
  
 

 
MEETING DATE: March 10, 2014 

 
TO:  Members of City Council 
 
FROM: City Council President Keith King 
 
SUBJECT: WORK SESSION AGENDA  

 
 
The Work Session meeting of the City Council of Colorado Springs is scheduled to 
commence on Monday, March 10, 2014, at 1:00 p.m. at City Hall, 107 N. Nevada Avenue, 
in Council Chambers.  
 
 
1 .  CALL TO ORDER  

 
 

2 .  CHANGES TO THE WORK SESSION AGENDA 
 
 

3 .  REGULAR MEETING COMMENTS   
 
 

4. FEBRUARY 24, 2013 WORK SESSION MINUTES 
 
 

5 .  EXECUTIVE SESSION  
 

 
6 .  STAFF AND APPOINTEE REPORTS 

  
A. Agenda Planner Review – Eileen Gonzalez, Council Administrator 

B. City for Champions Project Update  
 

7. PRESENTATIONS FOR GENERAL INFORMATION 
 

A.  South Academy Economic Opportunity Zone Action Plan – Fred Veitch, Lead 
and Tiffany Colvert, Chair, South Academy Economic Opportunity Zone 
Solutions Team 
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B. North Nevada Economic Opportunity Zone Findings & Recommendations – Rob 

Oldach, Co-Chair and Fred Veitch, Member, North Nevada Economic 
Opportunity Zone Task Force 
 

C. Fire Department Briefing on Ambulance Contract – Christopher Riley, Fire Chief 
 
D. City Council Engagement Program, Boards and Commissions – Commissioner 

Eric Phillips, City Planning Commission and Tim Gramling, President, Colorado 
Technical University 
 

8. ITEMS FOR INTRODUCTION 
 

A. An Ordinance Pertaining to a Sales or Use Tax Exemption within a Commercial 
Aeronautical Zone – Councilmember King 
 

B. A resolution supporting a Local Government Grant Application to Great 
Outdoors Colorado for the Colorado Springs Fitness Zone Park Development 
Project. (Parks, Recreation and Cultural Services – Karen Palus, Parks, 
Recreation & Cultural Services Director    

 
9 .  ITEMS UNDER STUDY 

 
A. Introduction to Local Improvement Districts (LIDs) and Discussion of Possible 

Code Change Addressing Petition Signature Requirements – Peter Wysocki, 
Planning and Development Director; and Carl Schueler, Senior Comprehensive 
Planner 

 
1 0 .  COUNCILMEMBER REPORTS AND OPEN DISCUSSION 

 
1 1 .  ADJOURN 



CITY COUNCIL WORK SESSION MEETING 
CITY OF COLORADO SPRINGS 

FEBRUARY 24, 2014 
 
 
1. CALL TO ORDER 
 
 City Clerk Johnson called the roll.  All Councilmembers were present. 
 
2. CHANGES TO THE AGENDA 
 
 There were no changes requested. 
 
3. FEBRUARY 25, 2014 REGULAR MEETING COMMENTS 
 
 Councilmember Gaebler stated she will be pulling Item 5-B-3, A Resolution regarding 

Paths to Parks Trail Grant, from the Consent Calendar. 
 

Councilmember Knight stated he will request postponement of Item 11, Civil Service 
Commission Ordinance Changes, for two weeks. 
 

 Bruce McCormick, Utilities Project Engineer, stated they will request to postpone Item 9, 
Water Shortage Ordinance. 

 
4. REVIEW OF FEBRUARY 10, 2014 WORK SESSION MINUTES 
 
 Councilmember Knight requested to please change the reference in the Minutes from “No 

Man’s Land” to “West Colorado Avenue” or to “The Avenue” to respect those who own 
property, businesses, or otherwise live in the area.  Consensus of Council agreed.  

5. EXECUTIVE SESSION 
 

A. Interim City Attorney Massey read the request to enter into Closed Executive Session. 
Consensus of Council approved entering into a Closed Executive Session. 

 
Councilmember Collins was excused. 

 
6. STAFF AND APPOINTEE REPORTS 

A.  Agenda Planner   
 

 Councilmember Knight requested that for the Work Session on March 10th both the 
South Academy and North Academy Opportunity Zone items be addressed at the 
same time. He also requested that the North Nevada Urban Renewal Design Overlay 
be moved from March 11th to March 25th. Consensus of Council approved both 
requests. 

 
 Councilmember Snider asked about the eminent domain draft ordinance scheduled 

for introduction on March 11th. Councilmember Miller responded that he was 
coordinating the drafting of the ordinance with help from the City Attorney’s office and 
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with input from the Planning Department.  Ms. Massey stated attorneys will be present 
at the March 11th meeting to answer any of Council’s questions relative to the draft 
ordinance. 
 

B. Memorial Health System Enterprise Update  
 

Kara Skinner, CFO, responded to questions presented by Councilmember Knight 
relative to line item entries for: 1) RBA payments were based on annual calculations 
provided by PERA each January for obligations to recipients; and, 2) the $5,000 
allocation to the Colorado Springs Health Foundation was to cover the costs for 
establishing the Foundation. 

 
C. Update on the “No Smoking” Ordinance   

 
Kurt Schroeder, Parks Maintenance, Open Space and Trails Manager, provided an 
update on the implementation of their “No Smoking in Parks” program.  He noted 
significant discussions with the El Paso County Department of Health and described an 
award presented to the City recognizing the program and their efforts for getting the 
word out. Mr. Schroeder clarified that there was an updated memo from the one 
provided in Council’s packet and stated no designated smoking areas are specified for 
smaller park areas and, when a park includes part of a public right-of-way, smoking is 
allowed in those right-of-ways. 
 
Councilmember Miller expressed concern and requested redefinition of the general 
penalty which appears to be quite serious as it currently exists.  Ms. Massey stated she 
will get back to him relative to this concern. 
 

D. City for Champions Update on Legal Issues and Questions  
 

Council President King described the February 19th legal memo that included a list of 
questions presented by Council to the City Attorney’s office with the responding legal 
review to each question.  
 
Ms. Massey stated that since the legal memos proposed for discussion are “Attorney-
Client Privileged,” Council needed to consider whether they wanted to waive the 
privilege of confidentiality to discuss openly.  Consensus of Council was to waive their 
confidentiality privilege and discuss openly.   

 
President King presented and Council deliberated on each of the questions and the 
corresponding City Attorney’s office response. Councilmembers asked multiple 
questions and expressed a variety of concerns.  Council Administrator Gonzalez agreed 
to prepare a list of the questions posed by Council to present to the Advisory 
Committee.    
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7. PRESENTATIONS FOR GENERAL INFORMATION 
 

A. Quality of Life Indicators Briefing 
 
Dave Munger, Carrie Cramm, and Lisa Bachman, representing the Executive 
Committee of the Quality of Life Indicators (“QLI”) Project for the Pikes Peak Region, 
provided a briefing on the key findings included in the QLI report released in October 
2013.  A copy of the report was distributed to Councilmembers and is available on 
United Way’s website at: http://www.ppunitedway.org/ourimpact/qli.  
 

Collins was excused. 

B. Military Affairs Council (“MAC”) Briefing on Base Realignment and Closure (“BRAC”) 
Activity  
 
Steve Dant, Chairman of the MAC and President of Fox 21, and Andy Merritt, Chief 
Defense Industry Officer at Colorado Springs Regional Business Alliance (“RBA”), 
provided a presentation and briefed Council on the background of MAC and described 
the potential for sequestration, the subsequent impacts to the area should this occur, 
and best case scenarios.  They encouraged Council to become involved emphasizing 
that action is needed to avoid BRAC closures that are anticipated to be enacted in 
2017.  Council requested they receive notices of the meetings so that they may plan to 
attend.  

8. ITEMS FOR INTRODUCTION 
 
A. Resolution Approving the Fourth Amendment to the Employment Agreement for 

Appointment as Chief Executive Officer for Utilities 
 
 Councilmember Martin overviewed the background and compensation study results 

and the recommendation for an increase to the Utilities’ CEO’s salary. Melissa 
Kellione, Utilities Human Resource General Manager, provided further clarification on 
the details of the scope and methodology of the study.  

 
9. ITEMS UNDER STUDY 
 
 There were no items presented. 
 
10. COUNCILMEMBER REPORTS AND OPEN DISCUSSION 
 

A. Councilmember Knight requested the Downtown Partnership attend a Council Work 
Session to brief Council on 2013 major accomplishments and plans for 2014.  
Councilmember Gaebler stated she will connect with the Downtown Partnership. 

 
B. Councilmember Miller, in follow-up to discussion of Item 6C, noted that City Code 

6.6.103 “Smoking Prohibited” needs revision relative to the general penalty which he 
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described as a $2,500 maximum with up to 189 days in prison as it is currently 
written. 

 
C. President King stated he would like Council to be proactive in creating a commercial 

aeronautical zone to encourage job opportunities and competitiveness at the airport.  
 
 Chief of Staff Neumann responded that the Executive Branch is supportive of the 

zone.  She described that Mayor Bach, Bob Cope, and Dan Gallagher have been 
working on such an opportunity over the course of the past year. She indicated that 
Kara Skinner, CFO, has also been reviewing financial details and working with the 
City Attorney’s office relative to TABOR implications of the proposal.  She respectfully 
requested Council hold on the item until their review is complete. 

 
D. Councilmember Pico gave an update on the potential “Sister City” relationship with 

Olympia, Greece.  
 

E. President King announced he would be hosting a Town Hall meeting this evening at 
7:00 p.m. at the Westside Community Center to discuss West Colorado Avenue and 
City for Champions in an open discussion format. He encouraged all those who were 
interested to attend. 

 
11. ADJOURN 
  
 Council adjourned at 5:13 p.m. 
 
 

4 
 



 
WORK SESSION ITEM 

 
COUNCIL MEETING DATE:  March 10, 2014 

TO: President and Members of City Council 

FROM: Eileen Lynch Gonzalez, City Council Administrator 

SUBJECT: Agenda Planner Review 
 
 
The following agenda items have been proposed for the Work Session and Regular Meetings on 
March 24 and 25 and April 7 and 8, 2014. 
 
Work Session Meeting – March 24 
 
Staff and Appointee Reports 

1. Memorial Health System Enterprise Update – Kara Skinner, Chief Financial Officer 
 
Presentations for General Information 

1. Council Budget Committee Summary Report – Councilmember Don Knight 
2. Update on Pickleball Request to Parks Advisory Board – Councilmember Don Knight 
3. City for Champions Project Update – Bob Cope, City for Champions Project Manager 
4. Stormwater Task Force Update on Governance, Recommendations 

 
Items for Introduction 

1. A Resolution Adopting the City of Colorado Springs Drainage Criteria Manual (Part 1) – 
Dave Lethbridge, Interim Public Works Director; Tim Mitros, Subdivision Engineering 
Review Manager 

2. A resolution acknowledging a land donation of a 1.65 acre parcel near Cowpoke Road 
from David D. Jenkins to the City of Colorado Springs – Dave Lethbridge, Interim Public 
Works Director; Tim Mitros, Subdivision Engineering Review Manager 

3. A Resolution Approving and Authorizing an Intergovernmental Agreement Between the 
City of Colorado Springs and the Colorado Department of Public Safety Division of 
Homeland Security and Emergency Management for the NRCS Flood Exigent Grant 
Project – Dave Lethbridge, Interim Public Works Director; Tim Mitros, Subdivision 
Engineering Review Manager 

4. Ancient Olympia Delegate Visit Information and & Resolution – Donna Nelson, Economic 
Vitality Specialist 

 
Items Under Study 

1. Proposed Ordinance Relating to Licenses/Permits for private companies to provide 
funeral escorts within the City – Councilmember Jan Martin 
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Regular Meeting – March 25 
 
Consent Calendar 

1. A Resolution Supporting Appointments to the Southeastern District – Gary Bostrom, 
Chief Water Services Officer, Colorado Springs Utilities 

2. A Resolution Requesting Permission to Close on Consensual Land Transactions for the 
Southern Delivery System – John Fredell, General Manager, Southern Delivery System 

 
Mayor’s Business 

1. Confirmation of Urban Renewal Authority Board Candidate – Mayor Steve Bach 
 
Utilities Business 

1. An ordinance amending the Code of the City of Colorado Springs pertaining to water 
shortage – Gary Bostrom, Chief Water Services Officer 

2. Water Shortage Tariff Public Hearing – Bill Cherrier, Chief Planning & Financial Officer, 
Colorado Springs Utilities 

 
New Business 

1. A request by the Colorado Spring Urban Renewal Authority for a major amendment to the 
North Nevada Avenue Urban Renewal Plan – Peter Wysocki, Planning & Development 
Director 

 
Work Session Meeting – April 7 
 
Items for Introduction 

1. An ordinance regarding the City’s use of the power of Eminent Domain – Councilmember 
Joel Miller 

2. A Resolution Authorizing Banning Lewis Ranch Metropolitan District No. 2 to Issue 
Additional Subordinate Debt – Peter Wysocki, Planning & Development Director; Carl 
Schueler, Senior Planner 
 

Regular Meeting – April 8 
 
Consent Calendar 

1. A Resolution Adopting the City of Colorado Springs Drainage Criteria Manual (Part 1) – 
Dave Lethbridge, Interim Public Works Director; Tim Mitros, Subdivision Engineering 
Review Manager 

2. A resolution acknowledging a land donation of a 1.65 acre parcel near Cowpoke Road 
from David D. Jenkins to the City of Colorado Springs – Dave Lethbridge, Interim Public 
Works Director; Tim Mitros, Subdivision Engineering Review Manager 

3. A Resolution Approving and Authorizing an Intergovernmental Agreement Between the 
City of Colorado Springs and the Colorado Department of Public Safety Division of 
Homeland Security and Emergency Management for the NRCS Flood Exigent Grant 
Project – Dave Lethbridge, Interim Public Works Director; Tim Mitros, Subdivision 
Engineering Review Manager 

 
Recognitions 

1. Ancient Olympia Delegate Visit for Sister Cities Program – Donna Nelson, Economic 
Vitality Specialist 
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Unfinished Business 
1. An ordinance amending the Code of the City of Colorado Springs pertaining to water 

shortage (2nd reading) – Gary Bostrom, Chief Water Services Officer 
 
New Business 

1. An ordinance regarding the City’s use of the power of Eminent Domain – Councilmember 
Joel Miller 
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Work Session Agenda Item 
 
 
Council Meeting Date:  March 10, 2014 
 
To: President and Members of City Council  
 
cc: Mayor Steve Bach 
 
From: Fred Veitch, Lead and Tiffany Colvert, Chair, South Academy Economic Opportunity 

Zone Solutions Team 
 
Subject Title: South Academy Economic Opportunity Zone Action Plan 
 
 
Summary:  South and Central Academy Boulevard lacks a sense of place and community. It is cluttered 
with overhead transmission lines, concrete medians, minimal landscaping, and a hodgepodge of building 
styles, billboards and signage. Vacant buildings are commonplace, and many structures are deteriorating 
and in disrepair. Higher crime rates and the perception of crime negatively impact the area, there is a 
deficiency of quality jobs and primary employers, and transportation, connectivity and access is 
inefficient. Generally, this area is missing many of the fundamental elements that make a great 
community. 
 
This report is designed to be a workable action plan and implementation strategy for the both the public 
and private sector to best encourage and accelerate redevelopment along South Academy Blvd. 
 
Stakeholder Process:  Over the course of many months a solutions team, which was comprised of 
residents and business owners from the area, as well as community, business and civic leaders, came 
together to discuss, analyze and formulate the recommendations found within this action plan. 
 
Recommendation:  Due to the size, population and complexity of the entire strategy area, the solution 
team recommends focusing on four catalyst areas (Rustic Hills, Citadel, Fountain and Hancock) and 
executing projects in each that which will have the greatest impact and opportunities for value capture. 
These game changing projects will create the momentum needed to spark change in the entire corridor. 
Included in the report is a list of the team’s overall recommendations.  
 
 
Attachments: (examples below) 
− South Academy Economic Opportunity Zone Action Plan, February 25, 2014 

1 
Item 7A



 

 

 

 

 
February 25, 2014 

 
 

 

South Academy Economic Opportunity Zone 

Action Plan 



 

 

 

 

Contributors  

Solutions Team 
Fred Veitch, Nor’wood Development- Lead 
Tiffany Colvert, NAI Highland- Chair 
Merv Bennett, CS City Council- Co-Chair 
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Executive Summary 
 
The Problem 
South and Central Academy Blvd. lacks a sense of place and community. It is cluttered with overhead transmission 
lines, concrete medians, minimal landscaping, and a hodgepodge of building styles, billboards and signage. Vacant 
buildings are commonplace, and many structures are deteriorating and in disrepair. Higher crime rates and the 
perception of crime negatively impact the area, there is a deficiency of quality jobs and primary employers, and 
transportation, connectivity and access is inefficient. Generally, this area is missing many of the fundamental 
elements that make a great community. 
 
The Purpose 
This report is designed to be a workable action plan and implementation strategy for the both the public and private 
sector to best encourage and accelerate redevelopment along South Academy Blvd.  
 
The Process 
Over the course of many months a solutions team, which was comprised of residents and business owners from the 
area, as well as community, business and civic leaders, came together to discuss, analyze and formulate the 
recommendations found within this action plan.  
 
The Recommendations 
Due to the size, population and complexity of the entire strategy area, the solution team recommends focusing on 
four catalyst areas (Rustic Hills, Citadel, Fountain and Hancock) and executing projects in each that which will have 
the greatest impact and opportunities for value capture. These game changing projects will create the momentum 
needed to spark change in the entire corridor. Below are a list of the overall recommendations, through the report 
these are describe in greater detail and outlined in the implementation matrix at the end of the report.  
 

 Bury overhead powers and transmission lines throughout corridor, to begin in catalyst areas 
 Designated an area, or each catalyst area, as a Community Development Block Grant strategy area  
 Initiate and expand community cleanup programs 
 Establish and enforce design standards 
 Align and create a full movement signalized intersection at Portal Dr. 
 Relocate primary bus transfer station east of Citadel Mall onto Academy Blvd. and enhance service 
 Support 2014 Hancock intersection improvements plan and then fund recommended design 
 Connect surrounding neighborhoods to the corridor 
 Further expand the Enterprise Zone 
 Develop an expanded policy to defer connection and associated utility fees 
 Kick off business retention and strategy meetings 
 Encourage and incentivize a pharmacy/ grocer to locate in the Rustic Hills neighborhood 
 Research the relocation or expansion of the City Senior Center 
 Explore, engage and further community policing programs 
 Increase police presence 
 Coordinate with Citadel Mall management and key property owners to tackle crime and safety concerns 
 Engage Colorado Springs Utilities meter check program 
 Support targeted tax incentives for game changing projects 
 Coordinate with Local Housing Authorities to promote existing programs 
 Explore feasibility of satellite, mobile or other enhanced access program to Citizens Service Center 
 Develop and improve public spaces, parks, community centers, etc. 
 Support local farmers and ethnic markets 
 Promote ownership in community improvements 
 Implement community public art program 
 Develop a branding strategy for the corridor with a branded, informational website for the corridor 
 Work with local media to positively promote area 
 Implement an oversight and accountability group for the execution of these recommendations 
 Designate a City project manager and implement an oversight and accountability group for the execution of 

these recommendations 
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Vision 
To promote, support and adaptively redevelop the Academy Blvd. corridor as a Great Street with access to 
alternative modes of transportation, public/private investment in business and residential development, and 
enhanced connectivity with the street, between land uses, and with neighborhoods.  
 
To spark a revitalization of the Academy Blvd. corridor by reconnecting to surrounding neighborhoods physically, 
socially, and economically — making the area relevant and desirable. 
 
Our vision is for Academy Blvd. to be the heart of a safe, clean, attractive, neighborhood of choice that celebrates 
its diversity in terms of race, ethnic background, incomes, age, and other measures. Its scale, character, physical 
appearance, public realm, and mix of uses are designed to serve the needs, and engage the lives of the 
community.   
 
 
 
 

Purpose 
Years ago South Academy Blvd. was the place to be. It was a thriving corridor with a myriad of shopping options, 
restaurant choices and an overall good quality of life. But over the years, the city sprawled eastward and South 
Academy Blvd. got left behind and mostly forgotten. Until now. 
 
In the spring of 2013, Mayor Steve Bach announced the formation of a Solutions Team to focus on strategies to 
revitalize his Economic Opportunity Zones (EOZs), of which South Academy is included. In his 2014 budget, Mayor 
Bach set the following goals for these EOZs as part of his strategic plan: 
  
"1.2 Focus on Economic Opportunity Zones (EOZ) (Downtown, North Nevada/UCCS Corridor, South Academy) 
 

A. Establish a stakeholder task force to conduct SWOT analyses to determine impediments to redevelopment 
in Economic Opportunity Zones and develop strategies for mitigating these impediments. 

B. With the stakeholder task force, craft a vision and redevelopment strategy for each EOZ and define specific 
outcomes. 

C. Identify anchor projects that stimulate infill development and realize the vision in each EOZ. 
D. Actively market and promote redevelopment of EOZ areas by reaching out to developer and broker 

communities 
E. Consider public and public-private funding options for implementing recommendations of the redevelopment 

strategy"       
(2014 Budget, page xxi)” 

 
The Solutions Team, which is comprised of volunteers, residents and business owners from the area, as well as 
community, business and civic leaders, have set out to identify strategies and actions to best encourage and 
accelerate redevelopment. The result is this action plan- an implementation strategy to guide both public and private 
efforts.  
 
 
 
 
 
 

Reference and Related Documents 
This document is not intended to be another study or report. Rather, 
it is a set of actionable recommendations. The following documents 
have been utilized as a basis for the recommendations made here 
within: 
 
Academy Boulevard Corridor Great Streets Plan – it is strongly 
encouraged and recommended that this plan be reviewed to 
adequately gain a context for this implementation plan. 
 
http://www.springsgov.com/Page.aspx?NavID=4264 

 
City’s Comprehensive Plan, Land Use Vision Plan, Existing Land 

Use Maps, Zoning Maps and Regional Transportation Plans.  
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Implementation Boundaries 

The South Academy Economic Opportunity Zones is defined as a 12 square mile area of Academy Blvd. from 
Maizeland Rd. on the north and Drennan Rd. on the south extending 1 mile wide to each side of Academy Blvd. 
This area accounts for approximately 15 percent of the City’s population. 
 
Key attributes of the planning area include above average shopping center and office vacancy rates, high crime 
rates, and demographically the area is considerably more diverse than the overall City  
 
* Please reference the Great Streets Plan for a full demographic profile of the area.  
 
 
 
 



 

 

 

 

  

Catalyst Areas 

Rustic Hills 
This subarea is centered on and encompasses the two Rustic Hills Malls south of Constitution Avenue and 
including intersection of Palmer Park Boulevard and Academy. 
 
This area represents unique opportunity because the Rustic Hills North Shopping Center (north of Palmer Park 
Boulevard) is almost entirely vacant at this time and is in fairly poor physical condition. It, and the surrounding 
properties, therefore have the potential for redevelopment as a truly special “game changing” and innovative 

project that could serve as the community focal point for surrounding primarily single-family neighborhoods that 
were originally developed in the 1950s and 60’s.  Over the coming years, much of the older population of these 
neighborhoods will continue to be replaced by younger or newer residents.  A successful project would be 
predicated on property acquisition and assembly by a motivated developer along with a commitment of City 
support. 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
  

Given the size, population and complexity of this overall EOZ, the Solution Team recommends focusing particular 
attention on specific sub-areas that have some combination of a strong potential for redevelopment, special needs, 
ongoing inertia and/or definitive and actionable options.  These areas are: 
 

Rustic Hills    |    Citadel    |    Fountain Boulevard     |     Hancock Expressway 
 

The generalized boundaries of these areas are depicted in the maps found in the appendix at the end of this 
report. Please also reference the implantation matrix at the end of this report in regards to recommended actions. 

Strengths 
 Central location in large trade area 
 Limited but active reinvestment south of Palmer Park Blvd has occurred 
 The area has proximity to two major trail corridors 
 Redevelopable property could be available in this area with a fairly low basis  

 
Weaknesses 

 High commercial vacancies combined with some low value/transitional leasing activity 
 Visibility of the Rustic Hills North Shopping Center from Academy Boulevard and other arterial roadways is 

relatively poor 
 At this point the area is relatively unattractive to those young families and young professionals with options 

for living and/or working elsewhere 
 Current reinvestment activity north of Palmer Park Boulevard is limited 
 There is poor connectivity a with single-family neighborhoods and Homestead Trail/ Creek east of shopping 

centers and an uninviting transition between uses 
 Limited availability of public parks and desirable public places in the immediate vicinity of this node 



 

 

 

 

  

Citadel 
 
This sub-area encompasses the greater Citadel Mall property as well as the Citadel Crossing Shopping Center and 
immediately surrounding areas. 
 
The Citadel Mall area has been and continues to be the major activity center within this EOZ, and functions as a 
major employment center.  Maintaining its vitality will be essential to the community health of the larger surrounding 
core of the City.  The large size of the Citadel Mall area, its complex ownership pattern, and its multiple existing and 
often viable uses make it difficult for the City to have a prominent role in “game changing” redevelopment of this 

area, at this time. Therefore, the most productive role of the City at this time should be focus on improving the public 
realm and access to automotive, non-motorized transit and traffic, all to support continued adaptation of uses in this 
area to meet and grow the demands of an evolving market. 
 
Strengths 

 Area continues to be a major employment center, with fairly high rates of occupancy 
 Malls and adjacent properties support a wide range of uses including retail, offices, professional, education  

and services 
 High traffic volumes from major roadways 

Opportunities 
 Relatively unified mall ownerships could simply land assembly for redevelopment/ reinvestment projects 
 Potentially available acreage sufficient could  support one or more significant and impactful projects 
 Neighborhoods would likely support (or not oppose) a wide range of options 
 Poor condition and limited current uses in Rustic Hills North Mall provide an opportunity for substantial 

redevelopment 
 There is potential for creation of a unique public or semi-public place within this node. 
 The immediate area encompassing one or both of the malls would certainly quality for urban renewal area 

designation if there were a value added project identified. 
 Possibilities exist for enhanced trail connections 
 There is potential for reconstruction of the fire station  
 A broadly encompassing overall or form based (FBZ) zoning plan could be developed and adopted for this 

area to reduce the regulatory entitlement period for a wider choice of land uses while at the same time 
instituting agreed-upon enhances standards for design elements and integration with the public realm 

 
Threats 

 There is potential for further fragmentation of ownerships and/or introduction of uses that could inhibit or 
complicate redevelopment 

 The current owners of largely vacant properties may be unwilling to sell to new owners at a price conducive 
to supporting cost-effective redevelopment  

 Further erosion of market fundamentals could occur depending on socioeconomic trends in the local trade 
area 

 There is potential for related school quality and/or public safety concerns that could frustrate reinvestment 
 
Recommended Actions 

 Focus some Code enforcement attention on the immediate area of Rustic Hills North Mall especially if the 
buildings continue to deteriorate. 

 Hire a consultant to perform a site-specific market study for this area focusing on the demand for a grocery 
store and pharmacy. 

 Convene a group of City, County, Colorado Springs Utilities, health care,  agency and non-profit 
representatives to systematically determine whether there is a demand for and interest in incorporation of 
their programs and facilities as part of a public-private project at this location. 

 Systematically evaluate the existing CSU Utilities capacity to serve a potential public/private project at this 
location and identify any known limitation or cost including potential need for relocation constraints created  
by easements, reconnection cost etc.  

 Possibly sponsor a redesign charette process with notice to major property owners and the community. 
 

 



 

 

 

 

 

Weaknesses 
 Citadel Mall enclosed design is dated and not outwardly appealing 
 Narrow strip configuration of Citadel crossing creates a variety of challenges including vehicular access, 

 pedestrian connectivity within the center and connectivity from it to surrounding areas 
 Physical and perceptual access from Platte Avenue is limited and unappealing 
 The Platte Avenue interchange is particularly unappealing and not conducive to local access 
 Multiple and inter-related ownerships of Citadel Mall and adjacent properties could make land assembly 

and/or coordination for redevelopment difficult.  
 Transit center on west side of Citadel Mall is not well located to support efficient in-line transit service along 

 Academy or Platte 
 Limited high quality parks and public places in the vicinity 

 

 

 
Opportunities 

 “Excess capacity” is available in some of the parking areas with the Citadel Mall  
 Shorter term opportunities for location specific redevelopment projects including the potential to adapt one 

 of Mall anchors to make it more outwardly facing 
 Potential for adaptation of part of this sub-area to support a major medical or educational use 
 Potential for construction of unique housing projects with pedestrian access to current and potential future 

Mall. 
 Longer term opportunities for a  larger scale multiple/mixed  use project in the area, including the potential 

for substantial adaptation and/or reconstruction 
 Medium term opportunity to locate a state-of-the art transit center along Academy Boulevard  
 Shorter term potential to directly interconnect the Citadel Mall and Citadel Crossing via a full movement 

access at Portal Drive 
 Longer term option to reconstruct the Platte avenue interchange with a modern more inwardly focused 

design that is more compatible with land uses in the vicinity 
 
Threats 

 Continued competition from retail uses in other and more recently developing areas may make it more 
difficult for this traditional regional center to continue to draw customers from as large a market area.  

 The combination of a complex ownership pattern and relatively high rates of leasing and absorption could 
make it difficult to stimulate coordinated redevelopment planning and implementation, thereby contributing 
to a pattern and acceptance of gradual overall aging and decline 

 There is potential for further erosion of market fundamentals depending on socioeconomic trends in the 
core Colorado Springs trade area 

 
Recommended Actions 

 Privately funded non-traditional and mixed uses and redevelopment projects should generally be 
encouraged in this area especially if they contribute to its ongoing viability, diversity employment and 
improve the public realm. 

 Limited tax incentives (such a sales tax sharing agreements) should be supported for significant retail 
and/or employment investments in the area, especially if there are enhancements to the public realm and a 
tie to longer term performance (e.g. if a new tenant/owner of the vacant Macy’s space came forward with a 

plan to adaptively redesign rather than simply fill that space). 
 Portal Drive in the Citadel Mall should be lined up to connect with Citadel Crossing with a full movement 

intersection, as a publically funded project. 
 City Transit Services should pursue grant funding  for and then initiate a siting and preliminary design study 

directed toward relocating the existing Citadel Mall transfer station to a location in-line on Academy 
Boulevard (most likely at NW corner of Platte and Academy).  The preliminary site and design should 
preferably fit within City-owned right of way and incorporate pedestrian connectivity (including across 
Academy Boulevard). 

 
 
 
 



 

 

 

 

  

 
 

 
Fountain Boulevard 
The Fountain Boulevard sub-area encompasses the properties surrounding the intersection of Fountain Boulevard 
and Academy primarily including office uses of various types, but also some retail and automobile sales uses. 
 
This is the primary professional employment center within the EOZ, with most of the “Class A” office space.   Much 

of the infrastructure, access and entitlements are already in place to accommodate additional uses.   However, a 
number of high profile employers (such as General Dynamics) have moved from the area, existing office vacancy 
rates are high, and there is a substantial amount of vacant property that has persistently remained undeveloped.  
There is definitely a concern with public safety realities and perceptions especially with the Fountain/Chelton area 
immediately to the west.  Some enhancement of access from Academy Boulevard is already in the works.  There 
have been long standing plans to construct a grade-separated interchange at this location.  However, the current 
thinking is that an at-grade intersection would be most supportive of economic development in this area. 
 
Strengths 

 This area has a concentration of professional and/or primary employment uses to leverage from 
 The area also has a base of higher quality office parks and office buildings in the vicinity  
 There is a significant amount of vacant easily developable land with this node 
 Utility capacity and  roadway infrastructure is largely in place and  available to support significant additional 

development 
 

Weaknesses 
 There are no current coordinated land use plans or design guidelines for the area, and many of the uses 

are not well integrated 
 There are limited housing choices and amenities available in the immediately surrounding areas to support 

professional level employees (e.g. restaurants, hotels, signature public spaces) 
 The uncertainty surrounding the future of grade-separated plans for the Academy Boulevard and Fountain 

intersection may be contributing to a lack of development investment 
 The market potential for the immediate residential trade area may be limited due to it socioeconomic 

characteristics 
 Pedestrian connectivity is generally limited  within the area 

 

 

 
Opportunities 

 Land with facilities largely in place is to support development of a variety of mixed and preferably integrated 
uses 

 There is an opportunity for reassessing the future need for a grade-separated interchange at this location 
and subsequently implementing an improved design for an at-grade intersection with enhanced multi-modal 
access  

 This process would need to occur in coordination with CDOT 
 Specialized and unique higher density and more street-oriented housing projects could be designed, 

incentivized and implemented within this node 
 
Threats 

 Significant primary and professional employers (particularly defense contractors) could continue to vacate 
the area; thereby undermining its potential to develop as an employment and activity center 

 Continued high office vacancy rates would create and impediment to associated new development 
 Continued concerns with crime and violence in proximity to this area (e.g. area of Fountain and Chelton) 

could put a damper on interest in reinvestment for this area. 



 

 

 

 

 

 
Hancock Expressway  
The Hancock Expressway sub-area encompasses the properties surrounding the intersection of Hancock 
Expressway and Academy including the four retail or formerly retail corners as well as adjacent vacant and 
developable properties. 
 
This is one of the key redevelopment nodes identified in the 2011 Great Streets Plan.  Funding and plans are also 
underway to accomplish a planning and design study for this intersection beginning in 2014.  This process could be 
used to ‘pilot’ some of the approaches and solutions with transferability to other parts of the corridor. 
 

 

 
Strengths 

 Substantial vacant developable land is available 
 The basis in many of the existing properties is fairly low; thereby reducing financial barriers to entry, and 

potentially allowing investment dollars to be available for property enhancements. 
 From I-25 south, this is and will be the entry point for the City 
 This area is close and easily accessible to Fort Carson, South I-25, the Airport and Pikes Peak Community 

College 
 Military and civilian employment at Fort Carson should remain relatively stable in the near future 
 Utility capacity is generally available to support substantial additional development within this node. 

 
Weaknesses 

 The existing intersection design limits access to properties in this node, is visually unwelcoming,  not 
conducive to pedestrian use and does not support accessible high quality transit facilities 

 Overhead transmission lines (both north/south and east/west) are unattractive and their associated 
easements contribute to the ‘perceptual width’ of the intersection and limit the potential to construct 

buildings closer to the roadway 
 Much of the population of this immediate trade area is relatively young, transient and with limited 

disposable incomes 
 This area is considered to be “over-retailed” at least for traditional retail uses, and in particular a market 

does not and most likely will not exist for all three of the grocery stores that were operating at this location 
at one point in time 

 Some of the apartments in the area would be considered a dated and less desirable product.  
 The area does not have a highly favorable reputation at this time due to combination of a factors including 

perceptions of crime and lack of confidence in property values 
 
 
 
 
 
 

 
 
Recommended Actions 

 Coordinate one or more meetings among the Mayor, City Council representatives and the Regional 
Business Alliance with major primary employers and building owners in this area with a focus on the most 
important steps needed to support business retention and expansion. 

 Continue to work with and support residents, business owners and CSPD on initiatives such as the 
Fountain & Chelton Partnership with the purpose of systematically and aggressively attacking the high 
incidence of crime in the immediate Fountain/ Chelton area. 

 Initiate conversations with CDOT to re-evaluate the need for a grade-separated interchange at City of 
Fountain and Academy Boulevard; then fund a study and intersection design process with objectives that 
would include the support and enhancement of business and community development in this area. 
 



 

 

 

 

 

 
 
Opportunities 

 The relative and diversity youth of the area’s population could be leveraged for unique land use and 

marketing opportunities 
 In process plans to first design and then construct a modern at-grade intersection at this location should 

increase vehicular access to this node and make it more attractive to development 
 If feasible and cost-effective, associated options to underground overhead utilities would further contribute 

to a more aesthetically pleasing location for redevelopment and allow for a more street-oriented 
development pattern 

 Significant funds are identified in PPRTA and in the approved PPACG Long Range Plan with which to 
reconstruct portions of Academy Boulevard in this vicinity 

 One or more corners of this intersection could be redeveloped with a mixed use approach and theme which 
would celebrate the cultural diversity of this area 

 This area would certainly quality for urban renewal area designation if one or more value enhancing 
projects were identified and the URA (Urban Renewal Authority) and City were so support such a 
designation 

 The area also qualifies for a wide variety of incentives including Enterprise Zone tax credits, Community 
Development Block Grant  (CDBG) funding and various housing programs 

 A broadly encompassing overall or form based (FBZ) zoning plan could be developed and adopted for this 
area to reduce the regulatory entitlement period for a wider choice of land uses while at the same time 
instituting agreed-upon enhances standards for design elements and integration with the public realm. 

 
Threats 

 Under the status quo option, there is a likely potential that area-wide sustained economic redevelopment 
will not occur 

 If the unincorporated South Academy Station development occurs as planned just to the west of Academy 
Boulevard and I-25, this could further detract from the retail market for this activity center in particular 

 Area business and other property owners may be unwilling or unable to make the financial commitments 
necessary to support full implementation of redevelopment 

 -For example they might be unwilling to support a maintenance district needed to take care of publically 
funded improvements 

 Environmental concerns associated with the closed landfill could impact the continued development or 
redevelopment of the northwest quadrant of this node. 

 
 
Recommended Actions 

 Support the 2014 Hancock Intersection /Academy Planning and Environmental Linkages (PEL) consultant 
process which has the objective of comprehensively redesigning this intersection to support access to, and 
redevelopment of this area. 

 
 With the concurrence of owners, apply for and obtain grant funding from EPA or another agency to further 

characterize and recommend mitigation strategies for the closed landfill that is currently encumbering 
several otherwise developable properties northwest of Academy Boulevard and Hancock Expressway. 

 
 
 
 
 
 
 
 



 

 

 

 

  

Central Challenges and Themes 
While the Solutions Team suggest focusing on the four catalyst areas for the greatest overall impact, 
there are a number of overarching challenges and themes throughout the area that need to be 
addressed.   
 
The recommendations for the catalyst areas are design to create an immediate result, visual impact or 
specific result that will likely spur further redevelopment and act as a stimulus. The challenges that are 
central to the corridor as whole need to be approached more holistically. Many of the themes are 
interconnected and as one improves gradually all will be improved. It is a combination of these 
incremental changes that will overtime change the entire area.  
 
Reference the Implementation Matrix for specific action items, timeframes and possible funding sources, 
and people and agencies to involve. 
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Opportunity 
There is huge opportunity for beatification of the area through streetscape improvements, grounding of 
transmission lines, implementation of design standards, façade improvements and greening the public right of 
way. 
 
 
ss 
 

1.  Challenge 
 

Corridor is blighted and is a poor representation of the city. 

 
South Academy Blvd. is cluttered with overhead transmission and power lines, concrete medians, minimal 
landscaping, and a hodgepodge of billboards and signage. Vacant buildings are deteriorating and in disrepair. 
There is no continuity or character, or sense of place. 
 
 
 
 
 
 
 

Strategy and Recommendation  
 
City to actively pursue funding for burying utility lines 
 
Target each catalyst area’s intersections as a priority. Colorado Springs 
Utilities (CSU) has the ability to pay 50% of the cost to underground 
overhead power lines.  An alternate funding source will have to be 
identified to address the remaining costs for burying utility lines. For this 
we recommend looking into the possibility of using Community 
Development Block Grant Funds, Safe Routes to School Grants, etc. 
 
Designate area as a Community Development Block Grant strategy 
area and prioritize CDBG funding for improvements 
 
Through the CDBG program many public improvements can be funded 
such as streetscape enhancements, public facility improvements, 
façade improvement programs, lighting, demolition and clean up, code 
enforcement and more.  
 
It is recommended that South Academy be made a priority for the use 
of CDBG funds.  Additional Section 108 Loan Guarantees should be 
evaluated as a tool for larger scale projects.  
 
Initiate and Expand Community Clean Up Programs 
 
Engage neighborhood organizations and community members to 
organize a number of community clean up days per year. City to 
possibly sponsor roll-off dumpsters for residents and businesses to 
dispose of yard debris, and other unwanted items that may be an 
eyesore to the community (old sofas on lawns. etc.) free of charge.  
 
 
Establish and Enforce Design Standards 
 
Consider overlays for Land-Use. Determine and implement uniform 
setback requirements, signage requirements and overall design 
standards for new and existing buildings and users. Further enforce 
general code enforcement. 
 
 
 
 



 

 

 

 

1 

Current roadway and intersections discourage pedestrians and 
cyclists and are unsafe, with poor accessibility and connectivity. 

 
Academy Blvd. is currently classified as an expressway, however this doesn’t align with current land uses and 

traffic patterns.  There is an imbalance among through travel, local circulation and access. The neighborhoods 
do not connect with the corridor.  
 
 
 
 
 
 
 

Opportunity 

2.  Challenge 

Strategy and Recommendation  
 
Align and create a full movement signalized intersection at Portal Dr. (Citadel Mall / Citadel Crossing 
Intersection) to enhance vehicular and pedestrian access to both centers. 
 
The Citadel is a major center for activity and in the spirit of creating a major mixed-use destination at this location 
having cross access to the two centers will further enhance each center and create a sense of place. In addition, 
the streetscape concepts should be aimed to create a more walkable and comfortable environment. As depicted, 
the streetscape improvements would include additional street trees as well as the installation of monuments that 
could identify the Citadel area as a major destination along the corridor.  
 
 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
Relocate Primary Bus Transfer Station on to Academy Blvd and Enhance Services 
 
City Transit Services should pursue grant funding  for and then initiate a siting and preliminary design study 
directed toward relocating the existing Citadel Mall transfer station to a location in-line on Academy Boulevard 
(most likely at NW corner of Platte and Academy).  The preliminary site and design should preferably fit within City-
owned right of way and incorporate pedestrian connectivity (including across Academy Boulevard). 
 
Additional, pursue enhancements to fixed route transit service as funds allow.  Routes 25 (Academy) and 5 
(Platte/Boulder) represent 2/3rds of the recommended core “H-system” for the City, which is recommended for 

possible more frequent service. 
  
 
 
 

Due to the changed nature of the corridor, form an express way to corridor with distinctive nodes (i.e. catalyst 
areas), there is a unique opportunity to create distinctive multi-modal neighborhoods. The possibility of creating 
a walkable, connected corridor is very feasible.  
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3. Challenge 

Opportunity 

High overall commercial vacancies 
 
The South Academy corridor has above average vacancy rates for retail and office space in comparison to the 
rest of the City. Many structures are completely vacant and deteriorating, others are partially vacant, underutilized 
or are suffering from obsolescence. 
 
 
 
 
 

Support 2014 Hancock Intersection Interchange Improvements 
 
Leverage current PPRTA & PPACG funds and further the Planning and Environmental Linkages consultant 
process which has the objective of comprehensively redesigning this intersection to support access 
improvements and redevelopment of this area. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Connect Surrounding Neighborhoods to the Corridor 
 
Incorporate walking and bike trails to and from the corridor into the surrounding neighborhoods. Integrate public 
spaces and natural buffers combined with ongoing streetscape improvements. Slow traffic and narrow roads, 
and consider reconfiguration of traffic signals to promote walkability and enhanced traffic flow.  
 

High vacancy rates means lots of potentially usable space. There is an opportunity here for more room for 
public and private development to occur. There is the ability to be creative in the adaptive reuse and 
repurposing of these buildings for a greater use.  There are opportunities to attract new businesses and uses. 
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Strategy and Recommendation  
Further Expansion of Enterprise Zone 
 
The Enterprise Zone program provides incentives for new and established businesses to locate and expand 
in economically distressed areas of the State.  Businesses in the Enterprise Zone may save thousands of 
dollars on their Colorado income tax bill each year for making capital investments, hiring new employees, 
providing training for employees, rehabilitating old buildings and conducting research & development.  
 
It is recommend that classification of the corridor as an Enterprise Zone be explored and initiated if possible.  
 
 
CSU to Develop a Policy to Defer Connection and Associated Fees  
 
Colorado Springs Utilities to develop a policy to defer connection and associated feed for projects located 
within the EOZ boundaries. In conjunction, explore the option of waiving CSU fees, such as waiving 
abandonment fees, and possible amortization of tap fees over time. 
 

 

Business Retention and Expansion Strategy Meetings 
 
Coordinate one or more meetings among the Mayor, City Council and the Regional Business Alliance to 
strategize on the most important steps needed to support business retention and expansion, with specific 
emphasis on primary employers and major building owners within the corridor.  
 
 
 
 
 
 
 

4.  Challenge 

Opportunity 

Underserved Senior Population  
 
The South Academy corridor, specifically the Rustic Hills area, has ever growing elderly population. The 
Solutions Team has identified this group to be in need of basic amenities within walking distance, additionally, 
better access to public transportation and services is a challenge. And engagement of this large segment of the 
population is critical to the success of the area.  
 
 
 
 
 

This is a possibility to engage, accommodate and enrich the lives a growing community of senior citizens. 
To efficiently provide services and access to daily needs, possibly through the creation of a senior village 
and wellness hub that will become a destination for all seniors in the city.  
 
 
 
 

Colorado Springs Utilities 
II's haw we're all connected 



 

 

 

 

  

Opportunity 

5. Challenge 
High Crime Rates 

 
Crime rates in this area, measured on a per capita basis, are higher than City-wide averages by 30 to 50 percent. 
Concerns with both actual and perceived criminal activity need to be addressed in order to provide an incentive 
for private investment in the Corridor and to assure that public investments have their desired positive effect.  
There is also a perception that crime is a concern, along with a relative lack of community and neighborhood 
engagement.  
 
 
 
 

Crime reduction and public safety must be addressed as a community, this lends to the opportunity for community 
engagement. Encouraging business, residents and community groups to work with the police aids in crime reduction 
and enhanced public safety.  Working together to modify the social and physical features of a target area in order to 
make them less attractive to criminals will further compound on the effort to reduce crime overall. 
. 
 
 

Strategy and Recommendation  

Encourage and Incentivize a Pharmacy/ Grocer to be located in the Rustic Hills Neighborhood 
 
The primary concentration of senior citizens in the area live in the Rustic Hills neighborhood, with the closing 
of the Albertsons Grocery and Longs Drugs at the Rustic Hills Shopping Center, there is very limit access to a 
pharmacy or a grocery store. While this may primary be market driven, the City and Colorado Springs Utilities 
can help promote and market development incentives to these users. The Regional Business Alliance might 
also be helpful in this process.  
 
Business financing can potentially be supplemented with funds from the Colorado Fresh Food Financing Fund 
administer by CHFA. 
 
Research the possibility of an expansion or relocation of the City Senior Center 
 

 

 
 
 
 
 

The Colorado Springs Senior Center, currently located in the 
80903 zip code (between North Nevada and Union Blvd, 
currently has the majority of its members coming from the 
80909 and 80910 zip codes. It is recommend that the City look 
into the potential and the feasibility of relocating the center, or 
possibly opening a second/ satellite location within the 
Academy Corridor. 
 
 



 

 

 

 

  

Opportunity 

 
Explore, Engage or Further Community Policing Programs 
 
Programs such as Neighborhood Watch, Crime Stoppers, Police Assisted Community Enhancement, and 
educational programs have been proven to reduce crime and enhance public safety. It is recommended 
that the City seek out best practices and implement, and enhance a number of Community Policing 
Programs within the corridor. One such program in place is the Fountain & Chelton partnership.  
 
Explore Options to Increase Police Presence 
 
While community policing programs are needed, there is no substitute for the physical presence of police. 
It is further recommended that the city increase the number of patrol units as well as the frequency of such 
patrols in the area.    
  
 
Work with Citadel Mall Management and Key Property Owners to Identify Key Issues 
 
It has further been identified that the Citadel Mall in particular is a hub for crime, to best determine causes 
and develop solutions it is recommended that the City coordinate with Mall Management.   

6. Challenge 

Strategy and Recommendation  

Strategy and Recommendation  

Lack of Primary Employers and Availability of Jobs in the Area 
 

Overall, the planning area is a net exporter of workers because the area contains more people than there are 
available jobs. Employment in the planning area is concentrated in the retail and service sectors.  
 
 

With new public and private investment into the area there is an opportunity to attract and expand businesses that 
create quality jobs 

Further Expansion of Enterprise Zone 
 
The Enterprise Zone program provides incentives for new and established businesses to locate and expand 
in economically distressed areas of the State.  Businesses in the Enterprise Zone may save thousands of 
dollars on their Colorado income tax bill each year for making capital investments, hiring new employees, 
providing training for employees, rehabilitating old buildings and conducting research & development.  



 

 

 

 

  

Aging Housing Stock and Affordability 
 

The planning area has higher proportions of rentals than owner-occupied housing and a higher proportion of 
multi-family housing, especially in the Central sub-area, much of the housing stock is aging and in need of 
repair and upgrades. Additionally, newer housing options are offered at similar or lower prices out east and 
often detour movement into the area.  

7. Challenge 

Opportunity 

The corridor has a large existing population and diverse housing options , the is a great opportunity to spur 
revitalization and modernize the housing stock, offer opportunities for housing rehabilitation, potentially 
attract more young professionals.  

 
Actively engage Colorado Springs Utilities’ Meter Check  
 
Engage Colorado Springs Utilities’ Meter Check Program to ensure meters on existing buildings with new 
uses are appropriately sized to avoid unnecessary monthly costs to building occupants/businesses 
 
CSU to Develop a Policy to Defer Connection and Associated Fees  
 
Colorado Springs Utilities to develop a policy to defer connection and associated feed for projects located 
within the EOZ boundaries. In conjunction, explore the option of waiving CSU fees, such as waiving 
abandonment fees, and possible amortization of tap fees over time 
 
 
Support Limited Tax Incentives 
 
Limited Tax Incentives, such as sales tax sharing agreements should be supported for significant employment 
and/or retail investments in the area, especially if there are enhancements to the public realm and tie to longer 
term performance.  
 
Business Retention and Expansion Strategy Meetings 
 
Coordinate one or more meetings among the Mayor, City Council and the Regional Business Alliance to 
strategize on the most important steps needed to support business retention and expansion, with specific 
emphasis on primary employers and major building owners within the corridor.  
 



 

 

 

 

 

  

Coordinate with local Housing Authorities and Housing Agencies to better market the available 
programs and resources 
 
By working with the Colorado Springs Housing and the El Paso County Housing Authority, as well as local 
housing agencies, such as Greccio, Partners in Housing, Rocky Mountain Community Land Trust, and Habitat 
for Humanity, to better promote the incentives and housing assistance already available, residents will have 
better access such services. 
 

8. Challenge 

Opportunity 

Strategy and Recommendation  

Overall Lack of City and County Services in the Area 
 
The relocation of the Citizens Service Center to Garden of Gods Road created a challenge in terms of ease 
of access to essential services, particularly in the southeast side of town. Total trip and travel time to the 
Citizens Service Center, depending on time of day, with public transportation can take upwards of 4 hours 
to complete.  

Service delivery is often a challenge faces by many agencies, however with that challenge comes the 
opportunity to get creative about access and service delivery, not along for the South Academy corridor, but 
the County as a whole.  

City/ County to explore the feasibility of either a satellite office for Citizens Services, the potential of 
mobile services or other enhanced access program. 
 
Residents along the South Academy corridor need better access to essential services such as the Clerk 
and Recorder, Department of Motor Vehicles, Human Services and others. A central satellite office should 
be considered, however it is understood that the costs associated with real estate and staffing could be 
high. Other agencies such as Peak Vista and Care & Share have successful models of providing mobile 
service delivery, this option should be explored.  

Strategy and Recommendation  



 

 

 

 

Promo 

9. Challenge 

Opportunity 

Strategy and Recommendation  
Focus efforts on developing and improving public spaces, parks, community centers, community 
gardens, etc. 
 
It is recommended that the city plan to identify at least one project for each of the catalyst areas that could 
be implemented within the next 2 years. Each project, whether it be a park or community center should 
reflect the personality and unique character of the neighbored that it is in. It is further suggested that 
community members also play a significant role in this process 
 
Encourage and support the development of farmers markets and various ethnic markets in the area 
 
The City should do all that it can to support seasonal farmers markets and ethnic markets in the area. 
Assisting local farmers and community groups in utilizing vacant parking lots (coordinating with land 
owners) and public spaces will help to create central gathering place. Also by supporting such activities the 
City not only helps to create a sense of community, but also helps to provide better access to healthy and 
fresh foods. 
 
Promote Community Ownership in area Improvements 
 
To help establish a sense of pride in the community it is important to have the community involved in 
creating the change. One way of doing so is by encouraging jobs that are created from local improvements 
to be filled by local residents. An example of this is the South YMCA. The contractor was asked to only 
employ people from the immediate area/zip code, and to date it is the only YMCA building in the County 
that has not be vandalized. By including and engaging the community as much as possible a sense of pride 
is created.   
 
Implement a Community Public Art Program 
 
To further build on the concept of creating pride in the area it is recommend that the City help to implement 
a public art program. This could include coordination with local schools, galleries and other community 
groups to select community artist and students to have their works installed throughout the corridor. A 
similar example of this is the UCCS art scholarship program that is integrated with the University Village 
Development, where students compete for small grants to build public art pieces that are then installed at 
the Shopping Center. This completes multiple objectives. It creates a sense of pride, place and community, 
and it aids in the beatification of the area. 
 
 

By playing off the strengths of the diversity of the area there is great potential to create neighborhoods and 
nodes with recognizable identities, connect the community and establish pride in the neighborhood 

Unengaged Community and Lack of Sense of Place 
 

While the South Academy Blvd. is one of the most diverse areas in the City it lacks a sense of place and 
community. There are no distinctive neighborhoods, community gathering places or mechanisms to unite 
the community. 



 

 

 

 

  

10. Challenge 

Opportunity 

Strategy and Recommendation  

Develop a Branding Strategy for the Area 
 
Work with a local marketing agency to re-brand the corridor, possibly designing various campaigns that 
reflect the culture, feel and vision for each catalyst area neighborhoods. Through the use of colors, a name, a 
tag line, a sign, symbol, design or a logo, the re-branding will help to identify and differentiate the corridor 
from all others in the city, and ultimately create a destination, rather than just a location. 
 
Create a Branded Website for the Corridor  
 
As part of the re-branding effort, it is critical that the area have a designated (user-friendly) website that is a 
tool for the residents and businesses in the area.  Similar to the Downtown Partnership website, we envision 
the website for South Academy to include a directory of all businesses, lists of resources for residents, such 
as the area’s parks, community centers, a calendar of events to include farmers markets and community 
meetings, public safety information and other various  tools and resources for businesses. This would also be 
a valuable place to outline and market the City’s standard economic Vitality Accommodation Package. 
 
Additionally, this would be an ideal place to list the various incentives and programs available from the City, 
County and CSU. Another opportunity to show that the City is a partner in the corridor.  
 
 
 
 
 
 
 
 
 
 
Work Diligently with Local Media to Highlight and Tell Better Stories of the Area 
 
The City should highlight and run press releases on each and every positive project, story and 
accomplishment in the area. Changing perceptions starts with telling better stories. 

There is a unique opportunity to revive the area and give it a fresh start. In conjunction with all the 
recommendations in this report, a total re-branding and marketing strategy of the corridor is suggested.  By 
developing a brand that creates sense of place, instills pride, and celebrates the neighborhood and its 
culture, all the other corridor improvements will be solidified and enhanced.  

General Perception of the Area is Poor 
 

Currently South Academy has a stigma of blight and crime. People from other parts of the City generally 
avoid the area because they have a preconceived idea of what to expect. All the improvements and 
recommendations in this report won’t mean much unless there is an effort to change perceptions and attract 

more people to the area.   



 

 

 

 

dditional Implementation Strategies  

 

  

Additional Implementation Strategies 

Capitalize and play on the wins that the area is already having, use what is happening currently in the area 
that is positive for momentum to accelerate community redevelopment and revitalization. Below is a 
summary from the Great Streets Plan annual update that highlights recent accomplishments in the corridor. 
 
Additionally, it is important to leverage significant transportation fund already set aside and prioritized for 
this area to maximize positive community development impact. 
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Additional Tools and Resources to Explore 
 
There is no single or perfect way to make all of the recommendations in this report come to life, there are 
however many resources and tools that can be utilized. With an overarching recommendation for the City to 
utilize the Grants Management Department to aggressively seek funding for South Academy projects, the 
following are programs and resources that should be researched and evaluated for applicability and feasibility in 
the corridor. 
 

 New Market Tax Credits 
The New Markets Tax Credit Program was established by Congress in 2000 to spur new or increased 
investments into operating businesses and real estate projects located in low-income communities. The 
NMTC Program attracts investment capital to low-income communities by permitting individual and 
corporate investors to receive a tax credit against their Federal income tax return in exchange for 
making equity investments in specialized financial institutions called Community Development Entities 
(CDEs). This program is administered by the Treasury Department through the CDFI Community 
Development Financial Institutions Fund.  
 

 Choice Neighborhood Grants 
The Choice Neighborhoods program supports locally driven strategies to address struggling 
neighborhoods with distressed public or HUD-assisted housing through a comprehensive approach to 
neighborhood transformation. Local leaders, residents, and stakeholders, such as public housing 
authorities, cities, schools, police, business owners, nonprofits, and private developers, come together 
to create and implement a plan that transforms distressed HUD housing and addresses the challenges 
in the surrounding neighborhood. 
 

 Tax Increment Financing 
A designation of an Urban Renewal area allows for Increment Financing (TIF), which is a program that 
allocates future increases in property taxes (and sometimes sales tax) from a designated area to pay 
for improvements within that area. 
 

 Renewable Energy Credits and Energy Investments Credits 
There is currently a number of programs that offer tax rebates and credits, for utilizing renewal energy 
sources. With the ample amount of large buildings in the corridor there is an opportunity for adding 
substantial rooftop solar panels that may result in additional incentives. The Colorado Clean Energy 
Fund – New Energy Economic Development (NEED) Program, are a few such programs.  
 

 Business Improvement Districts 
A business improvement district (BID) is a private sector initiative to manage and improve the 
environment of a business district with services financed by a self-imposed and self-governed 
assessment. Similar to a common area maintenance (CAM) charge commonly found in shopping 
centers, a BID can help a business district increase its competitiveness in the regional marketplace. 
Services financed by a BID are intended to enhance, not replace, existing City services. 
 
 



 

 

 

 

  

Implementation Matrix 
Purpose 

Reference and Related Documents 
Vision 

Action Possible People and 
Agencies to be 

Involved  

Possible  Funding 
Sources 

Timeframe 

Bury overhead power and 
transmission lines- to begin 
with consideration of each 
Catalyst Area 

Colorado Springs Utilities 
 
City Grants Manager 
City Planning 
Public Works 

CSU to pay for 50% 
 
Obtain Grants to pay 
remainder – CDBG Funds, 
Safe Routes to School, etc.  

Immediate- beginning with 
Hancock intersection as a 
pilot area 
Plans in place and funded for 
priority segments and 
intersections by end of 2015. 

Designate additional 
Community Development 
Block Grant strategy area 
and prioritize CDBG funding 
for improvements. 

 
City Community 
Development Block Grant 
Manager 

 
 
HUD- CDBG 

 
As soon as possible, next 
CDBG planning cycle. 

 
 
Initiate and Expand 
Community Clean Up 
Programs 

City – Parks Dept. 
 
Council of Neighbors  
Organizations CONO 
 
Local schools, churches, etc. 

 
Keep America Beautiful 
Grants 
 
HUD- CDBG  
 

 
Immediate 
 
Community clean up to occur 
semi-annually  

Establish and Enforce Design 
Standards (Land Use & 
General) 

City Planning, Stakeholders CDBG for Code Enforcement  By 2015 

Align and create a full 
movement signalized 
intersection at Portal Dr. 

 
City Traffic Engineering 

City Funded By 2015 

Relocate Primary Citadel Bus 
Transfer Station onto 
Academy Blvd. 

City Transit Services 
 
City Grants Manager 
 
 

 
Grants- DOT, Safe Routes to 
School,  

 
Within 5 Years – 2019 Goal 

Support 2014 Hancock 
Intersection  Interchange 
Improvements 

City Planning  
 
City Traffic Engineering 

PPRTA, PPACG Design and funding plan by 
end of 2015 

Connect Surrounding 
Neighborhoods to the 
Corridor 

City Planning  
 
City Traffic Engineering 

Grants- CDBG, Safe Routes 
to School,  
 
PPRTA, PPACG 

 
Ongoing – significant 
progress within 5 Years – 
2019 Goal 

Further Expansion of 
Enterprise Zone 

El Paso County Economic 
Development 

 
N/A 

Begin process as soon as 
possible, goal to be classified 
as and Enterprise Zone- 
2015 

Develop a Policy to Defer 
Connection and Associated 
Utility Fees 

 
Colorado Springs Utilities 

N/A  
Immediate ; options and 
action plans by end of 2014 

Business Retention and 
Expansion Strategy Meetings 

Mayor, City Council, Regional 
Business Alliance, Small 
Business Development 
Center  

N/A at this time One meeting to be held by 
end of 2014 

Encourage and Incentivize a 
Pharmacy/ Grocer to be 
located in the Rustic Hills 
Neighborhood 

Market Driven 
 
Colorado Springs Utilities, 
City Economic Development  

Private Investment 
 
Colorado Fresh Food 
Financing Fund 

 
Market Driven, general target 
of 2016 

Research the possibility of an 
expansion or relocation of the 
City Senior Center 

Colorado Springs Housing 
Authority 
 
Outside Consultants 

HUD, Other Grants 
Housing Authority Reserve  

 
By 2015 

Explore, Engage or Further 
Community Policing 
Programs 

CSPD, Pikes Peak Areas 
Crime Stoppers, Various 
local business and 
community organizations 

N/A at this time Immediate  

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

Implementation Matrix 
Purpose 

Reference and Related Documents 
Vision 

 

Action Possible People and 
Agencies to be 

Involved  

Possible  Funding 
Sources 

Timeframe 

 
Explore Options to Increase 
Police Presence 

Colorado Springs Police 
Department , City Grants 
Manager 

 
Grants- 
CDBG for enhanced Code 
Enforcement  

 
Immediate and ongoing 

Work with Citadel Mall 
Management and Key 
Property Owners to Identify 
Key Issues 

City Staff, Colorado Springs 
Police Department, Citadel 
Mall Management  

 
N/A at this time 

 
First meeting by July 2014, 
follow up actions as 
appropriate  

Actively engage Colorado 
Springs Utilities’ Meter Check 

 
Colorado Springs Utilities 

 
N/A 

Immediate 

Support Strategic Use of Tax 
Incentives 

City Economic Vitality Office Public-Private Partnerships Immediate and 
opportunistic 

Coordinate with local Housing 
Authorities and Housing 
Agencies to better market the 
available programs and 
resources 

Colorado Springs Housing 
Authority, El Paso County 
Housing Authority, local 
housing agencies 

N/A Immediate 

City/ County to explore the 
feasibility of either a satellite 
office for Citizens Services, 
the potential of mobile 
services, or other enhanced 
access programs 

 
 
DHS, DMV, Clerk and 
Recorder, City Grant Manager 

 
 
 
Grants, PPACG 

 
 
Feasibility study to be 
completed by early 2015, 
possible execution within 
2-3 years. 

Focus efforts on developing 
and improving public spaces, 
parks, community centers, 
community gardens, etc. 

 
Parks and Recreation 
Department, City Grants 
Manager, Local neighborhood 
members 

 
Grants- Great Outdoors Colorado 

Prioritize one project for 
each catalyst area by end 
of 2014, create a funding 
and execution plan by mid-
2015  

Encourage and support the 
development of farmers 
markets and various ethnic 
markets in the area 

 
Local Farmers, Land Owners 

N/A at this time  
Ongoing 

Promote Community 
Ownership in area 
Improvements 

City Economic Development 
Office, Contractors, 
Community Organizations 

N/A Ongoing 

Implement a Community 
Public Art Program 

City Parks and Recreation, 
Local Art Galleries, Schools, 
Arts Council  

Grants As soon as possible, aim 
to have to installations by 
summer 2015 

Develop a Branding Strategy 
for the Area 

City Staff, Local Marketing 
Agency 

NA at this time Immediate  

Create a Branded Website for 
the Corridor 

City Staff, Local Marketing 
Agency 

City Sponsored Immediate and ongoing 

Work Diligently with Local 
Media to Highlight and Tell 
Better Stories of the Area 

Public Information / 
Communication Office, Local 
Media 

N/A Immediate and ongoing 

Designate a City Project 
manager and establish 
oversight/ follow up/ 
accountability committee 

Solutions Team, City Staff N/A  Within next 6 months and 
annual update meeting 
and report 

 



 

 

 

 

Appendix A - Rustic Hills Catalyst Area Map 
 
  



 

 

 

 

Appendix B - Citadel Catalyst Area Map 
 
 

  



 

 

 

 

Appendix C - Fountain Catalyst Area Map 
 

  



 

 

 

 

Appendix D - Hancock Catalyst Area Map 
 
 

 
 
 



   
 

Work Session Agenda Item 
 
 
Council Meeting Date:  March 10, 2014 
 
To: President and Members of City Council 
 
cc: Mayor Steve Bach 
 
From: Rob Oldach, Co-Chair and Fred Veitch, Member, North Nevada Economic Opportunity 

Zone Task Force 
 
Subject Title: North Nevada Economic Opportunity Zone Findings & Recommendations 
 
Summary:  Representatives of the North Nevada/UCCS Economic Opportunity Zone Task Force will 
present their findings and recommendations. 
 
Background:  Mayor Steve Bach identified three Economic Opportunity Zones (EOZs) within the city 
limits:  Downtown; South Academy; and the North Nevada/University of Colorado, Colorado Springs 
(UCCS) corridor.  In his 2014 budget, Mayor Bach set the following goals for these EOZs as part of his 
strategic plan: 
  

"1.2 Focus on Economic Opportunity Zones (EOZ) (Downtown, North Nevada/UCCS 
Corridor, South Academy) 
A. Establish a stakeholder task force to conduct SWOT analyses to determine 

impediments to redevelopment in Economic Opportunity Zones and develop 
strategies for mitigating these impediments. 

B. With the stakeholder task force, craft a vision and redevelopment strategy for 
each EOZ and define specific outcomes 

C. Identify anchor projects that stimulate infill development and realize the vision in 
each EOZ 

D. Actively market and promote redevelopment of EOZ areas by reaching out to 
developer and broker communities 

E. Consider public and public-private funding options for implementing 
recommendations of the redevelopment strategy." 

 
 The North Nevada/UCCS Task Force was co-chaired by District 1 City Councilmember Don 
Knight and Mr. Rob Oldach, Vice President of Colorado Structures, Incorporated.  Other members of the 
Task Force are: Bill Cherrier, Colorado Springs Utilities; Stephannie Finley, UCCS; Jeff Greene, El Paso 
County; Dave Munger, CONO; Elena Nunez, Colorado Springs Utilities; Wynne Palermo and Jim Rees, 
Urban Renewal Authority; Nolan Schriner, Planning Consultant; Parry Thomas, Planner, Thomas & 
Thomas; Fred Veitch, Nor'wood; and Martin Wood, UCCS. 
 
The North Nevada/UCCS Task Force was greatly assisted by the following City staff who worked directly 
with our group:  Bob Cope, Kathleen Krager, Carl Schueler and Peter Wysocki.  Others on City staff 
behind the scenes also earned recognition for their assistance. 
 
 One of the Task Force's first actions was to identify and bound our area of concern to focus 
energy and resources on that portion of this EOZ that has the most inertia and opportunity for 
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transformation into a community gateway and connection between UCCS and Downtown.  This 
recommended area of focus is the immediate Nevada Avenue corridor between UCCS and the Old North 
End, starting at Interstate 25 (I-25) and proceeding south to Rock Island Right of Way just south of 
Fillmore 
 
Board/Commission Recommendation:  The Task Force’s findings are contained in the attached 
report. 
 
Attachments: (examples below) 
− North Nevada/UCCS Economic Opportunity Zone Task Force Findings and Recommendations 
− PowerPoint: Economic Opportunity Zone Task Force – North Nevada Avenue Corridor, February 27, 

2014 
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NORTH NEVADA / 
UNIVERSITY OF COLORADO, COLORADO SPRINGS 

ECONOMIC OPPORTUNITY ZONE  
TASK FORCE 

FINDINGS AND RECOMMENDATIONS 
 

 Background: 
  
 Colorado Springs Mayor Steve Bach identified three Economic Opportunity Zones 

(EOZs) within the city limits:  Downtown; South Academy; and the North 
Nevada/University of Colorado, Colorado Springs (UCCS) corridor.  In his 2014 budget, 
Mayor Bach set the following goals for these EOZs as part of his strategic plan: 

  
"1.2 Focus on Economic Opportunity Zones (EOZ) (Downtown, North 
Nevada/UCCS Corridor, South Academy) 
 
A. Establish a stakeholder task force to conduct SWOT analyses to determine 

impediments to redevelopment in Economic Opportunity Zones and develop 
strategies for mitigating these impediments. 

B. With the stakeholder task force, craft a vision and redevelopment strategy for 
each EOZ and define specific outcomes 

C. Identify anchor projects that stimulate infill development and realize the vision 
in each EOZ 

D. Actively market and promote redevelopment of EOZ areas by reaching out to 
developer and broker communities 

E. Consider public and public-private funding options for implementing 
recommendations of the redevelopment strategy"       
(2014 Budget, page xxi) 

 
 The North Nevada/UCCS Task Force was co-chaired by District 1 City Councilmember 

Don Knight and Mr. Rob Oldach, Vice President of Colorado Structures, Incorporated.  
Other members of the Task Force are: 

Bill Cherrier Colorado Springs Utilities 
Stephannie Finley UCCS 
Jeff Greene El Paso County 
Dave Munger CONO 
Elena Nunez Colorado Springs Utilities 
Wynne Palermo Urban Renewal Authority 
Jim Rees Urban Renewal Authority 
Nolan Schriner Planning Consultant  
Parry Thomas Planner, Thomas & Thomas  
Fred Veitch Nor'wood 
Martin Wood UCCS 

 
The North Nevada/UCCS Task Force was greatly assisted by the following City staff who 
worked directly with our group:  Bob Cope, Kathleen Krager, Carl Schueler and Peter 
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Wysocki.  Others on City staff behind the scenes also earned recognition for their 
assistance. 
 

 One of the Task Force's first actions was to identify and bound our area of concern to focus 
energy and resources on that portion of this EOZ that has the most inertia and opportunity 
for transformation into a community gateway and connection between UCCS and 
Downtown.  This recommended area of focus is the immediate Nevada Avenue corridor 
between UCCS and the Old North End, starting at Interstate 25 (I-25) and proceeding south 
to Rock Island Right of Way just south of Fillmore (Figure 1). 

  
 Within this area, the North Nevada/UCCS Task Force is pleased to present their findings 

and recommendations. 
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Figure 1 
Recommended EOZ Focus Area 

  

3 
 

N. Nevada Avenue 
Economic Opportunity Zone 

OO.O!Il,1 0.2 0.3 0.4 
H. Miles 

Planning Influence Area 

Focus Area Currently within ""»m i;;;;;;;;;;;e;;;;;;;;y-----' 
Roads 



 
 
 
FINDINGS: 

 
1. Establish a stakeholder task force to conduct SWOT analyses to determine impediments 

to redevelopment in Economic Opportunity Zones and develop strategies for mitigating 
these impediments 
 
• Strengths: 

 
i. The major strength within this area is the University of Colorado, Colorado 

Springs' already planned expansion along their property on the east side of 
Nevada from Austin Bluffs/Garden of the Gods intersection north to almost I-25.  
When completed, this expansion will include concentrated studies in sports and 
wounded warrior medicine as well as the performing arts.   

  
ii. The second strength is the city's existing redevelopment of University Village 

Colorado.   
  
iii. The third strength is that both the UCCS and UVC initiatives have already lead to 

major utility infrastructure improvements which should reduce both the need and 
cost of additional utility improvements for the southern half of the zone from the 
Austin Bluffs/Garden of the Gods intersection to the Rock Island ROW. 

Figure 2- Excerpt from UCCS Master Plan 
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• Weaknesses: 

  
i. The major weakness is the disarray into which the corridor from the Austin 

Bluffs/Garden of the Gods intersection to the Rock Island ROW has fallen.  
While several good small- businesses are located along the corridor, many 
others have deteriorated.   

 
ii. ComCor maintains the majority of its facilities in this corridor, housing on the 

order of 400 - 450 daily residents and about 200 others checking in but not 
staying overnight in nine facilities.   

 
iii. Crime rates within this EOZ appear to be high based on CSPD statistics, and 

the perception of crime is also an issue.   
 
iv. Another major issue is the now-closed dog track. 
 
v. The wide and unimproved existing street roadway and streetscape are visually 

unappealing and create a sense of separation from and lack of connectivity 
with adjoining uses and properties. 

  
vi. The railroad's ROW along the east side of Nevada is a weakness.  While 

unused, this area, if left unmitigated, will cause any redevelopment to be 
significantly offset from Nevada and is inconsistent with urban redevelopment 
best practices. 

 
vii. At this time, there is very little prioritization of funding for public 

improvements allocated for this area. 
 
viii.  An additional weakness is CSU's Birdsall power plant occupying a major 

footprint within this area. 
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                             Photo 1 - Existing Conditions 

 
 

 
 

 Wide non-landscaped railroad right-of-way and CSU easements on east side of corridor 
 
 

• Opportunities:   
 
UCCS's expansion provides Colorado Springs with the perfect opportunity, catalyst 
and leverage to redevelopment the North Nevada/UCCS EOZ in following areas: 
 

i. Economic growth in the northern portion of the corridor centered around 
UCCS needs to include but not limited to:   
a). Off-campus student housing 
b). Other standard neighborhood services for UCCS's growing student 

population:  grocery stores, restaurants, entertainment, etc. 
c). Hotels for parent, new student, and medical tourism 
ii. Economic growth in the southern portion providing high income jobs 

directly connected to the areas of study and work force being produced 
by: 

a). UCCS - 2.1 miles from Four Diamonds to Fillmore and Nevada 
b). Colorado College (CC) - 2.1 miles to Fillmore and Nevada 
c). Colorado Technical University (CTU) - 2.1 miles to Fillmore and Nevada 
 

iii. Connecting UCCS to both Colorado College and Downtown with both multi-
modal transportation and architecture. 

 
iv. Finally, there are some historic or unique buildings within the corridor which 

could be adaptively redeveloped to establish the corridor as an inviting and 
special place. 
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• Threats: 
  

i. As other cities also emerge from harsh economic times, they will be actively 
seeking to promote redevelopment of their neighborhoods.  Those cities with 
college campuses will be in direct competition with Colorado Springs for the 
same high paying jobs we are seeking. 

 
ii. Uncertainties surrounding topics such as the street cross section (including its 

design, access, timing and funding), decisions regarding rights-of-way and 
easements, a possible but undetermined land use plan and Code changes, and 
yet-to-be-made choices concerning acceptable special incentives for this area, 
may all combine to put a damper on non-City reinvestment activities. 

  
iii. Third, any new entrants into the EOZ before new codes are developed could 

be non-conforming to the new master plan for this area. 
  
iv. Finally, the current land-use regulations for this area are arguably too 

permissive in some respects and not permissive enough in others.  
Additionally these regulations largely govern land and building use rather 
than the sometimes more important aspects of urban form and design.   
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2. With the stakeholder task force, craft a vision and redevelopment strategy for each 

EOZ and define specific outcome 
  
• As stated above under opportunities, the Task Force Vision for the North 

Nevada/UCCS EOZ is threefold:   
i. Economic growth in the northern portion of the EOZ based upon UCCS 

student/visitor population needs 
ii. Economic growth in the southern portion centered around high-paying, 

career-orientated jobs supporting all three college institutions adjacent to the 
EOZ (UCCS, CC and CTU) 

iii. Redefining and connecting North Nevada Avenue with CC and the downtown 
area with multi-modal transportation options 

  
• To best achieve the above Vision, the Task Force crafted the following redevelopment 

strategy centered on maximizing the City's above strengths and mitigating the 
weaknesses and threats to take full advantage of the unique opportunities available for 
this EOZ. 
 

i. The first step in the Task Force's redevelopment strategy to achieve the above 
Vision is that City and UCCS should jointly combine resources to retain an 
expert third party consultant with experience in the town-gown 
development/redevelopment field including extensive experience in 
community planning, land planning, and architecture for similar projects.  The 
end result should be an over-arching Master Plan containing the following: 

a). A Vision Plan 
b). A Market Study and Demand Analysis of desirable uses 
c). Specific recommendations for incorporating design elements, the ROW 

improvements, and streetscape.   
 

Additionally, the consultant should seek public input before finalizing any design; 
potential using the City's Camp Creek community involvement process as a 
model.   

  
ii. At the same time the consultant is developing the Master Plan: 
  
a). The City should work with ComCor to identify Comcor's long term goals and 

requirements with respect to the planned improvements in the EOZ.   
   

b). CSU should review the future need for the Birdsall power plant and 
alternatives to the plant in its 2014 Electric Integrated Resource Plan.  
 

c). City Council should develop an Intergovernmental Agreement (IGA) with the 
railroad to acquire and/or remove their ROW easement along the east side of 
Nevada.   
  

d). The City's Historic Preservation Board and Planning Department should 
jointly identify any historical or unique buildings deserving of preservation.   
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e). The Colorado Springs Regional Business Alliance should work with the 
UCCS, CC, and CTU to develop capture plans to identify and attract 
businesses with high-paying, career-fulfilling jobs to the EOZ.  
  

f). The City's Public Works and Planning Department’s should coordinate with 
property owners and stakeholders to prepare an updated transportation 
corridor and streetscape plan for Nevada Avenue to connect UCCS with CC 
and Downtown with multi-modal transportation options.   
  

g). City Council and City Planning should develop "interim" land use codes for 
the EOZ for any new land uses and activities before redevelopment in 
accordance with the above master plan could begin.  While these new uses 
may be allowable under existing zoning codes and economically beneficial to 
the City, they could also be inconsistent with the new vision and requirements 
for the EOZ.   
  

• The Task Force believes that at the completion of the above steps, the City should 
have at least the following specific outcomes: 
  

i. A specific vision of both desirable and undesirable uses and design 
features.  Examples include, but are not limited to: 

  
a). Desirable uses (examples) 

1). Hotels and motels supportive of UCCS and related uses (parents, medical 
tourism, business, convention travelers, and associated visitors) 

2). Student housing of various types including married student housing 
3). Multi-family housing of various types, densities, and price points - may 

include senior housing if well integrated with other uses - owner occupied 
and rental 

4). Grocery store to meet the needs of existing neighborhoods and expected 
new housing 

5). Office parks with businesses connected to the surrounding 
universities/colleges 

6). Student-related retail and service uses, including late night activities, in 
close proximity to campus and unique and one-of-a-kind uses. 

7). Entertainment and restaurants   
8). Health care and wellness including but not limited to uses associated with 

UCCS. 
9). Vertical or horizontal mixed use projects 
10). Uses with “drive-through” orientations  (e.g. Banks, fast food, pharmacies 

etc.) are assumed acceptable for most of the corridor subject to the design 
considerations below 
      
 

b). Undesirable uses (examples) 
1). Most vehicle sales and storage especially if these uses require large high 

visibility parking lots and very high levels of lighting etc. 
2). Uses with heavier industrial type or scale impacts e.g. large low-

employment distribution centers and warehouses, high impact 
construction businesses and contractor’s yards, truck terminals, batch 
plants and transfer stations 
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3). Other uses with substantial outside storage including modular home sales, 
and storage of construction materials - especially if in immediate 
proximity to the corridor) 

4). Mini-storage and related uses unless located largely out of sight from the 
main corridor, away from activity nodes and designed in such a way that 
connectivity throughout the corridor is not compromised  

5). Low density and/or gated housing  particularly if located close to the 
corridor or activity nodes 

6). Concentrations of human services establishments, detention facilities or 
halfway houses 

7). Concentrations of lower income housing 
 

c). Desirable design features (examples) 
1). Street orientation with most parking alongside or beside structures 
2). Enhanced landscaping and streetscaping 
3). Building design enhancements potentially including architectural context 

sensitivity, facade variations, variation in rooflines, fenestration and 
enhanced exterior treatments such as stone, brick or high quality stucco. 

4). Vehicular and pedestrian interconnectivity including options for shared or 
interconnected parking.  Focus should include connectivity from the 
UCCS facilities to the adjoining uses for both vehicles and pedestrians. 

5). Context sensitive lighting treatments with downcast lighting and moderate 
to limited intensity 

6). Preference for integrated building arrangements versus poorly integrated 
individual pad sites or standard strip retail centers 
 

d). Undesirable design features (examples) 
1). Large amounts of parking between structures and the street especially 

poorly landscaped and buffered 
2). “Over parking” of projects – especially retail centers, although 

consideration shall be given to use and demand (example = restaurants) 
3). Buildings without architectural variability 
4). Lower quality exterior finishes such as basic cinderblock, plain pre-cast 

concrete or large areas of metal roofing 
5). Poorly maintained, “highway scale”, and/or uncoordinated signage 

 
ii. A New Cross Section and Theme for North Nevada Avenue 

 
a). The current approved transportation plans for the Nevada between Garden of 

the Gods and Fillmore call for a six-lane cross section with limited designated 
full movement access points.  This 2009 plan allowed for ‘worst case’ 
projections for growth in future traffic counts on this segment of Nevada, 
along with its role as a higher speed arterial corridor.  Even though this six-
lane plan was adopted only five years ago, the Task Force strongly believes a 
more limited four-lane cross section is more appropriate.    

 
b). Although it would continue to serve as a major arterial, the purpose of this 

roadway should be as a full service multi-modal street serving properties 
adjacent to it and in the surrounding areas, with less emphasis on high speed, 
long distance though traffic.  This cross section would complement and 
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transition between the somewhat higher speed segment north of Garden of the 
Gods Road and anticipated plans for managing the mature tree-lined segment 
in the Old North End to the south.  The specifics of the recommended cross 
section will need to be determined based on a sound engineering and 
modeling process that includes stakeholder input.  However, anticipated 
elements for segments other than at major intersections could include: 
  
1). A maximum 105-foot wide total cross section to include two through 

travel lanes and bicycle lanes in each direction, and either a relatively 
continuous center turning lane or a limited median with left turn bays.  
  

2).  Accommodation for additional full movement signalized and other 
intersections at planned and safe locations in a manner that allows for 
efficient timing queuing of signals and traffic flow to provide more 
frequent signalization timed for steady traffic flow at moderate speeds.   

 
3). As safety warrants, left turn movements should be signalized with ‘green 

ball’ single lane turns in lieu of double left turn lanes and left turn arrows. 
  

4). Potential for a significantly different streetscape treatment on west side 
versus the east side due to the presence of railroad right-of-way, major 
utility easements, utility lines, and more industrial-type uses on this side 
of the roadway.  
  

5). Preservation of sufficient right-of-way to accommodate future addition of 
traffic lanes if needed and/or dedicated transit and bikeway corridors. 
  

6). Accommodation of pedestrian, bicycle and transit uses and movements. 
  

7). Inclusion of distinctive design elements to distinguish the University 
District such as signage, banners, median design, lighting (LED) and 
District monumentation. 

 
8). Although the details of this narrower cross section would need to be 

worked out as part of a detailed and stakeholder-based future design 
process. 

 

Figure 3 is included to provide a sense for what the new desired cross section could 
look like when compared with existing conditions.   
 
Photos 2 and 3 provide working examples from the Denver metropolitan area that can 
be drawn on for elements of the recommended cross section.  A particularly 
compelling option considered by the Task Force would be a five-lane paved section 
punctuated with a limited number of small median features which would provide 
some median character and relief particularly at key intersections.  Otherwise,  most 
of the extent and value of streetscape and landscape treatments would be shifted to the 
edges of the roadway (beginning especially on the west side) in order to more directly 
enhance the value to adjoining properties and non-motorized users as well as motor 
vehicles. 
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Figure 3 
Conceptual Future and Existing Cross Sections 

 
 

 
 
 

Note:  Median for proposed cross section may need to be widened at intersections to accommodate turn lanes 
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Photo 2- Example of a More Urban Streetscape 
 

 
 
Example from 15th Street in Denver area showing a more urban street section 

 
c). The look, feel and allowable access would therefore be significantly more urban, 

especially on the west side.  More full movement accesses could be allowed with proper 
design and timing.  A revised/reduced plan for the cross section would mesh with 
recommendations that will likely be brought forward next year for the Old North End 
arterial corridors further south.  At least for the near term, sufficient right-of-way could 
be maintained on the east side to allow for six lanes of capacity, if ever needed.  If not, 
this width would also be available for multi-modal options including robust transit or 
off street non-motorized facilities. 
 

d). While volumetric capacity and speed should not be entirely compromised since the 
businesses and other uses along the corridor will depend on higher volumes and 
relatively efficient flow, the recommendations contained here, if executed properly, 
should continue to support relatively high traffic volumes. 
 

e). Bicycle routing is also an important element.  Significant demand could occur, 
especially in proximity to UCCS and CC.  Major arterials such as this one are not that 
conducive to handling bicycle traffic.  However, parallel street options may be limited.  
 

f). Additionally, public transportation is essential for redevelopment.  Nevada Avenue has 
been identified as a priority corridor for more frequent fixed route bus service  (15 
minute versus the current 30-minute headways) along with the other legs of an  “H 
System” which is  proposed to include  Platte Avenue and Academy Boulevard).  
Although it may take some time to generate higher ridership along this segment of 
Nevada, it is expected that transit supportive conditions should continue to improve as 
the UCCS West Campus builds out and other complimentary uses are developed along 
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the corridor.  For the near term, The Task Force supports phased-in implementation of 
more frequent “H-System” fixed route bus service. 

 
g). Longer term options for more robust transit (potentially including streetcar) should be 

preserved, primarily by maintaining adequate right-of-way  on the east side of the 
corridor, and incorporating these options as future contingency alternatives in the nearer 
term roadway and streetscape planning and implementation.  The Task Force notes that 
the Phase I Streetcar Feasibility Study identifies this corridor as a potential second 
phase for a system that would begin closer to Downtown. 

 
 

 
                       Photo 3- Santa Fe Avenue in Littleton 
 
 

 
 
Example from Santa Fe Avenue in Littleton showing monumentation and landscape treatments potentially 
applicable to the wider east side right-of-way and easement areas 
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3. Identify anchor projects that stimulate infill development and realize the vision in 
each EOZ.   
  
The Task Force believes that market-driven redevelopment of the North Nevada/UCCS 
Economic Opportunity Zone corridor will be fueled by the UCCS expansion and by the 
City's existing redevelopment of the west side of the same stretch of Nevada with the 
University Village Colorado (UVC) via the North Nevada Avenue Corridor Urban 
Renewal Area (NNCURA).  This holistic impact will generate a ‘gravity’ that should 
naturally attract capital to this corridor for redevelopment.  Even with the strength of this 
attraction, its longevity and the potential results should not be considered a foregone 
conclusion.  However, in other communities this type of gravity has resulted in 
transformational impacts on a large scale, when there is a clear agreed upon vision that is 
vigorously supported by the community.  
 
 

Photo 4- Closed Greyhound Track as a Redevelopment Opportunity 
 
  

 
 

Closed Greyhound Track as a mixed use redevelopment opportunity 
 
 

4. Consider public and public-private funding options for implementing 
recommendations of the redevelopment strategy      

  
Until the Master Plan is complete, it is not possible to confidently estimate either the total 
costs of the desired public improvements or the total value of the expected 
redevelopment. Therefore, it is premature to fully commit to a package of funding 
options best suited for this EOZ, or particular areas and projects within it.  In the 
meantime though, the Executive Branch and City Council should jointly develop and 
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evaluate a toolbox of incentives to help counter other competing cities pursuits as well as 
accelerating redevelopment within the EOZ.   

 
 
5. Actively market and promote redevelopment of EOZ areas by reaching out to developer 
and broker communities. 
  
Once the above consultant's Master Plan and other above steps in the preceding 
recommendations have been completed, the Task Force recommends the City conduct the 
following to actively market redevelopment of the EOZ: 
  
• The City should implement policies and procedures to ensure that private 

redevelopments within the EOZ meet the following: 
 

i. Done Right:  New uses are located in the highest-best locations in the corridor 
and that their developments have lasting value to further attract capital for 
other complementary and synergistic redevelopment projects. 

 
ii. Done Quickly:  Prioritize existing regional, City and CSU capital 

improvements funds for projects benefitting this corridor. 
 
iii. Done Easily:  Craft policies and processes to attract new capital by providing 

consistent answers to development questions: e.g. what the City will or will 
not support or bring to the table are known by developers willing to invest 
within the EOZ. 

 
• City Council and City Planning should develop EOZ regulations that influence 

"desirable uses" more than just exterior appearance, but also the location, features, 
size, density and impact of any redevelopment.   

 
Options include, but are not limited to: 
 

• Total private funding 
• Non-financial incentives (e.g.  new zoning rules; streamlined permit process, 

overlay zones, etc.) 
• Federal grants and funding options 
• State grants and funding options 
• County grants and funding options (e.g. PPACG) 
i. City-funded infrastructure improvements (e.g. roads and utilities) 
ii. Waiving or reducing City fees 
iii. Special Improvement Districts 
iv. Expanding the North Nevada Urban Renewal Area 
v. Public-private profit sharing opportunities (e.g. tax rebates, tax incremental 

funding) 
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Conclusion and Recommendations: 
 
The North Nevada/UCCS Task Force concluded the following: 
 

• The above listed strengths far outweigh the weaknesses 
• The City can mitigate the weaknesses and threats 
• The City needs a framework in place to ensure any redevelopment including the 

location, size, character, connectivity, density, and amenities match up with a 
consistent Vision Plan for the corridor.   

 
Therefore, the Task Force makes the following recommendations: 
 
1. The Mayor should appoint a Project Manager, and as necessary allocate funds within the 

current budget, to advance the goals of the EOZ, execute the recommendations contained 
herein, and follow up with other stakeholders to direct processes to ensure conformance 
with the Task Force Recommendations. Desired completion date is June 30, 2014. 
 

2. The City and UCCS should jointly retain an expert third party consultant to develop a 
Master Plan. Desired completion date is December 15th, 2014. 
  

3. The City should work with ComCor to identify Comcor's long term goals and 
requirements with respect to the planned improvements in the EOZ.  Desired completion 
date is June 30, 2014. 
 

4. CSU should review the future need for the Birdsall power plant and alternatives to the 
plant in its 2014 Electric Integrated Resource Plan.  Desired completion date is December 
17, 2014. 

Photo 5- Birdsall Power Plant 
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5. The City should evaluate options to acquire and/or remove the railroad ROW easement 

along the east side of Nevada and then proceed with a plan for implementation.  Desired 
completion date is December 15, 2014. 
  

6. The City's Historic Preservation Board, City Planning and CONO should jointly identify 
any historical buildings deserving of preservation.  Desired completion date is September 
30, 2014. 
  

7. The City should implement policies and procedures for redevelopments within the EOZ:  
Desired completion date is June 30, 2015. 
  

8. The Colorado Springs Regional Business Alliance should work with the UCCS, CC, and 
CTU to develop capture plans to identify and attract businesses with high-paying, career-
fulfilling jobs to the EOZ.  Desired completed date is June 30, 2014. 
  

9. The City's Public Works Department should prepare a new transportation master plan for 
Nevada Avenue to connect UCCS with CC and Downtown with multi-modal 
transportation options.  The development of this plan should be closely coordinated with 
the Master Plan outlined in #1 above.   Desired completion date is December 15, 2014. 
  

10. The Executive Branch and City Council should jointly develop and evaluate a toolbox of 
incentives.   As most of the information required will be from the third-party consultant's 
report, the desired completion date is June 30, 2015. 
  

11. City Council and City Planning should develop "interim" land use codes for the EOZ.  
Desired completion date is September 30, 2014. 
  

12. City Council and City Planning should develop EOZ regulations that influence desirable 
uses and design features.  As most of the information required will be from the third-party 
consultant's report, the desired completion date is June 30, 2015. 
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Defining the EOZ Area 

The Task Force's first action 
centered on identifying the 
portion of the North Nevada 
Economic Opportunity Zone 
that offers the greatest 
opportunity for 
transformation into a 
community gateway and 
connection between UCCS 
and Downtown.  This 
recommended area of focus is 
the immediate Nevada 
Avenue corridor between 
UCCS and the Old North End, 
starting at Interstate 25 (I-25) 
and proceeding south to the 
Rock Island Right of Way just 
south of Fillmore Street.  
 

N. Nevada Avenue 
Economic Opportunity Zone 

00.051.1 0.2 0.3 0.4 
Miles 



EOZ Goals 
(excerpted rom the Mayor’s strategic plan in the 2014 budget) 

1. ---Establish a stakeholder task force to conduct a SWOT analysis to determine 
impediments to redevelopment in Economic Opportunity Zones and develop 
strategies for mitigating these impediments. 
 

2.  ---With the stakeholder task force, craft a vision and redevelopment strategy 
for each EOZ and define specific outcomes. 
 

3.  ---Identify anchor projects that stimulate infill development and realize the 
vision in each EOZ. 
 

4.  ---Actively market and promote redevelopment of EOZ areas by reaching out to 
developer and broker communities. 
 

5.  ---Consider public and public-private funding options for implementing 
recommendations of the redevelopment strategy.      

 



Goal 1 – SWOT Analysis - Strengths 

A. Planned UCCS Expansion – 
the National Sport, Arts and 
Wellness Village 
 

B. Existing redevelopment of 
University Village Colorado 
 

C. The UCCS and UVC initiatives  
already have led to major 
utility infrastructure 
improvements, which should 
reduce both the need and 
cost of additional utility 
improvements for the EOZ. 

 

 



Goal 1 – SWOT Analysis - Weaknesses 
A. Disarray in the corridor from the Austin 

Bluffs Parkway/Garden of the Gods 
Road intersection to the Rock Island 
ROW,  including some deteriorated 
businesses and facilities 

B. ComCor, operating the majority of its 
facilities in this corridor  

C. Crime rates within the EOZ being 
statistically high;  also perception of 
crime 

D. The now-closed dog track  
E. The wide and unimproved existing 

street roadway and streetscape  
F. The railroad's ROW along the east side 

of Nevada 
G. Very little prioritization of funding for 

public improvements allocated for this 
area 

H. CSU's Birdsall power plant occupying a 
major footprint 

 



Goal 1 – SWOT Analysis - Opportunities 
 

A. The northern portion of the corridor:   
i. Off-campus student housing 
ii. Neighborhood services for UCCS's 

growing student, staff and visitor 
populations: grocery stores, 
restaurants, entertainment, etc. 

iii. High quality hotels for parent, new 
student, and medical tourism 

B. The southern portion of the corridor, 
providing high income career-oriented jobs 
directly connected to the areas of study and 
work force being produced by: 

i. UCCS - 2.1 miles from Four Diamonds to 
Fillmore and Nevada 

ii. Colorado College (CC) - 2.1 miles to 
Fillmore and Nevada 

iii. Colorado Technical University (CTU) - 
2.1 miles to Fillmore and Nevada 

C. The use of multi-modal transportation and 
architecture to connect UCCS to both 
Colorado College and downtown 

D. Identification of any historic or unique 
buildings within the corridor that could be 
adaptively redeveloped to establish the 
corridor as an inviting and special place. 

UCCS - The Lane Center 

Tempe, Arizona 



Goal 1 – SWOT Analysis - Threats 

A. Other cities emerging from harsh 
economic times will be actively seeking to 
promote redevelopment.  Those cities with 
college campuses will be in direct 
competition with Colorado Springs for the 
same high-paying jobs we are seeking. 

B. Uncertainties about the implementation of 
a new master plan, including timing and 
funding of infrastructure improvements, 
land uses, code changes, and development 
incentives may all combine to put a damper 
on investment by the private sector. 

C. New entrants into the EOZ before revised 
codes are developed could be non-
conforming to the new EOZ master plan. 

D. Current land-use regulations for this area:  
i. Arguably too permissive in some 

respects and not permissive enough 
in others 

ii. Largely govern land and building use 
rather than the sometimes more 
important aspects of urban form 
and design 

 

 



Goal 2 – Craft a Vision, Redevelopment Strategy and Define Outcomes 

Vision: 
A. Economic growth in the northern portion of 

the EOZ based upon UCCS student/visitor 
population needs 
 

B. Economic growth in the southern portion of 
the EOZ centered around high-paying, 
career-oriented jobs supporting all three 
collegiate institutions adjacent to the EOZ 
 

C. Redefining and connecting North Nevada 
Avenue with the Colorado College and the 
downtown area via multi-modal 
transportation options 

 
 

North Nevada EOZ Context and Recommendations 

DRAFT 12/3/2013 



Goal 2 (continued) - Vision, Redevelopment Strategy and Outcomes 

Redevelopment Strategy: Maximize the identified strengths and mitigate the weaknesses and threats to 
take full advantage of the unique opportunities available for the EOZ. 
 
A. The City and UCCS should jointly retain an expert third-party consultant with experience in the 

town-gown development/redevelopment and community planning and architecture for similar 
projects to create an overall Master Plan containing: 
 

i. A Vision Plan 
ii. A Market Study and Demand Analysis of desirable uses 
iii. Specific design elements, ROW improvements, and streetscape and monumentation 
 
   The consultant should seek public input before finalizing any design 

 
B. At the same time the consultant is developing the Master Plan: 

 
i. The City should work with ComCor to identify Comcor's long-term goals and requirements with respect 

to the planned improvements in the EOZ.   
i. CSU should review the future need for and alternatives to the Birdsall power plant in its 2014 Electric 

Integrated Resource Plan.  
ii. City Council should develop an Intergovernmental Agreement (IGA) with the railroad to acquire and/or 

remove their ROW easement along the east side of Nevada.   
iii. The City's Historic Preservation Board and Planning Department should jointly identify any historical or 

unique buildings deserving of preservation.   
iv. The Colorado Springs Regional Business Alliance should work with the UCCS, CC, and CTU to develop 

capture plans to identify and attract businesses with high-paying, career-fulfilling jobs to the EOZ.  
v. The City's Public Works and Planning Department’s should coordinate with property owners and 

stakeholders to prepare an updated transportation corridor and streetscape  plan for Nevada Avenue. 
vi. City Council and City Planning should develop "interim" land use codes for the EOZ for any new land uses 

and activities before redevelopment in accordance with the above master plan could begin.   



Goal 2 (continued) - Vision, Redevelopment Strategy and Outcomes 

     Outcomes:   Desirable uses (examples) 
1. High Quality hotels and motels supportive of UCCS and 

related uses (parents, medical tourism, business, 
convention travelers, and associated visitors) 

2. Student housing of various types 
3. Multi-family housing of various types, densities, and price 

points: may include senior housing if well integrated with 
other uses 

4. Grocery store and pharmacy 
5. Office parks with businesses connected to the surrounding 

universities/colleges 
6. Student-related retail and service uses, including late night 

activities, in close proximity to campus and unique uses. 
7. Entertainment and restaurants   
8. Health care and wellness, including uses associated with 

UCCS 
9. Vertical or horizontal mixed-use projects 
 
                        Desirable design features (examples) 
1. Street orientation with most parking alongside or beside 

structures 
2. Enhanced landscaping and streetscaping 
3. Building design enhancements including architectural 

context sensitivity, façade and roofline variations, 
fenestration and enhanced exterior treatments 

4. Vehicular and pedestrian interconnectivity; Focus should 
include connectivity from the UCCS facilities to the 
adjoining uses for both vehicles and pedestrians. 

5. Context sensitive lighting treatments with downcast lighting 
and moderate to limited intensity – LED lighting 

6. Preference for integrated building arrangements 
 

                                                     Undesirable uses (examples) 
1. Most vehicle sales and storage  
2. Uses with heavier industrial type or scale impacts 
3. Other uses with substantial outside storage, including 

modular home sales and storage of construction materials  
4. Mini-storage and related uses unless located largely out of 

sight from the main corridor 
5. Low density and/or gated housing, particularly if located 

close to the corridor or activity nodes 
6. Concentrations of human services establishments, detention 

facilities or halfway houses 
7. Concentrations of lower income housing 
 
 
 
 
 
                       Undesirable design features (examples) 
1. Large amounts of parking between structures and the street 

especially poorly landscaped and buffered 
2. “Over parking” of projects – especially retail centers, 

although consideration shall be given to use and demand 
(example = restaurants) 

3. Buildings without architectural variability 
4. Lower quality exterior finishes such as basic cinderblock, 

plain pre-cast concrete or large areas of metal roofing 
5. Poorly maintained, “highway scale” and/or uncoordinated 

signage 
 



Goal 2 (continued) - Vision, Redevelopment Strategy and Outcomes 

Outcomes:  A new theme for North Nevada Avenue 
Subject to engineering and modeling that includes stakeholder input, 
the Task Force strongly believes a more limited four-lane cross 
section is preferable to  the 6-lane high volume, high speed scenario 
specified in the 2009 transportation plan.  The Task Force 
recommendation allows for: 
• Full service multi-modal street 
• Pedestrian, bicycle and transit uses and movements 
• Less emphasis on high speed, long-distance through-traffic 
• A maximum 105-foot wide total cross section to include two 

through-travel lanes,  a bicycle lane in each direction, and 
either a relatively continuous center turning lane or a limited 
median with left turn bays 

• Additional full movement signalization at planned and safe 
locations to allow for efficient timing of signals and traffic flow 
at moderate speeds 

• ‘Green ball’ single lane left turns in lieu of double left turn 
lanes and left turn arrows. 

• Different streetscape treatments on West side versus the East 
side due to the presence of railroad right-of-way, major utility 
easements, utility lines, and more industrial-type uses on the 
East side 

• The ability to add future added traffic lanes if needed and/or 
dedicated transit and bikeway corridors 

 

CONCEPTUAL NORTH NEVADA 
NORTH VIEW 

CONCEPTUAL NORTH NEVADA 
SOUTH VIEW 

-
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Goal 3 - Identify Anchor Projects 

• The Task Force believes that market-driven redevelopment of the North Nevada Avenue 
Economic Opportunity Zone corridor will be fueled by the UCCS expansion and by the City's 
existing redevelopment of the west side of the same stretch of Nevada via the University 
Village Colorado (UVC) as part of the North Nevada Avenue Corridor Urban Renewal Area 
(NNCURA).  This synergistic strength will generate a ‘gravity’ that should naturally attract 
capital to the corridor, thus creating additional potential for redevelopment.  Even with the 
strength of this attraction, its longevity and the potential results should not be considered a 
foregone conclusion.  However, in other communities this type of gravity has resulted in 
transformational impacts on a large scale, when there is a clear agreed-upon vision that is 
vigorously supported by the community.  

 



Goal 4 - Actively Market and Promote Development 

Once the consultant's Master Plan and other steps are taken pursuant to the redevelopment strategy 
recommended herein, the City should actively market redevelopment of the EOZ by: 
 
A. Ensuring that private redevelopments are promoted, attracting capital from developers having 

confidence that EOZ projects will be: 
 
i. Done Right:  Dictate that new uses are located in the highest-best locations in the corridor and 

that these developments have lasting value to further attract capital for other complementary 
and synergistic redevelopment projects. 
 

ii. Done Quickly:  Prioritize existing regional, City and CSU capital improvement funds for projects 
benefitting this corridor. 
 

iii. Done Easily:  Craft policies and processes that provide consistent answers to development 
questions, e.g., what the City will or will not support or bring to the table.  By doing so, the 
City will foster the confidence of developers considering investment opportunities within the 
EOZ. 

 
B. Developing EOZ regulations that influence "desirable uses" including  the location, features, size, 

density and impact of any redevelopment, as well as the exterior appearance.   
  



Goal 5 - Consider Public and Public-Private Funding 
Options 

Until the Master Plan is complete, it is not possible to confidently estimate either the total costs 
of the desired public improvements or the total value of the expected redevelopment. Therefore, 
it is premature to fully commit to a package of  funding options best suited for this EOZ, or 
particular areas and projects within it.  In the meantime though, the Executive Branch and City 
Council should jointly develop and evaluate a toolbox of incentives to help counter other 
competing cities pursuits as well as accelerating redevelopment within the EOZ.  Options include, 
but are not limited to: 
 
a. Total private funding 
b. Non-financial incentives (e.g.,  new zoning rules; streamlined permit process, overlay 

zones, etc.) 
c. Federal grants and funding options 
d. State grants and funding options 
e. County grants and funding options (e.g.,  PPACG) 
f. City-funded infrastructure improvements (e.g., roads and utilities) 
g. Waiving or reducing City fees 
h. Special Improvement Districts 
i. Expanding the North Nevada Urban Renewal Area 
j. Public-private profit sharing opportunities (e.g., tax rebates, tax incremental funding) 

 



Conclusions 

1. The SWOT analysis reveals that the North Nevada Avenue Economic Opportunity 
Zone’s strengths far outweigh its weaknesses. 
 

2. The City can effectively mitigate the weaknesses and threats, thereby fostering the 
confidence of developers considering investment opportunities within the EOZ. 
 

3. The City needs a framework in place to ensure any redevelopment including the 
location, size, character, connectivity, density, and amenities match up with a 
consistent Vision Plan for the corridor.   

 



Recommendations 
1. The Mayor should appoint a Project Manager, and as necessary allocate funds within the current budget, to advance the goals of the EOZ, 
execute the recommendations contained herein, and follow up with other stakeholders to direct processes to ensure conformance with the Task 
Force Recommendations. Desired completion date is June 30, 2014. 
 
2. The City and UCCS should jointly retain an expert third party consultant to develop a Master Plan. Desired completion date is December 
15th, 2014. 
  
3. The City should work with ComCor to identify Comcor's long term goals and requirements with respect to the planned improvements in 
the EOZ.  Desired completion date is June 30, 2014. 
 
4. CSU should review the future need for the Birdsall power plant and alternatives to the plant in its 2014 Electric Integrated Resource Plan.  
Desired completion date is December 17, 2014. 
  
5. The City  should evaluate options to acquire and/or remove the railroad ROW easement along the east side of Nevada and then proceed 
with a plan for implementation.  Desired completion date is December 15, 2014. 
  
6. The City's Historic Preservation Board, City Planning and CONO should jointly identify any historical buildings deserving of preservation.  
Desired completion date is September 30, 2014. 
  
7. The City should implement policies and procedures for redevelopments within the EOZ:  Desired completion date is June 30, 2015. 
  
8. The Colorado Springs Regional Business Alliance should work with the UCCS, CC, and CTU to develop capture plans to identify and attract 
businesses with high-paying, career-fulfilling jobs to the EOZ.  Desired completed date is June 30, 2014. 
  
9. The City's Public Works Department should prepare a new transportation master plan for Nevada Avenue to connect UCCS with CC and 
Downtown with multi-modal transportation options.  The development of this plan should be closely coordinated with the Master Plan outlined in 
#1 above.   Desired completion date is December 15, 2014. 
  
10. The Executive Branch and City Council should jointly develop and evaluate a toolbox of incentives.   As most of the information required 
will be from the third-party consultant's report, the desired completion date is June 30, 2015. 
  
11. City Council and City Planning should develop "interim" land use codes for the EOZ.  Desired completion date is September 30, 2014. 
  
12. City Council and City Planning should develop EOZ regulations that influence desirable uses and design features.  As most of the 
information required will be from the third-party consultant's report, the desired completion date is June 30, 2015. 

 



   
 

Work Session Agenda Item 
 
 
Council Meeting Date:   March 10, 2014    
 
To: President and Members of City Council  
 
cc: Mayor Steve Bach 
 
Via: Christopher P. Riley, Fire Chief 
 
From: Ted Collas, Deputy Fire Chief 
 Leslie Hickey, Finance, Planning and Analysis Manager 
 
Subject Title: INFORMATION REGARDING THE CITY’S NEW AMBULANCE CONTRACT WITH 

AMERICAN MEDICAL RESPONSE  
 
 
Summary:  
On December 17, 2013, the City executed a contract with American Medical Response (AMR) for the 
provision of ambulance transportations services within the City of Colorado Springs. The new contract 
begins on 4/1/2014 and terminates on 12/31/2018, with the option to extend for five additional one year 
periods.   
 
This new contract achieves a number of desired objectives, including: 

- Implements one Medical Director with oversight of both the Colorado Springs Fire Department 
(CSFD) and AMR 

- Increases areas of the City now subject to 8-minutes AMR response 
- Reimburses CSFD for services provided that directly relate to the provision of paramedic 

services, totaling $1,177,003 
- Creates response time parameters for non-emergent responses 
- Requires liquidated damages for issues of non-compliance 
- Co-locates CSFD and AMR Quality Assurance/Quality Improvement (QA/QI) staff 

 
Previous Council Action:   
Prior to the City’s most recent AMR contract, ground emergency ambulance services were provided by 
AMR through a separate public entity jointly created by the City and El Paso County, called the 
Emergency Services Agency (ESA). However, on June 25, 2013, City Council passed a resolution 
providing El Paso County with written notice of termination of the ESA intergovernmental agreement. On 
February 25, 2014, City Council received an IGA to finalize the wind-up and liquidation of assets of the 
ESA. 
 
Background:   
In April 2013, the CSFD received City Council’s permission to solicit request for proposals regarding 
provision of ground emergency transportation services within the City limits. The RFP was released and 
after review, negotiations began with AMR in July 2013. After months of negotiations, the final contract 
was signed in December 2013, with a slated start date of 4/1/2014.  
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Financial Implications:  
Revenue totaling $1,177,003 will be received annually from AMR for direct expenses related to the 
CSFD’s provision of paramedic services. This is a fraction of the full cost associated with providing 
paramedic services and is intended to be a small contribution to offset taxpayer funds that go toward the 
CSFD assisting AMR in providing advanced life support emergency medical services.  
 
Board/Commission Recommendation:   
Not Applicable 
 
Stakeholder Process:   
Not Applicable 
 
Alternatives:   
No action is requested at this time. 
 
Recommendation:   
No action is requested at this time. 
 
c: Ted Sayer, American Medical Response 
  
 
Attachments:  
− PowerPoint Presentation 

 

2 



City of Colorado Springs  
Ground Emergency 

Ambulance Service Contract 

March 10, 2014 

AMERICAN MEOI L ESPONSE 
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Process 
Task Date 

Request for Proposals Posted April 2013 

Proposals Due Back May 2013 

Responses Reviewed* June 2013 

AMR Selected & Negotiations Began* July 2013 

Signed Contract December 2013 

Contract Effective Date April 1, 2014 

Ambulance Contract Presentation 
3-10-14 2 

*Responses reviewed by CSFD, CSPD, Budget, and City Attorney’s 
office. Negotiations included CSFD, City Attorney’s Office & AMR. 

• • 



Improvements  
• Reimbursement to the City for costs 

incurred 
o AMR will reimburse the City for up to 

$1,177,003 in expenses  
o This is for costs incurred which are directly 

related to the CSFD’s provision of paramedic 
services      

• One Medical Director 
o A single Medical Director, selected by the 

CSFD, with AMR; provided by the hospital 
o The first medical director selected is Dr. Stein 

Bronsky                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                        
Ambulance Contract Presentation 
3-10-14 3 
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Improvements  
• Joint Response 

o Enlarged 8 minute response zone for AMR 
o Coordinated resource location 
o First arriving response unit stops the “clock” 
o CSFD goal: First unit arriving within 8 minutes 

or less 90% of the time 
o Dynamic deployment of AMR resources 

improves times in select areas  
o AMR incurs damages if arrival time exceeds 

12 minutes 
o Beginning in 2015, arrival standard increases 

to 92% 
 Ambulance Contract Presentation 

3-10-14 4 
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Mutual Aid Provisions 
• The fourth recital, on the first page of the 

contract, states that AMR is to provide the 
same service to enclaves within the City, in 
accordance with the terms of the Contract 

• AMR may utilize mutual aid from third parties 
• The CSFD Fire Chief must approve mutual 

aid agreements 
 

Ambulance Contract Presentation 
3-10-14 5 
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Questions? 

Ambulance Contract Presentation 
3-10-14 6 
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Work Session Agenda Item 
 
 
Council Meeting Date:  March 10, 2014 
 
To: President and Members of City Council  
 
cc: Mayor Steve Bach 
 
From: Council President Keith King 
 
Subject Title: A Proposed Ordinance Creating a New Section of Code of the City of Colorado Springs 

Pertaining to a Sales or Use Tax Exemption Within a Commercial Aeronautical Zone 
 
Summary:  Colorado Springs is the only full-time towered airport, excluding DIA, in Colorado with a 
sales and use tax.  The proposed ordinance is designed to enable the airport to eliminate the sales and 
use tax in the zone on aircraft parts used or consumed in the manufacture, maintenance, repair or 
overhaul of aircraft, and to: 

1. Increase the number of aircraft that hanger at the airport.  
2. Increase the number of aircraft that do their maintenance at the airport. 
3. Increase the number of aircraft that fuel their aircraft at the airport. 
4. Increase the aircraft mechanic and aeronautic engineering jobs. 
5. Increase the WWII museum collection of aircraft with more jobs. 

 
Previous Council Action:  None. 
 
Background:  Colorado Springs airport has the capacity for many businesses on the west side of the 
airport grounds.  We have lost existing business from the airport because we are not competitive with 
other airports that have a different tax system.  The way we can become competitive is to match the tax 
policies of other Front Range airports.  That would mean the elimination of the sales and use tax in the 
Commercial Aeronautical Zone that would be created with this Ordinance. 
 
Financial Implications: The annual sales and use taxes that are collected in the proposed Commercial 
Aeronautical Zone is approximately $200,000 dollars per year.  This proposal if passed, would allow for 
companies to hire employees that would work on the aircraft that would return to the airport because of 
the tax policy.  A company, Rampart Aviation has already committed to moving 40 high paying jobs to 
Colorado Springs once the zone is in effect.  Other businesses are starting to inquire about the possibility 
of moving their companies to Colorado Springs.   
 
Board/Commission Recommendation:  Aviation Director Dan Gallagher and Mayor Steve Bach are 
supportive of the proposed Commercial Aeronautical Zone.  The Executive Branch has done an analysis 
and believes that the initial downside risk to revenue is limited and is significantly outweighed by the 
upside potential of having the Airport reach its potential as an economic driver for the community.  Andi 
Diancur, the Vice Chair of the Airport Advisory Commission has been very involved in the process of 
working with the business on the west side of the airport.  The Commission is very supportive of the 
concept but has not taken a formal position because they have not seen the ordinance.   
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Stakeholder Process:  The attached letters of support indicate the number of businesses in the 
proposed zone that are supportive of the proposal.  The proposal appears to have the support of almost 
all of the businesses on the west side of the airport.   
 
Recommendation:  Council President King requests Council’s concurrence to place the proposed 
ordinance creating a sales or use tax exemption within a Commercial Aeronautical Zone.  
 
 
 
Attachments:  

• An Ordinance Creating a New Section…of the Code of the City of Colorado Springs…Pertaining 
to a Sales or Use Tax Exemption Within a Commercial Aeronautical Zone 

• Letters of support 
• Creating a Tax-Free Commercial Aeronautical Zone at the Colorado Springs Airport, February 10, 

2014 
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CITY ATTY'S OFFICE 

CODE CHANGE REVIEW 
ATTY INIT ____________ 

DATE _____/_____/_____ 
 

ORDINANCE NO. 13-_________ 
 

AN ORDINANCE CREATING A NEW SECTION 450 (SALES OR USE TAX 
IN A COMMERCIAL AERONAUTICAL ZONE) OF PART 4 (EXEMPT 
TRANSACTIONS, COMMODITIES, AND PERSONS; DEDUCTIONS) OF 
ARTICLE 7 (SALES AND USE TAX) OF CHAPTER 2 (BUSINESS 
LICENSING, LIQUOR REGULATION AND TAXATION) OF THE CODE OF 
THE CITY OF COLORADO SPRINGS 2001, AS AMENDED, PERTAINING 
TO A SALES OR USE TAX EXEMPTION WITHIN A COMMERCIAL 
AERONAUTICAL ZONE 

 
 WHEREAS, City Council finds that the City’s economic vitality is enhanced and strengthened 
through development of a thriving and self sustaining business environment associated with the 
Colorado Springs Airport; and 
 
 WHEREAS, City Council finds that businesses that purchase, lease, manufacture, repair and 
overhaul commercial aircraft are important contributors to job retention and creation and the 
City’s business climate in general; and 
 
 WHEREAS, City Council finds that encouraging business spending and enhancing business 
transactions related to commercial aeronautical activities will further foster the business friendly 
climate Colorado Springs promotes; and 
  
 WHEREAS, the beneficial effects of job growth and enhanced business spending at the 
Colorado Springs Airport has a multiplier effect beyond the boundaries of the Airport property and 
contributes to the economic vitality of the City; and 
 

WHEREAS, City Council finds that attracting new businesses and allowing existing businesses 
to expand through sales tax exemptions has a public and municipal purpose and is good public 
policy. 
 
 NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF COLORADO SPRINGS: 
 

Section 1. A new Section 450 (Sales or Use Tax in a Commercial Aeronautical Zone) of Part 4 

(Exempt Transactions, Commodities and Persons: Deductions) of Article 7 (Sales and Use Tax) of 

Chapter 2 (Business Licensing, Liquor Regulation and Taxation) of the Code of the City of Colorado 

Springs 2001, as amended, is created to read as follows: 

2.7.450: SALES OR USE TAX IN A COMMERCIAL AERONAUTICAL ZONE: 
 
A. There shall be exempt from sales or use tax under this City Tax Code: 
 

1. The sale, purchase, lease, rental, use, storage, distribution or consumption of any 
aircraft within the commercial aeronautical zone. 
 



2. The sale, purchase, lease, rental, use storage, distribution or consumption of any 
aircraft parts used or consumed in the manufacture, maintenance, repair or overhaul of 
aircraft within the commercial aeronautical zone. 
 
3. The sale, purchase, lease, rental, use, storage, distribution or consumption of 
supplies, equipment, tooling, solvents and/or paints that are used or consumed in the 
course of manufacture, maintenance, repair or overhaul of aircraft or capital equipment 
within the commercial aeronautical zone, and that are necessary and essential to these 
operations.  Items that are incidental to these operations, such as office machines, office 
supplies, cleaning supplies, transportation equipment and other incidental items are not 
exempted by this section. For purposes of this subsection, “equipment” shall include 
equipment for manufacture, maintenance, repair or overhaul, notwithstanding the 
definition of “equipment” in section 2.7.104 of this article. 
 
4. Purchase or lease of capital equipment directly and exclusively used or consumed 
in the manufacture, maintenance, repair, or overhaul of aircraft within the commercial 
aeronautical zone. 

  
B. For the purposes of this section, the term “commercial aeronautical zone” shall mean the 
area encompassed by the geographical boundaries of the Colorado Springs Airport, within which 
a business engages in activities, including but not limited to purchase, lease, manufacture, repair, 
overhaul, storage or use of aircraft parts, supplies or solvents, including paints, in the course of 
manufacture, repair or overhaul of aircraft. Such businesses with frontage on a roadway within, or 
contiguous to, the geographical boundaries of the Colorado Springs Airport shall be included in the 
commercial aeronautical zone regardless of whether the physical location of the frontage is within 
the geographical boundary of the Colorado Springs Airport. 
 

Section 2. This ordinance shall be in full force and effect on the first day of June 2014, 

after its final adoption and publication as provided by Charter. 

 Section 3. Council deems it appropriate that this ordinance be published by title and 

summary prepared by the City Clerk and that this ordinance be available for inspection and 

acquisition in the office of the City Clerk.  

Introduced, read, passed on first reading and ordered published this ____ day of 

_________________________ 2014. 

 
Finally passed: _____________    ___________________________________  
       Keith King, Council President 
Mayor’s Action: 
 
 Approved:  _________________________  
 Disapproved:  _______________________, based on the following objections: 
    
    
    
 

________________________________  
Steve Bach, Mayor 
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Council Action: 
 
 Finally adopted on a vote of ____________, on ______________________________________________ 
 Amended and resubmitted ________________________________ 
 
 
       ____________________________________ 
       Keith King, Council President 
ATTEST: 
 
 
_________________________________ 
Sarah B. Johnson, City Clerk 
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Hoag Construction Company 
P.O. Boxes 61180 
Colorado Springs, CO 80960 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

November 1, 2013 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

As a member of the local construction community, I would like to offer my support for eliminating local sales and 
use taxes within the Colorado Springs Airport Commercial Aeronautical Zone (CAZ). 

Eliminating taxes within the CAl would lower the cost of materials for prospective new or relocated businesses 
that choose to build at the Colorado Springs Airport. As you know, the Colorado Springs Airport is competing 
nationally for aeronautical businesses. A comparatively lower relocation cost, stemming simply from the 
elimination of local taxes to construct new hangars and adjacent office space, will help the Airport compete for 
those businesses. In the long run, a healthier and more diverse local aeronautical industry will bring reliable and 
high-paying jobs and continue to grow our economy. 

Overall, we believe that the elimination of taxes within the CAl will benefit the Pikes Peak region, but from a 
contractor's perspective, we can attest to the great impact lower construction costs will make to prospective 
businesses. 

Thomas Hoag, President 

CC: Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 



Integrity Air, Inc. 
5765 Taxi Way 
Colorado Springs, Co 80916 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

Novemebr 1, 2013 

RE: letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

As a Southern Colorado Regional representative of the National Business Aviation Association (NBAA), I would like 
to offer my support for eliminating local sales and use taxes within the Colorado Springs Airport Commercial 
Aeronautical Zone (CAZ). 

The maintenance, repair and overhaul of personal and business aircraft contributes approximately $50.0 billion to 
the U.S. economy annually based on a 2006 study prepared for the General Aviation Manufacturer's Association. 
Aircraft services require a highly-skilled workforce and greatly impact a local economy. For those critical reasons, 
communities strive to retain and attract aeronautical businesses. At the same time, aeronautical businesses seek 
business-friendly environments because of the expensive nature of aircraft maintenance, repair and overhaul. 

Colorado Springs is competing on both a local and national scale to retain and attract aeronautical businesses. 
Aircraft owners are at liberty to purchase aeronautical services from a variety of companies throughout the region; 
aviation businesses can choose to locate at any airport with a competitive tax structure. A local tax environment 
affects a business' overall bottom line but the impact is especially realized in aviation from the high costs 
associated with aircraft services. 

I believe that the elimination of taxes within the CAZ at the Colorado Springs Airport will make the City of Colorado 
Springs more competitive in attracting aeronautical business and thus support the City's intent to revise the tax 
structure within the Commercial Aeronautical Zone. 

Sincerely, 

CC: Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 



Trine Aerospace & Defense 
Hangar One 
5765 Taxi Way 
Colorado Springs, CO 80916 

V 
TRINE 
Aerospace & Defense 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

November 1, 2013 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

My name is Britt Ham and I am the President and Chief Operating Officer of Trine Aerospace & 
Defense. 

Our company recently relocated to the Colorado Springs Airport due to the availability of hangar 
space, especially the new hangar we currently occupy. 

Trine is a growing defense supplier of enhanced aeronautical systems for government operators 
around the world. We engineer, install and certify upgrades to airframes with parts manufactured 
locally and internationally. 

I believe the City's plan to reduce or eliminate sales and use taxes within the CAl will influence 
aircraft owners and other business like ours to reconsider Colorado Springs and return to the 
Colorado Springs Airport. 

Thank you for considering modifying the tax structure within the Commercial Aeronautical Zone so 
that existing business can compete better in the region, and the Colorado Springs Airport can 
compete more effectively nationwide. 

Sincerely, 

Britt Ham, PreSident/COO 

CC: Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 

57G5 TAXI WAY· IlANGAR I· COLQltADO SPRINGS, CO 8091 G • PIlON[ (719) G23 5001 FAX (719) 387 0068 • mY'N.TRINEA[ROSPACr.COM 



Perry Park Investments 
P.O. Box 98 
Larkspur, CO 80118-0098 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

November 1, 2013 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

My name is Terry Mandel and with my wife Mary, we own and operate two hangars at the 
Colorado Springs Airport. As a current tenant of the Colorado Springs Airport, I would like 
to offer my support for reducing or eliminating local sales and use taxes within the Colorado 
Springs Airport Commercial Aeronautical Zone (CAZ). 

This summer we completed a new 20,000 square foot hangar on the north end of the 
General Aviation apron that is currently occupied by Trine Aerospace and Defense. Trine 
relocated to Colorado Springs due the availability of new construction that clearly met their 
defense Industry business model. 

In addition, we have business interests in other states and are in a position to observe how 
other airfields use a lower tax structure as an advantage to attract new business. 

During recent years, I have personally witnessed the departure of businesses and aircraft to 
different airports along the Front Range solely as a result of the tax structure in the City of 
Colorado Springs. Our Airport has lost clients to other airports both within and outside of EI 
Paso County because private and business aircraft owners have decided to base their aircraft 
in a low-tax environment. I believe the City's plan to reduce or eliminate sales and use taxes 
within the CAZ will influence aircraft owners to reconsider Colorado Springs and return to 
the Colorado Springs Airport. 

A just released COOT analysis of our Airport reports that the Colorado Springs Airport has 
an annual payroll of $1.75 Billion and generates a total Economic Output of $3.7 Billion. We 
believe that is just a small reflection of the economic powerhouse that the Airport can 
become. 

Thank you for considering modifying the tax structure within the Commercial Aeronautical 
Zone so that eXisting business can compete better in the region, and the Colorado Springs 
Airport can compete more effectively nationwide. 

Sincerely, 

Terry Mandel, President 

CC: Dan Gallagher, interim Director of AViation, Colorado Springs Airport 



October 18, 2013 

The Honorable Keith King, President 

Colorado Springs City Council 
City Hall 

107 N. Nevada Avenue 
Colorado Springs, CO 80903 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

Dear Mr. King, 

As the President and CEO of GTG International Inc., as well as Rampart Aviation LlC, I would 

like to offer my strong support for the Commercial Aeronautical Zone (CAZ) initiative and its 

proposed tax elimination and rebates for qualified businesses that operate within the CAZ. 

I have owned and operated Rampart Aviation, LLC (www.rampartaviation.com)inFranklinton.NC. since 

2008 and have desired to move a portion of, or all of the operation, to Colorado for the last few years. In 

my coordination and discussion to effect this move, I have had enticing offers from the City of Pueblo and 

from the City of Englewood, but to date, have had very little offered in the way of incentives from the City 

of Colorado Springs. By passing the CAZ initiative, Colorado Springs will be much more competitive with 

offers that I have had for basing my aviation operations from other Colorado cities and their airport 

operations. 

If the CAZ initiative were to pass, in very short order I would start a phased movement of my operation 

from NC to Colorado Springs. During the initial move phase, I would move approximately 70% of my 

operation (about 10 aircraft and 40 employees) to Colorado Springs. My operations include provision of 

Short Takeoff and Landing aircraft for logistical, energy exploration and government contracting services, 

as well as a Maintenance, Repair, and Overhaul operation. 

I view Colorado Springs as the best location for my business, and passing of the CAZ initiative would enable 

GlG INTERNATIONAL. INC. 

110 S. SIERRA MADRE COLORADO SPRINGS. CO 80903 I P +1.719.406.9970 I F +1.719.473.6090 I WWW.GTGINT.COM 



me to make my business move a reality. Without the CAl initiative, it will be difficult, if not cost 

prohibitive, for me to realize this operational move. This initiative to eliminate taxes for those 

businesses qualified would make the deciding difference for me and I believe it will be the most 

important factor to bringing other aviation businesses to Colorado Springs as well. 

Respectfully, 

~~) 
Tony Porterfield 

President & CEO 
GTG International, Inc. 

Rampart Aviation, llC 

CC: Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 

Administration Office, 7770 Drennan Road, Colorado Springs, CO 80916 

GTG INTERNATIONAL. INC. 

110 S. SIERRA MADRE COLORADO SPRINGS. CO 80903 I P +1.719.406.9970 I F +1.719.473.6090 I WWW.GTGINT.COM 
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Attention: The Honorable Keith King, President 
Colorado Springs City Council 

T -Bone Construction, Inc 
1330 Valley Street 
Colorado Springs, CO 80915 
(719) 570-1456 Fax (719) 591-5217 

Date: 1O/04f1 3 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

To: Whom it may concern, 

I have been in the Construction Industry in Colorado Springs for 26 years. I have done many 
projects at the Colorado Springs Airport and surrounding areas. I would like to see the local 
sales and use taxes eliminated within the Colorado Springs Airport commercial 
Aeronautical zone. 

With the elimination of the taxes within the CAZ, it would lower the cost of materials for 
prospective new or re-Iocated businesses. Open the avenue for potential new businesses who 
would choose to build at the Colorado Springs Airport. The Colorado Spring Airport is currently 
competing nationally for aeronautic businesses. It offers a comparatively lower relocation cost 
that is stemming from the elimination of local taxes to construct office space adjacent to a new 
hanger, which will help the Airport compete for those businesses. It will provide a healthier and 
much more diverse local aeronautical Industry. It will also allow reliable high paying jobs that 
will ensure the continued growth for our economy. 

Overall, I believe elimination of the taxes within the CAZ should benefit the Pikes Peak 
Region by lowering the total cost of Projects, and should attract prospective Businesses. 

Sincerely, 
Mic a R. hibault, President, T-Bo e Construction, INC. 

CC: Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 
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CONSTRUCTION INC. 

September 20, 2013 

7025 Campus Drive Colorado Springs. Co 80920·3164 
Phone: 719·632·5355 Fox: 719·632·4436 www.bryanconstruction.com 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

Dear Councilman King: 

I'm writing you today as a proud member of our construction community to voice my support for 
eliminating local and use taxes within the Colorado Springs Airport Commercial Aeronautical Zone (CAZ). 

I think you'll agree that lifting those taxes would encourage development at the Colorado Springs 
Airport, which is now competing nationally for aeronautical business. That step would significantly lower 
the cost of materials, encouraging new businesses to build, and existing businesses to relocate to our 
airport. That, in turn, would grow and diversify our local economy, bringing in reliable, good-paying jobs 
where none had existed before. 

I can tell you as a contractor that eliminating taxes within the CAZ will lower construction costs for 
prospective businesses, and that the end result would be a great benefit to the Pikes Peak region. 

Bryan Construction 



Colorado Springs City Council 

Dear City Council Members, 

CaSyMa, LLC 
102 N. Cascade Avenue. Suite 610. Colorado Springs, CO 80903 

John Underwood. Chief Pilot and Aviation Manager 719.237.8887 Cell 

Philip Lane. Manager 719.329.0808 Office 

October 4, 2013 

As a current user of General Aviation Services I would strongly support action to create the Commercial Aeronautical 
Zone at the Colorado Springs Airport. Clearly we have a valuable asset in the Airport, but one that is woefully 
underutilized. One of the reasons for this is the excessive tax burden caused by our current tax structure. This was a 
primary factor in our decision to house our plane at Front Range Airport. 

I believe a modified tax structure to allow general aviation companies to more effectively compete along the front range 
will result in an overall economic gain for this community. I hope you will give this proposal your strongest 
consideration. 

Sincerely, 

Phil Lane 
CaSyMa, LLC 



FALCON AIRCRAFT, LLC 

October 4, 2013 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

RE: Letter of support for the Colorado Springs Airport Commercial Aeronautical Zone 

My name is Neil Wickliff and the owner of Falcon Aircraft, LLC. 

As a tenant within the General Aviation District of the Colorado Springs Airport, I would like 
to offer my support for reducing or eliminating the local sales and use taxes within the Colorado 
Springs Airport Commercial Aeronautical Zone (CAZ). 

During the past 33 years, I have seen the departure of aircraft, aircraft maintenance business's 
and flight schools to different airports along the Front Range as a result of the tax structure in 
the City of Colorado Springs. 

If the current tax structure is changed, this would most likely influence aircraft owners to 
reconsider coming back home. 

Thank you for considering modifying the tax structure within the CAZ so that existing business 
and the Colorado Springs Airport can compete better in the region. 

Sincerely, 

Ne;J.1·td~ 
Neil D. Wickliff 
Owner 

2149 HANGAR 10 AVIATION WAY, COLORADO SPRINGS, COLORADO 80916-2734 

Tel: (719) 597-2772 Dl'i1@falcon. c,<9!!! 



September 27,2013 

Attention: 

RE: 

The Honorable Keith King, President 
Colorado Springs City Council 

Letter of Support for the Colorado Springs Airport Commercial 
Aeronautical Zone 

As a representative of the Radisson Hotel Colorado Springs Airport, I would like to offer my 
support for eliminating local sales and use taxes within the Colorado Springs Airport 
Commercial Aeronautical Zone (CAZ). 

Eliminating taxes within the CAZ will overall benefit the region, including our hotel, through a 
growth in business activity at the Colorado Springs Airport. A healthier and more diverse local 
aeronautical industry will bring reliable and high-paying jobs and continue to grow our economy. 
From the perspective of local lodging at our hotel, we believe that additional businesses located 
at the Airport will result in more visits to the region for both personal aircraft repair and large
scale aircraft services, which will directly influence our hotel's lodging growth. 

Please consider this letter as a testament of support from all of the staff at the Radisson Colorado 
Springs Airport Holel. 

ZW: Ie 

Radisson Hotel Colorado Springs 
1645 North Newport Road' Colorado Springs, CO 809 16 
Telephone: 719·597-7000 • Fax: 719-597-4308 
www.radisson.com/coloradosprlngsco_airport 



Jim Breeden 
President 

Colorado Springs Marriott 

Ann Alba 
Vice President 
The Broadmoor 

Shannon Arwood 
Homewood Suites 
Hilton Garden Inn 

Bob Doran 
Embassy Suites Hotel 

TamiLong 
Fairfield Inn and Suites 

Scott Marble 
Cheyenne Mountain Resort 

Doug Price 
Colorado Springs 

Convention & Visitors Bureau 

Zan Wagner 
Radisson Hotel 

Tom Walker 
AnUers Hilton 

Stephen D. Ducoff 
Executive Director 

September 16, 2013 

President Keith King 
Colorado Springs City Council 

Ref: Colorado Springs Airport Commercial Aeronautical Zone (CAZ) 

Dear President King, 

I am the President of the Pikes Peak Lodging Association (PPLA) representing the lodging 
industry in the Pikes Peak Region. 

The PPLA fully supports the elimination of local sales and use taxes within the CAZ as an 
overall benefit to the Pikes Peak Region through the growth of business activities at the 
Colorado Springs Airport. The Colorado Springs Airport is essential to the economic growth 
and sustainability of the lodging industry in our area. We believe this will be a stimulus to 
the local economy in an sector which directly impact the PPLA. 

Your support of this initiative is requested and would be appreciated. 

Sincerely, 

vtn~ 
Jim Breeden, President 
Pikes Peak Lodging Association 

Cc: Mr. Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 

PO Box 6914 .:. Colorado Springs, CO 80934 .:. Phone: 719.633.4303 



Jim Breeden 
President 

Colorado Springs Marriott 

Ann Alba 
Vice President 
The Broadmoor 

Shannon Arwood 
Homewood Suites 
Hilton Garden Inn 

Bob Doran 
Embassy Suites Hotel 

TamiLong 
Fairfield Inn and Suites 

Scott Marble 
Cheyenne Mountain Resort 

Doug Price 
Colorado Springs 

Convention & Visitors Bureau 

Zan Wagner 
Radisson Hotel 

Tom Walker 
Antlers Hilton 

Stephen D. Ducoff 
Executive Director 

September 16, 2013 

President Keith King 
Colorado Springs City Council 

Ref: Colorado Springs Airport Commercial Aeronautical Zone (CAZ) 

Dear President King, 

I am the President of the Pikes Peak Lodging Association (PPLA) representing the lodging 
industry in t he Pikes Peak Region. 

The PPLA fu lly supports the elimination of local sales and use taxes within the CAZ as an 
overall benefit to the Pikes Peak Region through the growth of business activities at the 
Colorado Springs Airport. The Colorado Springs Airport is essential to the economic growth 
and sustainability of the lodging industry in our area. We believe this will be a stimulus to 
the local economy in an sector which directly impact the PPLA. 

Your support of th is Initiative is requested and would be appreciated. 

Sincerely, 

J~~_-
Jim Breeden, President 
Pikes Peak Lodging Association 

Cc: Mr. Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 

PO Box 6914 .:. Colorado Springs, CO 80934 .:. Phone: 719.633.4303 



AIRCRAFT OWNERS AND PILOTS ASSOCIATION 

September 15, 2013 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

Ref: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

I am the local Aircraft Owners and Pilots Association (AOPA), Airport Support Network (ASN) 
volunteer for the Colorado Springs Airport. As such, while I do not speak for the AOPA I have 
been in touch with our national headquarters in Washington DC and they will be sending a 
letter in support of this initiative as well. The ASN is a network of volunteers interested in 
supporting the interest of aviation especially general aviation at airports throughout the United 
States. The AOPA is a large organization, with details of all the activities at www.AOPA.org. 

With this letter I am offering my support of the initiative for eliminating local sales and use 
taxes within the Colorado Springs Airport Commercial Aeronautical Zone (CAZ). 

The maintenance, repair and overhaul of personal and business aircraft contributes 
approximately $50.0 billion to the U.S. economy annually based on a 2006 study prepared for 
the General Aviation Manufacturer's Association. Aircraft services require a highly skilled 
workforce and greatly impact a local economy. For those critical reasons, communities strive to 
retain and attract aeronautical businesses. At the same time, aeronautical businesses seek 
business-friendly environments because of the expensive nature of aircraft maintenance, repair 
and overhaul. 

Colorado Springs is competing on both a local and national scale to retain and attract 
aeronautical businesses. Aircraft owners are at liberty to purchase aeronautical services from a 
variety of companies throughout the region; aviation businesses can choose to locate at any 
airport with a competitive tax structure. A local tax environment affects a business' overall 
bottom line but the impact is especially realized in aviation from the high costs associated with 
aircraft services. 

I believe that the elimination of taxes within the CAZ at the Colorado Springs Airport will make 
the City of Colorado Springs more competitive in attracting aeronautical business and thus 
support the City's intent to revise the tax structure within the Commercial Aeronautical Zone. 

We would certainly seek your support in this initiative. In my research with AOPA, there are 
other cities in Colorado and in deed many cities throughout the United States, which have 



adopted this type of incentive to be competitive in aviation and thereby. create jobs in each 
community. 

Again. I would seek your support of this initiative. 

Sincerely Yours. 

~~£;~W 
AOPA Airport Support Network Voluntee 

CC: Dan Gallagher. Interim Director of Aviation. Colorado Springs Airport 



AIRCRAFT OWNERS AND PILOTS ASSOCIATION 

September 15, 2013 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

Ref: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

I am the local Aircraft Owners and Pilots Association (AOPA), Airport Support Network (ASN) 
volunteer for the Colorado Springs Airport. As such, while I do not speak for the AOPA I have 
been in touch with our national headquarters in Washington DC and they will be sending a 
letter in support of this initiative as well. The ASN is a network of volunteers interested in 
supporting the interest of aviation especially general aviation at airports throughout the United 
States. The AOPA is a large organization, with details of all the activities at www.AOPA.org. 

With this letter I am offering my support of the initiative for eliminating local sales and use 
taxes within the Colorado Springs Airport Commercial Aeronautical Zone (CAZ). 

The maintenance, repair and overhaul of personal and business aircraft contributes 
approximately $50.0 billion to the U.S. economy annually based on a 2006 study prepared for 
the General Aviation Manufacturer's Association. Aircraft services require a highly skilled 
workforce and greatly impact a local economy. For those critical reasons, communities strive to 
retain and attract aeronautical businesses. At the same time, aeronautical businesses seek 
business-friendly environments because of the expensive nature of aircraft maintenance, repair 
and overhaul. 

Colorado Springs is competing on both a local and national scale to retain and attract 
aeronautical businesses. Aircraft owners are at liberty to purchase aeronautical services from a 
variety of companies throughout the region; aviation businesses can choose to locate at any 
airport with a competitive tax structure. A local tax environment affects a business' overall 
bottom line but the impact is especially realized in aviation from the high costs associated with 
aircraft services . . 

I believe that the elimination of taxes within the CAZ at the Colorado Springs Airport will make 
the City of Colorado Springs more competitive in attracting aeronautical business and thus 
support the City's intent to revise the tax structure within the Commercial Aeronautical Zone. 

We would certainly seek your support in this initiative. In my research with AOPA, there are 
other cities in Colorado and in deed many cities throughout the United States, which have 



adopted this type of incentive to be competitive in aviation and thereby, create jobs in each 
community. 

Again, I would seek your support of this initiative. 

Sincerely Yours, 

~~~~~iJt 
AOPA Airport Support Network Vol un tee 

CC: Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 



August 6, 2013 

Colorado Springs Airport 
7770 Milton E. Pro by Parkway 
Colorado Springs, CO 80916 

Re: Commercial Aeronautical Zone (CAZ) 

Attn: Dan Gallagher 

Pro Av I COS 
1055 Aviation Way 

Colorado Springs, CO 80916 

Phone: (719) 622-1094 
Fax: (719) 573-7251 

Email: proavcos@yahoo.com 
Website: www.proavflightservice.com 

Aero Machines in Motion, dba Pro Av approves of the Commercial Aeronautical Zone 
proposal. We believe that it would help in success of not only our business but our 
counterparts here at the Colorado Springs Airport. 

Please feel free to contact me with any questions or concerns you may have. 

Sincerely, 

~~~ 
Tom Allard 
VP Aero Machines in Motion 



Corporate 
Headquarters, 

Colorado Springs 
Colorado 

Ann Arbor 
Michigan 

Charlolle 
Nor1Jl Carolina 

Pelham 
N.w York 

Portland 
Orelon 

. bu Dhabi 
UAE 

October 1, 2013 

The Honorable Keith King, President 
Colorado Springs 

Re: Colorado Springs Airport Commercial Aeronautical Zone 

Dear Mr. King: 

My name is Daniel E. Hood and I am a representative of Sanborn Map Company. 

As a current tenant operating 12-aircraft widtin dle General Aviation District of the Colorado 
Springs Airport, I would like to offer my support for reducing or eliminating local sales taxes 
within the Colorado Springs Airport Commercial Aeronautical Zone (CAZ). 

During recent years, I have personally witnessed the departure of businesses and aircraft to 
different airports along the Front Range solely as a result of the tax structure in the City of 
Colorado Springs. Not only does the current tax structure affect Sanborn Map Company but 
the decrease in business negatively affects the job climate and overall economy in the City of 
Colorado Springs. I believe the City's plan to reduce or eliminate sales and use taxes within the 
CAZ will influence aircraft owners to reconsider Colorado Springs and return to the Colorado 
Springs Airport. 

Thank you for considering modifying the tax structure within the Commercial Aeronautical 
Zone so that existing business can compete better in the region, and the Colorado Springs 
Airport can compete better in the region, and the Colorado Springs Airport can compete more 
effectively nationwide. 

Sincerely, 
/ 

Daniel E. I· ood 
Chief Pilot 

1935 Jamboree Drive. Suite 100. Colorado Springs, CO 80920 • Tel: 1.8SS.SAN80RN • Fax: 719.528.5093 • www.sanborn.com 

! 



»C'1118> 
Leading the Business of Aviation 

9/24/13 

Attention: The Honorable Keith King, President 

Colorado Springs City Council 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

My name is Jessi Rowden and I am a representative of Cutter Aviation. 

As a current Tenant within the General Aviation District of the Colorado Springs Airport, I would like to 

offer my support for reducing or eliminating local sales and use taxes within the Colorado Springs 

Airport Commercial Aeronautical Zone (CAZ). 

During recent years, I have personally witnessed the departure of businesses and aircraft to different 

airports along the Front Range solely as a result of the tax structure in the City of Colorado Springs, 

Cutter Aviation has lost clients to airports both within and outside of EI Paso County because private and 

business aircraft owners have decided to base their aircraft in a low-tax environment, In addition, due 

to the fact that I have been at KCOS for 7 years, I have seen aeronautical businesses like flight schools 

move to other airports where they can offer prospective students and clients lower prices. 

Not only does the current tax structure affect Cutter Aviation but the decrease in business negatively 

affects the job climate and overall economy in the City of Colorado Springs. I believe the City's plan to 

reduce or eliminate sales and use taxes within the CAl will influence aircraft owners, flight schools, 

charter providers and major flight departments to reconsider Colorado Springs and return to the 

Colorado Springs Airport. 

Thank you for considering modifying the tax structure within the Commercial Aeronautical Zone so that 

existing business can compete better in the region and the Colorado Springs Airport can compete more 

effectively nationwide. 

Sincerely, 

~~~ 
CC: Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 

Colorado Springs (COS) • Colorado Springs Airport • 1360 Avialion Way • Colorado Springs. Colorado 80916 

719.591.2065 • fax 719.574.3284 • www.cutteraviation.cam 
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September 18,2013 

Ranch Foods Direct LLC 
2901 N. EI Paso (So. of Fillmore) 

Colorado Springs, CO 80907 
866-866-6328 
719-473-2306 

www.ranchfoodsdirect.com 

The Honorable Keith King 
Colorado Springs City Council 

\CALLIC!\~1!\ 
HIGH QuAI..m, HDIIIIcINKa~ FltU BaJr 

......... Loc.u. 

RE: Support for the Colorado Springs Airport Commercial Aeronautical Zone 

Aviation is critical to my ability to do business in Colorado Springs. I travel weekly from my 
cattle operation in Western Kansas to our Ranch Foods Direct meat processing facility in 
Colorado Springs. Additionally, I travel nationwide from my base at the Colorado Springs 
airport. 

My two aircraft are based here, fully utilizing the excellent airport facilities from hangar to 
service and maintenance. I have the choice to base in Western Kansas, but would rather be 
based here. The Colorado Springs Airport Commercial Aeronautical Zone would be a big 
incentive to keep my aircraft in Colorado Springs. 

We have a first class airport, but it is seriously underutilized. I believe the tax zone would be an 
important step in improving the economic well-being of our airport as well as our city. 

Sincerely, 

Owner, Ranch Foods Direct 

Connecting consumers witlt family farmers and ranclters 



Attention: The Honorable Keith King, President 

Colorado Springs City Council 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

As a representative of Executive Aero. Inc. I I would like to offer my support for eliminating local sales and use taxes within the 
Colorado Springs Airport Commercial Aeronautical Zone (CAZ). I have been involved in Aviation in Colorado Springs since 1978 
and have seen firsthand the lack of incentives that have allowed other communities to attract the Industry and Jobs that could have 
easily been located here in Colorado Springs had the incentives been In effect. Please know that other communities and States 

have recently enacted such Tax refonms and the data supports our claim that they do make a difference 

I believe that the elimination of taxes within the CAZ at the Colorado Springs Airport will make the City of Colorado Springs more 

competitive in attracting aeronautical business and thus support the City's intent to revise the tax structure within the Commercial 
Aeronautical Zone. 

Sincerely, 

David Bennett CEO 



~~~ ~ 
PEAK AVIATION CENTER 

1360 Aviation Way, Colorado Springs, CO 80919 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

My name is G. Patrick Carlile and I am President/Owner of Peak Aviation Center, Inc. 

18 Sep, 2013 

As a current tenant within the General Aviation District of the Colorado Springs Airport, I would like to 
offer my support for reducing or eliminating local sales and use taxes within the Colorado Springs 
Airport Commercial Aeronautical Zone (CAZ). 

During recent years, I have personally witnessed the departure of businesses and aircraft to different 
airports along the Front Range solely as a result of the tax structure in the City of Colorado Springs. Peak 
Aviation Center has lost clients to airports both within and outside of EI Paso County because private 
and business aircraft owners have decided to base their aircraft in a low-tax environment. In addition, 
due to the fact that I have been at COS for 18 years, I have seen aeronautical businesses like flight 
schools, Colorado By Air and Springs Aviation speCifically, move to other airports where they can offer 
prospective students and clients lower prices. 

Not only does the current tax structure affect Peak Aviation Center but the decrease in business 
negatively affects the job climate and overall economy in the City of Colorado Springs. I believe the 
City's plan to reduce or eliminate sales and use taxes within the CAZ will influence aircraft owners to 
reconsider Colorado Springs and return to the Colorado Springs Airport. 

Thank you for considering modifying the tax structure within the Commercial Aeronautical Zone so that 
existing business can compete better in the region, and the Colorado Springs Airport can compete more 
effectively nationwide. 

CC: Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 



~--~ ~ 
PEAK AV'ATlO~ CENTER 

1360 Aviation Way, Colorado Springs, CO 80919 

Attention: The Honorable Keith King, President 
Colorado Springs City Council 

RE: Letter of Support for the Colorado Springs Airport Commercial Aeronautical Zone 

My name is G. Patrick Carlile and I am President/Owner of Peak Aviation Center, Inc. 

18 Sep, 2013 

As a current tenant within the General Aviation District of the Colorado Springs Airport, I would like to 
offer my support for reducing or eliminating local sales and use taxes within the Colorado Springs 
Airport Commercial Aeronautical Zone (CAZ). 

During recent years, I have personally witnessed the departure of businesses and aircraft to different 
airports along the Front Range solely as a result of the tax structure in the City of Colorado Springs. Peak 
Aviation Center has lost clients to airports both within and outside of EI Paso County because private 
and business aircraft owners have decided to base their aircraft in a low-tax environment. In addition, 
due to the fact that I have been at COS for 18 years, I have seen aeronautical businesses like flight 
schools, Colorado By Air and Springs Aviation speCifically, move to other airports where they can offer 
prospective students and clients lower prices. 

Not only does the current tax structure affect Peak Aviation Center but the decrease in business 
negatively affects the job climate and overall economy in the City of Colorado Springs. I believe the 
City's plan to reduce or eliminate sales and use taxes within the CAZ will influence aircraft owners to 
reconsider Colorado Springs and return to the Colorado Springs Airport. 

Thank you for considering modifying the tax structure within the Commercial Aeronautical Zone so that 
existing business can compete better in the region, and the Colorado Springs Airport can compete more 
effectively nationwide. 

CC: Dan Gallagher, Interim Director of Aviation, Colorado Springs Airport 



Creating a Tax-Free 
Commercial Aeronautical Zone 
at the Colorado Springs Airport 

“When a state imposes higher taxes than a neighboring 
state, businesses will cross the border to some extent. 
Therefore, states with more competitive tax systems score 
well in the Index because they are best suited to generate 
economic growth.“ 

Tax Foundation, 2014 State Business Tax Climate Index 

Presented to:  The Colorado Springs City Council  
Presented by :  General Aviation Businesses at the  

Colorado Springs Airport 
February 10, 2014 



An Opportunity Worth Pursuing? 
• Create a tax-free Commercial Aeronautical Zone (CAZ) at the 

Colorado Springs Municipal Airport that sunsets in 5 years. 
 
• Why? 

– Aircraft are highly mobile assets that are expensive to maintain and fuel.  They 
are leaving the airport at alarming rates. 

– Reversing recent trends protects the 24/7/365 operations tower at the airport 
as 58% of take offs and landings result from corporate and general aviation. 

– Except for the tax, substantial interest exist in aeronautical industry to set-up 
design, maintenance, modification, refurbishment operations as well as low 
cost storage in Colorado Springs. 

– Pursuing the opportunity appears to be revenue neutral to the City’s General 
Fund, positive for all other local governmental jurisdictions, and the airport 
enterprise.  

– Great for economic development  due to high average wages & salaries 
resulting in a high multiplier for job and income creation. 
 

• Current Status:  According to the City Administration, the proposed zone 
on the west end of the airport currently generates $200,000 for the City’s 
general fund. 



Why Requesting CAZ Now? 
The Immediate Opportunity 
• Capture 65 aircraft mechanic and aeronautic engineering jobs 

from a corporate relocation.   
• Bring an aircraft collection worth $65 million with more jobs. 
• Reinforce a new and expanding C.S. company’s decision to 

locate in C.S. with 24 employees that service military aircraft 
globally. 

• Add an additional charter (the second) service the Airport.  
• Reverse trend of losing employment as firms and aircraft 

move to other airports without sales and use tax 



Sales & Use Tax at Towered Airports 

• Excluding DIA, Colorado Springs is the only full-
time towered airport in Colorado with a sales and 
use tax.  Comparables include: 
– Centennial 
– Rocky Mountain Regional (AKA Jeffco/Broomfield) 
– Grand Junction 

• Pueblo, which is part-time towered, charges sales 
and use tax, but does offer economic incentives 
through a dedicated sales tax for economic 
development 



Decline by Aircraft Type Since 2010 

2010 2013 % Change
Single Engine 146 131 -10.3%

Multiple Engine 64 43 -32.8%
Jet 34 18 -47.1%

Military 46 36 -21.7%
Helicopters 2 2 0.0%

Gliders 0 0 NA
Ultra-Light 0 0 NA

Total 292 230 -21.2%
Total SE, ME, Jets 244 192 -21.3%

Change in Corporate & General Aviation Aircraft                                
Based at C.S. Airport 2010 - 13

Source: FAA, CS Municipal Airport, Summit Economics

Aircraft are high cost and 
very mobile.  Therefore it 
makes sense to move 
aircraft to lower cost 
locations for fueling, 
repairs, and maintenance. 
 
Losses since the Great 
Recession’s end in 2009 
are reducing a revenue 
source for the airport, 
sales tax collections and 
can threaten the financial 
stability of the entire 
airport. 



Corporate & General Aviation  
Recent Trends/Developments 

• In Colorado Springs: 
– In addition to corporate and general aircraft based at 

the airport declining by 21% from 2010 to present: 
•  Fuel flowage from general aviation down 10% since 2008.  

Loss would be much greater except for military purchases. 
• Over 50 jobs from 6 companies have been lost since 2008 

• Nationally: 
– The FAA reduced tower hours at 149 airports around 

the country and Colorado Springs does make the list 
for consideration. 

– Boomer aging, more fuel efficient aircraft, greater air 
freight, unmanned aircraft, federal austerity.  
 

 



The C.S. Airport – An Economic Perspective 

Business Model 
High proportion of costs are fixed and 
charges are based upon cost recovery.  
Historically over 90% of airport costs 
are covered by commercial  passenger 
revenues 

7000 acres generates $16 million to the airport enterprise and an 
estimated $200k annually to the general fund of Colorado Springs.   
Takeoffs and Landings totaled XX in 2013 which represents yy%  of capacity 
and are trending downward. 

Commercial Passenger Service 

Corporate  & General  
Aviation and Air Cargo 

Military 

Business Park 
Economic 

Impact 
?? 

Training, 
Education 
and 
Tourism 

The Airport (passenger, military, 
corporate and general aviation) is a 
critical infrastructure for the economy. 
The 2013 Business Climate Survey 
reports 81% of businesses stating it’s 
important to their operations and the 
airport received the lowest rating out 
of 8  infrastructure elements. 



Airport Strategy for  
Viability & Economic Development 

Strategic Goals 
• Grow takeoffs and landings to sustain 24/7/365 Tower 
• Diversify revenues to improve financial rating and to lower cost recovery to airlines 
• Position for 21st Century given proximity to DIA, middle of nation, technological and 
demographic changes. 

Strengths 
• Second longest runway west of 
Mississippi  
•  C.S. has one of top aerospace 
industries in the nation 
•  Talent pool of aircraft mechanics 
and pilots due to military presence 
•  Natural amenities of region assist in 
recruitment of labor and companies 
•  Unique environment for high 
altitude flying 
•  Potential for low cost operations 

Weaknesses 
•  Proximity to DIA 
•  Only Front Range airport other than 
DIA to charge sales and use tax on 
capital equipment and parts  -- cannot 
even talk to prospects without a CAZ 
•  No significant corporate 
headquarters in Colorado Springs. 
 



Model Assumptions 

Average wage for air transportation: $75,145 (mechanics, pilots, engineers) 
 
Know opportunity involves: 
 Moving employees to Colorado Springs from North Carolina and San 
Diego. 
 Building approximately 100,000 sq. ft. of hangar space by 2016 

 
Inflection year is assumed to be 2016 where more upside potential is realized 
or downside risk comes to fruition 

2014 2015 2016 2017 2018 Average
Change in Employment
Potential 80 35 35 35 35 44
Opportunity 80 25 20 10 10 29
Baseline -5 -5 -5 -5 -5 -5
Downside -5 -5 -20 -20 -20 -14



Model Conclusion   

While the potential is 
promising relative to the 
downside and baseline, the 
expected values of CAZ and 
No CAZ to the City’s general 
fund are pretty insignificant.  
Hence the decision should 
be based upon the 
perceived potential to have 
a significant impact, the 
degree of concern over the 
downside risk AND THE 5 
YEAR SUNSET which  
requires a performance 
review and another vote to 
be extended. 

These impacts do not consider the impacts on PPRTA, 
County, Harrison School District 2, or the Airport 
Enterprise.  All of those impacts are positive since they 
benefit from all new growth and are not providing a tax 
exemption for 5 years. 

Difference in C.S. Sales Tax 2014 2015 2016 2017 2018 Average
Potential less Downside 24,778$    (19,905)$  23,981$    69,060$    123,398$  44,262$    
Potential less Baseline 24,778$    (19,905)$  17,758$    51,794$    94,586$    33,802$    
Opportunity less Baseline 70,789$    (31,104)$  (37,890)$  (45,960)$  (30,132)$  (14,859)$  
Opportunity less Downside 70,789$    (31,104)$  (31,667)$  (28,694)$  (1,320)$    (4,399)$    

City Sales Tax Receipts 5 Yr Avg Probability Expected
Potential 224,459$    0.5
Opportunity 175,797$    0.5
Baseline 190,657$    0.8
Downside 180,196$    0.2

200,128$    

188,565$    



Non-Monetized Considerations 

• Upside Potential 
– Diversification of area economy and airport revenues. 
– Spur further development of design, maintenance, 

modification, refurbishment operations as well as low 
cost storage in Colorado Springs. 

– Enhance tourism and local education with aircraft 
collections. 

– Unknown Opportunities as aerospace transition. 
• Downside Risk  

– Losing 24/7/365 tower potentially creating a negative 
cascading effect into every area of the airport. 

 
 



APPENDIX 



Fundamental Issue & Alternatives 
Key Issues:   
• Small and medium hub airports 

are struggling to maintain 
economic viability due to trends 
in airlines mergers and 
consolidations 

• General aviation at the C.S. 
Airport is at a strong competitive 
disadvantage with other Front 
Range airports due to sales and 
use tax system 

• Airport financing is more 
demanding due to general 
economic conditions, competitive 
pressures in the industry, and 
ground leases 
 

Alternatives: 
1. Do nothing and let the market 

dictate the future equilibrium of 
the airport. 

2. Restructure the airport’s 
business model and financing to 
lower costs and to diversify 
revenues thereby enhancing 
overall economic viability 

3. Pursue #2 and create a 
Commercial Aeronautical Zone 
(CAZ) to greatly enhance the 
competitive position on 
corporate, general aviation, and 
air freight. 
 

 The risk of doing nothing is the possible loss of 24/7/365 tower capacity in the coming few 
years with tower functions being increasingly shifted to Denver.  Such an action has serious 
ramifications for every aspect of the C.S. Airport as it impacts passenger and freight 
insurance and military moves.  Ultimately the economic viability of FBOs could be an issue 
resulting in C.S. Airport having to incur mothballing cost with no land rent revenue.   



U.S. Airport Trends 
Passenger – Mid-Sized Communities 
• Hub and Spoke hurts smaller 
airports but may be approaching 
limits 
• Fuel efficient regional jets may 
create an alternative business model 
• Flying with full capacity to enhance 
profitability 
• Airlines in predatory pricing mode at 
major hubs and the industry has 
undergone consolidation 
• DIA adding to capital burden 

General Aviation 
• Intense competition 
• Lower funding – 149 towers reduced 
service last year   
• Fuel efficiency increasing with new 
generation of aircraft 
• Holding zone for Aspen and Vail 
• Tax-Free Zones  
• Drones – future being researched by 
FAA 
• Aging Boomers – emerging 
Millennials – future pilots? 
• More expensive aircraft  

Air Freight 
• Will ride the internet wave to 
dominance 
• Fed Ex is one of two dominant 
players 

Military 
• Lower and more strategic budgets 
• Growing use of drones 
• Younger transition to civilian – 
would prefer to stay, but leave for a 
job  



How would you rate the business climate in the 
Pikes Peak Region related to the following. 

15 

Business Climate Factor Rating -2 to  2
Opportunities for work force outside of 
work (recreation and education) 1.15
Skilled work force 0.26
Infrastructure (utilities, transportation, and 
telecommunications) 0.05
Access to finance for organizational 
growth -0.17
Local regulatory environment (non-
federal) that supports business creation 
in the area -0.43
An entrepreneurial culture supporting start-
ups and mentorship -0.52
Ability to attract young professionals and 
technical workers -0.63
Positive ranking is above neutral indicating better and more competitive.  
Best score is 2.  Negative is below neutral indicating worse or less 
competitive.  Worst socre is -2

Leverage 
Points 

Constraints 
to Improve 

Problems 
Needing 
Attention 

410 responses 



How would you rate the following local infrastructures in 
terms of their impact on your organization?  

16 

Average 
Rating

Degree of 
Importance

Electric power 0.35 77%
Natural gas 0.24 72%
Internet 0.23 95%
Telecommunications 0.20 95%
Water and waste water -0.07 69%
Stormwater -0.43 69%
Other transportation -0.52 81%
Airport -0.71 81%

Maximum rate = 2 Minimum rate = -2

Critically Important 

Least Important 

% indicating 
infrastructure is 

important to their 
organization 

With the exception of the airport, all are 
pretty close to neutral. 

---------.------ } 

} 
----+--- } 

--



The potential to grow more jobs and 
companies at the airport increases 
with greater awareness, lower costs 
and higher entrepreneurial energy 

Economic Analysis – 4 Scenarios 

Potential  P(.5) 
To attract more employers 

Opportunity  P(.5) 
Known employers 

Baseline  P(.8) 
Continued slow erosion 

 Downside  P(.2) 
If tower cutback from 24/7/365 

No one knows the probability of the downside; however, the more erosion in 
takeoffs and landings, the greater the likelihood becomes. 

NOCAZ 



Outputs – Wages & City Sales Tax 

Wages are a multiple of the jobs created or lost due to the indirect and induced jobs 
created/lost.   
 
The tax receipts under a CAZ scenario (potential and opportunity) start with a tax base of 
0 since the zone will become tax free.  All sales tax benefits results from household 
expenditures given the wages and anticipated moves from other areas driving housing 
demand. 
 
If no CAZ is implemented the baseline and downside show erosion from the existing 
$200,000 estimated tax base generated from corporate and general aviation. 

Wages 2014 2015 2016 2017 2018 Average
Potential 11,554,000$   21,804,000$   24,209,000$   28,117,000$   33,695,000$   23,875,800$   
Opportunity 10,799,000$   21,424,000$   20,912,000$   19,847,000$   21,488,000$   18,894,000$   
Baseline (318,000)$       (883,000)$       (1,474,000)$    (2,092,000)$    (2,737,000)$    (1,500,800)$    
Downside (318,000)$       (883,000)$       (2,474,000)$    (4,865,000)$    (7,365,000)$    (3,181,000)$    

City Sales Tax Receipts  
Potential 222,796$        174,596$        208,581$        238,773$        277,548$        224,459$        
Opportunity 268,807$        163,397$        152,933$        141,019$        152,830$        175,797$        
Baseline 198,018$        194,501$        190,823$        186,979$        182,962$        190,657$        
Downside 198,018$        194,501$        184,600$        169,713$        154,150$        180,196$        



Colorado GA Services by City 

Associated CitAirport Name Fuel
Airframe 

rprs
power 

plant rprs
bottle 

oxygen
Bulk 

Oxygen
TSNT 

Storage Other Services
Colorado SprinCity of Colorado Spr   100LL A Major Major None High HGR, TIE AFRT, AMB, AVNCS. CARGO, CHTR, INSTR, RNTL, SALES
Colorado SprinMeadow Lake 100LL Major Major N/A N/A HGR, TIE CHTR, GLD, INSTR, RNTL, SALES, TOW
Aspen Aspen-Pitkin Co/Sar  100LL A1+ Minor Minor High High HGR, TIE AFRT, AMB, CHTR, GLD, INSTR, PAJA, RNTL, TOW
Boulder Boulder Municipal 100LL A Major Major N/A N/A HGR, TIE GLD, INSTR, PAJA, RNTL, SALES, TOW
Denver Centennial 100LL A Major Major None High/Low HGR, TIE AMB, AVNCS, CHTR, INSTR, RNTL, SALES, SURV
Denver Front Range 100LL A Major Major None High/Low HGR, TIE AGRI, AVNCS, CHTR, INSTR, RNTL, SALES
Denver Rocky Mountain Me100LL A Major Major High/Low High/Low HGR, TIE AFRT, AVNCS, CARGO, CHTR, INSTR, RNTL, SALES, SURV
Durango Durango-La Plata Co100LL A Major Major Low N/A HGR, TIE AFRT, AMB, CHTR, SALES
Eagle Eagle County Region100LL A1, A1+ Major Major High High HGR, TIE AFRT, AMB, CHTR, INSTR, RNTL, SALES
Erie Erie Municipal 100LL A Major Major High/Low N/A HGR, TIE INSTR, RNTL, SALES
Fort Collins/LoFort Collins/ Lovelan   100LL A Major Major None High/Low HGR, TIE CHTR, INSTR, RNTL, SALES, SURV
Glenwood Spr Glenwood Springs M  100LL Major Major None None HGR, TIE AFRT, AMB, CHTR, INSTR, RNTL, SALES, SURV
Grand JunctionGrand Junction Regi100LL A Major Major None High HGR, TIE AFRT, AMB, AVNCS, CARGO, CHTR, INSTR, RNTL, SALES
Greeley Greeley-Weld Count100LL A Major Major High/Low N/A HGR, TIE AGRI, AMB, CHTR, INSTR, RNTL
Longmont Vance Brand 100LL A, MOG Major Major None None TIE AGRI, CHTR, INSTR, PAJA, RNTL, SALES
Montrose Montrose Regional 100LL A+ Major Major High High HGR, TIE AMB, INSTR, RNTL
Pagosa SpringStevens Field 100LL A Minor Minor None High HGR, TIE INSTR
Pueblo Pueblo Memorial 100LL A Major Major High N/A HGR, TIE AGRI, AMB, CHTR, INSTR, RNTL, SALES, SURV
Indicated towered airport other than Colorado Springs Municipal

Source: FAA, Summit Economics

COLORADO GENERAL AVIATION AIRPORTS SERVICES (2010 - 2012 DATA)



Based Aircraft & Operations 

Associated City Airport Name
Single 
Engine

Multipl
e 

Engine Jet
Helicop

ters Gliders Military
Ultra-
Light Total

Total 
SE, ME, 

Jets
GA Local 

Ops

GA Local 
Ops per 

Based SE, 
ME, Jet

Colorado Springs City of Colorado Spri   146 64 34 2 0 46 0 244 244 41,573   170
Colorado Springs Meadow Lake 336 18 1 9 8 0 5 355 355 30,000   85
Aspen Aspen-Pitkin Co/Sard  61 10 6 2 3 0 0 77 77 3,508     46
Boulder Boulder Municipal 94 12 0 1 45 0 0 106 106 43,305   409
Denver Centennial 575 133 121 20 0 0 0 829 829 124,264 150
Denver Front Range 249 60 7 5 0 0 15 316 316 33,712   107
Denver Rocky Mountain Met 251 68 36 16 0 0 0 355 355 61,489   173
Durango Durango-La Plata Co 61 8 0 1 0 0 0 69 69 10,000   145
Eagle Eagle County Region 55 2 21 10 4 0 0 78 78 4,896     63
Erie Erie Municipal 165 9 1 7 1 0 5 175 175 57,500   329
Fort Collins/LovelFort Collins/ Lovelan   210 6 10 20 1 0 0 226 226 40,000   177
Glenwood SpringsGlenwood Springs M  62 3 0 1 1 0 2 65 65 17,049   262
Grand Junction Grand Junction Regio 86 9 4 3 0 0 0 99 99 8,789     89
Greeley Greeley-Weld County 161 26 4 4 0 0 0 161 191 84,500   442
Longmont Vance Brand 234 18 2 7 0 0 16 254 254 70,000   276
Montrose Montrose Regional 72 6 3 3 3 0 1 81 81 9,750     120
Pagosa Springs Stevens Field 46 6 0 1 1 0 0 52 52 6,000     115
Pueblo Pueblo Memorial 101 11 7 0 1 0 0 119 119 84,912   714

Total 2965 469 257 112 68 46 44 3661 3691 731,247 198
C.S. Muni Market Share 4.9% 13.6% 13.2% 1.8% 0.0% 100.0% 0.0% 6.7% 6.6% 5.7%  

C.S. Meadowlake Market Share 11.3% 3.8% 0.4% 8.0% 11.8% 0.0% 11.4% 9.7% 9.6% 4.1%
C.S. Total Share 16.3% 17.5% 13.6% 9.8% 11.8% 100.0% 11.4% 16.4% 16.2% 9.8%

Indicated towered airport other than Colorado Springs Municipal

Source: FAA, Summit Economics

COLORADO LARGER GENERAL AVIATION AIRPORTS - BY AIRCRAFT TYPE AND OPERATION LEVELS



Airport Operations by Type 
Associated City Airport Name Air Carrier Air Taxi G A Local G A ITNRNT Military Total
Colorado SpringCity of Colorad    20,881      26,837      41,573      46,913      17,040      153,244    
Colorado SpringMeadow Lake -           -           30,000      11,100      18,000      59,100      
Aspen Aspen-Pitkin C  9,485        8,797        3,508        14,985      125           36,900      
Boulder Boulder Munic -           -           43,305      7,277        -           50,582      
Denver Centennial -           31,308      124,264    119,049    8,565        283,186    
Denver Front Range -           31             33,712      25,735      1,208        60,686      
Denver Rocky Mountai  43             5,819        61,489      52,792      1,637        121,780    
Durango Durango-La Pla  2,248        6,272        10,000      10,000      500           29,020      
Eagle Eagle County R 4,089        7,014        4,896        15,209      5,193        36,401      
Erie Erie Municipal -           -           57,500      37,500      -           95,000      
Fort Collins/LovFort Collins/ Lo   600           3,500        40,000      63,000      200           107,300    
Glenwood SprinGlenwood Spri   -           1,170        17,049      2,730        50             20,999      
Grand Junction Grand Junction 1,416        15,502      8,789        21,562      3,718        50,987      
Greeley Greeley-Weld C -           -           84,500      57,500      1,000        143,000    
Longmont Vance Brand -           -           70,000      29,980      10             99,990      
Montrose Montrose Regi 5,200        10             9,750        11,250      250           26,460      
Pagosa Springs Stevens Field -           200           6,000        9,900        750           16,850      
Pueblo Pueblo Memor 29             5,485        84,912      71,304      4,146        165,876    

Total 43,991      111,945    731,247    607,786    62,392      1,557,361 
CS Muni Share 47.5% 24.0% 5.7% 7.7% 27.3% 9.8%

CS Meadowlake Share -           -           4.1% 1.8% 28.8% 3.8%
CS Total Share 47.5% 24.0% 9.8% 9.5% 56.2% 13.6%

Indicated towered airport other than Colorado Springs Municipal

Source: FAA, Summit Economics

COLORADO AIRPORT OPERATIONS (TAKEOFFS AND LANDINGS) BY TYPE (2010-12)

I I I I I I I 
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Work Session Item 
 
 
Council Meeting Date:  March 11, 2014 
 
 
To: President and Members of City Council  
 
cc:  Mayor Steve Bach 
 
Via: Steve Cox, Chief of Staff/Chief Administrative Officer  
 
From: Karen Palus, Director, Parks, Recreation and Cultural Services  
 
Subject Title: A RESOLUTION SUPPORTING A LOCAL GOVERNMENT GRANT APPLICATION 

TO GREAT OUTDOORS COLORADO FOR THE COLORADO SPRINGS FITNESS 
ZONE PARK DEVELOPMENT PROJECT  

 
Summary:  The City of Colorado Springs Parks, Recreation and Cultural Services Department is 
partnering with the Trust for Public Land (TPL) to develop two new outdoor “fitness zone parks”.  These 
fitness parks are suitable for children and adults and feature challenging strength, cardiovascular, 
balance and flexibility exercises designed to increase health and fitness. In this age of increasing 
childhood obesity it is extremely important to offer youth and families the tools they need for fun, 
physical, outdoor exercise.  This grant application to Great Outdoors Colorado (GOCO) will allow for the 
construction of two fitness zones at parks adjacent to Deerfield and Meadows community centers, 
bringing benefit to patrons of the centers as well as to the surrounding neighborhoods. 
 
After a very successful campaign that brought over 50 fitness zone parks to Los Angeles, the Trust for 
Public Land has recently embarked on an effort to expand the number of fitness parks across other 
states.  TPL is committed to helping cities with design, funding, and promotion of these new parks.  The 
Parks Department has a long history of collaboration with TPL and we are excited for this opportunity to 
work with the non-profit to become just the second city in Colorado with a TPL Fitness Zone Park. 
 
This Resolution of Support is for a $100,000 dollar grant application to Great Outdoors Colorado. 
Additional matching funds for this project are expected to come from the Trust for Public Land and 
private donations.     
 
Previous Council Action:  None 
 
Background:  The concept of fitness equipment in parks is a popular idea that has been around for a 
number of years.  In the past, it was not uncommon to find rudimentary fitness equipment located along 
trails and running paths.  However, recent advances in both technology and science have led to the 
creation of much more dynamic and interactive equipment.  Often described as the version 2.0 of fitness 
parks, this new equipment is much more effective, durable, and interactive for users.   
 
The Trust for Public Land has been on the forefront of the newest developments in this field.  In the Fall 
of 2013 TPL reached out to the City to explore opportunities to partner together to bring this equipment 
to Colorado Springs.  This public-private partnership represents a wonderful opportunity for Colorado 
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Springs to expand health and fitness options within our community.  TPL will supply the equipment and 
the majority of required matching funds, while the Parks Department will oversee construction and 
maintenance of the new equipment.  The end result will be the installation of 22 new pieces of equipment 
at the two highly used parks.  
 
Financial Implications:  None anticipated.  If the City is successful with the GOCO grant application, 
TPL will provide the necessary matching funds required for this project. The maintenance of the new 
fitness parks is expected to be minimal and can be accomplished with existing maintenance resources.   
 
Board/Commission Recommendation:  None. 
 
Stakeholder Process:  The Fitness Zone Park project is strongly supported by Deerfield and Meadows 
Community Centers’ ‘Whole and Healthy Youth Initiative”.  This initiative brings together local health 
organizations (including Livewell Colorado and UCCS School of Health), local service providers, and 
research organizations with community center participants and area neighbors to expand health and 
exercise opportunities in at-risk neighborhoods.  The Whole and Healthy Youth Initiative has been 
developed through several years of public planning and outreach.  The Fitness Zone concept is highly 
consistent with the mission of this initiative and is strongly supported by the two neighborhoods it will 
serve. 
 
If successful with this grant application, the City and the Trust for Public Land will engage in further 
stakeholder meetings to determine the exact equipment and design of the two Fitness Zone Parks. 
 
Alternative:  Deny the Resolution of Support for the Great Outdoors Colorado Local Government grant 
application.  
 
Recommendation:  Pass the Resolution of Support.  
 
Proposed Motion:  Move to approve the resolution supporting a Local Government Grant Application to 
Great Outdoors Colorado for the Colorado Springs Fitness Zone Park Development Project.  
 
 
Attachments:  
- A Resolution Supporting a Local Government Grant Application to Great Outdoors Colorado for the 

Colorado Springs Fitness Zone Park Development Project 
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Resolution No. _____-14 
 
 

A RESOLUTION SUPPORTING A LOCAL GOVERNMENT GRANT 
APPLICATION TO GREAT OUTDOORS COLORADO FOR THE 
COLORADO SPRINGS FITNESS ZONE PARK DEVELOPMENT PROJECT 

 
 

WHEREAS, Great Outdoors Colorado (“GOCO”) is soliciting grant applications to 
assist local governments with acquiring, expanding and improving local parks, trails, 
outdoor recreation and environmental education; and  

 
WHEREAS, the City of Colorado Springs (“City”) is requesting funding from GOCO 

to construct two (2) Outdoor Fitness Zone Parks (“Project”) for public use at Deerfield 
Hills Park and Meadows Park; and  
 
 WHEREAS, it is unlikely that the development and enhancement of the Project 
would be possible without GOCO financial assistance; and 

 
WHEREAS, the City Council finds that it is in the best interest of the citizens of 

Colorado Springs and the Pikes Peak region to apply for a Great Outdoors Colorado 
Local Government Parks and Recreation Grant for the construction of the Outdoor 
Fitness Zone Parks; and 

 
WHEREAS, GOCO requires that the City Council state its support for the project 

grant application. 
 
 
NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY OF 

COLORADO SPRINGS:  
 
Section 1.  That City Council strongly supports the application to GOCO for 

the construction of the Outdoor Fitness Zone Parks. 
 
Section 2.  That the Mayor of the City of Colorado Springs, or his designee, is 

hereby authorized to prepare and submit the grant application to GOCO 
requesting funding for this project. 

 
Section 3.  That the City Council acknowledges that the grant application may 

include matching funds which the City of Colorado Springs shall be responsible to 
provide if a grant is awarded. 

 
Section 4.  That the City Council will appropriate those matching funds and 

authorize the expenditure of funds necessary to meet the terms and obligations of any 
Grant awarded by GOCO and accepted by the City.  

 
Section 5.  That the Project sites are wholly owned and managed by the City and 

will continue to be for the duration required by this grant. 
 
Section 6.  That the City of Colorado Springs is committed to the long-term 

maintenance of the Project consistent with the standards set by the Colorado Springs 
Parks, Recreation and Cultural Services Department, subject to appropriation of funds 
by the City. 



 
 
Section 7.  That if this grant is awarded, the City Council hereby authorizes the 

Director of the Parks, Recreation and Cultural Services Department to sign necessary 
grant agreements with Great Outdoors Colorado and accept the grant funds.  

 
 Section 8.  This resolution shall be in full force and effect immediately upon its 
adoption. 
 
 

DATED at Colorado Springs, Colorado, this _____day of __________________ , 2014. 
 
 
 
 
 
 

Keith King, Council President 
 
 
 

ATTEST: 
 
 
 
 

 
Sarah Johnson, City Clerk 
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Work Session Agenda Item 

 
 
Council Meeting Date:  March 10, 2014 
 
To: President and Members of City Council  
 
cc: Mayor Steve Bach 
 
Via: Steven W. Cox, Chief of Staff /Chief Administrative Officer 
 
From:  Peter Wysocki, Planning and Development Director  

Carl Schueler, Comprehensive Planning Manager 
 
Subject Title: Potential Code Change Regarding Local Improvement District (LID) Petition 

Requirements 
 
 
SUMMARY:   
Representatives of the Old North End Neighborhood have approached City Council with a request to 
amend Chapter 3 Article 5.105.A of the City Code to reduce the requirement for petitions to create new 
LIDs from at least three fourths (3/4) of the value of the assessments to at least one half (1/2) of the 
value. Their particular interest concerns potential new LIDs for historic-looking streetlights.  However, any 
Code change would presumably be applicable to any LID for any applicable purpose throughout the City. 
 
PREVIOUS COUNCIL ACTION:    
It appears that City Council adopted the majority of this section of Code in 1968, and the applicable 
petition language has been in place since that time. Council has periodically created and assessed for 
LIDs, the last one having been created in 2007 (Tejon Street Lighting).  In 2009, City Council declined to 
approve creation of a similar LID for historic-looking street lighting on Wood Avenue. 
 
BACKGROUND:   
LIDs are assessment districts which are created under 3.5.101 et. seq. of the City Code. These differ 
from taxing district in that City Council imposes a share of the costs of the public improvements to the 
benefiting properties not based on the taxable value of the property, but based on its calculated benefit 
(most often applied on per lot, per street length of frontage or per acre basis).  LIDs do not exist as a 
separate entity, but rather as a component unit of the City with City Council acting as their de facto 
board.  Assessments are collected by the Treasurer in association with property tax bills.  Once term of 
the assessments is completed (most commonly 10 years), the LID effectively ceases to exist. 
 
The process of creating and implementing an LID is ordinance based and involves a number of steps 
and hearings.  Fundamentally these include hearings to first create the LID and order the improvements, 
followed by separate hearings to make the assessments.  All this occurs with notice to potentially 
impacted property owners.  Although the Code allows the City to borrow and issue bonds on behalf of 
the LID, that approach is not normally used because it is more complicated and potentially costly.  
Instead, the City or CSU typically advances the cost of the improvement and is then paid back via the 
LID.  As articulated in 3.5.104.A of City Code an LID can be initiated either directly by City Council (with a 
City Engineer’s recommendation, or by property owner petition).  City Council initiation requires no 
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minimum concurrence of property owners.  The petition approach requires a minimum of 3/4ths of the 
owners (by value of the assessments) to affirmatively agree to the petition.  As noted by the Old North 
End Neighborhood, this standard can effectively set the bar higher because an owner who cannot be 
contacted or fails to respond is considered as a negative vote. 
 
If the City employed a statutory rather than a Code-based to assessment districts, the mechanism used 
would be special improvement districts (SIDs). As described in the attached PowerPoint presentation, 
the petition standard for these statute-based assessment districts is lower than the City’s, requiring only 
owners of 50% or more of the value of the assessments to sign. 
 
Regardless of the proportion of owners in concurrence, City Council maintains the discretion to not 
create the LID even if a petition is properly provided.  Conversely, via the City initiation option, Council 
has the discretion to create and implement an LID where there is little or no property owner occurrence. 
 
FINANCIAL IMPLICATIONS:   
There are no direct financial implications for the City associated with this potential Code change.  
 
BOARD/COMMISSION RECOMMENDATION:   
Not applicable at this time.   
 
STAKEHOLDER PROCESS:   
Not applicable at this time.  A limited stakeholder process is recommended if there is direction to proceed 
with this request. 
 
ALTERNATIVES:   
City Council can advise and direct concerning whether or not to proceed with a potential Code change. 
 
RECOMMENDATION:   
Staff has no formal recommendation at this time, although the inclination may be to support the existing 
higher standard on the basis that prior Councils have been hesitant to approve prior LID applications 
where there is significant minority opposition.  Additionally, under the current Code, Council retains the 
option of initiating LIDs for certain purposes with any level of property owner concurrence.  However, if 
there is direction to move forward with a Code change request, there should be some notice to, and 
request for input from business and neighborhood groups. Finally, any proposed Code change should 
reference a percentage of the value of the total assessments rather than the total property owners. 
 
PROPOSED MOTION:   
This is a non-action item so no formal motion is required. 
 
Attachments: 
− PowerPoint Slides 
− Request from Old North End Neighborhood 
− Excerpts from 3.5.101 et. seq. of City Code 
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Outline: 
 Brief Summary of City LIDs 
◦ Purpose  
◦ History 
◦ Authorization 
◦ Administration 

 Requested Code Change 
◦ Petition requirement comparisons 
◦ Other City initiation options  
◦ Ultimate City Discretion 
◦ Policy Considerations 

 
 

 

Outline: 



Genesis 

 North End 
homeowners 
◦ Historic-looking 

streetlights 

 However, the impact 
would be City-wide 

Historic-looking Streetlight on Tejon St.  

Genesis 



LIDs are Assessment versus Taxing 
Districts 

 They Assess specific properties 
for specific public improvements 
◦ Share of cost based on benefit rather  

than property value 
 -by acre, per lot, per front foot of  
 street etc. 

 Assessments typically last 10 
years (but this can vary) 

 Collected by County Treasurer 
 Most often used in already-

developed areas 
 LIDs are Component Entity of 

City Cheyenne Creek LID-Before and After 

LIDs are Assessment versus Taxing 
Districts 



History 

 Assessment districts 
have been used for a 
long time 

 Most often in 
developed areas 
◦ May be for part of cost 

 100-year history in  
Colorado Springs 

 1968 Code Change? 

 

Monopoly® card from 1935 

1909 Cascade median 

History 
YOU ARE .. ~;~:~~ 

STREET 

CHANCE 

$40.00 PER ~~=:. ~ 115.00 PER H 



More Recent City History 

 One existing LID 
◦ Tejon Street lighting (2007) 

 10 in 2009 
 4 in 1997 
 Last petition (2009) 
◦ Wood Avenue lighting 

 Reasons for Limited Use 
◦ Other funding sources and philosophies 
◦ Reluctance to create w/o 100% agreement 

More Recent City History 



City Approach 

 Code-based rather than Statutory 
◦ If statutory these would be Special 

Improvement Districts (SIDs) 

 Chapter 3,  Article 9 (attached) 

 Largely mirrors State process 
◦ Notice 
◦ Creation 
◦ Assessment 
◦ Possible borrowing (not subject to TABOR) 

 By Ordinance  (at least four hearings) 

City Approach 



Two Ways to Initiate 

 Council Initiation via City Engineer 
Recommendation 
◦ No requirement for owner concurrence 

 Petition 
◦ Must be signed by at least 3/4ths of the 

owners (by amount of assessment) 
◦ Submitted to City Engineer 

 Council Maintains Complete Discretion 
 

Two Ways to Initiate 



Administration 

 Engineering 
◦ Possibly CSU 

 Finance  
 County Treasurer   

 
 Most often the City advances the dollars 
 In some cases the assessments are for 

only part of the project 

Administration 



Comparable Petition Requirements 

SIDs  
§C.R.S. 31-25-103 et. seq. 

 Can be initiated directly by municipality* 
 However, the municipality cannot move forward if 

owners to be assessed for over 50% object 

 By Petition with representing 50% or 
more of assessments* 

 
*subject to exceptions 

Comparable Petition Requirements 



Other Districts Petition 
Requirements 
 Metropolitan Districts 
◦ Petition by 30% or 200 electors, whichever is 

less 

 BIDs 
◦ Petition by 50% or more of valuation and 

property  

 County LIDs 
◦ Provisions comparable to municipal SIDs 

Other Districts Petit" on 
Requirements 



Potential Code Change 
 

3.5.105: PETITION; PROCEDURES; LIMITATIONS 
Current Wording 
 A.  A public work or improvement, the costs of which in whole or in part 

are to be assessed by the City, may be initiated on written petition by the 
owner or owners of a of the frontage, of 
the area or of whatever other measurement constituting the basis for 
computation of assessments of the assessable property may be provided in 
the petition. Petition shall be filed with the City Engineer. 

Potential Revision 
 A.  A public work or improvement, the costs of which in whole or in part 

are to be assessed by the City, may be initiated on written petition by the 
owner or owners of of the frontage, of the area or 
of whatever other measurement constituting the basis for computation of 
assessments of the assessable property may be provided in the petition. 
Petition shall be filed with the City Engineer. 

 

Potential Code Change 



Policy Considerations 

 Petition Requirements do not Limit 
Council Discretion to Get to “Yes” or 
“No” 

 Three Quarters Effectively Means More 
Than Three Quarters 

 “Amenity” vs. “Basic” Public 
Improvements 
◦ Change in petition language would apply to 

both cases 

 Ongoing Maintenance 

Policy Considerations 



Options and Next Steps 

1. Direction to leave Code as is 
2. Direction to process a simple Code 

change 
◦ Some public notice and process 
 CONO/HBA etc. 

◦  Ordinance with two readings 
 

Mayor may support leaving as is 

Options and Next Steps 



LOWER SIGNATURE REQUIREMENTS FOR LOCAL IMPROVEMENTS 

The Old North End Neighborhood, located north of downtown Colorado 
Springs in the general area between Colorado College and Penrose Main Hospital, 
makes the following request of the Colorado Springs City Council: 

Please change the petition-signature requirement for a Local 
Improvement District (LID) in Chapter 3, Article 7 of the City Code from 75 
percent of all the property owners to 50 percent plus one of all the property 
owners. 

The Old North End Neighborhood used an LID in 2007 to finance 
installation of 40 historic-looking streetlights on North Tejon Street. The Old 
North End Neighborhood would like to continue using an LID for the installation 
of more historic-looking streetlights, mainly on North Nevada Avenue. 

However, the City LID with its petition-signature requirement of 75 percent 
of all the property owners in the district is challenging and difficult to use. The 
major problem is that absentee property owners who no longer live in the property 
but rent it out are difficult (sometimes impossible) to contact and thus by default 
become No votes. The same is true of property owners who are indifferent to the 
issue. They think they are leaving the decision to their more concerned neighbors, 
but in reality their failure to sign the petition becomes a No vote. 

Lowering the petition-signature requirement to 50 percent plus one would 
make it easier for the Old North End Neighborhood, and other homeowner groups, 
to put LID proposals before the Colorado Springs City Council. Keep in mind 
that the final decision for the approval of a proposed LID will continue to rest 
with a majority of City Council. Property owners who are opposed to the Local 
Improvement District and want to see it defeated will still be able to come to a 
public hearing and make their opposition known to City Council. 

Compared to other improvement districts in use in Colorado Springs, such as 
metropolitan districts, the 75 percent petition-signature requirement for the LID is 
very high and penalizes established neighborhoods. Metropolitan districts only 
require petition-signatures from 30 percent or 200 of the property owners 
(whichever is less). This proposal would bring the requirement for LIDs somewhat 
more in line with that for other districts including metropolitan districts, while 
preserving the discretion of Council to ultimately approve or not approve these 
districts. 
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PART 1 IMPROVEMENTS NEEDED~IL2I 

http://sterlingcodi fiers.com/codebooklindex. php?book jd=85 5&chapter _ id=62669 
3.5.101: PURPOSE: 
3.5.102: DEFINITIONS: 
3.5.103: COUNCIL AUTHORIZED TO MAKE IMPROVEMENTS: 
3.5.104: PROCEDURES: 
3.5.105: PETITION; PROCEDURES; LIMITATIONS: 
3.5.106: ADOPT PLANS AND SPECIFICATIONS: 
3.5.107: NOTICE TO BE PUBLISHED: 
3.5.108: OBJECTIONS: 
3.5.109: SEPARATE DESIGNATIONS UNNECESSARY: 
3.5.110: PUBLIC HEARING: 
3.5.111: ESTABLISHING ORDINANCE: 
3.5.112: COUNCIL FINDING; CONCLUSION; PROPERTY OWNER APPEAL: 
3.5.113: FILE COMPLAINT AGAINST OWNER: SERVICE OF PROCESS: 
3.5.114: COUNCIL MAY ORDER UTILITY CONNECTIONS; ALTERNATIVE 
PROCEDURE: 
3.5.115: COMMENCE ACTIONS AGAINST PROCEEDINGS: 
3.5.116: OFFICERS AUTHORIZED TO TAKE ACTION: 
3.5.117: PROVISIONS SUPERSEDED: 
3.5.118: LIABILITY DURING CONSTRUCTION OF PUBLIC IMPROVEMENTS: 

3.5.101: PURPOSE:~ ~ 
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A. The purpose of this article is to provide a procedure for local improvement projects for a designated 
area or district within the City. 

B. This article, being necessary to secure the public health, safety, convenience and welfare, shall be 
liberally construed to effect its purposes. (1968 Code §12-101; Ord. 74-108; Ord. 01-42) 

http://sterlingcodifiers.com/codebookiindex.php?bookjd=855&section_id=740575 

3.5.102: DEFINITIONS: ~ L2J 

The following terms, as used in this article, shall have the meanings designated, unless the context 
specifically indicates otherwise, or unless the meaning is excluded by express provision: 

ACQUIRE OR ACQUISITION: The establishment, purchase, construction, securing, installation, 
reconstruction, lease, gift, grant from the State or Federal government, any public body or person, 
endowment, bequest, devise, condemnation, transfer, assignment, option to purchase, other contract or 
other acquirement or any combination of facilities, or any interest authorized. 

ASSESS OR ASSESSMENT: A special assessment, or the levy against any tract specially benefited by 

htto://www.sterlinS!codifiers.comlcodebook/S!etBookData.ohn?id=&chanter id=62669&ke... 211312014 
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any project to defray wholly or in part the cost of the project, which assessment shall be made on a front 
foot, zone, subzone, area or other equitable basis as may be determined by the Council. Council may 
take into account zoning, present or intended use, current assessed and market value and location or 
proximity to the project. 

ASSESSABLE PROPERTY OR ASSESSABLE TRACT: The tracts of land specially benefited by any 
project the cost of which is wholly or partly defrayed by the levy of assessments. 

ASSESSMENT LIEN: A lien on a tract created by ordinance of the City to secure the payment of an 
assessment levied against that tract. 

BOND: A special obligation payable from special assessments and any other special fund authorized by 
law. 

COST OR COST OF THE PROJECT: All or any part designated by the Council of the cost of any public 
improvement, or interest, being acquired and of all or any property, rights, easements, privileges, 
agreements and franchises deemed by the City to be necessary or useful and convenient or connected, 
which, at the option of the Council, may include all or any part of the incidental costs pertaining only to the 
project, including, without limitation, preliminary expenses advanced by the City from funds available for 
use in the making of studies, surveys, preliminary plans, estimates of cost, assessment plats, other 
preliminaries, the costs of appraising, printing, employing engineers, professional consultants, architects, 
attorneys at law, clerical help, other agents or employees, the costs of capitalizing interest or any 
discount, or both interest and discount, on any bonds, of inspection, of any administrative and other 
expenses of the City pertaining to the project and becoming due prior to the levy and collection of special 
assessments, and of replacement expenses or for payment or security of principal of or interest on any 
securities, the costs of making, publishing, posting, mailing and otherwise giving any notice in connection 
with the project, the taking of options, the issuance of securities, the filing or recordation of instruments, 
the levy and collection of special assessments and installments, the costs of reimbursements by the City 
to any public body, the Federal government, or any person of any monies expended for or in connection 
with any facility or project and all other expenses necessary or desirable and appertaining to any public 
improvement as estimated or otherwise ascertained by the Council. 

DISTRICT: The geographical area within the City designated and delineated by the City Council as a local 
improvement district, in which the project is located and in which each tract to be assessed is situated. A 
district may consist of noncontiguous tracts. 

OWNER: Only persons in whom the record fee title is vested, although subject to lien or encumbrance. 

PAVING: Includes initial paving, resurfacing, and repaving. 

REAL PROPERTY: 

A. Land, including land under water and airspace over land; 

B. Buildings, structures, fixtures and improvements on land; 

C. Any property appurtenant to or used in connection with land; and 
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D. Every estate, interest, privilege, easement, franchise and right in land, legal or equitable, including, 
without limitation, rights of way, terms for years, and liens; charges or encumbrances by way of 
judgment, mortgage, or otherwise; the indebtedness secured by the liens. 

SECURITIES: Any bonds, temporary bonds, interim warrants or other obligations of the City pertaining to 
any project or interest authorized. 

SPECIAL SURPLUS AND DEFICIENCY FUND: The special account and special fund created and 
maintained with monies remaining to the credit of a district when all outstanding bonds of the district have 
been paid, pursuant to City Charter section 7-80(1) and to sections 3.5.202 and 3.5.210 ofthis article. 

STORM DRAINS: Includes mains, conduits, pipes, retention reservoirs, open ditches, channels, restricted 
channels or drainage areas and other appropriate facilities for storm drainage. 

STREET: Includes avenues, boulevards, alleys and other highways. 

TRACT: Any tract, lot or other parcel of land for assessment purposes, whether platted or unplatted, 
regardless of lot or land lines. Lots, plots, blocks and other subdivisions may be designated in accord with 
any recorded plat; all lands, platted and unplatted, shall be designated by a definite description, as 
provided. (1968 Code §12-101; Ord. 74-108; Ord. 01-42) 

http://sterlingcodifiers.com/codebookiindex.php?book_id=855&section_id=740576 

3.5.103: COUNCIL AUTHORIZED TO MAKE IMPROVEMENTS: ~ ~ 

A. The City Council shall have the power to contract for and make local improvements, or by itself to 
make local improvements, sometimes called public improvements or local improvement districts, and 
to assess the costs, all or in part, against the property especially benefited, as provided in this chapter. 
All contracts for public improvements shall be awarded by the City in accord with the specifications 
adopted by it, and the improvements may be made, all or in part, under independent contract or by the 
City. 

B. Local improvements may include any local or special improvement to property as determined by the 
City Council, including, but not limited to, activities to construct or improve streets, and parts within the 
City by paving or surfacing with suitable material; grading; construction or repair of curbs, gutters, 
storm drains, wastewater sewers, water mains and lines, gas mains and lines, electrical distribution 
systems, sidewalks, pedestrian ramps, and driveways; otherwise improving the whole or any part or 
parts of any street or streets, which need not be connected or contiguous in the City; or any 
combination of improvements, including, but not limited to, necessary intersections, crosswalks, utility 
service lines, utility systems upgrading, relocations and adjustments, landscaping, land acquisition and 
other incidentals. (Ord. 2771; 1968 Code §§12-17, 12-18; Ord. 91-36; Ord. 01-42) 

http://sterl ingcodifiers.com/codebookiindex.php?book_id=855&sectionjd=740577 

3.5.104: PROCEDURES: ~ 121 
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A. The City Council may prescribe local improvements by the adoption of a City Engineer 
recommendation, or by the filing of an owner's petition as authorized in this part. The Engineer 
recommendation or petition shall: 

1. State the nature and location of the improvement or improvements to be made without mentioning 
minor details or incidentals; 

2. Describe the local improvement district to be assessed by boundaries or other brief description. 

B. Upon receipt of an owner petition, or drafting of an Engineer recommendation for Council, the Engineer 
shall prepare and present to the Council along with the Engineer recommendation or the petition: 

1. Preliminary plans and specifications for the improvement or improvements; 

2. An estimate of the probable total cost of the improvements and the district; and 

3. A map of the local improvement district to be assessed. 

C. Any estimate of cost required or authorized in this article shall not constitute a limitation upon the cost 
nor a limitation upon the rights and powers of the City Council or of any officers, agents or employees 
of the City, except as otherwise specifically stated. 

D. Whenever necessary, rights of way for streets and alleys may be purchased or condemned by the City 
and the cost charged to the district. (Ord. 2771; Ord. 2786; 1968 Code § 12-19; 1980 Code; Ord. 91-
36; Ord. 01-42) 

http://sterlingcodifiers.com/codebookiindex.php?book_id=855&section_id=740578 

3.5.105: PETITION; PROCEDURES; L1MITATIONS:~ ~ 

A. A public work or improvement, the costs of which in whole or in part are to be assessed by the City, 
may be initiated on written petition by the owner or owners of a three-fourths e/4) majority of the 
frontage, of the area or of whatever other measurement constituting the basis for computation of 
assessments of the assessable property may be provided in the petition. Petition shall be filed with the 
City Engineer. 

B. The petition may initiate the acquisition of any improvement which the City Council is authorized to 
initiate, subject to the following limitations: 

1. The Council may incorporate the proposed improvement in any improvement district or districts 
initiated by the Council pursuant to section 3.5.103 of this part. 

2. The Council may elect not to proceed with the acquisition of any proposed improvement or any part 
after holding a hearing on the proposed local improvement if the Council determines that it is not in 
the public interest that the proposed improvements or a part be made, and Council may modify the 
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improvements, including, but not limited to, proposed materials and methods, as may be in the 
public interest. 

3. The Council need not take any action upon receiving a petition if the Council determines by 
resolution that the acquisition of the improvements is not desired by the Council for a reason or 
reasons stated in that resolution. (Ord. 2771; 1968 Code §§12-10, 12-21; Ord. 81-195; Ord. 91-36; 
Ord.01-42) 

http://sterlingcodifiers.com/codebookiindex.php?book_id=855&section_id=740579 

3.5.106: ADOPT PLANS AND SPECIFICATIONS: ~ 0 

A. If the City Council approves the Engineer recommendation or the petition, then the City Council shall 
by resolution adopt the preliminary plans and specifications and the map of the Engineer for the 
proposed improvement. The resolution shall also find and state: 

1. The extent of the local improvement district to be assessed (by boundaries or other brief 
description); 

2. The kind of improvement or improvements proposed (without mentioning minor details); 

3. The number of installments and the time in which the cost of the improvement or improvements will 
be payable; 

4. The probable cost as shown by the total estimate of the Engineer, which shall not constitute a 
limitation upon the cost of the project nor for any other purpose; 

5. The amount or proportion of the total cost to be paid by other than special assessments, if any; 

6. The method of levying assessments; and 

7. The approximate amount or share of the portion of the total estimate to be assessed against 
property specially benefited by the acquisition of the improvement or improvements proposed. 

B. In the same resolution the Council shall fix a time and place for a public hearing. (Ord. 2771; 1968 
Code §12-22; Ord. 91-36; Ord. 01-42) 

http://sterlingcodifiers.com/codebookiindex. php?book _ id=85 5&section _ id=7 40580 

3.5.107: NOTICE TO BE PUBLISHED: !lJ ~ 

A. The City Clerk shall cause a notice to be published for one day in a daily newspaper of general 
circulation in the City not less than ten (10) days prior to the hearing. The notice shall be addressed to 
the owners of assessable property in the local improvement district and to all persons interested 
generally and without naming the owners or persons, and shall state: 

1. The kind of improvements proposed (without mentioning minor details or incidentals); 
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2. The number of installments and time in which the cost of the improvements will be payable; 

3. The maximum rate of interest on unpaid installments; 

4. The extent of the district to be assessed (by boundaries or other brief description); 

5. The place and time when the City Council will consider the ordering of the proposed improvements 
and hear all complaints, opposition, protests and objections that may be made in writing concerning 
the improvements or proposed local improvement district, by the owner of any real property to be 
assessed or any person interested, and the last date by which complaints, opposition, protests and 
objections may be filed with the City Clerk; and 

6. The fact that the petition or Engineer recommendation, and all information listed in the approving 
resolution are on file and can be seen and examined by contacting the office of the City Engineer 
during business hours, by any interested person. 

B. In addition, the City Clerk shall address or cause to be addressed to each property owner to be 
affected by the proposed improvements one objection blank and a copy of this notice at least ten (10) 
days before the date fixed for the hearing as set forth in the resolution, addresses and owners being 
those appearing on the real property assessment rolls for general (ad valorem) taxes of EI Paso 
County, Colorado. 

1. Failure To Receive Notice: Whenever any notice is mailed, as required in this article, the fact that 
the person to whom it was addressed does not receive it, or that the address used by the City was 
not accurate, shall not in any manner invalidate or affect the proceedings. 

2. Notice To Inform Property Owners: The City Council hereby finds, determines and declares that the 
giving of notice in accord with this article is reasonably calculated to inform the owners of property to 
be assessed of the hearings provided by this article, and that the giving of any further notice is 
impractical and unnecessary to the assurance of due process of law to the property owners. (Ord. 
2771; 1968 Code §§12-23, 12-88, 12-89; Ord. 91-36; Ord. 01-42) 

http://sterlingcodifiers.com/codebookiindex.php?book _ id=855&section _ id=7 40581 

3.5.108: OBJECTIONS: (:l:10 

A. Any property owner who wishes to object to the improvements in whole or in part shall, no later than 
the date set forth in the resolution for filing objections, file in writing with the City Clerk any complaint, 
opposition, objection, or protests, on an objection blank furnished by the City Engineer. 

B. The blanks on which complaints, opposition, objections, or protests shall be submitted shall provide a 
place for the interested person to designate the complaint, opposition, objection, or protests; a space 
in which that person may state reasons or other remarks concerning the complaint, opposition, 
objection, or protest, and a place for the signature of the person. 

C. Property owners or other persons to be affected by the proposed improvements, in the event they do 
not receive a blank or a written notice addressed to them by the City Clerk or City Engineer, may 
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secure either or both by calling in person or through their duly authorized attorney in fact at the Office 
of the City Engineer. 

D. Any objection to the regularity, validity and correctness of the proceedings prior to the date of the 
hearing shall be deemed waived unless presented in writing in substantially the same form, at the time 
and in the manner specified. (Ord. 2771; 1968 Code §§12-24, 12-25, 12-26; Ord. 83-72; Ord. 91-36; 
Ord.01-42) 

http://sterlingcodifiers.com/codebookiindex.php?bookJd=855&section_id=740582 

3.5.109: SEPARATE DESIGNATIONS UNNECESSARy: Q!) ~ 

In all proceedings and notices authorized by this article, figures may be used instead of words and it shall 
not be necessary in an improvement district to designate each piece of real estate in the district 
separately but general description and quantities may be used except in the assessment rolls, and except 
in assessments any cost stated may be stated as being a probable amount per front foot, or per square 
foot, or per lot of a given size and proportionate amounts for other lots, or when a different method of 
assessment is provided, then as being subject to that method. (Ord. 2771; 1968 Code §12-90; Ord. 01-
42) 

http://sterlingcodi fiers.com/codebooklindex. php?book _ id=855&section _ id=740583 

3.5.110: PUBLIC HEARING: Q!) 0 

A. City Council Responsibilities: At the public hearing, the City Council shall: 

1. Review the plans, specifications, and other preliminary documentation prepared by the City 
Engineer which were required by the resolution; 

2. Hear all complaints, opposition, objections, or protests; and 

3. Determine whether the local improvement or improvements shall be acquired, in whole or part, and 
shall establish any local improvement district needed to acquire those improvements. 

B. Presentations: On the date fixed for the public hearing on the proposed local improvements, any and 
all persons interested in the improvements may appear in person and be heard. The City Council may 
limit the time for presentation by any individual or organization. 

C. Adjournment: The City Council may adjourn the hearing from time to time. 

D. Legality Of Objections: Whenever an objection or a remonstrance of a property owner or owners 
against public improvements purported to be executed under the authority of this chapter is filed with 
the City Council, the Council shall determine whether or not the remonstrance is legally sufficient 
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under the requirements of this chapter. The determination shall be final and conclusive as the legal 
sufficiency of the remonstrance. 

E. Determination By Motion: The Council may elect not to proceed with the acquisition of any proposed 
improvement or any part after holding the hearing on the proposed local improvement if the Council 
determines by motion that it is not in the public interest that the proposed improvements or a part be 
made, and Council may modify the improvements, including, but not limited to, proposed materials 
and methods, as may be in the public interest. 

F. Owner Surety: 

1. The City Council may, at the public hearing on the petition, require by resolution that the owner or 
owners provide a cash deposit or a written pledge of property in at least an amount or value 
sufficient to defray the expenses and costs of the acquisition of the improvement designated in the 
petition. If the deposit or pledge is not given to the Chief Financial Officer within twenty (20) days 
after passage of this resolution, then the petition shall be deemed denied and the acquisition of the 
improvement or improvements shall not proceed. 

2. An additional deposit or pledge by the owner or owners may from time to time be required as a 
condition precedent to the continuation of action by the City. 

3. If a deposit or pledge is made and the Council determines that the acquisition is not feasible within 
a reasonable period of time, the Council may require that all or any portion of the costs incurred by 
the City in connection with the petition, acquisition, or proceedings, shall be defrayed from the 
deposit or the proceeds of the pledged property. 

G. Council May Stop Proceedings: If, after hearing the complaints, objections, opposition and protests 
and reviewing all information deemed relevant by the Council, the City Council determines that the 
local improvement or any part is not in the public interest, or that the proposed improvements or any 
part should not be made and paid for either out of the general fund or by any method of assessment, 
then the Council shall by motion make an order to that affect and the proceedings for approval of the 
improvements, or the part deemed not desirable by the Council's order, shall stop. 

H. Improvements Authorized Over Objections: If, after hearing the complaints, objections, opposition and 
protests, and reviewing all information deemed relevant by the Council, the City Council determines 
that the local improvements, or any part, should be authorized and made after the Council shall have 
found and declared by a majority vote that the public interest requires the making of the improvements 
or any part, then the Council shall order that the approved improvements and local improvement 
district be authorized and created by ordinance. 

I. Proceedings Modified, Limitations: All proceedings may be modified or rescinded wholly or in part by 
resolution adopted by the City Council at any time prior to the passage of the ordinance authorizing 
the project. No substantial change in the district, details, preliminary plans or specification or estimates 
shall be made after the first publication or mailing of notice to property owners, whichever occurs first, 
except for the deletion of a portion of a project and property from the proposed district. The Engineer, 
however, shall have the right to make minor changes in time, plans and materials entering into the 
work at any time before its completion. 
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J. Engineer To Prepare And Present Modifications: If after the hearing the Council wishes to modify the 
improvements of the local improvement district, the City Council shall direct the Engineer to prepare 
and present to the Council: 

1. A revised and detailed estimate of the total cost, including, without limitation, the cost of 
constructing and otherwise acquiring each proposed improvement and of each of the incidental 
costs, which revised estimate shall not constitute a limitation for any purpose; 

2. Full and detailed plans and specifications for each proposed improvement designed to permit and 
encourage competition among the bidders, if any improvement is to be acquired by contract; and 

3. A revised map showing the location of each improvement and the real property to be assessed. 

K. Approval: Whenever a revised estimate of cost, full and detailed plans and specifications, and map are 
prepared for, presented to and are satisfactory to the Council, then the Council shall order that the 
approved improvements and local improvement district, as amended, be authorized and created by 
ordinance. (Ord. 2771; 1968 Code §§12-10, 12-24, 12-27, 12-28, 12-29, 12-30, 12-31; Ord. 81-195; 
Ord. 83-72; Ord. 91-36; Ord. 01-42; Ord. 11-19) 

http://sterlingcodifiers.com/codebookiindex.php?book_id=855&section_id=740584 

3.5.111: ESTABLISHING ORDINANCE: ~ ~ 

A. Ordinance Requirements: If the City Council orders the approval of improvements and a local 
improvement district, then the Council shall approve an ordinance establishing the local improvement 
district and authorizing acquisition of the improvements. The ordinance shall state: 

1. The extent of the local improvement district to be assessed, if any, by boundaries or other brief 
description; 

2. The kind and location of each improvement proposed (without mentioning minor details); 

3. The amount or proportion of the total cost to be defrayed by special assessments, the method of 
levying assessments, the number of installments and the times in which the costs assessed will be 
payable. The Engineer may further revise the cost, plans and specifications and map from time to 
time for all or any part of any project and the ordinance may be appropriately amended prior to 
letting any contract or any work being done; 

4. The finding of the City Council by ordinance that any improvement provided in this chapter was duly 
ordered after notice duly given, or that a petition or objection was or was not filed, or was or was not 
duly subscribed by the required number of owners shall be conclusive in every court or other 
tribunal; 

5. A general statement of the special benefits which will accrue to the tracts or parcels of land within 
the district by reason of the construction of the improvements; 

6. Any requirement of owner deposit or surety for the completion of the improvements or costs of the 
local improvement district. 
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B. Council To Credit For Existing Improvements: If at the time of the passage of the ordinance authorizing 
the improvements for any district, any piece of real estate in the district has the whole or any part of 
the proposed improvements conforming or approximately conforming to the general plan, the City 
Council may adopt them in whole or in part, or make the necessary changes to make them conform to 
the general plan, and the owner of the real estate shall, when the assessment is made, be credited 
with the amount which is saved by reason of adopting or adapting the existing improvements. (Ord. 
2771; 1968 Code §§12-31, 12-38, 12-39; Ord. 91-36; Ord. 01-42) 

http://sterlingcodifiers.com/codebooklindex. php ?boo k _ i d=85 5&section jd=7 40585 

3.5.112: COUNCIL FINDING; CONCLUSION; PROPERTY OWNER APPEAL: ~ 0 

The finding of the City Council by ordinance that any improvement provided in this chapter was duly 
ordered after notice duly given, or that a petition or objection was or was not filed, or was or was not duly 
subscribed by the required number of owners shall be conclusive in every court or other tribunal. Within 
fifteen (15) days immediately succeeding the publication of the ordinance upon its final passage, any 
person who has filed a written objection, as provided, shall have the right to commence an action or suit 
in any court of competent jurisdiction to correct or set aside the determination of the City Council to the 
contrary. Any person concerned who objects to the regularity, validity and correctness of proceedings and 
instruments taken, adopted or made at or subsequent to the hearing and prior to the final passage of the 
ordinance shall also have the right to commence action or suit to cure or set aside irregularity, invalidity or 
incorrectness. This section shall be construed as requiring any person to make any objection in writing 
prior to the hearing in order not to waive objections, if the purported irregularity, invalidity or incorrectness 
of any matter first occurred prior to the first publication of the notice of the hearing. After the expiration of 
fifteen (15) days, all actions or suits not so commenced attacking the regularity, validity and correctness 
of that ordinance and of all proceedings, determinations and instruments taken, adopted or made prior to 
the ordinance's final passage, shall be perpetually barred. Provided, however, that if an action is 
commenced, any party to the action may answer and defend at the time and in the manner provided. 
(Ord. 2771; 1968 Code §12-39; Ord. 01-42) 

http://sterlingcodifiers.com/codebooklindex.php?book_id=855&section_id=740586 

3.5.113: FILE COMPLAINT AGAINST OWNER; SERVICE OF PROCESS: ~ 0 

At any time after the passage of an ordinance adopted pursuant to this part, the City may, at the City's 
discretion, direct the City Attorney to file a complaint in the District Court in and for EI Paso County, 
Colorado, in the name of the City, against all or any of the respective owners of the tracts or parcels of 
land assessed or to be assessed for any improvement ordered to be made praying for a declaratory 
judgment. In its complaint the City shall generally allege all procedures followed in arriving at the 
assessment made or to be made, and the special benefits which will accrue to the tracts or parcels of 
land within the district by reason of the construction of the improvements. The prayer of the complaint 
shall be that the Court confirm and validate all proceedings and each and every assessment within the 
district subject to the action of the Court. (Ord. 2771; 1968 Code §12-40; 1980 Code; Ord. 01-42) 

http://sterlingcodifiers.com/code book/index. php ?book _ id=85 5&section _ id=7 40 587 
3.5.114: COUNCIL MAY ORDER UTILITY CONNECTIONS; ALTERNATIVE 

PROCEDURE:~0 
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If the connection of abutting properties to gas or water mains or wastewater sewers or electric distribution 
facilities is not included as a part of a local improvement district for the paving of any street or alley, 
before paving any district in pursuance of this chapter, the City Council may order the owners of the 
abutting real estate to connect their several premises with the gas or water main, wastewater sewers or 
electric distribution facilities, or with any other utilities in the street or alley adjacent to their several 
premises. These utility connections will be made in accord with the respective provisions of the electric 
tariff, gas tariff, and Utilities Code (chapter 12 of this Code) in effect at the time of connection. On default 
of the owners for thirty (30) days after the order to make connections, the City may contract for and make 
the connections in accord with specifications as may be prescribed by the Council and the whole cost of 
each connection shall be assessed against the premises with which the connection is made. Any number 
of connections may be included in one contract and notice shall be given to the owner of the property to 
be assessed as is provided for the giving of notice for the construction of sidewalks as provided in this 
chapter, but the cost shall be paid upon the completion of the work, in one sum, and shall not be subject 
to remonstrance. The cost shall be collected in the same manner as is provided in this chapter for the 
collection of assessments for sidewalks, and upon default in the payment of any assessment, real estate 
may be assessed in like manner and with like effect, or suit may be brought for the collection of the cost. 
(Ord. 2771; 1968 Code §12-86; Ord. 91-36; Ord. 01-42) 

http://steriingcodifiers.com/codebook/index.php?book Jd=855&section _id=7405 88 

3.5.115: COMMENCE ACTIONS AGAINST PROCEEDINGS:~ 0 

All actions, legal or equitable, for relief against any proceedings had under this chapter whether based 
upon irregularities or jurisdictional defects, shall be commenced within thirty (30) days after the wrongful 
act complained of or else be perpetually barred. (Ord. 2771; 1968 Code §12-91; Ord. 01-42) 

http://sterlingcodifiers.com/codebook/index.php?book_id=855&section_id=740589 

3.5.116: OFFICERS AUTHORIZED TO TAKE ACTION:!fJ E2I 

The officers of the City are authorized and directed to take all action necessary or appropriate to 
effectuate the provisions of this chapter. (Ord. 2771; 1968 Code §12-92; Ord. 01-42) 

http://sterlingcodifiers.com/ code book/index. php ?book _ id=85 5&section _ id=7 40590 

3.5.117: PROVISIONS SUPERSEDED:Ell 0 

Colorado Revised Statutes section 31-20-106 is superseded. (Ord. 3631; 1968 Code §12-94; Ord. 01-42) 

http://sterlingcodifiers.com/codebook/index. php?book _id=855&section _id=740591 

3.5.118: LIABILITY DURING CONSTRUCTION OF PUBLIC IMPROVEMENTS: Q!) ~ 

When any contractor, subdivider or any person other than the City, commences the construction of any 
public improvement, public liability for the condition and maintenance of public improvement shall be that 
of the contractor, subdivider or other person undertaking construction until the public improvement, upon 
completion, has been inspected by the City Engineer for compliance with City specifications, and 
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accepted by the City. Nothing shall be construed to limit the liability of the City, its employees or agents, 
for its or their own acts in regard to any improvement between commencement of contracts and 
acceptance by the City. (Ord. 4020; 1968 Code §12-95; Ord. 91-36; Ord. 01-42) 

http://sterlingcodifiers.com/codebookiindex.php?book_id=855&section_id=740592 
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