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Introduction

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

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

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

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

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

Few permanent residents remained
in the lower Ute Pass villages

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

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

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

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

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

Ute Pass Today

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

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

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

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

Design Guidelines

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

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

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

Committee which, at numerous pub-

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

Ute Pass Comprehensive Planning Process

® Identify lssues
and Problems

® General Meetings
and Workshops

Committee

o Collect Data
« population and
economy

* jand use

* public facilities
and services

* transportation
* patural systems

® Analyze Data
* opportunities

and constraints
composites

® Evaluate
Alternative Plans

& Recommend
Planning and
Design Strategies

® Establish
Public Policies

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

‘s Board of County
Commissioners

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

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

itself, and as conditions change

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

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

Land Use
Problems and Potentials:

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

Goal:

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

Objectives:

® Develop uniform development
standards unique to the Pass.

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

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

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

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

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

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

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

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

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

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

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

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

and terrain, particularly steep
slopes.

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

Economy
Problems and Potentials:

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

Goal:

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

Objectives:

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

primarily serve the local popu-

lation.

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

Community Facilities and Services

Problems and Potentials:

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

Goal:
® The provision of economical,

efficient public services and
facilities to the Pass.

Objectivesf

® Continue coordination of fire

protection districts.

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

Encourage the use of alterna-
tive energy sources.

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

Institute a dog control program
in the Pass.

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

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

Government
Problems and Potentials:

® Residents are often reluctant

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

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

Objectives:

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

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

Education
Problems and Potentials:

® The Pass contains an entire

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

Goal:

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

Objectives:

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

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

Transportation
Problems and Potentials:

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

Goals:

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

Objectives:

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

® Encourage revegetation or
stabilization of road cuts.

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

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

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

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

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

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

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

Water and Sewer
Problems and Potentials:

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

Goals:

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

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

Objectives:

® Encourage the efficient use of
water supplies.

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

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

® Correct or replace sanitation
systems where substandard or
necessary.

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

Natural Resources, Recreation,
and Open Space

Problems and Potentials:

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

Goatl:

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

Ohjectives:

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

,:ﬁgo Minimize the visual impact of

f

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

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

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

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

® Encourage future tourist-

oriented facilities to locate
in Green Mountain Falls.

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

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

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

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

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






