, and these individuals have
financed and constructed two
trucks. The portion of the plan-
ning area served by this Depart-
ment is sparsely populated and
lacks adequate water supplies for
fire suppression. Plans are under-
way to form a taxing district for
Tri-County. The Calhan, Edison,
and Hanover Fire Departments are
alt funded through local contri-
butions, Calhan is considering
creation of a district and a taxing
district, has recently been formed
for the Peyton area.

The Insurance Service Office (150)
has given the Ellicott Fire- Protec-
tion District a rating of 9. The
Tri-County, Hanover, Edison,
Peyton and rural portions of the
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Calhan service areas all have a
rating of 10. Ratings are on a
scale of 10 to 1 with 10 being
lowest. The low ratings are based
on factors such as access to fire
hydrants, staffing, distance and
response time. Each of these enti-
ties has plans for upgrading their
service.

All of the fire districts and de-
partments in the planning area co-
operate through mutual aid agree-
ments. These agreements extend
to the Falcon Fire Protection
District and the Falcon Air Force
Base, both of which lie to the west
of the planning area. Because of
these arrangements, it is likely
that at least two entities would
eventually respond to any call for
assistance in the planning area.

Emergency medical service and
ambulance service is provided by
the Ellicott Fire Protection Dis-
trict. All of the fire departments
in or around the planning area
have trained Emergency Medical
Technicians. In  extreme emer-
gency situations, all departments
will ask for assistance from Flight
for Life, MAST from Fort Carson
or professional paramedics.

The nearest full service hospital to
the planning area is the Penrose
complex on Academy Boulevard in
Colorado Springs. Peterson Air
Force Base has an emergency ward
available to military personnel.
Given the current oversupply of
hospital beds in the region, it is
unilikely that a full service hospital
will be constructed closer to the
planning area in the near future.
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A more realistic alternative would
be for an emergency care facility
to be built closer to Ellicott.
These facilities require a "market
area" of approximately 30-50,000

persons so it is not reasonable to

expect one to be constructed in
the planning area itself in the near
future.

As the Ellicott Valley area de-
velops, it will both require and be
able to support higher levels of
fire protection and emergency
medical service. The ability to
provide this service in an efficient
and cost-effective manner will be
determined in part by the pattern
of development which takes place.

Conclusion - Public Facilities and
Community Services

Each of the various facilities and
- services which are necessary to
support the needs of area resi-
dents has certain characteristics
which make it unique. Some will
have to be substantially redefined
and restructured in order to allow
for continuued development in the
Valley, while others can be ex-
panded ~ incrementally without
having to change the overall ap-
proach,

Most local school districts would
immediately benefit from some
additional increased enrollment
which would allow for a more com-
plete utilization of existing class-
room space. Moderate growth in
mixed use development would also
be beneficial because it would allow
expansion of the tax base and the
ability to enhance educational
programs without overextending
the districts' ability to finance new
factlities.

The introduction of urban density
development into the Ellicott Valley
will establish a need to provide
neighborhood park and recreation

facilities. A regional park may or

may not ultimately be developed
within the planning area. The
Upper Black Squirrel Creek corri-
dor could eventually be developed
as a stream valley park.

The potential availability of local
water suppplies gives the Ellicott
Valley some relative locational
advantages over other areas of the
County. Substantial urban density
development could be initiated
based on these supplies if they
were reallocated from their present
non-municipal or external uses,

State policies and high start-up
costs combined to encourage the
utilization of larger regional waste-
water treatment facilities rather
than numerous independent plants.
This orientation toward regionali-
zation and interconnection may
combine with other factors to limit
the number of independent satel-
lites which can be expected to
develop.

[t is anticipated that the only
feasible way to handle drainage
facility planning in the area will be
on a "stand alone"™ basis. How-~
ever, some coordination of plans
will be necessary to ensure that
the overall quality, quantity and
peak flows of runoff are con-
trolled.

Given the fact that fire protection
services are now locally provided,
it should be possible to incre-
mentally upgrade levels of service
to keep up with overall growth,
Police protection and medical ser-
vices will be more difficult to

Ellicott Valley Comprehensive Plan EV
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incrementally improve given the
distance to existing facilities.
initial - urban developments may
have to make special provisions to
address short term deficiencies in
all public safety services. -

Transporiation

Introduction

The transportation system, in and
adjacent to the Ellicott Valley
Planning Area, will play a pivotal
role in determining the type and
extent of development which  will
take place -over the next few
decades. Both the internal and
external transportation systems are
largely adequate to meet present
needs, but they will not accom-
modate large scale urban-density
development without substantia!
upgrades and additions, In this
section, the existing transportation
network in the planning area is
first discussed, and this is fol-
lowed by a consideration of future
transportation issues. Because
they could have a profound effect
on the future of the planning
area, options for a toll road corri-
dor or other regional bypass are
treated separately. Finally,
transportation modes other than
the automobile are considered.

Existing Transportation System
Classifications and Conditions

When considering the transporta-
tion  system, which  presently
serves the Ellicott Valley Planning
Area, it is as important to look at
external linkages as it is to view
things internally. Without connec-
tions to other communities along
the Front Range, it will be diffi-
cult for the Ellicott area to con-
tinue developing. Highways 94
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and 24 currently provide the most
important regional linkages. High-
way 94 is a two-lane, high grade
paved Secondary State Highway. It
bisects the northern and southern
halves of the planning area and
provides the primary connection to
the Colorado Springs metropolitan
area situated 16 to 20 miles to the
west. Highway 94 also continues
to the east, but does not carry
much traffic in this direction.
Although it never passes closer
than 5 miles from the nearest
planning area boundary, U.S.
Highway 24 also functions in-
directly as a regional connection
for residents in the northern half
of the planning area. Although it
is built to approximately the same
standards, Highway 24 is classified
as a Primary Federal Aid State
Highway, which gives it prece-
dence over Highway 94, Highway
24 provides the primary connection
between the eastern County and
the Interstate transportation
network to the east.

Including the 11-mile segment of
Highway 9%, which falls within the

" planning area, there are a total of

only about 29 miles of paved road-
ways in or adjacent to the plan-
ning area. These principally in-
clude all of Ellicott Highway and
the portion of Calhan Highway
north of Highway 94. Also, in-
cluded in or alongside of the
planning area, are about 39 miles
of "chip and seal" roadways,
These gravei-based roads are sur-
face treated with a layer of fine-
grained gravel impregnated with
tar. Several of the roads along
the periphery of the planning area
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have been given this treatment.
These include portions of Peyton
and Calhan Highways, as well as
Squirrel Creek and Judge Orr
Roads. In addition to the above,
there are also about 117 miles of
"connecting" gravel roads main-
tained by the County in the plan-
ning area. This figure does not
include several gravel and graded
roads which provide internal
access to subdivisions and may or
may not be part of the County
system. The entire major existing
road system in the planning area
is depicted on Map 7.

The map clearly shows that there
is a relative shortage of direct
through roads, especially in the
southern half of the planning area.
The southeast quarter of the area,
which is dominated by State lands,
has almost no road system at all.
Map 7 also shows that almost every
principal roadway is located along
a section line, Given the general
lack of environmenta! constraints
in the planning area, and the rela-
tive ease with which the County
can obtain rights-of-way along
section lines, it is likely that this
grid pattern will predominate in
the future,

Present Roadway Use

There is no question that most
roadways in the planning area are
lightly used at present. However,
there are indications that rates of
use are increasing rapidly. As of
1980, only Highway 9% and Ellicott
Highways had average dzaily traffic
counts in excess of 150 wvehicles.
Ellicott Highway was carrying be-
tween 600 and 700 vehicles per day
near its intersection with Highway
94, Highway 94 itself carried

1,700 vehicles per day at its inter-
section with  Ellicott Highway.
Traffic on Highway 94 dropped off
to 1,000 vehicles per day at Elli-
cott Road. This indicates that the
Ellicott area -is responsible for
much of the traffic on State High-
way 94 on this segment.

Recent increases in staffing at
Falcon Air Force Rase {FAFB)
have resulted in significant peak
loads occuring on Highway 94 in
the vicinity of its intersection with
Enoch Road. This has had the
effect of increasing travel times
between Elicott and the metro-
politan area during those specific
shift changes.

Table &4 indicates the maximum
hourly lane capacity of various
types of roads according to
various land wuses under ideal
conditions, For both  Ellicott
Highway and Highway 94, the most
applicable capacity would be 750 to
800 wvehicles per Ilane per hour,
Based on this criteria, it is evi-
dent that no part of the roadway
system in the Ellicott Planning
Area is presently over capacity.
It is much more likely that the
need to pave roads in order to be
consistent with State dust miti-
gation requlations will be the
triggering mechanism for any
substantial road improvements in
the near future,

Limited information regarding
traffic safety in the planning area
is available, but it appears that
per vehicle accident rates for
Highway 94 are comparable to the
State average. As traffic in-
creases system improvements will
have to be made to eliminate
dangerous turning movements.
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TABLE 4: MAXIMUM LANE CAPACITY
{(VEHICLES PER HOUR)

Central

- Functional Business
Classification District
Freeway 1,600
Expressway 1,425
Major Arterial 7

Two—-lane Roads 545

Four or More Lanes 545
Minor Arterial

Two-lane Roads 475

Four or More Lanes 475
Collector

Two~lane Roads 355

Four or More Lanes 355

Fringe Residential Rural
1,600 1,600 1,600
1,425 1,425 1,425

745 310 810
745 810 1,425
530 870 70
530 470 760
4oo 350 350
koo 350 570

Source: Year 2000 Transporation Plan, PPACG

Other Transportation Modes

Automobiles are the dominant form
of transportation in the planning
area today, and it is uniikely that
this situation change in the near
future. The closest operating rail
line is the Cadillac and Lake City
Line which provides limited service
parallel to Highway 24. There is
no regional bus service available
and no formal carpooling program
is in effect. The Ellicott Highway/
State  Highway 94  intersection
would be a logical meeting place if
a formal or informal Park and Ride
arrangement were set up. No offi-
cially recognized bikeways exist in
the planning area.
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Airport Facilities

The Ellicott Planning Area is
served by the S5prings East Air-
port. The Valley will also soon be
the site for a separate auxillary
airfield which will be used by the
Air Force Academy. Both facilities
are shown on Map 12, Springs
East Airport is located two miles
north of State Highway 94 off of
Log Road. Approximately 30
general aviation aircraft are pre-
sently based at this facility and
there are commitments to add 50
more planes., In May of 1988 the
airport's 3,000 foot runway was
extended to 5,180 feet, widened to
60 feet and paved with a chip and
seal surface. With these improve-
ments, the Airport is able to

Bl
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service small jets if demand for
this occurs. Future planned im-
provements include the addition of
a directional beacon for instrument
navigation,

The Springs East management has
lease arrangements which predomi-
nantly control uses on most of the
land in the vicinity of the airfield,
but very little of this property is
zoned, Expansion of the airport
should provide economic benefits to

the planning area, but it will limit
the potential for residential de-
velopment in the immediate
vicinity,

The Air Force Academy's auxillary
airfield is currently under con-
struction on a parcel of State land
in the south central area of the
Valley. When completed, the fa-
cility will be used by Cadets who
will fly small T-41 Cessna aircraft
over from the Academy as part of
their pilot training. No public
uses will be allowed at this air
field, and it is anticipated that de-
velopment of the property itself
will be limited.

Future Transportation Considera-
tions

While it is difficult to speculate
about the direction development in
the planning area may take, it is
altogether clear that the overall
potential  for  development  will
quickly become more limited unless
transportation options are allowed
to remain open. Given the flexible
growth and land use framework
advocated in this plan, the only
transportation plan wouid be one
which seeks to maximize future
options by assuming the highest
reasonable eventual development
densities, This subsection focuses

on a few of the key future trans-
portation planning considerations
which will affect the planning area
over the next several decades.
These include the preservation of
major corridors, access limitations,
requirements for paving and plan-
ning for alternative transportation.
It will also be critically important
to plan for the possible location of
a toll road or interstate by-pass in
the area. This issue is discussed
in a separate subsection.

Major Transportation Corri-
dors

As the only State highway in the
planning area, Highway 9% can be
expected to continue carrying a
major portion of the traffic be-
tween Ellicott and the current
metropolitan area. The State has
studied the possibility of obtaining
additional right-of-way along High-
way 94 for the purpose of eventual
widening to 4 or 6 lanes, but no
firm timetable has been set for
this. However, even if Highway
94 is substantially upgraded, there
will be an eventual need to up-
grade or develop several other
arterial connections between the
planning area and urbanized areas
to the west,

El Paso County adopted a Major
Transportation Corridors Plan
which formally extends east to the
planning area boundary. Its pur-
pose is to generally identify and
preserve major corridors so that
they will be available when
needed. The Plan is not intended
to show specific alignments or
prioritize which roadways should
be built at any given time.

Ellicott Valley Comprehensive Plan vV
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Logically, it would be reasonable
to develop a corridors plan for the
planning area which is based on:an
extension of the adopted plan.
This is what is shown on Map 8.
The basic pattern established for
the Ellicott area is a grid system
with a two mile spacing between
major arterials. As development
plans become more refined, a need
may arise to modify this network.
Individual property owners may
propose modifications to the system
so long as its overall integrity is
preserved. Fewer major corridors
may be needed where densities are
primarily rural residential, and the
pattern may need to be intensified
in the vicinity of major develop-
ment areas.

The key to successful employment
of this system will be the aggres-
sive reservation of the maximum
potential rights-of-way which may
be required along these corridors.
If it turns out that the plans for a
particular corridor were too ambi-
tious, than development plans can
be later modified and any excess
right-of-way returned to the ap-
propriate property owner. Ap-
proximate necessary rights-of-way
for the types of roadways shown
on the Eillicott Valley Major Trans-
portation Corridors Map are the
following:

Expressway 210 feet
Major Arterial 150 feet
Minor Arterial 120 feet

These numbers are general in
nature, but they provide a rule of
thumb and can be compared to the
60 feet of right-of-way typicaily
associated with the County-
maintained roads which presentily
exist in the planning area. To
ensure that these rights-of-way
will be available, if needed in the
future, the full right-of-way
should be dedicated or reserved
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where possible and extra setbacks
should be used where the right-of-
way can not be obtained in ad-
vance. This will reduce the need
for costly condemnations in the
Adequate setbacks will
also reduce the negative impacts of
the noise generated by large
amounts of traffic. An incomplete
proposed roadway system is shown
for the State lands in the south-
eastern quarter of the planning
area because this property is
under single ownership. A future
corridors plan for this area will
have to be developed in conjunc-
tion with the County, prior to any
significant development of the
property.

Access Limitation

Adequate rights-of-way and lane-
age alone will not be sufficient to
ensure efficient traffic movements
within the planning area and be-
tween it and the metropolitan area.
An excessive number of access
points could compromise the ability
of an otherwise effective thorough-
fare system by introducing a large
amount of congestion. Extreme
congestion of the routes between
Ellicott and the metropolitan area
could greatly impair the potential
growth of this area.

In an effort to preserve the integ-
rity of their present and future
road system, the County has re-
cently adopted an access code to
go along with their Corridors Plan.
Designations in this code range
from 1 to 5 and correspond to the
range of functional classifications
from freeways through local resi-
dential streets, A preliminary
classification has been given to the
major roadways defined in the
planning area. Several of these
roadways are designated as poten-
tial expressways and are given an
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‘Ellicott Valley Comprehensi ve Plan

access code of 2, These include
State highway 94, Ellicott High-
way, Calhan Highway, Peyton
Highway, Judge Orr and Squirrel
Creek Roads as well as an exten-
sion of Drennan Road along the
‘present Enoch Road alignment.
The stated purpose of Category 2
roadways is to carry through
traffic. Local access is therefore
considered subordinate. For this
category, the recommended spacing
between intersections is one mile.
Private accesses would be allowed
only where no other alternative for
access exists. Several other road-
ways in the Ellicott Valley are
designated in access category 3.
The criteria for this category are
substantially the same except that
a one half mile intersection spacing
is recommended.

Clearly, strict compliance with
these access standards could place
a hardship on local uses and it
may seem unreasonable to enforce
them over the short term. One
means of reducing these potential
hardships and short-term inefficien-
cies is to allow for temporary ac-
cess through a system of permits
and only begin to strictly limit
access as traffic increases and the
roads are upgraded. The County
has the mechanisms to do this
through its current access per-
mitting process,

Paving

While severat of the main transpor-
tation corridors in the Ellicott
Valley Planning Area have at least
a chip and seal surface, many of
the secondary corridors are cur-
rently unpaved. State and County
Fugitive Dust standards call for
dust mitigation measures to be
taken once traffic levels reach 200
vehicle trips per day. Although
other dust control measures may

cause one

- paving.

be available, paving is ordinarily
the only long-term solution. Be-
single family home
generates about 10 vehicle trips
per day it only takes the equiva-
lent of 20 homes accessed by the
same roadway to induce the need
to pave, Since a two lane paved
road may be able to handle several
thousand vehicle trips per day
problems may arise related to
reconciling who benefits from the
paving improvement versus who
had to pay for it. For wurban
density developments and larger
rural residential subdivisions, the
on-site proportion -of this paving
requirement can be met through
subdivision improvements agree-
ments because the development
being assessed is generating most
of the need for the uparaded
road, The problem arises when
several developments combine to
generate an off-site need for
Various  regional cost
sharing proposals are being con-
sidered to address this situation

Interstate 25 Bypass

If the Ellicott Valley Planning Area
is chosen as the alignment for a
multi-purpose toll transportation
corridor or a State financed Inter-
state bypass, the planning impacts
could be profound. This possi-

~ bility is discussed in detail in a

separate section in Chapter Il of
this document.

Regional Roadway Financing

The County is presently investi-
gating the possibility of adopting a
site-specific model for assessing
the share of regional roadway
financing costs which are uniquely
attributable to an individual de-
velopment. Since this mode!l would
identify trip origins and destina-
tions and then calculate total

Ey
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vehicle miles attributable to a
specific development, it becomes
clear that a remote development
could often be assessed a higher-
than-average share of costs con-
sistent with its high transportation
impact. Sensitive land use and
transportation plans could result in
a reduction of these transportation
impacts. '

Alternative Transportation
Systems

Although single passenger automo-
biles are the prime mode of trans-
portation today in the Ellicott
area, this situation may change in
the future. Gasoline shortages,
air pollution concerns or changes
in technology may limit the use of
automobiles and increase the need
to explore other options. These
alternatives include ridesharing,
paratransit and mass  transit.
Ridesharing, which mainly involves
carpooling and vanpooling, is the
most reasonable short term option.
The Ellicott area is well-suited to
take advantage of car pooling op-
portunities because most traffic
funnels through to the intersection
of Ellicott Road and Highway 94.

Transportation Conclusions

The Ellicott Valley Planning Area
may be greatly influenced by a
major north/south expressway or
multi-purpose transportation/utility
corridor which would travel through
or adjacent to the area. The de-
velopment of such a corridor would
place Ellicott in the "path" between
major urban growth centers along
the Front Range and could there-
fore enhance the area's develop-
ment potential. Care will need to
be taken to ensure that land uses
are compatible with any corridor,
and provisions are made {o avoid
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the potential for a corridor to act
as a barrier between uses. The
County Public Works Department
has identified numerous additional
potential major corridors spaced
about two miles apart throughout
the area. This spacing assumes
that the entire planning area will
eventually build out at .urban
densities, although' this will not
fully occur for several decades.
This extended planning horizon
makes it critical to reserve rights-
of-way for the ultimate system.
However, it is important to care-
fully phase in only those improve-
ments which are needed to satisfy
current demand. Several existing
roadway links in the Ellicott area
will need to be paved for dust
mitigation reasons well prior to the
need for major system upgrades
such as additional lanes or road-
way links. New short-term and
long-term funding methods  will
have to be devised to support
these system upgrades. Most al-
ternative transportation systems
will only be viable in the future if
plans are made to accommodate
them now.

Land Use

Introduction

The Ellicott Valley has recently
been undergoing a land use transi-
tion, Traditional agriculture is
being deemphasized and replaced
to a degree by rural residential
uses and some mobile home de-
velopment. Development of one
urban density satellite project is
expected to be initiated soon and
other comparable plans are being
contemplated. Overall, however,
the planning area can still be
characterized as being predomi-
nantly "undeveloped". There are

R I



only a few existing uses which will
limit or greatly influence future
development options for the area.
Considered from the opposite per-
spective, this wealth of options
and limited number of physical
constraints will make it difficult to
predict exactly what the land use
future of the Ellicott Valley will
be.

Existing Uses
- Agriculture

Since the planning area was first
settled in the late 19th century,
agriculture has been its predomi-
nant use, After the open range
was fenced around the turn of the
century, grazing and marginal
dryland agriculture became the
major use. With the advent of
electric pumping in the 1930's,
irrigated farming began to displace
dryland farming in the Black
Squirrel Basin. By the [960's,
diversion of substantial amounts of
groundwater to the metropolitan
Colorade Springs area combined
with changes in the agricultural
economy to reduce the influence of
irrigation in the Valley. Several
parcels are still under irrigation
today, including a number of sod
farms, but most land is used for
dryland grazing. Probably the
most notable agricultural commodity
being raised in the Valley today
are Texas longhorns which can be
observed during most trips through
the area. Map 9 shows farm
houses and agricultural service
buildings identified from an air
survey completed in 1986. These
tend to be clustered in the
northern and central parts of the
planning area, especially in as-
sociation with major alluvial de-
posits. Very few agricultural
buildings are located in the state-
owned southeastern quarter of the
planning area.

From Table 5, it can be determined
that almost 90% of privately owned

land in the planning area is classi-

fied for agricultural uses by the
County Assessor. Most of this ag-
riculturally taxed land is used for

grazing. Grazing is also the pre-.

dominant use of the 37,000 acres
of state land in the planning area.
About 2,400 acres or 2% of the
planning area is classified as irri-
gated farmland., Most of these
irrigated parcels are located along
a line extending north/south
through the planning area along
and just to the east of Elicott
Highway.

Residential Uses

In the socioeconomic section of this
chapter, it was estimated that
there were 417 households in the
planning area as of the Spring of
1986. This equates to a total
population of about 1,400 persons.
At about the same time, a total of
495 residential units were identi-
fited in the air survey, with a
number of these assumed to be
vacant. It was further estimated
that the population may have
grown to 1,500 by [988.

As shown on Map 9, up to 50% of
al! of the housing units in the
planning area are clustered within
two miles of the Ellicott town site.
Very few structures are located in
the state-owned southeast quarter
of the planning area.

Ellicott Valley Comprehensive Plan EV
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"TABLE 5: LAND USE BY ASSESSOR'S CLASSIFICATION

ELLICOTT VALLEY PLANNING AREA

Average
Parcel

- Size

# of % of % of in

Use Parcels Total Acres Total Acres
Grazing 318 35.26 73,953.89 58.57 232.56
Dry Farm Land 31 3.44 3,337.86 2.64 107.67
Irrigated Land 17 1.88 2,395.00 1.90 140,88
State Land 28 3.10 37,164.13 29.43 1,327.29
Vacant (1-100+ Acres) 84 9.31 2,229.14 1.77 26.54
Unimproved Residential 185 20.51 1,027.08 0.8t - 5.55
Single Family Residential 151 16.74 3,393.46 2.69 22.47
Mobile Home (Owned Land) 53 5.88 T,871.77 T1.17 27.77
Mobile Home Park 2 0.22 154,82 0.12 77.41
Merchandising*. 9 1.00 522.61 0.41 58,07
Other** . 24 2.66 610.16 0.48 25.42
TOTALS 902**%  100.00 126,259.92 99.99 139.98

* 478.66 of this is Springs East Airport,

**  Includes Residential l.and at 28%, Partial Exempt, Unimproved Land,
Commercial Land @ Residential Rate, Agricultural Land w/ Improvements
Only, Orchard Land, Wasteland, County, Political Subdivision, Religious
Worship and Private Schools.

*** Larger than total on Table 8 because some parcels are assessed for two
or more uses. '

Source: Calculated manually from El Paso County Assessor's Printouts,
July, 1988,
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Two hundred twenty-seven (or
46%) of the structures identified in
the 1986 survey were mobile homes.
This proportion of mobile homes is
a great deal higher than the
County-wide average of about u%.
Probable explanations for this high
proportion of mobile homes include
a lack of zoning restrictions and
affordable land. Approximately 50
of these mobile homes are located

in one cluster just to the south-

west of Ellicott., There is also one
multifamily structure located in the
planning area to the north of Eli-
cott. Its location is shown on Map
10.

Most of the homes on foundations
in the planning area are situated
on lots of 5 or more acres, and
these structures are served by
individual well and septic systems.
About 50% of the mobile homes are
also located singely or in small
clusters on individual lots. The
remaining mobile homes are located
in larger clusters where several
may be tied to the same water
system or septic tank.

- A total of 5,020 acres, or about 4%
of the planning area, are assessed
by the County as some type of im-
proved residential property. An
additional 1% of the area is desig-

nated as residential unimproved
(see Table 5). The average size
of these residential parcels is

about 25 acres, but each of these
lots may contain more than one
residence,

Commercial and Office Uses

Many of the business uses and
almost all of the retail commercial
operations in the planning area are
clustered adjacent to Highway 94
near its intersection with Ellicott

Highway. A visual survey of the
planning area, conducted in the
summer of 1988 identified about 10
retail businesses and 6 miscel-
laneous business uses. These are
shown along with other non-resi-
dential uses on Map 10 and listed
below. The numbers correspond
to those depicted on the map.

Retail/Service Estab-
lishments

1. Tina B's
2. Ellicott Plaza
Ellicott Tire and Auto
Parts Center
Ellicott Country Store
Country Profile Beauty
Salon
C.J.s Country Cafe (may
not be open)
3. Ellicott Inn Restaurant and
Lounge
4, Harding Home and Ranch
Center (building supplies)

Miscellaneous Businesses

1. Dickenson Cattle Company

2. Dickenson headquarters

3. Apartment Building

b, Dog kennel

5. Nursery

6. Houghton's Dairy

Five hundred and twenty-three
acres in the planning area are

classified in the merchandising
category for tax purposes, but
almost all of this total is accounted
for by the Springs East Airport.
There is no commercially zoned
property in the planning area
except for a small amount associ-
ated with the Sunset Village de-
velopment,
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Industrial/Repair and Extrac-
tive Uses

The existing industrial activities in
the planning area are also depicted
on Map 10. There are about nine
businesses which would probably
qualify under this category, and
these are listed below. Most of
these are clustered in the vicinity
of Ellicott. No significant mineral
or aggregate extraction is taking
place in the planning area at this
time. A total of 10 acres just to
the east of Ellicott are zoned for
industrial uses. All of the active
industrial uses appear to be taking
place on unzened land.

Webb's Salvage Yard

Repair Garage

Henderson Propane

Ellicott Garage

Black Smith (abandoned)
Gordon's Concrete
Hollingsworth Welding-
Truck and Implement Repair
Salvage Operation

-

Lo~ uUT Wk —

-

Institutional and Other Uses

Institutional and other uses in the
planning area inciude four
churches, two schools, one exist-
ing airfield and another under
construction, the fire station, a
water tank, a sewage treatment
plant under construction and tele-
phone company buildings (actually
located just outside the planning
area). The locations of these
facilities are shown on Map 10 and
they are listed below.

Churches

Open Door Church
United Methodist Church
New Hope Church
Ellicott Baptist Church

= =
P

it

Public/Utility Uses

1. Cherokee Water Tank

2. Springs East Airport

3.  Ellicott Elementary School

4 Ellicott Junior/Senior High
School _ _

5. Ellicott Volunteer Fire De-
partment

6. ElI Paso County Telephone

7. Sunset Metro District Waste-
water Plant

8. El Paso County Telephone
Remote Switch

Table 5 and Map 12 describe the
quantity and lecation of state-
owned land in the planning area,.
Most of these state lands are
concentrated in large parcels in
the southern and eastern part of
the area. These Ilarger parcels
are almost completely undeveloped
and are often not very accessible
from the existing transportation
system. Most of this state land is
administered by the State Board of
Land Commissioners for the pur-
pose of securing revenues for
state educational programs. Al-
though the State is actively
seeking to develop a large block of
property located to the south and
west of the Falcon Air Force Base,
there are no current major de-
velopment plans for the parcels
within the planning area.

Presently, most state land is
leased for grazing. leases ordi-
narily go for a few dollars per
acre per vear and run for 10
years, Because the existing
leaseholder is normally offered
first right of refusal when the
lease comes up, some parcels
remain in use by the same family
for - generations, Although the
Land Board can sell parcels out-
right, it is legally simpler for them
to enter into various types of
long-term leases,
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The Land Board has recently
entered into a lease arrangement
with the Air Force Academy to
allow construction of an auxiliary
airstrip to the south and east of
Ellicott (see Map 9). It is possible
that the State will participate in
other comparable public or private
development projects in the future,

Existing Zoning

Over 85% of the planning area is
currently unzoned. Map 11 shows
the distribution of parcels which
do have zoning, and these are
summarized by category in Table
6. The two mile wide strip of A-4
and A-35 (Agricultural) property
along the western boundary of the
planning area was zoned in 1983 as
part of the Highway 94 and South
Central -area planning efforts. All
of the zoned property”in the plan-
ning area is designated for agri-
cultural or rural residential uses
except for 480 acres which are
zoned R-4 (Planned Unit Develop-
ment} and 10 acres zoned for in-
dustrial purposes.

There have been no Variance of
Use requests approved within the
planning area boundaries and only
four Special Use approvals. Three
of these approvals have to do with
utility locations, the other is for
outside storage associated with a
tumber yard. The limited amount
of zoning combined with the short
time it has been in effect probably
accounts for the Ilow number of
special approvals in the area.

By County Commissioners' resolu-
tion any land which is legally
subdivided must first be zoned.
This regulation will result in
zoning being applied to any new
subdivisions which resuit in par-
cels of 35 acres or less. Area
landowners alsgc have the option of
voluntarily seeking zoning of their
own property. In addition, the
Board has the authority to zone all
or part of the planning area at
their discretion, Whether or not
the Board exercises its preroga-
tive, at least some additional
zoning of the planning area will
take place if higher density de-
velopment occurs,

Subdivision Activity

Beginning in 1972, land which is
divided to create parcels of less
than 35 acres has had to go
through a legal subdivision pro-
cess.- Prior to that time, the
requirements were not as restric-
tive. The subdivision process may
involve a number of steps in-
cluding consideration of notice to
adjacent property owners so that
they may respond with any con-
cerns, land use compatibility,
access, utility availability, payment
of certain exactions and legal re-
cording of the subdivision plat,
The subdivision process also allows
the property owner the option to
record certain restrictive cove-
nants which will govern the use of
the land.

Of the total of 900 or so tax
parcels in the planning area, 250
are included in one of 15 legal
subdivisions. These subdivisions
are summarized in Table 7. All of
these subdivisions have average lot
sizes in excess of 5 acres. To-
gether, the total subdivided area
accounts for only about 11 percent
of the land in the planning area.
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Given the status of their waste-
water plant, it is reasonable to
expect that the first approved
urban density subdivision in’ the
planning area will be in Sunset
Village. Up to 3,558 single~family
lots will be allowed on 593 acres,
along with the additional number of
lots needed to accommodate the
1,722 planned multifamily units.
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TABLE 6: SUMMARY OF ZONING

ELLICOTT VALLEY PLANNING AREA

Zoning Category

A-35 [Agricultural) District

A-4 (Agricultural) District

A-2 (Agricultural) District

R-4 (D-1 + C + T) (Planned Unit
Development, Single Family,
Condominiums & Townhomes)

PID (Planned Industrial} District

Unzoned

Source:

TOTAL

Visual inspection of El Paso

Total Acres

3,840
13,695

350

480
10

108,345

126,720

County Zoning Maps, 6/88.

Percent

3.0
10.8

0.3

85.5

100.0

a5
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TABLE 7: SUBDIVISION ACTIVITY

ELLICOTT VALLEY PLANMING AREA’

Subdivision Name

Antelope Acres
Antelope Acres #2
Antelope Park Ranchettes
El'Eicott Subdivision
Hancock's Corner
Langness Wilderness #2
Muhe

Nicely

Oasis #1

Oasis #2

Peakview Mini Ranches
S g J

Spillman

Tierra Mia

Veghte

TOTALS

Date Number

Recorded of Lots
1971 24
1973 28
1973 4y
1980 3
1981 4
1981 13
1983 2
1987 1
1984 35
1085 78
1986 4
1988 3
1980 3
1986 4
1986 i
250

Total Average

Acres Lot Area
159.66 6.65
156.14 5.58
320.00 7.27
37.09 12.36
40,00 10.00
153.86 11.83
19.73 9.87
18.60 18.60
187.00 5.34
445.00 5.70
39.90 9.497
20.15 6.72
79.30 26.43
40,00% 10.00
39.00 §.75
1,755.43 7.02

Source: Review of El Paso County Zoning Maps and Subdivision Information
System (SIS) Files, 6/88.
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Sketch Planned Areas

Sunset Village is one of only itwo
Sketch Planned projects found
within the planning area. The
other is the 16 lot Langness
Wilderness development which was
approved in 1979, As a rural resi-
dential development, it would not
" require processing as a Sketch
Plan under current regulations,
Sketch Plans are used to con-
ceptually plan wuses for larger
projects as an extra step prior to
actual subdivision. Subdivision is
often accomplished in  several
sequential filings based on  the
overall plan. Any future projects
in the planning area, which in-
volve either mixed uses or multiple
phasing, will need to be processed
as Sketch Plans.

Parcel Sizes

Map 12 shows the distribution of
Assessor's parcel sizes in the
planning area. This map shows
that the wvast majority of the
property in the Ellicott Valley
remains in large holdings. Almost
98% of all property is accounted
for in lots of 35 acres or greater
(see Table 8). The smaller rural
residential lots tend to be
clustered loosely in the vicinity of
Ellicott. There are only a few lots
of less than 2} acres, and these
are mostly associated with the
commercial uses in the town center
area. :

57
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TABLE 8: PARCEL SIZE DISTRIBUTION

ELLICOTT VALLEY PLANNING AREA

Lot Area Number % of Total "% of

{Acres) of Lots Total Acreage Total
0 - 4,99* a5 10.76 400.70 - 0.32
5.00 - 19.99 279 31.60 1,969.50 1.56
20.00 - 34,99 21 2.38 469.19 0.37
35.00 - 159.99 291 32.96 18,769.40 14,87
160.00 - 639,99 151 17.10 43,692.04 - 34,60
640+ L6 5.21 60,959.54 48.28
TOTALS 883 100,01 126,260.37 100.00

* 44 of these lots fall within Antelope Park Ranchettes. Assessor's records
indicate no acreage for these so it was assumed all were 4,95 acres.

Source: Manual calculations from El Paso County Assessor's Records, July
1988
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CHAPTER Il
REGIONAL DEVELOPMENT CONTEXT

AND POTENTIAL BUILDOUT SCENARIOS

Introduction

This chapter provides an overview
of the general development context
of the planning area and examines
some of the possible scenarios for
its future buildout. In keeping
- with the direction of the Citizens'
- Advisory Committee, no attempt is
‘made to assume site-specific uses.
Because of the tremendous range
of possible development rates,
there is also no attempt to spe-
cifically establish a time frame for
any particutar development
scenario, although many of the
factors which will determine the
timing of growth are considered.
The purpose of this discussion is
only to examine how the Valley
may fit into the overall develop-
ment scheme for the region, and to
begin to focus on what kind of
development could ultimately occur
on a regional basis. This second
exercise is important if an open
ended and flexible land use plan-
ning approach is advocated., |If
the majority of the planning area
is considered to be theoretically
available for wurban density 'de-
velopment, each specific develop-
ment proposal will need to be eva-
luated in terms of whether it will
function when all of the areas
around it are fully developed.

Regional Development Context

Introduction

While residents of the Ellicott
Valley have a strong sense of their
own destiny, much of their de-
velopment future will -be shaped by
outside influences. External de-
velopment decisions, market con-
siderations and the growth manage-
ment and financing choices made
by area elected officials will go a
long way in determining if, when
and how the planning area de-
velops.

One purpose of this section is to
briefly describe reqional popula-
tion, employment and land absorp-
tion forecasts to determine their
relationship to the potential for
growth in this planning area.
Also discussed will be the effects
that potential developments in the
vicinity of the planning area may
have, These existing and poten-
tial projects include the Falcon Air
Force Base (FAFB) and its envi-
rons, the Strategic Defense Initia-
tive (SDI) Test Facility, a possible
north-south toll road or Interstate
By-pass, the State Lands Project
and others. Other sections of this
Profile will consider the likely
impact of factors which are in-
ternal to the planning area,

Regional Population and Employ-
ment Forecasts

Over the past two decades, popu-
lation and employment in El Paso
County has grown at a continuous,
but extremely uneven rate. Be-
tween [970 and 1987 County popu-
lation has increased from 235,972
to an estimated 380,000, This
equates to an annual growth rate
of about 2.7%. The Pikes Peak
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Area  Council of Governments
(PPACG) has predicted that this
growth will continue over the next
20 to 25 vyears, but at the slightly
.declining rate averaging out at ap-
proximately 2% annually. Roughly,
this equates to about 10,000 per-
sons and 5,000 employees being
added to the County population
each year. The housing and com~
mercial, office and industrial con-
struction created by this additional
increment of population is the
"demand" that the planning area
will have to compete for in the
future.

As an essential element of their
Regional Transportation Planning
Program, the PPACG has attempted
to "allocate" their regional socio-
economic projections to approxi-
mately 300 individual traffic zones
throughout the western half of the
County. These projections are
based on a mathematical model
which considers such factors as
existing employment and popula-
tion, available land, existing and
planned transportation systems
capacity and time of travel.

Three of the PPACG traffic zones
make up the western half of the
Ellicott Valley Planning Area. No
projections were done for the
eastern half (east of Ellicott High-
way), because it was not included
in the transportation planning area
boundaries. The  most recent
PPACG projections indicate a very
substantial growth rate for the
western half of the planning area.
Total employment was expected to
grow from 69 in the 1980 base vyear
to 588 in the year 2010. Popula-
tion is projected to grow at an
even higher rate from 377 in 1980
to 6377 in the year 2010. It must
be emphasized, that due to the
uncertainties invelved, these pro-
jections amount to little more than
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a "best guess”. The numbers do
clearly .indicate that the Ellicott
Valley Planning area will be com-
peting with several other areas of
the County for a limited share of
population and employment growth.
Actual growth will depend on the
area's success in meeting the
demand for certain submarkets of
the development economy. This
success in turn will depend on the
cooperation of local residents and
the ability of the area to provide
cost-effective public facilities.

Regional Supply and Demand
Forecasts '

To understand the potential for
urban and rural residential land
absorption in the region and in the
planning area, it is helpful to
convert population and employment
forecasts into equivalent acres
which will be absorbed and then
compare these to available supplies
in various land use categories.

Supply Considerations

Momentarily setting aside other
considerations including public
policy, financing, water availability
and the local market, the key
factor which ultimately limits the
amount and location of urban
density development is an ample
"supply” of wvacant, developable
and available land,

At the most general level it has
been estimated that approximately
70% of the 2,159 square miles of
property within El Paso County are
"undeveloped" and theoretically
available. Table 9 provides a
summary of the developable status
of all property within the County.
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TABLE 9: GENERAL DEVELOPMENT STATUS OF LANDS IN EL PASO COUNTY

Percent of Total

Approximate Square Miles

Category

Federal Lands | 15%
Presently Urbanized 5%
Presental Rural Residential 5%
Environmentally Constrained

(non federal) 5%
Vacant Developable 70%
total 100%

324
108
108

108
1,511

2,159

Source: El Paso County Planning Department, 1986

Although there are many other
factors influencing the availability
of developable land, it is clear
from this table that the County
has an enormous supply of poten-
tially developable land. By logical
extension, it can be determined
that the majority of the County
will remain undeveloped, or be
used for non-urban purposes in
the foreseeable future. The
Elficott  Valley Planning Area,
comprising [98 square miles, is
roughly equivalent in area to the
sum total of all non-federal de-
veloped land in the County, The
clear implication here, is that re-
gardless of public policy or this
area's relative competitive ad-
vantage, the overall supply of
developable land in the planning
area will not be a limiting factor
over a reasonable planning horizon.

A somewhat shorter term and more
site-specific approach to the con-
cept of "supply" of developable
tand would be to consider only
those areas which have been
master planned or sketch planned
for urban land uses. As of Jan-
vary, 1986, this total for the Cities
of Colorado Springs and Fountain,
along with El Paso County, was

about 87.4 square miles. Included
in this. figure is the 1,063 acre
Sunset Village Sketch Plan which
is located within the Ellicott Plan-
ning Area. When the recently ap-
proved Banning Lewis Ranch Mas-
ter Plan is included in the calcu-
lation, the total wrban density
master/sketch planned area rises
to 121.8 square miles. Many of
these plans call for densities
greater than those which charac-
terize the presently urbanized area
of the County. The resuit is that
these plans, in aggregate, account
for more potential additional
housing and employment than the
total which exists today. Because
these planned developments, to-
gether, have an imbalance toward
commercial, office and industrial
(COIl) uses, there is a dispropor-
tionately larger additional supply
of planned CO! land.

Another indication of the supply of
developable land can be obtained
by considering the total amount of
vacant developable property within
incorporated areas. As of [988,
approximately 130,000 acres or 200
square miles of the County were
located within incorporated areas.
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At least 50 percent of this prop-

erty is currently undeveloped. A

few additional parcels are now
being considered for annexation by
either Colorado Springs or Foun-
tain.

Based on the factors outlined
above, it appears clear that irre-
spective of public policy, the
Ellicott Valley Planning Area will
have to compete to some deqgree
with several municipalities which
have substantial capacities to
absorb growth. in some cate-
gories, these municipalities will
have an advantage since they have
the present capability to deliver
many urban services. The Ellicott
Valley may have an advantage in
the areas of fower land cost and
the marketing of a '"rural life-
style".

Demand Considerations

The wvarious measures of develop-
able land in the region must be
balanced against the "demand' for
land absorption. Demand can be
estimated either by analyzing past
trends or by attributing acreages
to the population and employment
forecasts generated by regional
government agencies.

While growth in the Pikes Peak
region has not taken place at an
even rate, the trend over the past
few decades has been for approxi-
mately 8,000 persons and 4,000
employees to be added to the
region each vyear. Population
growth accounts for the largest
share of housing units and com-
mercial space which is added to
the area each vyear. The trend
toward decreasing household size
and the need to replace a small
number of units has the effect of
further increasing the need for
additional housing and, to some
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degree, commercial space. Alto-
gether, the total amount of land
"absorbed" by additional develop-
ment each year averages somewhat
less than 2,000 acres. This acre-
age tends to be allocated according
to the following formula:

-residential uses: 1,000 acres
{approximately 5,000 units)
-commercial, office, '
-industrial uses: 200 acres
-all other uses:
(public, open, streets,
drainage etc.) . 800G acres

total 2,000 acres

Two thousand acres Iis -approxi-
mately equal to three square miles.

Specific numbers for rural resi-
dential Tand absorption in the
County have not been collected,
but it is clear that rural resi-
dential development (residences
ordinarily on individual weill and
septic systems) account for a sub-
stantial amount of zll land ab-
sorbed in the County. It is
roughly estimated that while only
3-4% of the County's population
could be classified as rural resi-
dential these uses account for up
to 50% of all land absorption due to
their large lot sizes. Assuming a
County-wide absorption rate of
200-300 rural residential units per
year, and a five acre average lot
size, an average of two to three
square miles of land would be
needed to absorb rural residential
uses each vear. Because of its
relative independence from the
need for urban services, rural
residential development is often not
as sensitive to location. The
dispersal of only a few full square
miles of rural residential subdi-
visions can exert an influence over
a much larger area. For = this
reason, a substantial portion of

i
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the Ellicott Valley Planning Area
~has already begun to take on a
fairly rural residential area even
though only a very small per-
centage of the total area is
actually occupied by these uses.

Regional Supply and Demand
Conclusions

All of these regional supply and
demand calculations and measures
indicate that, from a regional per-
spective, the supply of available
fand greatly exceeds the demand
for growth. There are three major
possible implications for the Ellicott
Valley Planning Area. The first is
that the Valley will have to com~
pete with numerous other areas in
the County if it desires to obtain a
share of regional urban density
development. The second unavoid-
able conclusion is that, with most
of its total of 198 square miles
theoretically available for develop-
ment, only a very small percentage
of the planning area is likely to be
deveioped at  urban densities
during a reasonable planning
horizon.  This will be the case
even if the area captures a signifi-
cant share of regional urban
density growth. Based on a com-
bination of regional trends and the
special character of the planning
area, it is wvery likely that rural
residential growth will account for
a major share of the total Iland
absorbed in the planning area over
the next few decades. Because
rural residential growth tends to
be somewhat dispersed, it could
easily impact very large areas of
the Valley even though only a
fairly small percentage of the
planning area ends up being ab-
sorbed each vear,

Surrounding Influences

While the growth potential of the

Ellicott Valley Planning Area will
be generally influenced by de-
velopment in the region as a
whole, it is likely to be more spe-
cifically influenced by existing and
potential developments in the more
immediate vicinity. Over the past
few vyears, a number of events
have taken place which together
have begun to significantly alter
the character of the planning area.
Additional influences are Ilikely to
become factors in the not to dis-
tant future. Several of  these
present and potential future in-
fluences are discussed below.

Falcon Air Force Base

The opening of the Falcon Air
Force Base (FAFB]) in 1984 had the
overnight effect of putting the
Ellicott Valley over 50% closer to a
major employment center than it
had been previously, The Air
Force Base is located 2 miles south
of State Highway 94 and 3 miles
west of the westernmost boundary
of the planning area by straight
line measure. Presently, approxi-
mately 4,400 personnel are em-
ployed at the facility. This
number may rise to over 6,000 as
additional missions are added at
the facility. The primary active
missions at FAFB relate to the
command and control of military
satellite systems, or to research
for the Strategic Defense Initiative
(SDl1).
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Missions related to {SDI!) will more
than offset staff reductions associ-
ated with the fact that the origi-
nally programmed military Space
Shuttle operations mission was can-
celled. Plans are well underway to
construct a National Test Facility
(NTF) building for SD! on site at
the Falcon Air Force Base (FAFB},
Funding leveis will effect the
timing and extent of these facilities
and programs. Because of its
focus on research and develop-
ment, the impact of SDI employ-
.ment could well be greater than
just an . additional increment of
primary employment. The National
Test Facility Socioeconomic Assess-
ment (October, 1987) projects a
total impact of 5,700 new jobs and
11,200 new residents by 1991, if
the project had been fast-tracked

and fully funded. it is now
known that full buildup for this
facility will be spread over a

longer period. This impact would
be spread over the entire region.
Total direct employment by SDI is
estimated in the report at 2,730,
Most of these workers would be
‘contract employees. Unlike com-
mand and control activities which
require a minimum of outside sup-
port, and generate little in the
way of secondary and spin-off
impacts, research and development
programs such as SDI, would have
much more potential to generate
significant secondary and tertiary
economic impacts.

A 1987 survey of 606 present em-
ployees then at FAFB, indicated
that over 80% have Colorado Springs
mailing addresses and only 1%
might possibly reside in or near
the planning area at this time.
This indicates that housing demand
thus far has been absorbed by the
urbanizing area around Colorado
Springs. The present lack of
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housing options in the planning
area may be part of the reason
that essentially no FAFB employees
have yet chosen to reside there.
There are any number of potential
effects of an expanding FAFB on
the Ellicott Valley Planning Area.
However, due to its location and
distance in the opposite direction
from the metropolitan area, the
most likely near-term impact will
be an increased reliance on the

- area for some employee housing.

Housing demand will be somewhat
contingent on the ability of the
area to provide wurban density
single and multifamily housing. If
substantial residential development
occurs, there will be a parallel
demand for additional local commer-
cial and service sector growth,

Planned Developments in the
Vicinity of FAFB

The decision to construct Falcon
Air Force Base in the early 1980's
precipitated a. flurry of land
speculation and development plan-
ning over an area extending
several miles in all directions from
the facility. Between 1983 and
1985, over 6,000 acres have been
master planned for urban density
uses within a few miles of the
installation. The majority of these
projects are heavily oriented
toward commercial, office and in-
dustrial (COl) uses. Two of these
sketch planned developments (East
Glen  Heights and Sagedowns)
border ' the planning area along
Peyton Highway. Due to a combi-
nation of speculation,” a periodic
downturn in the economy and
problems with obtaining adequate
public services, there has been
little or no movement in these
projects during the past two
years.
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-The impact of the activity sur-
~rounding the Falcon Air Force
Base on the Ellicott Valley will
tikely be indirect. Due to their
large scale and the distances
‘involved, it is not at all likely that
contiguous expansion from these
potential developments will reach
very far into the Ellicott Valley.
Even if these projects are ex-
tremely successful, a more realistic
result will be a demand for sepa-
rate urban growth satellites in the
planning area.

Year 2001 Highway System
Report

As part of their 1985 publication,
Colorado a Forecast of the Year
2001 Highway System, the Colorado
Division of Highways prepared an
extensive "wish list" indicating
projected new facilities, system
upgrades and maintenance pro-
jects. The most extensive pro-
jected new system addition is an
1-25 Bypass. No specific align-
ment is defined, but the report
shows it focated just to the west of
the planning area. The bypass
would address system deficiencies
which are forecast along the
majority of 1-25. Taken together,
the cost of constructing all of the
projected improvements in the
report is equal to 300-400 percent
of anticipated revenues. What this
means is that there is no guaran-
tee that any or all of this project
will be funded even if there is a
demonstrated need.

Alternative Interstate 25
Expressway or Toll Corridor

Partly in response to the above
concerns, the option of a privately
financed multi-purpose transporta-
tion and utility corridor has been
proposed and studied. A Front
Range Toll Road Company has been

formed to pursue this private cor-
ridor option. The initial corridor
proposal includes up to two rail
tracks, two toll lanes in each
direction for wvehicular traffic, a
water line, and a high voltage
conduit along with other utility
lines. Total required right-of-way
has. been estimated to be 400 feet.
At present the proposed alignment
is shown as running north/south
generally in Ranges 63 and 64
West. Hazardous waste transport
has been considered by the pro-

‘moters as one of the uses of this

corridor. Interchanges along the
corridor would be kept to a mini-
mum, with onily one likely in the
planning area itself. The rail
portion of the proposal would
provide an alternative to the
present north/south alignment
along the more urbanized areas of
the Front Range.

The construction of almost any
major corridor through the plan-
ning area would have the effect of
putting the Valley on a major route
connecting the large Front Range
population centers, Location be-
tween two points, rather than sub-
stantial isolation as is the case
now, may have the effect of in-
ducing urban density and other
development. With a rail line
there would be added potential for
industrial development and the
possibility that one or more loca-
tions in or near the planning area
could develop as commodity trans-
fer points. [t is also possible that
a regional transportation corridor
could function as a local inhibitor
of, or barrier to, certain types of
development, depending on how it
was planned and designed.
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State Lands Project

An 1984 the Colorado State Board of
Land Commissioners initiated a
study of 16,000 acres of fairly
contiguous State-owned lands situ-
ated to the south and west of
Falicon Air Force Base. At iis
nearest point, the boundary of
this project is two miles west of
the westernmost boundary of the
planning area. The purpose of
the study was to evaluate the
potential of this land for urban
density development. It has been
initially determined that approxi-
mately 11,000 acres would be po-
tentially developed over the next
50 years. The most likely point of
initial focus would be along Dren-
nan Road south of Curtis Road.
Recently, the project has been
somewhat put on hold while the
regional market is further analyzed
and questions on the funding of
Strategic Defense Initiative Pro-
grams are answered,

I

If a decision is made to move for-
ward on the State Lands Project
the near and medium term impacts
on the planning area are likely to
be only indirect. This is first
because the State is contemplating
a slow initial buildup for the pro-
ject (if they proceed at aifl) and
secondly due to the distance be-
tween the focus of this develop-
ment and the planning area.
Eventually the State Lands Project
could end up competing with the
Valley for a share of urban den-
sity development demand.
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Calhan

The incorporated town of Calhan is
situated 5 to & miles north of the
planning area boundary. The
town, which has been in existence
since the late 1800's, has ex-
perienced steady growth over the
years. Its population now stands
at near 1,000. Calhan provides a
number of services (including
shopping, churches and a post
office} to the residents of the
northern portion of the planning
area. Although moderate addi-
tional growth is forecast for Cal-
han, its fairly distant location will
limit its direct impact on the plan-
ning area.

Adjacent Counties

Assuming that a major transpor-

-tation corridor or other comparable

facility is not located in the
eastern County, it is not likely
that any of the adjacent counties
will exert significant development
pressure on the planning area over
a reasonable development horizon,
Elbert, Lincoln and Crowley
Counties all have very low popu-
lation densities {less than 15,000
total population for all three} and
none are experiencing growth adja-
cent to eastern El Paso County.
Growth in Pueblo County has been
low to moderate over the past few
decades and has been principally
confined to the City of Pueblo and
the Arkansas Valley,
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Summary of Surrounding
Influences

The anticipated additional missions
at the Faicon Air Force Base are
the most certain of several de-
velopments which may occur in the
areas to the west of the planning
area. The future of the several
privately initiated urban develop-
ments, along with that of the State
Lands project, is more uncertain.
If substantial development does
take place in the vicinity of Falcen
Air Force Base, its impacts on the
planning area may be significant,
but they will be indirect. It is
very unlikely that contiguous
growth would extend from these
projects into the Ellicott Valley,
Much more likely would be the
development of independent satel-
lite centers which would logically
relate to growth occurring farther
to the west. Another, and maybe
the most likely scenario, would be
an increased demand for rural
residential housing in the planning
area. Possibly, the most profound
impact to the planning area would
occur if a major north/south trans-
portation corridor were located
within or adjacent to its bound-
aries. This would place the
planning area on a corridor be-
tween two urban’ centers (Denver
and Pueblo) and at the intersection
of a major corridor leading to
another (Colorado Springs). Eli-
cott might then be better posi-
tioned to accommodate industrial
development,

Conditions

Potential Buildout Under Various

Introduction

The first part of this chapter
provided a picture of the demand
factors - which' may influence the
nature and rate of future develop-
ment in the Eilicott Valley. The
other side of the equation concerns
the amount of growth the planning
area could theoretically accommo-
date under various buildout as-
sumptions. '

The absence of zoning or approved
development plans in the majority
of the planning area makes it es-
pecially difficult to establish the
development capacity of the plan-
ning area even under current con-
ditions. Future holding capacity
is much more difficult to predict
since it is contingent on the inter-
action of several independent
factors including land use pat-
terns, decisions of local officials
and residents, and availabilitv of
services, especially water, Never-
theless, consideration of a few
alternative growth scenarios should
be beneficial in helping understand
various potentials for development,
These scenarios run a continuum
from no additional subdivision to
buildout at primarily urban densi-
ties. To keep things simple, com-
mercial, office and industrial {(COl)
development is ignored in low
density scenarios. Vacancy rates
are assumed to be zero in all
cases. The most reasonable sce-
narios clearly fall toward the
middle of the range, but within
these there is a wide range of
viable future possibilities.
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Scenario 1 - No Additional Sub-
division

If only the existing vacant parcels
smaller than 100 acres were de-
veloped with one residential unit
on each lot a total of 269 additional
units could be accommodated.
This would represent a 65% in-
crease over the 417 households
identified in the planning area in
1986, and would raise the popula-
tion of the planning area to about
2,250, This scenario does not ac-
count for the fact that more than
one unit can be constructed on
some unzoned lots, The alterna-
tive is also not very responsive to
existing zoning or approved de-
velopment plans such as Sunset
.Village. It is also not very
reasonable to assume no that addi-
tional subdivision will occur.

Scenario 2 - Existing Zoning Com-
bined with a Rural Residential
Assumption for Remaining Property

Assuming maximum allowable gross
buildout under current zoning and
.a density of one unit per 10 acres
for all currently unzoned prop-
erty, the planning area would have
the following approximate holding
capacity:

108,345 unzoned acres @ 10
acres/du = 10,835 units

14,045 acres zoned A-2 or A-14
@ 6 acres/du = 2,381 units

480 acres R-4 (PUD) @ 0.2
acres/du = 2,400 units

total 15,576 units

note: densities used are reduced
to account for a small amount of
COl development as well as the
space needed for roadways and
other public facilities.
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This scenario would allow for
15,576 total units at buildout or an
additional 15,159 units over what
existed in 1986. Using a mixed
urban/rural residential assumption
of 2.8 persons per household, this
buildout scenario would generate a
total population of 43,613 persons.
A weakness of this scenario is that
it ultimately includes too high a
rural residential component to be
consistent with overall County
trends. Typically, rural residen-
tial units account for only about 3
to 4% of the total County residen-
tial market in any given vyear.
Even if the Ellicott area absorbs a
disproportionate share of rural
residential uses, it is unlikely that
it will fully build out with large lot
development before there is sub-
stantial pressure from the wurban
density market. There are also
other areas of the County (pri-
marily north along the Platte/
Arkansas divide} which compete
for portions of the rural resi-
dential market.

Scenario 3 - Seventy-five Percent
Rural Residential and Twenty-five
Percent Urban Density

If 25% of the gross developable
land in the planning area were
devoted to urban density develop-
ment, and the remainder were
rural residential, the overall
buildout could look something like
this: '
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31,680 acres at urban density
50% residential @ 5 units per acre
@ 2.5 persons per household

Il

79,200 units
198,000 persons

“10%. commercial, office and industrial = 3,168 acres

@ 27 employees per acre =
0% public and open space uses =

95,080 acres at rural residential density
95,040/6 acres per unit =
@ 3.0 persons per household=

total units =
total population =
total employment =

This could be a very realistic long
range buildout scenario for the
Ellicott Valley since it reflects
substantial urban density develop-
ment, but also accommodates large
areas which would be used for
rural residential or otherwise.
non-urban purposes. This sce-
nario would be comparable to
shifting about 60% of the existing
metropolitan area out to the Ellicott
Valley, and allowing for large

85,536 employees
12,672 acres

15,840 units
47,520 persons

95,040
245,520
85,536

buffers or pockets of large lot
development around it. For pur-
poses of comparison it would be
helpful to note that the existing
urbanized metropolitan area in El
Paso County occupies about 110
square miles (not including military
facilities), About 340,000 persons
currently live in this area. The
Ellicott Valley Planning Area in-
cludes 198 square miles,

Scenario 4 - Fifty Percent Rural Residential and Fifty Percent Urban Density

63,360 acres at urban density
50% residential @ 5 units per acre =
@ 2.5 persons per household =

158,400 units
396,000 persons

10% commercial, office and industrial = 6,336 acres

@ 27 employees pr acre =
40% public and open space uses =

63,360 acres at rurai residential
63,360/6 acres per unit =
@ 3.0 persons per household =

total units =
total population =
total employees =

171,072 employees
25,344 acres

10,560 units
31,680 persons

168,960

427,680
171,072
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Scenario 4 would roughly amount
to taking an area somewhat larger
than the existing metropolitan area
along with some of its surrounding
rural residential development and
developed military areas, and
transplanting it in the EHicott
Valley. However, this scenario
does show a slight employment de-
pendence on the existing area. A
balanced system would have about
one employee for every two resi-

system to function. In actuality,
there are some factors which might
make it difficult for the planning
area to ever develop at these
densities. One such factor would
be a continuation of the present
trend toward rural residential
development. = Another would be
the intervention of a public or
private entity that would take a
substantial amount of the land in
the planning area off the market.

TR [

An example would be the develop-
ment of & iarge land intensive
government facility such as a
mifitary  installation, educational
institution or very large utility.

dents.

This Scenario may be a good very
long term "worst case" development
scenario for the Valley. One can
readily imagine the overall extent
of infrastructure and services
which would eventually be neces-
sary to allow this kind of an urban

Scenario 5 - Seventy-five Percent Urban Density and Twenty-five Percent
Rural Residential

95,0480 acres at urban density
50% residential @ 5 units per acre = 237,600 units
@ 2.5 persons per household = 594,000 persons
10% commercial, office and industrial = 9,504 acres
@ 27 employees per acre = 256,608 employees
#0% public and open space uses = 38,016 acres

31,680 acres at rural residential densitv
31,680/5 acras per unit = 5,280 units
- @ 3,0 persons per houseiold = 15,840 nersons

total units = 242,880
total population = 609,840
total employees = 256,608

note: to make this scenario a bit more realistic a higher employment density
should be used to make tntal employ nzat equal to about 50% o 1atal
Fopulaticn.  Averace employrment densitias of about 3:.5 employees per
acre are being proposed in recent City and County master plans in the
vicinity of the urbanized area.

71




Ellicott Valley Comprehensive Plan E V

For this scenario to take place,
there would have to be an almost
‘complete cessation of low density
development. in the planning area.
Densities on the order of those
found in the existing metropolitan
area would have to occur over al-
most all of the planning area.
This is unlikely over anything but
the extremely long term, since
there is currently no widespread
pressure for wurban density de-
velopment in the area. Substantial
portions of the planning area can
be expected to be removed from
. the development market for various
lower density uses prior to the
advent of  pressure to fully ur-
banize. This  alternative can
therefore be considered a "very
worse case" scenario which might
be wused as a planning tool to
assess future impacts. It might be
helpful to keep this scenario in
mind when doing advance planning
- for such things as right-of-way
acquisition, even though it may be
assumed that plans might have to
be scaled back once a more defini-
tive development pattern begins to
emerge,

Impact of Water Supply on De-
velopment Scenarios

Of the numerous variables which
may influence which of the above
scenarios may end up occurring in
the planning area, water avail-
ability is likely to be one of the
more critical.

[t is estimated that about 9,000
acre feet of water are annually re-
charged to the alluvial aquifer
which underilies the planning area.
Most of this recharge actually
occurs in the reaches of the basin
beyond the northerly limits of the

planning area. Presently, essen-
tially all of this alluvial water is
appropriated for agricultural uses
or external sale. If all of this
9,000 acre feet were diverted to
support development in the plan-
ning area, it could meet the do-

mestic use needs of the equivalent

of 22,500 single family units as-
suming an annual use rate of 0.4
acre feet - and no reuse. This
amount of water would supply all
of the residential development
assumed in Scenario 2 with enough
left over to provide for supporting
non-residential uses so Jong as
these were not water intensive, It
needs to be reemphasized that not
all of this water 1is presently
available for use within the plan-
ning area.

On average, there is also about 60
acre feet per acre of water in
storage in the various bedrock
aquifers under the planning area.
This amount is higher in the
nertherly sections where deposits
are thicker and lower toward the
south where they thin out. Unlike
alluvial supplies, this water s
legally considered to be non~
renewable, For practical - pur-
poses, this means that once it is
withdrawn for consumptive use, it
will not be replace by nature.
Based on the State's "100-year
withdrawal .rule" as promulgated
under Senate Bill 5 the 60 acre
feet per acre would equate to a
maximum annual supply of 0.6 acre
feet per acre. The total amount of
water which would then be theo-
retically available under the
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126,720 acres in the planning area
each year would be 76,032 ‘acre
feet. This would be enough to
provide water for the equivalent of
190,000 residential units. However,
when the County's recently adopted
300-year Subdivision Regulation is
applied to this supply, the number
of units which can be theoretically
supported drops by two-thirds to
63,333,

A potential complication to this
formula has to do with the tribu-
tary versus non-tributary status
of the groundwater, Although
water in the Upper Black Squirrel
Designated Basin is now exempt
from Senate Bill 5 rules, it is
possible that essentially all of the
bedrock water under the planning
area could eventually be declared
to be legally tributary to down-
stream surface supplies, This
would necessitate the preparation
-of sometimes cumbersome augmenta-
tion plans which would provide for
the recharge of any tributary
water which was consumptively
used, Besides adding complexity,
this process effectively reduces
the amount. of water available for

use each vyear. An additional
complicating factor will be the
effect high levels. of bedrock
pumping will have on existing

shallow wells. This, and other
factors, should be taken into
consideration by the electors of
the Upper Black Squirrel Desig-
nated Groundwater Basin when
they set their policies for water
withdrawal.

With the above caveats in mind, it
appears that a combination of
alluvial and bedrock groundwater
supplies could meet the needs of at
least half of the population as-
sumed for Scenario 3, if these
supplies were diverted from
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existing uses. This would give
the planning area a good start
based on local supplies. Ulti-
mately, outside sources would have
to be brought on line to support
full development of the Valley. In
the interim, water availability is
likely to exert a strong influence
over the location and growth of
growth clusters. Areas with ac-
cess to. a. developed water supply
will have a significant advantage
over those which will have to

- acquire and develop water. The
County's subdivision ' regulations

may have the effect of temporarily
removing some land from the de-

velopment market because their-

associated water rights could end
up being tied to development plans
for surrounding properties.

Summary of Development Scenarios

The preceding review of develop-
ment scenarios for the Ellicott
Valley sheds some light on the
long-term future of the area. Due
to the absence of other policies or
plans which can be counted on to
divert substantial property to
other uses, it is advisable to
project the ultimate land wuse
pattern of the area as a fairly
balanced mix of rural residential
and urban density uses. The
easiest way to visualize this
scenario would be to imagine the
existing Colorado Springs metro-
politan area being shifted out to
the Ellicott Valley along with the
lower density deveiopment in its
environs. This scenario then
essentially becomes the best case
for economic development and the
"worst case” for analyzing plan-
ning impacts,
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In making these extrapolations, it
is important to remember that it
took about 120 years for the exist-
ing metropolitan area to grow to
the point that it has. This means
that the important inference to
make about the Ellicott Valley is
that one needs to plan for the
relative densities and impacts, and
probably not for the overail amount
of growth. Planning in detail for
events projected to happen beyond
a 20 vyear horizon is usually
counterproductive. However, it is
never o soon to consider overall
patterns and impacts, especially
when the future is open-ended. It
is also realistic to assume that
before the Ellicott Vailey would
ever achieve the development
saturation described in the final
few scenariocs, the existing metro-
politan area will expand to the
point where it would at least be
‘comparable in size to metropolitan
Denver. At that point in time the
Ellicott Valley would no longer be
remote from other urban density
areas. When considered from this
perspective, topics such as reser-
vation of expressway alignments
and regional stream corridor parks
begin to take on an immediacy
which they would not normally
have.

The planning approach taken in
the last chapter of this document
seeks to reconcile the potentially
immense ultimate development
holding capacity of the Valley with
the much more modest potential for
immediate growth. The objective
of the recommended Growth
Clusters Scenario and Growth
Management Approach is to allow
site specific urban densities to
progress independently while at
the same time addressing some of
the regional development impacts
which they will create.
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CHAPTER IV

POLICY PLAN AND LAND USE
SCENARIOS

Introduction

Although the residents of the Elli-
cott Valley have an overall vision
of the future of their planning
area, they realize that this future
will be dynamic and therefore not
fully predictable. For this reason
it has been decided that no at-
tempt should be made at this time
to comprehensively establish site-
specific uses through the adoption
of a land use map. Instead,
graphic elements will be used only
as a resource to help in the appli-
cation of a more performance-based
approach. Written policies and a
textual development scenario will
be relied on as the operative ele-
ments of the Plan. This approach
combines a flexible set of guide-
lines (the policies) with a general
vision of the future {the sce-
narios} to ensure that growth
takes place in an orderly, com-
patible, environmentally sensitive
and cost-effective manner. As de-
velopment patterns begin to
emerge, it may be necessarv to
update the Plan to include more
location-specific considerations,
As flexible and open-ended as this
Plan is, even its present content
will certainly be tested by new and
unanticipated circumstances. As a
scenario or policy is tested, it
should be reevaluated and revised
as appropriate to ensure the long-
term integrity of the overall docu-
ment.

In the meantime, it is the purpose
of this Plan to establish a dynamic
future vision for the Ellicott Valley
and to ensure that short-sighted
or narrow focussed decisions, that
could diminish this future, are not

made. Finally, it needs to be

~understood that a Comprehensive

Pian is always to some degree the
voluntary prerogative of area resi-
dents. This will be especially the
case in the Ellicott Valley  where
much of the area remains unzoned.
Specific -areas where the County
government will be able to co-
operate in Plan implementation are
discussed in a separate section.,

Policy Plan

Fundamentaily, this policy plan
consists of a set of criteria which
can be used to comprehensively
evaluate the potential "per-
formance" of a proposed land use.
The goals and policies which have
been developed for this purpose
are organized under several sub-
ject  headings. Unless clearly
specified they are meant to apply
to the entire planning area. They
are intended to be used collec-
tively to ensure that as many of
the benefits and impacts of a
particular  project are clearly
understood when it is being re-
viewed. For this reason, con-
sistency or inconsistency of a pro-
posal with the whole body of poli-
cies is typically more important
than its relationship to any single
policy.

Again, because of the dynamic
nature of this planning area, few
specific actions are proposed at
this time. It is anticipated that
additional policies and actions will
need to be recommended as the
area evolves.

1. Growth and Land Use
Goal Statements
1.A. - Promote the Ellicott Valley

Planning Area as a desirable
place to live and worlk.

Ey
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1.B. - Support the development of 1.5 - Approach urban density de-

the Ellicott Valley as a self-
sustaining satellite community
which compliments the Colo-
rado  Springs metropolitan
area.

1.C. - Accommodate a balanced rhix
of urban density and rural

velopment proposals with the
philosophy that they  will
largely proceed indepen-
dently, and that they should
therefore be internally re-
sponsible for most urban
services and impacts.

residential uses in the plan- 1.6 - Where adequate regional in-

ning area in a manner which
is sensitive to both existing
conditions and the need to
preserve future development
options.

1.D. - Evaluate proposed land
uses according to how they
relate to specific performance
criteria rather than how they
compare to a predetermined
location-specific land  use
plan.

Policies

frastructure for an entire
proposed urban development
cannot be currently guar-
anteed the use of a rural
cluster approach is preferred.
Under this option, develop-
ment of a portion of the
property would be allowed
while construction on the
balance would be deferred
until adequate facilities and
services are available or could
be guaranteed (see discussion
later in this Chapter).

1.7 - Encourage new development

1.1 - Encourage the development
of "arowth clusters" as des-
cribed in the Overall Growth
Scenarios.

to locate in areas where
existing facilities can ef-
ficiently be extended.

1.8 - Encourage new developments

1.2 - Approve urban density de-
velopments where there will
be adequate facilities to
guarantee urban levels of
service,

1.3 - Encourage the phased de-

to demonstrate compatibility
with  existing  surrounding
land use in terms of: general
use, building heights, scale,
density, dust and noise as
applicable.

velopment of urban facilities 1.9 - Provide for the phased

and services so that urban
density projects are able to
maintain an adequate cash
flow during their early
stages.

1.4 - Encourage the use of growth
management planning  tools
where appropriate to ensure
that adequate facilities and
services are provided when
needed (refer to detailed dis-
cussion later in this chapter).
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zoning of sketch planned
urban density growth centers
so that use relationships can
be defined, but discourage
large-scale zonings or re-
zonings which are speculative
in nature,
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1.10 - Allow "low impact uses" 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 approvals should not
resuit in a deviation from the
predominantly rural residen-
tial character of these areas.

2. Economic Development
Goal Statements

2,A, - Promote the economic
development of the Ellicott
Valley Planning Area by em-
phasizing its positive at-
tributes, continuing to de-
velop necessary facilities and
amenities and preserving its
long-range development op-
tions,

2.B. - Encourage the development
of an economically indepen-
dent growth center in the
Eliicott area by allowing for a
full range of employment and
residential uses.

Policies

2.1 - Support the development of
infrastructure which will be
necessary to support economic
development in the Ellicott
Valley.

2.2 - Encourage the development

of appropriately located and
planned industrial and trans-

~ portation centers in the plan-
ning area. Appropriate plan-
ning inciudes adequate provi-
sions for public facilities and
services,

2.3 - Maintain, improve and

promote the amenities of the

Valley which may influence

firms toward locating in the .

area (examples include
schools, natura! features and
recreational facilities).

Proposed Action

2.a. - Use the materiai in this
plan and in = subseqguent
studies as an. information
source and aid for potential
developers.’ '

2.b. -~ The County should make its
technical information available
to support appropriate eco-
nomic development efforts in
the area.

3. Residential

Goal Statements

3.A. - Promote the Ellicott Valley
Planning Area as a quality

residential living environment.

3.B. - Allow for a balanced mix of

residential densities and
housing types in the planning
area.

Policies

3.1 - Where possible, cluster resi-
dential units in  order to
reduce development and
maintenance costs, preserve
natural features and maximize
open space.

3.2 - Encourage residential de-
velopment plans to be con-
sistent with the ‘"growth
clusters" approach as des-
cribed in the Land Use Sce-
narios,

I
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3.3 - Discourage the division of
existing and planned residen-
tial neighborhocods by major
transportation arteries.

3.4 - Encourage. compatible rela-
tionships between residential
uses and potentially hazard-
ous or intrusive uses such as
major transportation - corri-
dors, heavy industry, extrac-
tive uses, etc.

3.5 - Ensure that existing and
planned rural residential de-
. velopment is adequately buf-
fered from new urban uses.

4, Commercial

Goal Statement

4.A. -~ Support commercial de-
velopment which meets the

retail and ‘service needs of
area residents,

Policies
4.1 - Encourage new commercial

uses to locate either in as-
sociation with existing com-

-mercial areas or within
planned wurban density pro-
jects.

k.2 - Phase commercial land use
approvals so that they are
consistent with the scale and
character of approved resi-
dential and employment uses,
and market demand.

4.3 - Discourage spot commercial
zoning as well as clearly
speculative commercial zoning.

4.4 - Encourage the continued de-
velopment of the intersection
of State Highway 94 and Elli-
cott Highway as a commercial
and industrial community
center.
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4.5 - Limit potential commercial de-~
velopments in rural residential
areas to those which meet the
convenience and specialty
needs of local residents.

5. Industrial and Employrhent
Uses

Goal Statement

5.A. - Promote and accommodate
those industrial uses which
will not resuit in adverse im-
pacts to the natural environ-
ment or facilities systems in
the planning area.

Policies

5.1 - Attempt to mitigate any po-
tential adverse impacts of in-
dustrial development by care-
fully applying industrial per-
formance criteria.

5.2 - Encourage industrial uses,
with potentially adverse im-
pacts, to locate in planned
industrial parks which are
sufficiently  separated from
other development.

5.3 - Allow lower impact industrial
and office uses to be inte-
grated as parts of larger
planned urban density pro-
jects.

5.4 - Support the development of
industrial and employment
uses which are not overly
water intensive in order to
allow for more total develop-
ment and employment,
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Proposed Action

5.a - Encourage proposals for in-

‘ dustrial and major employment
uses to prepare public safety
contingency plans which ad-
dress all relevant subjects
including adequacy of fire
protection, emergency medical
facilities and evacuation pro-
cedures.

6. Agriculture, Mineral Extraction
and Special Uses

Goal Statement

6.A. - Allow for agricultural,
extraction and other com-
parable uses when these can
be accommodated without ad-
versely impacting surrounding
development and oversfl en-
vironmental quality.

Policies

6.1 - Because of changes in the
agricuitural economy, do not
attempt to make agricultural
development a major priority,
but seek to assure that non-
agricuftural development is
compatible with existing active
agricultural operations,

6.2 - The "open rural character",
traditionally associated with
the Ellicott Valley, should be
preserved and enhanced
through careful planning.

6.3 - New development should
be responsible for mitigating
the safety concerns which
may result from "attractive
nuisances" located on adjacent
or nearby agricultura! opera-
tions.

6.4 - Mineral aggregate extraction
operations in the planning
area should not be located
where they may adversely
impact groundwater supplies,
Potential operations should be
reviewed for their visual and
environmental compatibility
with adjacent uses.

6.5 - Expansions of extractive
uses should not be allowed if
compliance  with
attached to previous ap-
provals of the same peti~-
tioner's projects has not been
demonstrated.

6.6 - Transmission lines and com-
munication towers, which are
necessary to serve the needs
of local residents, should be
collocated where possible and
should not be sited within
developed rural residential
areas,

6.7 - Utilities lines should not be
placed in or adjacent to road-
ways in a manner which will
compromise the ability to fully
expand those roadways in the
future.

6.8 - Discourage the location of
sanitary landfills in those
portions of the planning area
which are underfain by allu-
vial or bedrock aquifers or
are characterized by sandy
soils,

7. Public Facilities and Community
Services (Transportation
Considered Separately)

‘conditions’
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Goal Statement

7.A. - Provide adequate, efficient
and economically feasible com-
munity services and public
facilities to the planning area.

Policies

7.1 - Because of its location and
current uses, consider the
intersection of State Highway
94 and Ellicott Highway as
one logical place to centralize
public services and facilities.

7.2 - Coordinate the review of
proposed urban density de-
velopments so that the plans
and capacities of all existing,
operating and approved ser-
vice providers are fully con-
sidered.

7.3 - Develop tailored public
safety plans for all proposed
developments, as described in
the discussion of Growth
Management Planning.

7.4 - Encourage the eventual loca-
tion of a Sheriff's substation
in eastern El Paso County.

7.5 - Support the development of
regional wastewater plants in
order to gain economies of
scale and to prevent contami-
nation of groundwater (see
also Natural Environment
Policies).

7.6 - Suppert the continued joint
utilization of school facilities
for other community pur-
poses.

7.7 - Prioritize a limited number of
stream corridors for inclusion
in a linked public open space
network and protect them for
this purpose,
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7.8 - Ensure that urban density
developments provide acces-
sible  neighborhood = parks,
along with the mechanisms for
keeping them maintained.

8. Transportation
Goall Statement

8.A. - Allow the maximum potential
- for eventual development in
the planning area by ensuring
that transportation planning
options remain open.

Policles

8.1 - Promote the location of a
north/south Interstate bypass
or toll road corridor through
or adjacent to the planning
area.

8.2 - Protect adequate rights-of-
way to allow for the eventual
construction of a complete
arterial system throughout the
pianning area ({refer to the
County's Major Transportation
Corridors Plan).

8.3 - Aggressively protect the in-
tegrity of major transportation
connections to the metropoli-
tan area by limiting access,
signalization and uses which

may compromise through-

traffic capacity.

8.4 - Encourage the development
and upgrading of additional
east/west arterial or ex-
pressway corridors including
Drennan/Enoch and Judge Orr
Roads.

Lo
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8.5 - Predicate the approval of
any land uses, but especially
those generating truck traf-

fic, on the adequacy of the

existing road system,

8.6 - Refine the generally adopted
road pattern to be sensitive
to environmental features,
existing residential areas and
to minimize expensive stream

crossings.

8.7 ~ Discourage the division of
existing land uses and agri-
cultural operations by major
traffic corridors and mitigate
impacts which do occur by
planning for suitable
crossings.

8.8 - Use care in the planning of
airport facilities to minimize
their impact on adjacent land

uses and transportation sys-

tems.

8.9 - Provide for Park and Ride
facilities in all major develop-
ments and especially in as-
sociation with primary inter-
sections.

8.10 - Encourage the establishment
of pedestrian and Dbicycle
routes within urban growth
clusters and provide for con-
nections between centers as
appropriate.

8.11 - Investigate rura! transpor-
tation options (including
special bus service) for those
without access to automotive
transportation.

9. Natural Environment (Water
Resources Treated Separately)

Goal Statement

9.A. ~ Preserve or protect the
sensitive and unique environ-
mental features in the plan-
ning area, but seek also to
capitalize on the general lack
of natural constraints to
create a new and liveable en-
vironment,

Policies

9.1 - Evaluate al! iand use pro-
posals in the planning area in
terms of both their individual
and potential collective impact
on the alluvial aquifers which
provide the area with its
water supply.

9.2 - Encourage the preservation
of major stream corridors in a
predominantly natural condi-
tion in order to minimize flood
hazards, facilitate aquifer re-
charge, provide for wildlife
corridors and allow for open
space linkages.

9.3 - Integrate unigue natural
features such as slopes, out-
crops and stream valleys into
planned developments in order
to add diversity and charac-
ter. '

Proposed Actions

9.a. - Select a manageable number
of the most appropriate
stream corridor segments for
eventual integration into a
linear park system. Orient
development (with proper set-
backs) toward these and allow
for adequate public access
(also see Policy under Facili-
ties and Services).
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9.b. - Cooperate with the State

Division of Wildlife in tailoring
land use plans to the needs
of wildlife populations.

. - Work with the Soil Conser-.

9.d.

vation Service to prepare
range management and soil
erosion control plans for both
rural residential and urban
density projects.

- Determine the degree to

which any proposed land use
may produce on- or off-site
fugitive dust problems and
design appropriate solutions
for mitigation of any problem.

10. Water Resources
(See Policy 9.1 under Natural
Environment}

Policies

10.1 - To the degree possible

10.2

10.
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under its land use authority
the County should discourage
any use of land or water
which would adversely effect
either the quantity or quality
of groundwater in the plan-
ning area.

- Encourage all developers to
coordinate with the Upper
Black Squirre! Water District,

the  State  Engineer, the
United States Geological
Survey, applicable  special
districts and the County

Hydrogeologist to ensure that
water supplies are available
and protected.

- Encourage the eventual use

of local water resources by
uses within the planning
area.

10.4 - Support development which

10.5

11.

integrates water conservation
practices which include on-
site handling of runoff.

- Encourage individual de-
velopers to coordinate with
adjacent property owners in
the development and imple-
mentation of master drainage
basin studies.

Visual and Historical Features

Policies

11.1

11.2

11.3

11.4

1.5

- Protect views to the Front
Range, major ridge lines and

the Upper Black Sauirrel
Valley.
- Preserve the open rural

character of the Valley by
clustering development, main-
taining some open space and
providing view corridors.

- Create new and diversified
local visual environments by
encouraging compatibility of
design and landscaping.

- Buffer unsightly uses such
as junk yards and mineral ex-
traction operations through
careful location, berming and
screening.

- Locate public facilities such
as water tanks and substa-
tions as unobtrusively as
possible and further minimize
their impact through the use
of screening, berming and
natural colors,
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12. Government
Policies

12.1 - Support the equitable rep-
resentation of all area resi-
dents in the consideration of
future land use proposals.

12.2 - Refer all applicable land use
items to the Ellicott Valley
Citizens' Advisory Committee
or a comparable group for re-
.view and comment. It’is sug-
gested that proposals be in-
formally presented by the ap-
plicant to planning area resi~
dents prior to formal sub-
mittal,

12.3 -~ Continue the involvement of
area residents in the develop-
ment of any County-wide
mechanisms for the financing
of regional infrastructure,

12.4 - Support the independent
creation of an economic de-
velopment organization for the
Ellicott Valley if area resi-
dents choose to pursue this
option,

Land Use Scenario

Introduction

This textual Land Use Scenario is
meant to be used in conjunction
with the preceding policies and
inventory information as a guide in
the review of land use proposals in
and around the planning area. In
the absence of a site-specific land
use map or concept plan, it is
especially important that  this
Scenario be given a complete and
careful consideration when deci-
sions are made regarding the
future of the Valley.

The Scenario begins with a brief
Introduction to selected issues
which are critical to successful
development in the planning area.
The description of the Growth
Clusters Approach which follows
provides the fundamental frame~
work for the planning area. This
discussion is in turn followed by a
detailed consideration of Growth
Management Planning as the pre-
ferred method of allowing for
development while at the same time
giving adequate consideration to
the needs and interests of other
planning area residents and the
County. This section concludes
with a preliminary discussion of
the Satellite Cluster approach as
an option for maximizing the range
of early development opportunities.

Development Pattern

In the Ellicott Valley, a mix of
urban density satellite communities
and rural residential developments
should be promoted. Where pos-
sible elements of the existing rural
character should be incorporated
into approved development plans.
Because the planning area has
such a large amount of vacant land
potentially available for develop-
ment, it is unrealistic to - fully
predict where the areas of initial
growth focus will or should be.
For this reason, decisions re-
garding the specific location and
land use mix of future development
shouid be I[argely left up to the
private market. Once projects or
uses have been proposed, factors
such as adjacent uses, environ-
mental features and the availability
of facilities and services may then
be considered as part of the de-
velopment review process. As the
area further develops, it can be
expected that various "growth
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clusters" will begin to emerge, At
that time it will be more appro-
priate to develop detailed location-
specific land use policies. The
"growth  clusters”  concept is
further discussed in a separate
section.

Economic Development

Where appropriate, the information
in this document should be used as
a resource to promote economic de-
velopment of the planning area.
Mixed-use projects which can be
expected to allow the planning area
to develop with a degree of eco-
nomic stability and self-sufficiency
should be given particular sup-
port. The promotion of these
types of development concepts can
also be expected to incrementaily
reduce long distance commuting
between the Ellicott Valley and the
existing metropolitan area. It is
recognized that, over the near
term, small and medium scale
employment generators are likely to
be most competitive and more
easily accommodated through logical
expansions of existing facilities
and services. Over the longer
term, it is the expectation of
Valley residents that larger scale
mixed use and employment centers
can be accommodated in the
region.

Many area residents also condi-
tionally support the alignment of a
north/south  transportation/utility
corridor through the planning
area. Either a public Interstate
bypass or a privately-operated
corridor, could put the Valley in
the path of economic development.
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Preservation' of Transportation
Options

To allow for a maximum number of
future development options, ade-
guate - rights-of-way for a full
urban density major transportation
corridor system should be re-
served. These alignments can be
modified on a case-by-case basis
when areas are more specifically
planned, as long as the overall
integrity of the system is not
compromised.

Growth Management

A combination of growth manage-
ment and project phasing plans
should be utilized to ensure that
adequate public facilities and
services become available as they
are needed to serve both the
on-site and off-site needs of
development. Some suggested
elements of these plans are dis-
cussed in a separate section.
Plans should be structured to allow
projects to "get off the ground",
with a minimum of front-end com-
mitments, while at the same time
providing mechanisms to require all
urban density projects to equitably
participate needed improvements
when they become necessary. The
use of the "satellite cluster" land
banking option, which is also des-
cribed in a separate section, may
be helpful in achieving this ob-
jective.

Resource Management and
Protection

QOutside of available land and a
constituency interested in co-
operative development, the most
important asset of the Valley is
probably its groundwater. The
occasional chance of major flooding
is certainly the most important
environmental concern.

dlen
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All  land development proposals
should be reviewed by appropriate
entities to determine their impact
- on the overail water supply of the
planning area. Projects which
emphasize water conservation and
reuse should be supported, and
those which might result in
groundwater contamination should
not be located over shallow aqui-
fers. Floodplains should be pre-
dominantly left in their natural
state in order to reduce overall
~ drainage engineering costs and to
maximize groundwater recharge.
Soils which are prone to wind or
water erosion shouid be stabilized
during and after construction.

Growth Clusters Concept
Introduction

The development concept which is
proposed for the Ellicott Valley
Planning Area might best be des-
cribed as one of "enhancing what
naturally develops”. It is antici-
pated that what will naturally
develop in the planning area is a
pattern made up of fairly unique
growth centers which are likely to
be separated or surrounded by
considerable expanses of agricul-
tural and grazing land. 1t is
further anticipated that once the
development of a given cluster is
successfully initiated, there will
often be a tendency for additional
comparable uses to be attracted to
the same general location. This
will occur first because additional
uses naturally tend to gravitate
toward areas where the same use
has previously been established
and secondly because there will
tikely be Iless front-end infra-
structure cost associated with
developing in this manner. The
centers or clusters which are

established will be  connected
through a network of major road-
ways and utility lines. Potential
centers or clusters may include
mixed use urban satellites, and
Ellicott "town center", rural resi-
dential communities, transportation
corridor-related industrial and
shipping centers and government
installations. As these clusters or
centers emerge, there will be a
need for more detailed planning
policies to enhance their continued
development and io reduce poten-
tial incompatibilities and in-
efficiencies.,

Urban Satellites

Urban satellites will need to be
designed to meet urban needs and
be connected to an adequate major
roadway and utility network. In
order for these communities to
function effectively, master plans
and growth management plans
should be used in conjunction with
planned zoning districts to ensure
a proper match between the
phasing of development and needed
public improvements and services,

Direct adjacency to either rural
residential or heavy industrial uses
should be discouraged in most
cases. Economic and service self-
sufficiency should be encouraged,
but it needs to be recognized that
the majority of satellite residents
and employees will still need to
commute to other areas for either
employment, housing or retail cp-
portunities, Partly for this
reason, urban satellite develop-
ments are encouraged to be located
in areas with access to major
transportation corridors, Because
these satellites can be expected to
largely "stand alone" from other
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developments for some time, em-
phasis should be placed on
creating a system of independent
services and facilities. These may
include fire stations, neighborhood
schools and parks, interim water
and sewer treatment facilities and
possibly remote County service
centers, The distance factor can
be further reduced by incor-
porating design and service fea-
tures such as emergency medical
transit centers, high fire preven-
tion and suppression standards,
additional security measures and
special road and drainage mainte-
nance arrangements into develop-
ment plans. These features are
further discussed under the topic
of Growth Management Planning.

Town Center

The establishment of an Ellicott
"town center? could result from a
combination of new development,
with the existing uses located
around the intersection of Highway
84 and Ellicott Highway. MNew
development could take advantage
of the character and sense of place
associated with the original town
site, as well as the high traffic
volumes, which may pass through
this high profile intersection in the
future, These projected high
traffic wvolumes will represent a
mixed blessing since they will
eventually reduce direct access to
traditional institutional and retail
uses in the area. This potential
problem could be partially amelio-
rated by developing a system of
frontage roads or by slightly off-
setting either the major roadways
or the town center to allow the
major corridors to bypass it.
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Rural Residential Clusters

Cver the past decade, a rhajor
component of development activity
in the planning area has been

rural residentiai subdivisions.
These developments may vary
greatly in  overall size, but

typically consist of individual lots
in the 5 to 10 acre range. Rural
residential subdivisions are almost
exclusively served by individual
well and septic systems, Full
urban amenities such as street
lights, curb and gqutter and sidew-
alks are not normally required,
but street paving is being man-
dated more and more often in
order to mitigate fugitive dust
problems in compliance with State
statutes.

When asked, many rural residential
property owners explain that their
primary reason for moving to or

‘remaining in the Ellicott Valley is

its rural lifestyle and consequent
lack of urban hustle and bustle.
For this reason, rural residential
and urban development do not al-
ways make good neighbors. As
rural residential areas begin to
emerge, the larger concentrations
should be encouraged to develop
as their own growth ciusters and
should largely be kept free of
more urban intrusions. Major
transportation corridors should
specifically be routed around them,
and commercial uses should be
kept at a small and local scale. In
order to limit fugitive dust prob-
lems, however, access to a system
of paved roads will likely be
necessary for all but the smallest
of proposed rural residential de-
velopments.

Ll
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Transportation Corridor-
Related Centers

If a major north-south transpor-
- tation and/or utility corridor were
located within or adjacent to the
planning area, it would be likely
that impetus would be provided for
the development of one or more
shipping or industrial centers re-
lated to it. These centers would
most probably be located at the
intersections of such a corridor
with existing or future east-west
routes. The purposes of these
centers could include the trans-
shipment and storage of materials,
corridor service, or industry de-
pendeni on the corridor. Many of
these potential uses will require
access to the corridor as well as a
range of public facilities and ser-
vices, Often, these types of de-
velopments are fairly compatible
with any negative impacts such as
noise, visual clutter or safety
hazards, which are associated with
the corridor. Incompatibilities
which do exist occur more often
between the uses in these indus-
trial and transportation-oriented
areas and those which may be
adjacent to them. For this reason,
it is important to develop these
areas to adequate standards and
provide buffers between them and
other less intensive or potentially
noxious uses.

Proposals  for transportation and
industrial centers should be care-
fully reviewed in order to avoid
the possibility that they could
adversely Impact the groundwater
supplies on which surrounding de-
velopments are dependent.

Government Installations

Several sites within the planning
area should be considered as po-
tential locations for future govern-
ment installations. Among the
reasons for this are the overall
military and institutional influence
in the region, the supply of va-
cant developable land in the plan-
ning area and the fact that much
of this vacant available land is in
State ownership. The planning
area has already been chosen as a
location for the Air Force
Academy's alternate T-41 landing
strip. Government  installations
often provide additions to the
economic base of the surrounding
community and result in an en-
hancement of property values.
They can also produce minor en-
vironmental impacts when compared
to ‘other land development options.
In manv cases, these facilities can
internally accommodate many of
their own utility and service needs
if these are not generally avail-
able. Potential negative aspects of
government installations include
the fact that they do not directly
pay property taxes and they may
gererate significant off-site im-
pacts. These impacts may include
traffic generation, noise, light
pollution, dust and utility needs.

While area residents generally
support the location of government
installations within the planning
area, each proposal should be
evaluated based on its own merits,
Impacts to the surrounding com-
munity should be mitigated through
the provision of buffering and
necessary infrastructure.
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Growth Management Planning
Introduction

Regardless of the exact develop-
ment pattern which ultimately
emerges in the Ellicott Valley
Planning Area, it is important that
future residents be provided with
efficient, cost-effective and equi-
tably shared facilities and ser-
vices, Conventional service de~
livery and financing systems which
rely on phased extensions from
centralized facilities can only par-
tially meet the needs of the dis-
persed growth centers which are
anticipated for the Ellicott Valley.
Additional facility and service
management mechanisms will be
necessary to serve these dynamic
and independent  centers, A
flexible combination of conventional
and uniquely tailored planning and
financing tools is often the most
viable means to support the de-
velopment of independent growth
centers while at the same time en-
suring that the needs of all
County residents are best served.
Collectively, this approach is
known as growth management
planning.

The purpose of growth management
planning is to allow more or less
independent development to get off
the ground, while assuring that
effective and equitable urban ser-
vices and facilities will ultimately
be made available to project resi-
dents. It is often unrealistic to
provide a full array of urban ser-
vices concurrently with construc-
tion of the first residential or
nonresidential units in a develop-
ment. In some cases, it may
actually be prudent to defer the
construction of certain facilities,
such as roads, until an adequate
user base is available, Growth
management plans respond to
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situations where growth rates are
uncertain by typically tying spe-
cific. improvements or levels of
service to particular milestones in
project phasing. The assumption
should be that each project is
uniquely dynamic. In the initial
stages, other planned developments
should not be overly depended on
to create markets and provide ex-
ternal services, even though the
long-term goal may be for several
separate developments to be uni-
fied into an efficient and cohesive
regional urban system. Therefore,
a viable growth management plan
should consider the context of
surrounding land use by account- -
ing for its ultimate buildout, but
the feasibility of the primary pro-
ject should not be contingent on
that surrounding development
occurring within a defined time
frame. To summarize, the growth
management planning technique has
the advantage of being able to
identify and move toward preferred
ultimate arrangements while still
allowing development to occur
under interim conditions. While
many growth management plans will
contain common elements and imple-
mentation measures, each should
allow for the special circumstances
associated with its particular pro-
ject. Several key aspects common
to many growth management plans
are considered in the following
discussion.

Milestone or Step Approach

A fundamental component of many
growth management plans is a mile-
stone or step approach wherein
specific improvements, levels of
service or actions are tied to
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completion or approval of par-
ticular phases of a project. Sub-
division or zoning approval for
either the initial or certain latter
phases of a project may be made
contingent. on  satisfaction  of
various predetermined conditions.
Conditions may include completion
of prior phases to a defined point,
provision of specified internal and
external facilities and services, the
formation of districts or the
signing of certain contracts for
services. With zoning approvals,
it is possible to include clauses to
prompt reconsideration of original
zoning if specified conditions are
not met. Al pertinent aspects of
the ElI Paso County Zoning and
Subdivision Regulations alse need
to be adhered to.

Relationship to General Fund
.and  Potential Impact Fee
Financing Systems

It is likely that the best public
services financing system for
- Growth Clusters will actually con-
sist of a combination of ap-
proaches. The first approach is
to rely as much as practical on
existing service delivery and
financing systems, especially
during the initial phases of the
project. This may include use of
existing  County services and
arrangements with operating dis-
tricts and utilities. Developers of
growth clusters should also par-
ticipate in any county-wide infra-
structure financing fees if these
are adopted and applicable. Be-
cause County Genera! Fund and
potential impact fee arrangements
may not be sufficient to guarantee
timely availability of certain needed
services and utilities, additional
stand alone financing systems may
need to be implemented. These

may .include up front payments,
financial guarantees or the forma-
tion . of districts. Durina con-
sideration of financing approaches,
analyses need to be performed to
ensure that both the developer and
future residents do not end up
either -being subsidized by the
general taxpayer or being assessed
for a disproportionate share of
infrastructure and service fi-
nancing costs. With the avail-
ability of more advanced and

accessible Countywide socio-
economic, land use and financial
databases, it will become more

practical to perform more sophis-
ticated fiscal impact analyses for
future projects.

Formation of Districts

Although the use of one or more
financing districts may be the
preferred means of providing
certain facilities and services to an
emerging growth cluster, it is also
good policy to limit the overall

proliferation of districts. This
minimizes administrative com-
plexity, avoids inefficient and

overiapping services and should
reduce the possibility that districts
may become insolvent and Dbe
forced to raise mil levies. Where
possible, a desired option might be
to annex to an operating district
or to design a system which can
eventually be physically and ad-
ministratively combined with others
in  the same vicinity, Where
existing districts are not a viable
option, the formation of a single
metropolitan district may be pre-
ferred when compared to several
single purpose districts,
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The service plans, which are re-
quired prior to the legal creation
of districts by the Board of
County Commissioners, can provide
a mechanism for integrating fi-
nancing policy into an overall
growth management package.
However, it needs to be made clear
that once districts are authorized
by the Board of County Commis—
sioners and the court system, they
operate with a great deal of
autonomy from County government.
They can, for example, annex
additional territory without an
amendment to the service plan.
Since the residents of the district
are ultimately responsible for the
tax liability they incur, it is
important to design, authorize and
administer speciai districts pru-
dentiy.

Tests For Adeguacy

Plans for satellite developments will
have to meet tests for service and
facility adequacy which are. de-
termined on a County-wide basis.
These include compliance with
various County Subdivision Regu-
lations governing such subjects as
water supply, sanitary sewer ser-
vice, drainage facilities, = road
access and numerous other im-
portant considerations., Additional
adequacy standards are being de-
veloped as the County continues to
perfect its land development regu-
lations and public facilities fi-
nancing mechanisms. The chal-
fenge is to determine the ap-
proaches which allow development
to proceed most efficiently and still
meet these adequacy standards.

a0

Land Use Mix

For most growth clusters, a rea-
sonable balance between employ-
ment, residential and commercial
uses will be desirable. At least in

theory, this balance will eliminate

the need for other projects in the
vicinity to skew their land use mix
to compensate for a project
weighted toward one particular
use. A balanced project will also,
at least theoretically, minimize the
need for external automobile trips.
Initially, developments are often
ptanned to include a dispropor-
tionate amount of commercial, office
and industrial uses, but there are
instances where not enough em-
ployment or retail space is
planned.

In practice, market conditions and
service availability will combine to
dictate which uses end up getting
buitt at what time. Often, a
satellite growth center will not
have the initial marketability to
attract significant employers or
enough population base to support
many commercial establishments,
These realities need to be taken
into consideration in determining
the appropriate land use mix for
earlier project phases. Regional
and small area land use statistics
and multipliers are available from
various local and state agencies for
use in evaluating an appropriate
land use mix.

Transportation

Transportation plarning is often
the most critical element in the
formulation of a successfu! growth
management plan. This is because
transportation systems are almost
always the most costly capital

IR
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improvement associated with de-
velopment. The ultimate added
cost of retrofitting a system which
was not adeduately planned in the
first place can be exorbitant.

Effective growth management plan-
ning for transportation actually
begins with decisions regarding
land use mix, phasing and project
layout. A transportation respon-
sive land use plan can minimize
total wvehicle miles traveled by
allowing for employment centers
- and retail uses close to residences.
A responsive transportation plan
will also be flexible enough to
allow for external transportation
impacts which can not be com-
pletely determined during early
planning stages.

A complete growth management
transportation element will be
based on a well-prepared traffic
. impact analysis. This analysis
should address both on-site and
off-site impacts of both the pro-
posed project and existing or
contemplated adjacent development,
Based on these data, recommended
interim and ultimate systems can
be determined along with adequate
funding mechanisms. In  per-
forming the impact analysis, it is
‘important to not initially overstate
the proportion of trips that can be

expected to be internally diverted .

within a project, especially during
peak commuting hours. As a de-
velopment matures and enlarges,
more vehicte trips can be expected
to be captured internally. Traffic
impact analyses may have to be
periodically updated to keep pace
with changing conditions in and
around the project. It is very
important that the "trigger" for
transportation improvements  be
based on measures of actual impact

such as vehicle trips on a given

- roadway or deterioration of the

level of service to a predetermined
point.  Arrangements, which tie
improvements to project phasing,
number of housing starts or a par-
ticular date and time are likely to
be less responsive to actual need,

Some proposed satellite develop-
ments, within the planning area,
may face an almost immediate need
to participate in the upgrading of
either on-site or off-site unpaved
roads to meet County and State
Fugitive Dust Regulations. These

regulations require that dust con-

tro! measures be undertaken before
unpaved road segments reach a
threshold of 200 vehicle trips per
day. If the Ellicott Valley ever
becomes a non-attainment area for
particulate emissions, this standard
will be reduced to 150 ftrips per
day. Since one single-family home
accounts for about 10 dailv trips,
it only takes the equivalent of 20
occupied units with  exclusive
access to the same roadway link in
order to trigger the need to pave,
Once a roadway is paved, its daily
capacity may be increased to
several thousand trips depending
on what kind of functional classi-
fication and access control it has.
In these situations careful con-
sideration should be given to
mechanisms for sharing the cost of
improvements if external users will
uitimately benefit from the im-
provement,

The transportation element should
be sensitive to uncertainties about
the actual rate of project buildout,
It should also take into account
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the need to tie into regional sys-
tems. Non-automotive transporta-
tion modes such as pedestrian and
bikeways, mass transit and avia-

tion should also be considered, -

and pians should remain flexible
enough to account for future
changes in technology.

One means of reducing concerns
with future roadway financing in
an uncertain development environ-
ment is to aggressively protect the
rights-of-way necessary for a
"worst case' development situation,
but only construct those facilities
which are needed to satisfy pres-
ent demand. If it turns out that
right- of-way and road design
projections were too aggressive,
plans can eventually be scaled
back.

Satellite growth clusters, such as
those contemplated for Ellicotf, are
typically pianned in areas where
only a very basic transportation
system is available. Roadways may
be adequate to serve rural trans-
portation needs along with a small
increment of wurban growth, but
they will not be sufficient to meet
the needs of large scale. develop-
ment.

Connections between the proposed
development and major roadways or
metropolitan areas often also need
upgrading. Improvements may not
be needed until a certain traffic
_threshold is reached and then,
once the improvement is made, the
system may have a large excess
capacity for several years. One of
the primary challenges of growth
management plans for the Ellicott
Valley will be to design a system
where construction can be corre-
lated as closely as possible with
the actual need for improvements.
El Paso County and the Pikes Peak
Area Council of Governments are
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in the process of designing a
transportation impact model for the
County. This information will pro-
vide a good point of beginning for
individually tailored plans.

Educational Services and
Facilities

School Districts typically have the
largest per capita combined operat-
ing and capital budgets of any
local government entities. They
ordinarily account for about 60%
local property tax levies even
though property taxes generate
less than one half of the total
revenue needed to finance the total
district budgets, The State of
Colorado provides most of the
balance. Clearly, there is a
distinct relationship between the
land wvalue in a district and its
abiiity to provide quality educa-
tion. '

While salaries and other operational
expenses make up the bulk of
school expenses over time, capital
construction costs can present a
major burden to growing or
changing school districts. The per
student cost of providing ane
classroom space (student station)
can be up to $12,000, although it
is possible to lower this figure
significantly in non-urban areas.
The new Ellicott Jr./Senior High
School, for example, cost $6,000

per student based on its
$3,000,000 price tag and 500
student  capacity. It quickly

becomes apparent that the capacity
issue can Dbe very troublesome
since construction and location
decisions need to be made severai
years ahead of time based on the
best awvailable projections. Small
districts are in an especially
sensitive position since the de-
cision to build or not to build may
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their
growth

represent a
facilities.

doubling of
Cooperative

management planning between the

County and the school districts
can help assure that capital im-
provement decisions are made in
the most equitable and efficient
manner.

Because school districts are highly
autonomous in their authority,
growth management plans for
school facilities will vary with the
needs and pelicies of each district.
Growth management plans for edu-
cation might include developer
guarantees for schoo!l site prepara-
tion and utility availability at a
defined point in the development
process. Where there may be
large growth impacts which are
difficult to gauge, the developer
might participate in building one
or more facilities to be leased back
and eventually acquired by the
districts,

in situations where a satellite
-project is contemplated for an area
remote from any existing com-
munity services, the district and
the developer may have to "fill
more shoes" by designing a stand
alone service approach. Special
needs may include plans for emer-
gency medical situations, meal
programs, latch-key services,
special library facilities, computer
and television links and mainte-
nance facilities.

Educational services growth man-
agement plans should also incor-
porate the potential positive bene-

fits of satellite communities. Some
rural school districts, including
Ellicott #22, have some excess

building capacity and could benefit
from some additional students and

an enhanced tax base. [f non-
residential development can be
successfully incorporated into the

project, additional revenue will be

generated without the need to
provide added services. In these
cases, the first increment of
growth may be viewed as a net
benefit to the district, and any
growth management arrangements
should take these benefits into
account.

Water

Responsibility for reviewing the
adequacy and quality of proposed
water supplies for new and exist-
ing developments rests primarily
with the State of Colorado. The
County indirectly has some in-
volvement through the adminis-
tration of their 300-year water
supply Subdivision Reguiations.
In many parts of the Ellicott
Valley, it should be possible to
start up one or more new develop-
ments based on on-site well water
supplies and rely on future

regional sources once the project
reaches a certain growth thres-
hold. The point where water

supply guarantees must be fully in
place is at the subdivision platting
stage. Land use approvals up to
that point can be given based on
reasonable evidence that adequate
water will be available to serve the
entire development. Since the
amount of water available in the
Ellicott Valley and vicinity is finite
and primarily appropriated for
existing wuses, it is unlikely that
even preliminary approvals would
be given for multiple large scale
projects all at one time unless
there is a change in the supply
situation.

The key component to.a successful
water management plan for a satel-
lite development will likely be an
integrated phasing approach which
ties initial development approvals
to reasonable water availability and
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culminates with full guarantees at

the time of platting. It is also
likely that commitments to water
conservation and reuse in project
design and implementation will be
an integral part of a complete
management. plan.

Wastewater

The potential for availability of
wastewater service often ends up
being a very critical factor in de-
termining whether a satellite urban
development proposal will be pri-
vately or publically viable, This
is first because the local and State
approval process for a new piant
is inherently time consuming and
secondly because start-up facility
costs are often very substantial.
These front end plant costs of
ordinarily a miflion dellars or more
often place a substantial burden on
either the developer or a district
he creates, especially if initial
project buildout is not rapid. Al-
though technoiogies exist for smali
package plants which do not re-
quire continuous on-site moni-
toring, these ultimately may not
end up being cost-effective or be
acceptable to health officials. In

any case, facilities must be place

and up to State Health Department

specifications prior to occupancy of

any urban density structures.

Because of these potential time and
money constraints associated with
building a new plant from scratch,
a more acceptable alternative may
be to connect by either gravity or
force main to the plant at Sunset
Village. The cost of instailing
pipe and/or lift stations is sub-
stantial, but the timing is not as
drawn out, and it may be possibie
to obtain partial reimbursement
from other property owners along
these lines who may also wish to
participate.
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The local and State "208" Water
Quality Management Planning pro-
cesses are well defined and should
provide the basis for wastewater
growth management planning ele-
ments. The Pikes Peak Area
Council Of Governments (PPACG)
is the local fead agency for this
function. The growth management
plans for satellite developments
might take this process one step
further by establishing arrange-
ments in cooperation with other
regional projects to move toward
eventual regionalization of facilities
through steps to be taken at de-
fined points in the buildout of the
development.

Drainage

Growth  management plans for
satellite developments will need to
take a unified approach to con-
trolling storm water runoff. In
some cases, it will be preferable to
design the facilities in the de-
velopment so that only historic
flows are allowed offsite. Normally
this will involve some form of on
site detention. In other cases,
the only feasible solution will in-
volve doing a detailed study of a
basin which may extend beyond
the limits of the development and
planning for improvements on a
wider scale. Full implementation of
this approach will require the par-
ticipation of surrounding land
owners. However, in keeping with
the stand alone philosophy of
satellite development, surrounding
development should not be overly
depended on to make a drainage
control plan feasible. In all cases,
the '"big picture” for drainage
needs to be considered, and com-
pliance with relevant County regu-
lations including those in the City/
County Drainage Criteria Manual
will be necessary.
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Fire, Emergency Medical and
Police Protection

Rural and rural residential areas
such as the Ellicott Valley Planning
Area, as it is characterized today
are considered to be adequately
served by all-volunteer taxing fire
protection districts which primarily
rely on off-site water supplies.
Due to their density and com-
plexity, urban style developments
have more stringent requirements
including the installation of fire
hydrants. Response times are
- typically expected to- be faster.
To supplement existing facilities
and equipment, satellite community
development plans may need to
include fairly immediate provision
for an emergency communications
facility and set aside space for a
future fire station. Where fire
protection is still considered to be
inadequate, additional steps, “such
as providing suppiementary equip-
ment on a lease back basis or
reduction of fire danger through
the mandatory installation of alarm
and sprinkler systems may be
necessary.

Because it takes a fairly large
population base (on the order of
30-35,000 persons) to justify the
cost of a fully staffed outpatient
.emergency medical center, ambu-
lance and helicopter transportation
to fairly distant metropolitan fa-
cilities will have to be relied on
for some time. Having an effective
emergency medical communications
and response plan in place is more
important than designating a spe-
cific helicopter landing area, since
helicopters will try to land as close
as possible to a medical emergency
site once they have been given
official go ahead from the ground.

- The police protection situation in

the Ellicott Valley is complicated
by the fact that County Sheriff
and State police patrol areas are
quite large, and both of = their

headquarters are located in Colo-

rado Springs about 25 miles distant
from the center of the planning

area. The same attention to an

emergency response plan, as des-
cribed for fire protection, would
be applicable here also. Untii
such time as densities increase to
the point that additional patrols
and substations can be justified,
supplementary security measures
may be necessary. These could
include pertinent additions to the
emergency response plan described
above, additional contracted ser-
vices or the possible creation of a
law enforcement authority. The
latter alternative can be legally
complex and expensive. Extra
security measures, including
lighting and alarm systems, could
also be integrated into design
elements,

Other Utilities and Services

Utilities and services other than
water, wastewater and public
safety tend to be less sensitive to
location and therefore relatively
less important as growth manage-
ment considerations. Electric and
telephone service can almost always
be extended, provided that the
developer is willing to pay a share
of the extension costs. Rural
Electric Cooperatives are often
looking for additional customers to
dilute some of their fixed costs.
Naturali gas service is not cur-
rently available within several
miles of any planning area bound-
ary, but it can be extended once a
threshold of an wurban density
development is reached.
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Because externally stored propane
gas is not considered as safe an
energy source for densely popu-
lated areas, provision should be
made. in growth management plans
for eventual connection to natural
gas when this becomes viable.
Comparable threshold could also be
arranged to deal with the issue of
installing certain utilities under-
ground.

Parks and Recreation

With a  satellite  development,

chances are good that no formal
regional and neighborhood parks
will initially be available. [t is
understood that urban density

residents will have a greater need.

for these facilities because their

lot sizes will be much smaller than

those in rural residential neighbor-
hoods. However, during the early

stages of satellite development,

urban density residents will have

the benefit of a lot of Yperceived" -

open space because much of the
area around them will be unde-
veloped. For this reason, it is
important that the park and rec-
reation element of a growth man-
agement pian consider both the im-
mediate and longer range situation.
This element should address the
issues of land dedication, park
development and maintenance over
the life of the proposed project.
Relationships to an eventual overall
regional park and open space sys-
tem should be considered in the
growth management report. The
most important early steps in this
planning process include the
reservation of adequate land to met
all  future park and recreation
needs, and the establishment of a
mechanism  which ensures that
parks will be developed and main-
tained when they are needed.

Updates

As one satellite project develops
over time, more will become known
about both it and the situation in
areas around it, As circumstances

- change, it will be advisable to

periodically review and possibly
update individual growth manage-
ment plans to make sure their
assumptions, conditions and ar-
rangements are still wvalid. Ap-
propriate changes should be made
so long as they are consistent with
the spirit and intent of the
original plan.

Conclusion

The chief purpose of satellite
community growth management
planning is to "ask all the ap-
propriate questions® regarding
land use mix and planning, and
their relationship to public ser-
vices, facilities and financing.
These management plans should be
structured to most efficiently meet
all current needs and to provide a
flexible, but also effective ap-
proaches to the future service and
utility needs of the project. They
should be designed to meet the
needs of development as they
occur, but they should also be
forward looking to ensure that the
ultimate public service and facility
systems are the most effective and
efficient.

Satellite Cluster Land Banking
Option

For several of the possible growth
scenarios which have been con-
sidered in the preceding discus-
sions, there is likely to be a lag
between an immediate desire to
initiate development and the avail-
ability of a fully integrated urban
infrastructure and service system.
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This may especially be the case if
one or more previously approved
or pending projects in the region
have already "monopolized" much
of the available short-term de-
velopment capacity. One of the
more  pertinent examples of this
potential situation is with roadway
capacity. The existing regional
system of two Ilane roadways is
probably adequate to meet the
needs of a few scattered satellite
developments with relatively minor
upgrades, but the next proposal in
line might create a situation where
substantial upgrades to four lanes
would be needed to accommodate
“the next Iincrement of growth.
Slightly less direct but comparable
situations could occur in the areas
of regional drainage, regional
water supply and police protection
where it could be demonstrated
that major changes or system up-
grades will need to be made ohce a
defined "overall density" is
reached for the entire area.

A Satellite Cluster Land Ba'nking',

Option may provide a means of
"opening up" more of the urban
density development market at an
‘earlier juncture than with a tra-
ditional sequential approach.
Under this cluster option, only a
portion of a larger parcel, con-
templated for eventual urban de-
velopment, would be given im-
mediate approval while the re-
mainder of the Iland would be
"banked" until specified levels of
regional services were available,
These benchmarks might include
construction of a second arterial
link to the metropolitan area,
availability of an outside water

supply or location of a law en—

forcement substation closer to the
planning area.

This. land banking would provide a
meanis- of artificially holding a
percentage of land in each par-
ticipating project out of develop-
ment during the earlier stages of
urbanization in the Valley. The
effect would be to aliow some high
density development while guaran-

teeing'_’thé;‘ overall densities re-

mained low enough to not over-
burden the regional infrastructure

system while it was .in the process

of being upgraded. This approach
would differ substantially from
traditional overall density ap-
proaches which. emphasize per-
manent limits on overall density
through  preservation of large
tracts of open space. With this
scenario the only permanent open
space requirements in many cases
would be those necessary to
satisfy general County park dedi-
cation standards.

An 'exémple of the application of
this option would be the following:

~A landowner with 1 ,000 acres,
desiring to develop at urban

.. densities, would know from

. previous and accepted de-
~ terminations that the regional

" holding capacity of his land

' had been established at one
dwelling unit per acre based

f
ot

lane " arterial ‘roads,” locally

“obtained ground water sup-:
~plies and Sheriff's protection

. provided remotely from down-
- town Colorado Springs. The
owner would then have the
option of initially cohstructing

“on a system of improved two
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five units per acre on 200 of
the acres and placing de-
velopment restrictions on the
other 800 for a specified time
or until certain specified’
- changes in conditions = were -
- demonstrated. Gbviously,
this is a simplified. example
since more of a mixed use de-
velopment approach would be
" preferable in most cases.”

One implied assumption - for -uti-
lizing this land banking option
would be the full knowledge .and .
consent of all contro![mg interests
‘in the effected property. LT

At present, the County Land De-
velopment Code does .not include
procedures to implement this type -

of clustering option, but these -
mechanisms could be developed
without too much difficulty if they

were desired ‘by elected officials.

A more difficult related task would -

‘be to determine what overali
regional holding capacity is ap-
propriate for the - region under:s:+- =
current service and facility cen= .-~
ditions. However, the necessary 7 ="
tools, such as detailed trans= =/
‘portation modeling packages are
becoming available to make" these
analyses possible. L i
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AMENDMENT TO THE MASTER PLAN  (Approved)

PRE s
Commissioner Breuning moved that the following if_!_?i'esoiutiorg be adopted:

e . L .. 4

BEFORE THE PLANNING COMM'}-‘SS'[ON'
OF THE COUNTY OF EL F’ASO
STATE OF COLORADO

RESOLUTION NO MP-89-1 -

WHEREAS, the Ellicott Valley Citizens' Advisory Committee and the El Paso
County Planning Department request approval of and- amiendment to the
Master Plan for E! Paso County by the adoption of the Ellicott Valley Com-
prehensive Plan, within the designated areas of the unincorporated area of
El Paso County; and -

WHEREAS, a public hearing was held by this Commission on April 18, 1989;
and E -

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 Planning Department, comments of public officials and agencies, and’

comments from all interested parties, thls Commassuon fmds as follows:

1. That proper posting, publication and— publlc ‘notice was provided as' o

required by law for the hearing of. the Ptanning Commission.

2. That the hearing before the Pianmng Commission was extensive and

complete, that all pertinent facts, mattérs 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.

~ O T

b - T T
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WHEREAS, Section 30-28-108 C.R.S. provides that a county planning com-

mission may adopt, amend, extend, or add to the County Master Plan.

NOW, THEREFORE, BE

Paso County:

BE

IT FURTHER RESOLVED that the following condition shall

All of Range 62 West, Township.13 South; Al of Range 62 West,
Township 14 South; All of Range 62 West, Township 15 South;
Sections 6, 7, 18, 19, 30, 31 of Range 61 West, Township 13
South; Sections 6, 7, 18, 19, 30, 31 of Range 61 West, Township
14 South; Sections 6, 7, 18, 19, 30, 31 of Range 61 West, Town-
ship 15 South; Sections 1-4, 9-16, 21-28, 33-36 of Range 63
West, Township 13 South; Sections 1-4, 9-16, 21-28, 33-36 of
Range 63 West, Township 14 South; Sections 1-4, 9-16, 21-28,
33-36 of Range 63 West, Township 15 South of the 6th P.M., Ei
Paso County, Colorado,

upon this approval:

Commissioner Pfalmer seconded the adoption of the foregoing Resolution.

1. §30-28-109, C.R.S. requires the Planning Commission to
certify a copy of the Master Plan, or any adopted part or
amendment thereof or addition thereto, to the Board of
County Commissioners and to the Planning Commission of all
municipalities within the County. The Planning Commis-
sion's action to amend the Master Plan by the approval of
this document shall not be considered final until the ap-
plicant submits a minimum of ten (10) compiete sets of the
final documents and maps to the Land Use Department and
such documents and maps are certified by the Chairman of
the Planning Comm:ssaon and distributed as required by
law,

The roll having been called, the vote was as follows:

Commissioner Ingersoll aye
Commissioner Grogger aye
Commissioner Conover aye
Commissioner Lipskin aye
Commissioner Pfalmer aye
Commissioner Breuning aye
Commissioner Rixon aye
Commissioner Routh aye
Commissioner Routh aye
Commissioner Hyer aye

‘ IT RESOLVED that the Amendment to the Master
Plan for El Paso County by the adoption of the Ellicott Valley Comprehen-
sive Plan be approved for the followmg descrlbed unincorporated area of El

be placed
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"i“.,:’t",'.,
The Resolution was adopted by a unanimous vote:of 9 to 0 by the Planning
Commission of the County of El Paso, State of Coiorado e
In making his motion Mr. Breunmg noted the geology must be con5|dered
before any landfill is located in the area inasmuch as the water level is h:gh
and the area has sandy soitl and the major sourte of domestrc ‘water .is via
wells. 2 PR .
DATED: April 18, 1989, I
P _ = i : i
- .
S W o ! i -
P
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LIST.OF RESGURCES -

The following is a partial list of the resources which can help in the imple-
mentation of this Plan: : .

Interpretation of the Document

- Ei Paso County Planning Department . (71%8) 520-6300
27 East Vermijo Avenue . _ Attention: Comprehenswe
Colorado Springs, Colorado 80903 Section’

- Ellicott Valley Citizens' Advisory Committee
c/o Buddy Babcock
Mountain View Electric Association, Inc.
11140 East Woodmen Road:
Peyton, Colorado 80831 (719) 1495-2283

Economic Development

- Above two contacts, plus -

- El Paso County Office of Economic Development and Public Finance
27 East Vermijo Avenue oo -
Colorado Springs, Colorado-: 80963 - - - -{719) 520-6u480

Zoning and Subdivision -

- County Planning Department (see above)

Transportation

- Department of Public Works
Attention: Merv Casey/Dave Watt
3105 North Stone :
Colorado Springs, Colorado 80907 (719) 520-6460

- Colorado State Highway Department (Highway::94)
Attention: David D. Miller
P. 0. Box 536 .- "
905 Erie Avenue ‘
Pueblo, Celorade--. 81002 S (719) 544-6286-
Water Py o
- Upper Black Squirrel Creek Groundwater District (good initial contact)
c/o Dr, Neal Clement, President
6255 East Blaney Road N
Falcon, Colorado 80831 SR (?19) ‘683-3177
- Colorado Division of Water Resources
Engineer's Office (Well Permits)
1313 Sherman Street, Room 818
Denver, Colorado 80203 S (303) 866-3581
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- Cherokee Water & Sanitation District (Suppl:er‘)
Attention: Stuart Loosley
1335 Vailey Street
P. O. Box 9908 - R CoED
Colorado Springs, Colorado 80932 (719) 597-5080 - "L w
- Sunset Metropolitan District T U e S SN
Attention: Rodney Preisser T
5475 Mark Dabling Boulevard, Suite 300 ~° .. . N
Colorado Springs, Coforadp 80918 . (719J 593-0700., . .
Wastewater ‘
- E! Paso County Health Department (Septic Permitsy
Attention: Frank QOtoupalik :
50t North Foote S
Colorado Springs, Colorade 80909 a (719) ~ 578-3125
- Pikes Peak Area Council of Governments o
("208" Area-wide Water Quality Planning) e e
27 East Vermijo Avenue, 5th Floor S e e e
Colorade Springs, Colorado 80903 (718} u71-7080
Air Quality (Dust Permits) ) P
- El Paso County Health Department “(Séptic '-F?'!er-mifé'}'f-,a: ndr

501 North Foote

Colorado Springs, Colorado 80909 (719) 578-3139
Building Permits (Zoned Areas) -

-~ Regional Building Department S - 1_
101 West Costilla . -
Colorado Springs, Colorado 80903 ° (719) 578 6801

Fire Protection ‘ "‘a'ff_"f.‘?‘;;. PR R _

- Ellicott Fire Protection District = ire™'wer v Apisd afs' 7 shown il
Rural Route 2 ‘ st G ‘3: RNk
Calhan, Colorado 80808 (719) 683- 253 = _;_"’7' -

- El Paso County:Planning Department can providé - @ontﬁets for other
districts and departments R ) ;

- S EERRV ORI TS BRI R
Schools ' Loy R ey a0 K

- Ellicott School District $22 T
Dr. Lionel Robertson, Supérintendent N
Route 2 somyez. . P R TR
Calhan, Colorado 80808 ST (719) . 683:2328 . T
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Floodptams

" -~ .Dan Bunting, Regional Floodplain Administrator
Reglonal Building .Department
101 . West Costiila

p Colq_ra.do Springs, Colorado . 80903 (719} 578-6801

Wildlife

- Colorado Division of Wildlife, Regional Office
Attention: Bruce Goforth -
2126 North Weber

-Colorado Springs, Colorado . 80907 (719) 87372945

State Land

- Cotprado State Board-of Land Commlssmners
Attentlon Larnéd Waterman
;1313 Sherman Street, :,Room 620

" Denver; -Colggado 80203 (303) 866-3u454

Range Management and Soil Conservation

-~ El Paso County Scil Conservation D:strlct
 Attentiri s Fd. Spence-
- 1826 . East: Platte. Avenue,s Suite. JT18

- Co[orado -Springs, Colorado - 80909 {719) - 473-7104

;;';,Elect'mc:ty

: ""Mountam ytew Electric AS,SQClatIOI‘I
‘Attention:. Rod: Broome
P. O. Drawer M

Limon, Colorado 80828 -£303)  775-2861

Telephone

- El Paso County Telephone Company
Agtention:  Joe Alexander
}}8;6 Petyop Htghway

’_Colgradq -Springs; -Golorado 80909 (719) 683~2501

Police Protection

- El Paso County.Sheriff's Department
15 East Cucharras

Colorado Sprlggs~ Lolorado 80903 (719) 520-7100

2. Colorado State Patrol .(Highway 94.and all accidents)
18 East Arvada
_Colorado Springs, Colorado 80906

e Alrpor’t

- Spmngs East, Airport
c/o Car. Susemihi
1757 Log Road Route 2

Caihan, Colora'do 80808 (719) 683-2701

‘Dispatch = (719)
Administration =

635-3581
635-0385
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