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• CHAPTER 1 

INTRODUCTION

The purpose of an. internship,is; to give the student approximately 

three months practical working experience in a metropolitan urban 

planning, department. Normally, this experience is gained between.the 

•first and second year of the academic program. To fulfill this require

ment, the intern worked for the city of Colorado Springs between June 1, 

and September 1, 1967. Specifically, the internship,report discusses 

the intern's primary, assignment: a land use survey within the Central 

Business District (C. B. D .) of Colorado Springs. Upon completion of 

the land use survey, the C .B .D . core was distinguished.from.its sur

rounding frame and residential areas on.the basis of several quantitative 

tests. To complement the land use survey, the report also contains a 

history of Colorado Springs, the internal organization of the planning 

department, the land use recording procedure used, and the intern's 

evaluation of his internship. This:final portion of the internship report 

includes a detailed analysis of the land use maps, and a critical evalua

tion of the planning department. Referring to the land use maps, the 

intern analyzed the uses within a sufficiently large area so as.to include 

all of the C. B. D. Then, through the application of several quantitative
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tests, the C. B. D. core and.frame were defined as a specific portion of 

the survey area. Upon completion, theC . B. D. land use study was to 

serve as the nucleus.for a more comprehensive analysis of the C. B. D. 

The intern has learned that this analysis has begun.



CHAPTER 2

HISTORY OF COLORADO SPRINGS 

Early History

This historical review of Colorado Springs, is: taken, from the 

following sources: The Colorado Springs Story, by Amanda Ellis; The 

Economy of Colorado Springs, by The Denver Research Institute; and 

New Port in The Rockies, by Marshall Sprague. Colorado City, founded 

in 1859, was the first settlement in.the area. This town was located 

one mile west of present day Colorado Springs. In the early years, be

fore the stimulus provided by General William J. Palm er's railroad, 

and the discovery of gold, Colorado City grew slowly. Because of the 

railroad's tremendous impact on the city. General Palmer is  best re

membered as the true founder of Colorado Springs.

• After waging, a successful guerrilla war against the Confederates, 

General Palmer became restless with peacetime Army/inactivity. There

fore he came West to see what the country offered. After several pre

paratory. survey trips, he decided to build a north- south railroad 

connecting Denver and Texas. Soon after making this.decision, his mar

riage to a frail eastern girl presented a major problem. How could he 

convince her to live in the west which he knew and loved. To solve this

3
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problem, he decided to build an attractive town for well-to-do people on 

the order of Newport, Rhode Island, or Saratoga, New York. In this 

manner, he hoped to satisfy his wife's yearning;for eastern.respectabil

ity; and, at the same time, provide the nucleus for a prosperous town.

On July 31, 1871, Colorado Springs was established on the east 

side of Monument Creek. The railroad reached the city in October of 

the same year. After several years of work, all was ready for his 

wife's first visit. Unfortunately, the weather, a prairie fire, and the 

rough hospitality of the local residents combined.to make Palmer's 

dream city seem very bleak.to his new wife. Adding.to his problems 

was the city's very slow growth rate. It is reported that Palmer could 

not even give the lots away.

Before the gold strike of 1891, Colorado Springs was known as 

a health resort. With the development of the health resort, art and 

literature flourished. The region's major tourist attraction was, and 

still is. Pikes Peak. People came from.far and wide to admire the 

scenery, ride horses, enjoy the clean mountain air, and view the birds. 

By the 1870's the number of hotels had.increased greatly. In the sum

mer, rooms rented for two dollars a night. The year 1881 saw the 

completion of the first Antlers' Hotel, named for the large number of 

Deer and Elk trophies which were kept there. The Pikes Peak Tram

way, built by Zalmon A. Simmon, was designed to conquer Pikes Peak's 

14,110 foot altitude. On June 30, 1891, the first train started up the
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cog railroad. Unfortunately, the inaugural run was cut short by a rock- 

slide near the summit.

The gold strike of 1891 gave the Colorado Springs economy a 

tremendous boost. However, the old guard.families who had establish

ed, the city refused.to believe that the horde of miners, merchants, and 

adventurers who flocked to the region could help Colorado Springs.

They preferred the quiet atmosphere of a cultured city to the noisy 

boom town created by the discovery of gold. Spurred on by the mining 

activity, Colorado Springs tripled its population, growing from 11, 000 

to 35, 000. in three years. The wealth in the mines was fantastic. By 

the 1880'sfColorado mines were producing five million dollars worth of 

lead, four million dollars worth of gold, and fourteen million dollars 

worth of silver annually. Colorado Springs served as both a supply de

pot for the mines and as a market for mining stock. The year 1899 saw 

236 million shares of stock, worth 34 million dollars, traded and sold 

on the open market. The Ute Pass Road.to Cripple Creek, built at a 

cost of fifteen.thousand dollars, was used continuously. Upwards of 

twelve thousand mules and horses hauled supplies to the mines. How

ever, the good tim es were tempered by the miners' insurrection of 

1894. The miners seized several of the richest mines to emphasize 

their demands for higher wages and shorter working hours. However, 

the impending war between the striking; miners, living in Cripple Creek;
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and the mine owners, living,in Colorado Springs, never took place. The 

state militia.intervened, and the strike was settled in the miners' favor.

Winfield Stratton made the largest gold strike at Cripple Creek. 

His fortune was estimated at sixteen million dollars. When a fire dest

royed.most of Cripple Creek, Stratton supplied two box cars of em er

gency supplies which cost him.fifty thousand dollars. Stratton was a 

famous philanthropist. He gave the city the site of the present city hall, 

and also a beautiful two million dollar street car system. Stratton died 

at an early age, after suffering.from the ravages of alcoholism. His 

will allocated six million dollars to establish the Myron Stratton Home 

for needy children and old people. After a long court fight, his greatest 

contribution.to the city of Colorado Springs opened in 1914.

Spencer Penrose, another of the city's famous residents, arrived 

dead broke and.thirsty. Through a series of fortunate trades.and good 

luck, he was able to improve his.financial situation considerably. After 

careful consideration, he and his partners built a gold reduction mill in 

Colorado Springs. This business venture was successful, and helped 

the city's economy,tremendously.

Although the city was booming, it lacked virtue. The red light 

district was located in nearby Colorado City. There were numerous 

thieves and confidence men just waiting to relieve the newly rich miners 

of their hard won cash. The city, supported a unique baseball team  

whose name changed according to their.fortunes: The Millionaires when
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they were winning, and the Invalids when they were losing. The team  

mostly lost, finishing in sixth place during its first year.

With the collapse of the silver market, and decreasing returns 

from Cripple Creek, Colorado Springs was forced to turn to other 

sources of income. By 1912, mining activity had declined from a 20 

million dollar a year business to a mere 11 million dollars a year.

Thus, there was an increasing emphasis on tourism. Helping to fulfill 

this goal were: A new Antlers' Hotel, built to replace the old structure 

which had burned; the Broadmore Resort, built by Spencer Penrose; the 

cog railroad to Pikes Peak; and the electric streetcar railroad. The first 

Pikes Peak hill climb was held in 1914, over a road costing 2.50 thousand 

dollars. People came to Colorado Springs to retire, breath the clean 

air, and bathe-in the sulphur waters at Manitou Springs. The Broad- 

more resort was a brilliant success. Rich people from all over the 

world flocked to Colorado to avail themselves of this beautiful recrea

tion complex. The Fine Arts Center has enjoyed continued success 

ever since it was opened in 1945. Through the years, Colorado College 

has grown and prospered. This fine Liberal Arts College has attracted 

serious students and teachers alike. Colorado Springs has:

Rich mines at its very door, ore reduction works 
and other sources of wealth, but for twenty years 
it remained a phenomenon. Every year showed 
growth and prosperity over the preceding years, 
but on what basis? Its capital was its scenery . . .
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and its climate. Here invalids could find a haven 
of. rest.. . .  the fame of its beauty went, far and 
w ide.1

After the depression, Colorado Springs started an intense cam

paign to improve the city's economic base. By,convincing the Army 

that the city would welcome a military installation near the city ,lim its. 

Camp Carson was established. By: 1942, there were two Army divisions, 

and one Army Air Force unit in the area. At the end of World War Two, 

military activity declined. However, within ten years, the Korean con

flict witnessed an.increase in military expenditures. During this period, 

the North American Defense Command established, its headquarters here, 

Ent Air Force Base grew, and Fort Carson became a permanent base. 

The United States-Air Force Academy was occupied, in 1950. The city 

decided to bid.for this multi-million dollar installation only because one 

of the members of the Chamber of Commerce happened.to notice that 

the Air Force needed a site for its new academy. After a long battle 

with some four hundred other cities, Colorado Springs was selected as 

the academy's new home. Military payrolls, while extremely attractive, 

are also highly variable as the number of officers and men assigned to 

a specific base changes. Thus, by the middle 195O's, the community 

recognized the necessity for balanced growth. A concentrated effort 

 ̂was made to attract clean industry producing high value per pound

1. John S. Gilmore, The Economy of Colorado Springs (Denver, 
Colorado: Denver Research Institute, 1965), p. 5.
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products, such as electrical and electronics equipment. Typical of 

this.trend are the Hewlett-Packard and Ampex manufacturing plants, 

expected to employ one hundred people per plant. If the city continues 

this realistic policy, it can look forward to continued growth and develop-i
ment, both as a vacation resort, and as - a light manufacturing center.

Planning and Zoning History

As mentioned above. General William J . Palmer founded Color

ado Springs on the east side of Monument Creek. Unlike most cities, 

this one was preplanned. There were two reasons for this: first. Gen

eral Palmer wanted to impress his. frail eastern bride; and second, he
; :

wanted:to make Colorado Springs a beautiful vacation resort which would 

attract wealthy people from all across the nation. To achieve this goal. 

Palmer acquired a large parcel of land, and hired European planners to 

lay out the town site. The four blocks having diagonal streets, the grid 

block pattern, and Acacia Park are the tangible results of their work. 

Colorado Springs;is one of the few existing examples of a pre-planned 

city.

The city alternately increased and decreased.in population as 

the major economic activities changed. First, the region served as a 

health and recreation resort, later as a gold mining center, then a 

source of coal production, and finally it was concerned primarily with 

military operations. With so much emphasis on speculative industries.
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proper zoniAg concepts were slow tp become established. The first 

zoning.ordinance, that of August 24, 1926, was unpopular. The ordin-
) i

ance provided for a Zoning Board of Adjustment, which was the pre

decessor of the present Planning Commission. The original ordinance 

was very vague in that large tracts were zoned G-unrestricted. Hence, 

no effective restrictions were placed on the development potential of a

large portion of the city's undeveloped land. Under these circumstances,
v:

the land developers had essentially a free hand until the current zoning 

t ordinance was adopted on February 13, 1951. This ordinance was 

written by Alfred Vorhees, who has since become a nationally known 

urban planner. The new ordinance defined the land uses.for each zone, 

established these zones on the city map, and provided for proper enfor

cement of the zoning ordinance.

From. 1951 forward to the present, the Colorado Springs Plan

ning Department staff grew in size from three people to twelve people.

As discussed.in detail later, the planning department's work is divided 

into two phases: day to day planning problems, and long range planning 

studies. The planning department has prepared a loose leaf master 

plan, consisting of numerous reports describing.the city's most impor

tant features. Topics covered include an economic study, a transpor

tation study, a street plan, a water plan, engineering reports, a zoning 

ordinance and associated zoning.map, and a general plan.for Colorado 

Springs. The zoning ordinance is  constantly updated as new concepts of
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zoning.come to the forefront. Thus, the Planned Unit Development, 

Planned Business Center, and Planned Industrial Park classifications 

were added to the ordinance in recent years. These subsections of the 

ordinance are modeled from.the latest innovations: in planning theory. 

The most significant of these new concepts is  the Planned Business 

Center, which provides for strict control of advertising signs, outdoor 

lighting, landscaping, and the number of curb cuts permitted.for access 

to the center. The other two classifications require regulation of 

residential and.industrial developments within the city. All three 

amendments.to the zoning ordinance encourage flexibility of design, so 

as to improve the aesthetic qualities of both the particular area under 

development, and the city as a whole. In th is.context, the zoning 

ordinance has met with considerable success.



CHAPTER 3

THE COLORADO SPRINGS PLANNING DEPARTMENT

i
The Official Planning Process

The Colorado Springs Planning Department is part of the Color

ado Springs municipal government. In addition.to the planning depart

ment, the planning commission and the city council are directly 

concerned with planning. Starting, at the lowest level of the planning , pro

cess, one finds the individual citizen who wishes.to petition the planning 

commission. Typical petitions include requests for a change of zoning, 

requests.for approval of site plans, and annexation requests. Normally, 

the petitioner will come into the planning department office and discuss 

his proposal several months before he actually submits a formal plan.

In this manner, he becom es: familiar with the various procedures and 

regulations affecting his proposal. The Planning Commission meets at 

two o'clock on the second Thursday afternoon of each month. Persons 

wishing to present a proposal to the Planning Commission.for their con

sideration must formally submit the proposal to the Planning Department 

at least three weeks before the scheduled commission meeting. During this 

three week period, the proposal is studied by all of the city's technical de

partments. In due course, each department either approves the proposal; 

or, in the case of rejection, makes concrete suggestions regarding the

12
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changes necessary for acceptance. The Planning Department gathers 

these reports, analyzes them, and prepares its recommendations for 

the Planning Commission. Ten days before the proposal is  presented 

to the commission, the petitioner must advertise his intentions to ad

joining property owners^ This is  done by means of a posted sign, and
i;

legal notices published in both city newspapers. This procedure enables 

interested parties to appear at the commission meeting to speak either 

in favor or against the proposal. Actually, an informed petitioner will 

attempt to determine neighborhood reaction to his proposal before the 

actual planning commission meeting.

One week before the scheduled public meeting, half of the twelve 

member commission meets as a committee to consider the proposals 

on the agenda. At this meeting, often lasting until late at night, the 

various suggestions, comments, and criticism s made by the city's tech

nical departments are discussed. On the basis of this discussion, a 

tentative, non-binding favorable or unfavorable decision is  made regard

ing each item on the agenda. It is.important to note that all items pro

perly submitted, whether favorably or unfavorably received at this 

meeting, are placed on the printed agenda for the regular monthly plan

ning commission meeting. One week later, the full commission has an 

opportunity to hear the petitioner's formal presentation, as well as re

buttal from adjacent property owners who may be adversely affected by 

the proposal. After hearing the arguments on both sides, the
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commission votes, on the proposal. In the absence of strong neighbor

hood opposition, a favorable vote is to be expected if the proposal is. in 

strict conformance with the appropriate city ordinances. Generally a 

petitioner is  so concerned with achieving approval for his proposal, 

that he will readily agree to the changes necessary to accomplish his

goal.

An example of these procedures is  the case of a major oil com

pany which wanted to install a service station on one of the heavily used 

traffic arteries in the city. The local representatives of the company 

agreed to a restricted number of curb cuts, reduced and shielded over

head lighting, the installation of planted border beds, and stringently 

limited advertising, signs as required in the zoning ordinance. On this 

basis, the proposal was passed. However, at a subsequent planning 

commission meeting, the executives of the company balked at the regu

lations regarding advertising signs. They pointed out that competitive 

gas stations, established before the regulation was passed, are allowed 

unrestricted advertising. The petitioner maintained that this represent

ed unfair discrimination against his gas station. In this case, the 

commission did not grant a variance, even though this situation could be 

considered a hardship case. The planning commission places great 

emphasis on the general public welfare, which is  promoted by a strict 

interpretation of the zoning ordinance. The oil company plans to appeal 

the decision to the city council. Generally, the planning commission
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has had considerable success in having its decision upheld. In the event 

of rejection by the city council, which is  the highest official planning 

body, the disappointed petitioner can take his case to court. In this 

case, it would appear that there is  sufficient precedence on record to 

insure strict interpretation of the zoning ordinance. The city of 

Colorado Springs has had excellent legal counsel, both in the writing of 

its ordinances, and in their interpretation, because only a few of the 

zoning, disputes taken to court were lost by the city.

Departmental Organization and Operation 

The Colorado Springs Planning Department's activities are 

divided into two divisions: (1) Current "day to day" planning, and (2) 

long range planning. Current planning is  the responsibility of the Plan

ning Director, his assistant, and three other employees. Their duties 

include review of annexation petitions, study of zoning petitions, inspec- 

. tion of site plans, and handling the basic daily business of the depart

ment. An integral part of this work involves numerous conferences be

tween the planning staff and the general public.

Long range planning is  the chief responsibility of a planner and 

two draftsmen. This activity involves the preparation of reports con

cerning future projects. Currently, the following six long.range pro

jects are under consideration by the planning department.
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1. The land use survey
2. The annexation studies
3. The Peterson Airport study
4. The mining, report
5. A topographic model
6. A local urban renewal project

The land use survey is  part of the basic information which any 

planning department must have on-file. Until very recently, the plan

ning department staff was too small to complete a detailed study of the 

entire metropolitan area of Colorado Springs. The addition of three 

part time summer employees enabled completion of the survey by Sep

tember, 1967. Because the intern was most closely associated with the 

land use survey,, it is discussed in great detail later in the report.

Annexation studies require the preparation of accurate maps 

showing the proposed annexation area's land use recorded by Zip-A- 

Tone patterns. Further, an annexation study must determine the area's 

total taxable real property valuation, and the corresponding.increased 

costs of administering the new land area. This cost-benefit statement 

is of utmost importance to the planning commission in their considera

tion of new areas for annexation. An unfavorable cost-benefit analysis 

makes annexation of the area unlikely. Unfortunately, this project is  

behind schedule, primarily because many of the city's operating depart

ments have not submitted their projected expenditure reports for the

areas under consideration.
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The long.range airport expansion project is progressing slowly 

due to non submittal of information requested from the airport manage

ment. This project will include a detailed site plan designed to accomo

date the airport's future expansion needs.

The mining.report is of utmost importance to both long.range 

planning studies, and current development activity. Much of the land 

on which Colorado Springs was built is  undermined by extensive coal 

mining operations which ceased only recently. As a result, some areas 

within the city have subsided. Publication of the exact areas affected 

will have a profound effect on future land uses. The loss of potential 

sales value to property which is  deemed unfit for heavy construction will 

cause a readjustment of land values within the city. Thus, the planning 

department must take considerable care to present a report which em

phasizes the safe building areas, and delineates the le ss  desirable areas. 

Where this information concerns virgin land, it will guide future develop

ment of the city. But where the undermined areas are already in use, 

revelation of their location may generate criticism . Significantly, the 

Federal Housing. Administration has expressed an interest in the report. 

Although one can only speculate on this agency's motives,, it would ap

pear that they might regard homes built on undermined lands as poor 

financing risks.

The topographic model, built to a 20 foot contour scale, is  a low 

priority project. Because of the city's nearness to the Front Range of
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the Rocky Mountains, it is  expected that the model will have at least 40 

layers of 1/16 inch cardboard before it is  finished. The model's prim

ary use is  to graphically demonstrate areas of the city which, because 

of the land's slope, are unsuitable for construction purposes. Coin- 

cidently, the model w ill also serve as a,fine exhibit for the planning 

department to have on display for the general public.

Finally, the city's local urban renewal project concentrates on 

one block of deteriorated housing units located near the down town area. 

This project calls for the conversion of the existing housing units to 

shops, art galleries, restaurants, etc. The individual property owners 

would either go into business with the help of a bank loan, or se ll their 

property to someone who would develop it according to the approved 

plan. The city would add a skating rink, and other major recreational 

facilities. This plan.faces many major problems, such as financing the 

individual shops, proper continuance of the original concept, and the 

arousal of community interest in the project. If successful, the proposed 

recreation area could become a miniature copy of Chicago's Old Town 

development. At the very least, this recreation area could provide a 

place for the Negro population of the city to congregate and relax. This 

author sees the attraction of white patrons as the primary problem.to be 

overcome.

The large number of projects currently under consideration by 

the planning department suggests that they are doing a considerable
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amount of work. Study and review of the twenty items normally found 

on the planning commission's monthly agenda keeps departmental per

sonnel very busy. When the long.range planning projects are added to 

this work:load, one can see the true extent of the department's activi

ties. Nevertheless, this intern.felt that the planning department was 

fully capable of handling its assigned work: load.



CHAPTER 4

THE INTERNSHIP REPORT

The Land Use Recording Procedure 

The-intern's primary summer assignment was to help complete 

a land use survey of Colorado Springs. This project required.the pro

duction of fifteen three foot by five foot, 200 scale (1" = 200') maps 

showing the entire urbanized area in and around Colorado Springs. Due 

to the enormity of the project,, it was lagging behind the projected time 

schedual. Primarily for this reason, the planning, department decided 

that the intern should assist in completion of the land use survey.

For the first three weeks of his employment period the- intern 

participated in the general land use survey. This three week period 

served two basic purposes: F irst, the intern became familiar with the 

land use recording procedure; and second, working on the survey enab

led the intern to become acquainted with Colorado Springs. After this 

initiation period, it was decided that the intern should prepare a de

tailed study of the central business.district. Gathering and recording 

of the information required approximately one-half of the three month 

internship period. The final two and one-half weeks were spent analy

zing the recorded data, and drawing conclusions. This portion of the

20
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study'is presented in great detail later in the report. The primary pur

pose of this chapter is to describe the actual land use recording.proce

dure used by the City of Colorado Springs Planning Department.

Within the city departments, the City Engineer is  responsible 

for drawing the 200 scale base maps on which the land use information 

is recorded. Each of these maps has a number which corresponds to 

the appropriate Township, Range, Section, and Quarter Section recorded 

on the map. Colorado Springs falls within Township 13 and 14 South, 

and Ranges 66 and 67 West, on the Colorado state mapping grid. This 

relationship's shown graphically by Fig. 1.

The quarter section maps are kept on file for easy reference by 

•the individual city departments. For illustrative purposes. Fig. 2.is an 

eight and one-half by eleven inch portion of map number 64181. In this 

case, the numbers are interpreted as.follows:

Number Interpretation

6 Range 66
4 Township 14
18 Section 18
1 1st Quarter Section

After determining which quarter section map contains the survey 

area, the worker consults the tax assessor's records to determine the 

land use information for each block. For example. Fig. 2 shows that 

the northern one-half of block #123 is  numbered 09. This half block 

contains 8 parcels of land, numbered 001-008. Thus, the researcher



Fig. 1. Colorado State Grid for Colorado Springs.



P E T E R S O
F I E L D



Fig. 2. An Un-Field-Checked Land Use Map



( ^ 2)  ^  4 (0 0 6 )

£ \F

ri r



24

looks up;map#64181, b lock#09, and parcels numbered 001-008,. in the

Tax A ssessorls.records. For this report, the information pertinent to

lot #001. is presented as an example.

Identifying Number Owner

64181-09-001 Bennet, John F.
Heine eke, Alfred 
Ely -135 feet of Lot #11,

1 2 3 4 5 6 7 8
50 .00 3120 11 '56 9920 13040 C6

The number codes are defined as.follows:

1. General Land Use Code

49 industrial
50 Commercial
51 Residential
52 Urban Tract
53 Rural Tract

2. Parcel acreage (not recorded)

3. This:figure represents the assessed valuation of 
the land, figured.at 30% of the land's actual 
valuation.

4. The-improvement code i s . defined as follows:

01 Single Family Dwelling
02 Two Family Dwelling
03 Row House
04 2-6 Family Apartment
05 Multifamily Apartments, le ss  that four stories
06 Combination Scores and Apartments
07 Multifamily Apartments, more than, four stories
08 Hotels
09 Not used
10 Private garage
11 Store building

(legal description)

9 10 11
3243 1 .0 .6750
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12 Store building
13 Office building
14 Bank building
15 Theatre
16 Church
17 Tourist Court, Motel
18 Public Garage (service and repair)
19 Gas Station
20 Miscellaneous commercial
21 Industrial
22 Warehouse
23 Greenhouse
24 Single Family, rural
25 Farm structure
26 Cribs and Granaries
27 Miscellaneous

5. Year built
6. Value of improvements, figured at 30% of their actual

value
7. Total assessed  value, the sum of #3 and #6.
8. Land Use Zone

A -l Garden Homes
E Estates
S -l Single Family
S-2 Single Family
S-3 Two Family
S-4 Eight Family
R-5 Multifamily
C-4 Neighborhood Business
C-4A Shopping Centers
C-5 Intermediate Business
C-6 Heavy Business
M -l Light Industry
M-2 Heavy Industry
PBC Planned Business Center
PIP Planned Industrial Park
PUD Planned Unit Development (Residential)
MHP Mobile Home Park

9. The number of improved square feet on the lot
10. Number of floors in the building
11. Parcel area in square feet.
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Using.the land use -information.found in the Tax A ssessor's  

records, the worker records his findings on the appropriate 200 scale 

map. After learning the code, this process;is:not difficult. However, 

enough problem cases occur to make field checking necessaiy . Frequen

tly, an entry in the assessor's.records will show that a particular lot 

has several one family homes. The only way to determine the actual 

configuration of the residences on the property is to field check the lot.

As seen:in Fig. 2, for lots having several land uses, the uses are listed  

and marked with a question mark. When the actual configuration is  

determined, the proper use line is  drawn with a red pencil, and the 

question mark.is erased. Split land uses, having two separate uses 

within the same building, are recorded by a diagonal line, and properly 

labeled. Perhaps the most common reason to field check the assessor's  

records.is to determine whether a particular residence has changed 

from a one family to a two family residence, or vice versa, since the 

assessor's records were compiled. For these problem cases, the 

worker checks the number of mailboxes, milk deposit boxes, gas met

er s, and telephone lin es: servicing the structure to help him determine 

if a change has occured. Determination of th is:information:for board

ing houses may require an interview with the landlord, or tenants.

Within the predominately residential areas, the automobile survey is  

acceptable. Normally, one worker drives, while the other checks the 

maps produced in the office against the existing conditions. In
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commercial areas, the foot survey becomes mandatory, as: frequent 

interviews are necessary to determine the exact commercial land uses 

o c curing within the building.

It is  important to recognize that the individual property lines 

are frequently at variance with the land use lines. That is , a single 

family home set well back on an unimproved lot would have two uses: a 

small parcel of single family use, with the rest of the lot left uncolored 

to represent vacant land. This procedure is subjective,, in that the field 

worker must determine the developmental potential of the vacant land. 

Thus, a single family home set on two lots, one of which was landscaped 

and grassed would both be colored light yellow, representing, a single 

family land use. However,, if the lot adjoining a single family property 

is  vacant or unimproved it is  left uncolored, even though owned by the 

same person.

Upon returning to the office, the worker draws the correct land 

use lines;on the 200 scale map with a No. 5 Leroy Pen, according to the 

Tax A ssessor's Records, and his field notes. After labeling the exact 

commercial land uses within their appropriate land use lines, the uses 

on the various parcels are classified according to the 1966 Colorado 

Springs Zoning Ordinance.

This zoning.ordinance classifies land uses according to their 

nuisance value. The normal hierarchy, in descending order, is: re s i

dential, commercial, and industrial. Within this order, the land uses
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are cumulative. That is , any use permitted in the higher Multi-Family 

Residential Zone (R-5) is  also permitted in the lower Neighborhood 

Business Zone (C-4). For example,, the following land uses are permit

ted in C-4 zoning.

1. Any use permitted in the R-5 Multi-family 
residential zone.

2. Agencies: Real estate,, insurance, employment,
and message

Auto filling stations (No major repairs)
Bakery
Barber or beauty shop
Custom tailor, dressmaker, or milliner
D rugstore
Food shop
Delicatessen
Grocery
Meat market
Fish market
Laundry
Cleaning
Dyeing
Post Office

3. Any other sim ilar business or service which, in 
the opinion of the board of adjustment, is within 
the neighborhood's needs.

According to the official lists  of uses permitted in each Zone, 

the worker, can classify each land use and assign.its proper color. The 

color code is shown in Table 1.

The first four housing classifications were determined by inspec

tion of the dwelling unit, not the zoning ordinance. This was necessary, 

because single family dwellings are permitted in several different land
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TABLE 1. Land Use Color Code.

D escription Zone P rism a-C olor  No. Color

Single Fam ily - 916 [
fl

I
Two Fam ily - 917 i i 1_1T railer  Court - 942
M ulti-Fam ily - 918 ! !

C om m ercial C -4, C-4A, C-5 745
(O ffice/Sales)

Com m ercial C -6 942
(Heavy Retail)

Light Industrial M -l 934

Heavy Industrial M-2 931

Parks/O pen Space - 913 i i
Public, Q uasi-Public - 912 1 m
Educational - 911 ■
M ilitary - 936 —
Agricultural - 944 no
Open Water - 919 1 1
Vacant - 000 1 1
use zones. However, the two com m ercia l and two industrial land u ses  

w ere determ ined directly from  the l is t s  published in the officia l Colorado 

Springs Zoning Ordinance. F inally , the la st seven  land use c la s s if ic a 

tions deserve sp ecia l explanation, because they are not included within 

the sp ecific  land use zones. Parks include a ll of the c ity 's  developed  

parks. The Open Space c la ssifica tion  was prepared in anticipation of 

the c ity 's  future incorporation of permanently unimproved open "green
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belts'* within.its boundries. Public, Quasi-Public land uses include the 

city hall, municipal auditorium, the Y. M. G. A ., the El Paso County 

Jail, etc. Educational uses include all schools, whether public or 

private. Military uses.are confined to existing military bases located 

around the city. Agriculture refers to land used specifically for the 

•raising;of crops or commercial nurseries. Open water refers to all 

open bodies of water, such as:lakes, and rivers. Vacant land is  left 

uncolored. On the basis of the uses permitted within each zoning.clas

sification, or basic land use definition, the worker determines which 

.color to apply to the final land use map. Fig. 3 is  an eight and one-half 

by eleven.inch portion of the finished land use map.

Upon completion of the entire land use project, the city will 

have an.invaluable tool for future reference. To go out into the field to 

determine the surrounding land use information.for each proposed zon- » • 

ing change is a time consuming process. Thus, the completed maps 

will expedite the work of the planning department in its consideration of 

zoning.petitions. The finished.land use maps are a reference source to 

compare with new land use maps to be made every five years. The 

physical changes which have occured.in the intervening five years will 

be of great interest to the future planning staff. Third, the detailed land 

use information shows:the• relationships between.existing land uses. 

Determination of the Central Business District core, and its associated  

frame are examples of uses :for this . data. Because this third possibility

30



Fig. 3. A Land Use Map;in Final Form
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held forth great promise to both the intern and the planning, staff,, it was 

decided that the intern should conduct a comprehensive study of the 

central business district.

The Qualitative Land Use Analysis

The major portion of the internship report presents a land use 

survey of the Central Business District (C. B. D .) of Colorado Springs, 

Colorado. Because definitive information outlining the exact boundary 

of the C. B. D, is  unavailable, it was necessary to choose a sufficiently 

large study area to insure coverage of the entire C. B. D. Thus, the 

1.72 square mile survey area, outlined by the heavy black line on Fig.

4, contains the C. B, D, core, the frame, and considerable amounts of 

residential housing. The land use was recorded on two 3 foot by 5 foot, 

100 scale (1" =100') maps according to the planning department's:land 

use recording procedures.

The finished land use maps are shown as Fig. 5, and Fig. 6.

The multitude of colors used in these maps makes them confusing. For 

this reason, two methods of analysis were used: qualitative, and quan

titative. The qualitative method designated the significant land use 

relationships within the city, while the quantitative method employed a 

statistical approach which enabled one to distinguish the C. B. D. core 

from.its surrounding,frame. Separation of the core and frame areas 

was based upon the specific types of commercial activity found within



Fig. 4. The Survey Area



Into

cm____ _'ITT L * »0w c ••

j p m l S f t l S m ' D ______________________
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Land U se Category P rism a-C olor No. Color

1. Single Fam ily R esidential 916 r  i
2. Two Fam ily R esidential 917 r  i
3. Mobile Home Parks 942 r  i
4. M ulti-Fam ily R esidential 918 C L l
5. C om m ercial, O ffices and

Sales 745 m
6. C om m ercial, Heavy R etail 924 ■
7. Industrial, Light 934 i i
8. Industrial, Heavy 931

9. Parks, and Open Space 913 t _ £ J
10. Public, Q uasi-Public 912

11. Educational 911

12. M ilitary 936 ■
13. Agricultural 943

14. Open Water 919 1 1
15. Vacant 000 f  1

Fig. 5. The Completed Land Use Map (Northern one-half of the 
survey area)

Land Use Color Code
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Fig. 6. The Completed Land Use Map (Southern one-half of the 
survey area)
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each area. The distinction between the two term s.is.discussed.in  great 

detail later in the report. Regarding. Fig. 5, and Fig. 6 as a unit, one 

is:immediately impressed by certain important features.

The physical development of the C. B. D. was restricted by two 

railroads, two rivers, and.more recently, (1958) a freeway. Shooks 

Run and the Atchison, Topeka; and Santa Fe Railroad form.the eastern 

boundary; while Monument Creek, The Denver and Rio Grande Railroad 

and Interstate Route 25 form the western boundary. Monument Creek, 

having only three vehicular bridges is  a strong barrier to expansion, 

while Shooks Run is easily crossed by every east-w est street. The two 

railroads, especially the Atchison, Topeka, and Santa Fe, form an ef

ficient barrier to expansion. For example, only nine of the seventeen 

east-west streets :in the study area cross the Santa Fe tracks. Conse

quently, the C. B, D. has grown primarily, along a north-south axis, and 

exhibited only limited extension east and west. This physical configura

tion has encouraged the development of strip commercial activity, a 

problem considered more fully later in the report.

Concentrating our attention on.the central section of the study 

area, located between the rivers, one can see several significant land 

use features. Starting.in the approximate center of the map, which 

coincidesryvith the central business district, one is.im pressed by the 

large number of retail, office, and banking facilities located here. A
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qualitative analysis by specific use shows the following.relationships.

F irst, Four major department stores are located on 
Tejon A ve., between Pikes Peak and Kiowa 
Streets

1
Second, Three sporting goods stores are located on 

Tejon Street, between Kiowa, and Bijou

Third, There is a large concentration of clothing
. stores on the east side of Tejon S t., south of 
of Pikes Peak Ave.

Fourth, On the west side of Tejon S t., one block
south of Cucharras, there is  a large concen- 

% tration of furniture stores.

These land uses are clustered primarily for competitive reasons. 

Each commercial activity wants to locate near -its competition, so as to 

keep on top of the consumer market.

The banking center, consisting of five major banks, a mining 

stock exchange, and several stock brokers are all located within one 

block of the prime value corner. Specifically, two banks are actually 

located on the prime value corner, located at Pikes Peak A ve., and 

Tejon St. Eight office buildings are located between Cascade and Nevada, 

along Pikes Peak. The office buildings have located here primarily to 

take advantage of the face to face contacts which are so necessary for 

office and business activities.

The streets located north of Kiowa contain the m ore specialized  

commercial activities. For example, gift shops, book stores, re s-  

taurants, typewriter stores, and modern furniture stores, have located
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here. Acacia Park.i s :included within the C,B. D. because the park is  

actively developed. People meet here on.their lunch hour to discuss 

politics, the weather, and watch the shuffleboard competition. At night 

-.there may be some activity at the bandshell. Further, Acacia Park has 

influenced the surrounding land uses. For example, two hotels are 

located on.the park's.northern boundary, and a Y. M. C.A, is  located on 

the south-east corner. These land uses, while certainly of C .B, D. 

calibre, are decidedly le ss  commercial than the uses located farther 

south. The two hotels may have located here so as to take advantage of 

the park's green area.

That portion of the C .B .D . located south of Colorado A ve., con

tains many of the less:important commercial land uses. Here one finds 

an.increase in the number of junk shops, auto repair shops, used car 

dealers, commercial cleaners, pawn shops, and cheap bars. The 

boundary between the core commercial activities and the le ss  important 

frame commercial uses is  determined by the four quantitative tests pre

sented later in the report. The qualitative analysis shows that the hotels 

found within the C. B. D. fall into two groups: higher class hotels, such 

as the Antlers' Plaza, The Acacia, and The Mayfair, located on the 

periphery of the C .B .D . core; and, the lower class hotels, such as the 

Stratton, Savoy, and Rex, located very close to downtown bus and rail

road terminals.



39

Continuing out from the C. B. D. center, one finds several sig 

nificant land use relationships. F irst, there is  an important belt of 

public, quasi-public institutions. The best defined portion of this belt, 

extending .from just north of Acacia Park south to Colorado Avenue, in

cludes numerous churches, the Y. M. C. A ., the Y. W. C. A ., the Rocky 

Mountain Telephone Company, the City Hall, the City Auditorium, a 

U.S. Post Office, and a Fire Station. To the west, one finds the Color

ado Springs Public Library, the Pioneer Museum, a church, the Elks 

Club, and a park. This park.is a passive park, and therefore not part 

of the C. B. D. as is  the actively developed Acacia Park. On the south

western side of the C. B. D ., one finds a resumption of the public, 

quasi-public land uses. Examples of uses located here are the El Paso 

County Office Building, the El Paso County Jail, a community center, 

and one church. On the eastern side of the C. B. D ., there are only a 

few churches, a U.S. Department of Agriculture Building, and one of

fice of the Mountain States Telephone Company. Thus, the south-eastern 

edge of the ring, of public, quasi-public land uses is the weakest.

Throughout the study area, there are several enclaves which con

tain sim ilar land uses. The C. B. D. has a large concentration of new 

and used auto dealers located on.its south-eastern side. These business

men have concentrated here primarily for competitive reasons. This 

area also contains three-lawyers' offices located on two adjoining blocks. 

This phenomenon.is an example of clustering designed to take advantage
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of the interpersonal relationships generated by the close proximity of 

similar professional people. The block just north of St. Vrain Street, 

between Tejon and Nevada Avenues, contains another excellent example 

of clustering. Here, two doctor's offices and an associated drug store 

have located side by side. Several other doctor's offices.are located on 

neighboring blocks.

Continuing outward from the center, one is  especially impressed  

by the significant land uses which exist at a considerable distance from  

the core. The blocks located just to the north.of the C.B. D. contain 

large numbers of multi-family dwellings. Most of these units are large 

old single family homes, which were converted to apartment use. This 

area was formerly one of the better residential neighborhoods in Color

ado Springs. However, it is currently following the normal cycle of 

deterioration and decay which will end with.its;demolition:and subsequent 

reconstruction as apartment housing. Interspaced with this predominate 

land use are numerous miscellaneous commercial services and shops, 

such as beauty shops, small grocery stores, tailor shops, and other 

businesses operated within the Home. This area also contains several 

new office buildings which are invading the region from.the C. B. D. 

located.farther south. Of particular interest is Sheppards Citations Law 

Review, a large printing and.research establishment located in the heart 

of a residential area. This predominately light industrial land use is  

housed in a building, constructed and landscaped so as to fit
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inconspicuously into the surrounding,residential area. This successful 

mixing.of higher and lower land uses demonstrates.that they are not 

always: incompatible.

Continuing an analysis of the peripheral land uses, one im

mediately notices the concentration of industrial land uses bordering the 

two sets of railroad tracks delineating.the eastern and western boun

daries of the central business district. Specifically, to the west is located 

the only steel fabrication plant in the city, two lumber m ills, numerous 

warehouses, oil storage tanks, and the city's electric power plant. The 

railroad located to the east has attracted a cement mixing plant, oil 

storage tanks, a bus repair shop, and several warehouses. Thus, one 

can see which types of industrial land uses require the cheap transpor

tation and plentiful loading.facilities which only a railroad can provide.

Currently, it appears.that the western portion of th is; industrial 

area is.feeling the economic competition of an expanding central business 

district. Observation of the land use map shows that an ice house, a steel 

supply company, two warehouses, two lumber companies, and several 

stores located on the northern fringe of industrial area are presently 

standing vacant. In one case, the steel supply company has moved four 

blocks south of its former location. Coincidently, the new Antlers' 

Plaza, Holly Sugar Building.complex was built only two blocks north of 

the steel company's former location. This fact, plus the substantial 

number of vacant older store buildings, located near the new high rise
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complex lead one to conclude that there is  a tendency for industrial and 

lower grade commercial uses to move away from the expanding central 

business district. Only time will determine whether this south-westerly 

migration will continue.

As one would expect, housing near the industrial area is primar

ily low rent, and for the most part, substandard. However, in spite of 

the close proximity to heavy industry, there was an occasional well kept 

home nestled between two dilapidated dwellings. Further, housing units 

located east of the central business district were generally substandard 

and occupied by Negroes.

This, concludes a descriptive trip around the central business 

district of Colorado Springs. The results are at best rather sketchy, 

and for a total stranger, perhaps hard to follow. A quick, review would 

emphasize the following major features:

1. Definition of the eastern and western boundaries 
by two rivers, two railroads, and an. interstate 
highway.

2. A general discussion of the central business core 
functions, and frame commercial functions of the 
central business district.

3. The several good examples of the clustering of 
like uses so as to take advantage of the resulting 
interpersonal relationships, common physical 
requirements, and competitive advantages 
created by clustering.

4. The ring of public, quasi-public land uses 
located around the central business district.
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5. The conversion of many old single family housing 
units to multi-family apartments.

6. The location of industrial, wholesale, shipping and 
storage activities near the two railroads.

7. Substandard housing units located on the study area's 
periphery.

In summary, this analysis gives a general view of the C. B, D. 

The business, residential, industrial, public, quasi-public land use 

areas are shown. To improve the qualitative analysis, one must deter 

mine a set of specific quantitative criteria for defining the central 

business district.

The Quantitative Land Use Analysis 

The first step in the quantitative phase of the study is selection  

of a unit for systematic analysis. Because most of the city's blocks are 

divided into two equal portions by a north-south alley, it was. decided 

that this physical feature makes the half-block an excellent naturally- 

occuring unit for analysis. Further, because sim ilar land uses tend to 

face each other across major streets, while frequently having.dissimilar 

uses across their alleys, the half-block becomes more significant.

Until now, we have assumed that there is a difference between 

central business district land uses, and non-central business district 

land uses within the downtown area. This assumption is correct because 

Colorado Springs' downtown contains such a large mixture of land uses. 

One finds a significant number of high class commercial, business, and
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office establishments, along with numerous smaller, le ss  viable com

mercial enterprises. Commercial businesses comprise a very impor

tant part of the downtown economy because a significant number of the 

residents still use the city's center for shopping trips.

For these reasons, the central business district of Colorado 

Springs was divided into two distinct units: The C. B. D. core and the 

frame. The core contains the most important commercial uses, such 

as banks, large department stores, office buildings, stock brokers, 

large restaurants, etc. The frame contains the le ss  important commer

cial uses, such as auto sa les, auto repair shops, finance companies, 

shoe repair shops, etc. These commercial enterprises are generally 

parasites, dependent on the C. B. D. for existence.

By keeping these two general descriptions in mind, and using the 

following two specific criteria, one can establish a list of the C. B. D. 

core land uses.

First: In the C. B. D. is  located the commercial
activity which is dependent upon a steady 
flow of foot traffic. Specialty shops, 
heavily dependent on chance buying, which 
occurs as a result of window shopping, and 
stores which cater to competitive shopping 
must locate in the C. B. D. core.

Second: High class commercial activities, such as 
banks, business offices, and professional 
men, which depend heavily on face to face 
contacts, must locate near sim ilar activi
ties. The C. B. D. core is the only place 
where they can gain these relationships by
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virtue of the close proximity of the indivi
dual buildings.

• 1
On the basis of these criteria, the following commercial land 

uses were classified as C. B. D. core land uses.

1. Advertising .firms
2. Appliance stores
3. Banks
4. Book stores

. 5. Business colleges
6. Clubs, and all fraternal organizations
7. Department stores
8. D rugstores
9. Florist shops

10. Hearing aid shops
11. Hotels
12. Insurance companies
13. Jewelry stores
14. Lawyers offices
15. Loan companies
16. Medical clinics
17. Music stores
18. Office buildings
19. Post Offices
20. Restaurants
21. Theatres
22. Utility companies

A commercial land use was considered part of the frame if it

satisfies the following three criteria:

First: If the commercial activity depends primarily
upon patrons who drive to the store, the use is  
usually found in the frame because this activity 

. represents planned trips, not chance buying. 
Also, the congested.central area discourages 

; auto trips.

Second: If any service is performed on the prem ises,
such as key making, carpet cleaning, commer
cial laundries, e tc ., the use is considered as 
part of the frame.
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Third: If a commercial activity exists only because •
of the overpowering attraction of the C. B. D ., 
then the land use is part of the frame.

On the basis of these three criteria, the following commercial

land uses were classified as frame uses.

l; Amusement enterprises 
2; Auto repair shops
3. Auto sales (new and used)
4. Bakeries
5. Canvas products (sales and fabrication)
6. Dancing schools
7. Day nurseries
8. Drive-in businesses
9. Feed and seed stores

10. Food processing (retail and wholesale) establishments
11. Funeral parlors
12. Gas stations
13. Glass companies (sales and fabrication)
14. Grocery stores
15. Laundries (commercial)
16. Linen supply firm s
17. Motels
18. Paint stores
19. Pet shops
20. Plumbing sales
21. Research laboratories
22. Sign painting shops
23. Taxidermists
24. Wholesale businesses

Next, one must establish the criteria for defining the boundaries

of the C. B. D. core and frame. After consultation with the planning

department staff, and review of class notes, the following possible

methods of quantitative boundary determination were proposed.

A. Recording of land use data according to the floor of the 
building upon which it occurs.
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In this procedure, which is normally used in mapping 
the C. B. D. core, the land use information is recorded 
on separate overlays which represent the individual 
floors of the buildings within the survey area.

B. Height Index

The height index is  the ratio of space on all floors 
devoted to a particular class of use to the total ground 
floor space.

C. The Intensity Index

The intensity index is  the ratio of space on all floors 
devoted to a particular class of use being studied.to 
the total floor space on all floors.

i .
D. The total assessed  valuation, land and.improvements, for 

each half block within the C. B, D.

E. The percentage of land per half-biock.in.C..B. D. core uses.

F. The percentage of land per half-block.in.C. B. D. frame uses.

G. The existing pattern of parking meter distribution within the
C .B.D .

H. The distribution of blocks having structures at least two 
stories high.

The first three proposals were rejected for several reasons. 

First, it was.felt that a floor by floor accounting of the uses within the 

C. B.D. would not be worth the amount of time and effort necessary to 

prepare this information. Further, the data would be hard.to correlate 

on overlays, due to the large empty spaces.above three stories.

The height ratio was rejected because of the difficulty of deter

mining the amount of floor area for each building. Although both the 

total developed area and number of stories for each lot are recorded.
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the later figure is often recorded as 1 .3 , or 1.5, etc. Further, the 

land use information was not recorded by floor, only by total developed 

square footage per lot. Thus, a building by building survey to determine 

the number of improved square feet per floor in a specific use, and the 

number of floors per building would take too much time. For similar 

reasons, the Intensity Index was rejected. However, a different inten

sity index, is introduced and defined later in.the report. On the basis of 

this discussion, proposals D through H were incorporated within the 

quantitative analysis.portion of the internship report. Specifically, each 

criteria was plotted on a map covering the entire survey area. Then on 

the basis of the correlation between the various tests, the C. B. D. core 

and frame were distinguished as a specific portion of the survey 

area.

According to the a ssessor 's records, the total assessed  valua

tion for each half-block within the C. B. D, was recorded. Because the 

land values declined very rapidly from the prime value corner, located 

at Tejon St. and Pikes Peak A ve., it was difficult to set an effective 

cut off point for determination of the C. B. D. core. However, after re 

viewing the distribution of assessed  valuations per half-block, it was 

decided to include all half-blocks having a value of at least 15% of the 

prime value corner within the C .B .D . core. For assessed  valuations 

below 15%, the predominate land use changed from business to residen

tial. Hence, selection of the criterion is justified.
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The second quantitative method of analysis records all half

blocks in which 50% or more of the improved floor area is. in G. B. D. 

core land uses. Determination of this classification was more difficult 

than determination of the total assessed  valuations. However, by use 

of the assessor's records, the land use map, and the preceding land use 

categories, it was possible to determine the approximate per half-block 

percentage land use for each of the following land use classifications.

1. C. B. D. core
2. C. B. D. frame
3. Residential
4. Industrial, Light
5. Industrial, Heavy
6. Park
7. Educational
8. Open Water

The first two categories are self explanatory. It was decided to 

combine single family, two family, and multi-family residences.into one 

category. This procedure enables the reader to more easily distinguish 

between the residential and commercial areas. Light industrial areas 

contain warehouses, printing establishments, and storage facilities. 

Heavy industrial areas include lumber yards, the municipal power plant, 

and the concrete mixing facility. Park, educational, and open water 

classifications have not changed from the previous discussion.

Third, all half-blocks which have parking meters on two of their 

three sides facing.major streets were included in the parking meter sur

vey. By means of explanation, parking meters are installed on a supply
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and demand basis according to the wishes of the individual property 

owners. Property owners on a street having predominately commercial 

activity will probably request parking.meters to discourage all-day park

ing. However, a predominately residential street, even.if heavily used 

for all-day parking, arouses few complaints.from property owners. The 

amount of revenue brought in by the meters is used primarily to check 

the accuracy of the estimated supply and demand.

The building height survey records all half-blocks:in which 50% 

or more of the buildings are greater than two stories high. Basically, 

this survey was conducted to distinguish the intensively used portion of 

the C. B. D. from the le ss  intensively used areas.

The four indices discussed above are recorded on the base map 

and first overlay for Fig. 7. Table 2 defines the color code and line key 

used in Fig. 7. Surprisingly, there is  a high degree of correlation be

tween the four indices. On the basis of the close spacing of the quanti

tative analysis lines, the C .B .D . core was defined by the heavy red line 

on the second overlay of Fig. 7.

However, our task is not completed. Acknowledgment of the 

necessity for determining the C.B.D.  core, implies.establishment of 

the following criteria for determining the frame.

1. Any block which has over 50% of its improved floor area 
, in frame land uses was included in the frame.

2. Where the sum of the improved floor area in frame uses 
and.in central business district uses is  greater than.50%,



51

Fig. 7. A ssessed Valuation and Percentage Land Use per Block 
within the Survey Area.

A. Overlay #1. Parking Meter and Multiple Story
Building Height Survey

B. Overlay #2. Central Business District Core and
Frame



TABLE 2. Color Code and Line Key for the A sse sse d  Valuation and 
P ercentage Land U se per Block within the Survey Area.
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Land Use Category

1. C .B .D . core

2. C .B .D . fram e

3. R esidential

4. Industrial, Light

5. Industrial, Heavy

6. Parks

7. Educational

8. Open Water

Line Keys for the 

Map

1. Base Map

2. F irst Overlay

3. Second Overlay

P rism a-C olor No.

745

924

916

934

931

913

911

919

Feature

F ifteen  percent A sse sse d  
Value Line

Fifty percent C. B. D. Use  
Line

P rim e Value Corner, 
($888,510)

Parking M eter Distribution  
Two Story Building Line

Central B u siness D istrict 
Core

Central B u siness D istrict  
Fram e

Individual Maps

Color

v:_: t ij

I— I

Code
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but thp percentage of frame uses was still greater than 
the percentage of central business.district uses, the 
block was included within the frame.

3. Analysis of the frame was primarily dependent upon 
the 50% frame land use line, because many of the 100% 
residential half-blocks have assessed  valuations le ss  
than 15% of the prime corner.

4. Any half-block which had more than 50% of its developed 
floor area in either residential land use, or industrial 
land use was excluded from the frame.

Finally, visual observation shows that the core and frame account 

for 60% of the survey area. Thus the worker was justified in analysing 

such a large portion of the city.

Thus, the C. B. D. frame was determined primarily on the basis 

of the frame land use line. The parking meter survey line fell mostly 

within the frame. The line delimiting buildings of two stories or more 

fell within the core.

Before continuing the study of the C. B. D ., there are several
)

important topics .to d iscuss. F irst, an accurate determination of the

C. B. D. core by quantitative methods must resolve the problem of strip  

commercial development. Observation has shown that the rapidly grow

ing, western cities tend to develop long, strips of commercial activity 

leading towards the city. Generally, the products and services offered 

by these shops are related more to the frame uses than to the core 

uses. The lineal arrangement of these strips does not lend itself to the 

concentrated configuration of the classical C. B .D . core. For these
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reasons, the long tails of commercial activity extending north and 

south along Nevada, Tejon, and Cascade Avenues were excluded from  

the core.

Although this; analysis categorizes most of the important com

mercial land uses, as either C. B. D. frame or C. B. D. core calibre, 

there are several important land uses which do not fit into either cate

gory. Specifically, churches, commercial parking lots, public, quasi

public land uses, and schools are mavericks. Churches were excluded 

from consideration because they are found in the frame, and also in 

strictly residential areas. Although commercial parking lots are 

usually found in the C. B. D ., they are more representative of open land 

than of commercial land. Parking lots have a high potential for conver

sion to offices and stores. For these two reasons, commercial parking 

lots.were not included in either the frame or the core.

The public, quasi-public land use segment of the C. B. D ., such 

as .the County Building, the Court House, the Y. M. C. A. and the City 

Hall represented a major problem, for this analysis. Because these 

structures are tax exempt, neither the building's total floor area, nor 

assessed  valuation were recorded in the tax assessor's records. How

ever, these land uses were included within the core primarily because 

they meet at least one of the previously discussed requirements for 

classification as a C. B .D . core land use.
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Finally, because schools are found in nearly every environment. 

Palmer High School was not included within either the core or the frame. 

Urban Parks developed for activity were included in the core because 

they provide recreation for city dwellers, as well as informal meeting 

places for people visiting the C. B .D .

Continuing the quantitative analysis of the C. B. D ., one is  im 

pressed by several other important features. Most of the two story 

buildings were designed with apartments on their second.floor. Cur

rently, may of these apartments are closed. Careful count showed that 

there were only ninety-seven dwelling units with the C. B.D. core. This 

deficiency is.m ore than met by the numerous apartments located in the 

frame, and especially in the residential areas located within two m iles 

of the prime value corner.

The twenty vacant stores found within the core represented a 

very small percentage of the hundreds of commercial establishments 

within the city. For example,. the new shopping center in front of the 

Antlers' Plaza Hotel was 90% rented before it was even completed. 

Visual observation of the large numbers of pedestrians. in the C. B. D. 

attests to the downtown's vitality. One major reason for this strength 

is  the lack of any overwhelmingly powerful shopping center in the sur

rounding residential districts. The large number of off-street parking 

spaces in the C. B. D. is  an. important factor contributing to its success. 

For analysis purposes, parking facilities were divided into two
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classifications: commercial, primarily paid for by the hour, day, or 

week; and private parking, reserved for the patrons of one specific 

store or office building. Analysis shows that there are 2, 300 commer

cial and 1, 070 private off-street parking spaces within the core. 

Combining these two figures gives a total of 3,370 off-street parking 

spaces within the C. B. D. core of Colorado Springs. The ready avail

ability of parking spaces is  yet another reason for the strength of the 

commercial sector of the core.

To facilitate further analysis, th eC .B . D. frame and core land 

use categories were broken down into seven subgroups. Although a cer

tain block was classified as within the core, close inspection of the land 

use maps shows that sm all amounts of the improved floor area within a 

given block.is devoted to non-core land uses. Knowing the exact per

centages of floor area devoted to these land uses will enable one to see  

definite patterns of land use within the C. B. D. core. With this purpose 

in mind, the following seven generalized land use categories were 

chosen.

1. Office uses included all forms of office activity, 
whether sales, commercial, business, industrial, 
or financial.

2. Sales uses.included all retail stores, irrespective 
of their size, and irrespective of the type of m er
chandise sold.

3. Public, quasi-public land uses included the El Paso 
County office building. The City Hall, the City
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Auditorium, the Y. M. C. A ., the Mountain States 
Telephone C o., etc.

4. Service uses presented the major problem for this 
analysis. After some discussion, it was decided 
that service uses involve the active preparation and 
distribution of some service. Further, this activity 
must occur on the prem ises. Using this premise, 
the following uses were classified as services:
Theatres, car rental agencies, hotels, loan com
panies, lock smiths, T. V. repair shops, bars, r e s 
taurants, etc.

5. Residential uses include free standing homes, and 
apartment buildings.

6. Industrial land uses include the actual repair portion 
of an auto garage, warehouses, print shops, and 
other miscellaneous industrial land uses.found within 
the core.

7. Vacant stores, not vacant land, are recorded as 
vacant.

Analysis of these measurements was handled in two stages.

F irst, the developed/ non-developed ratio was measured, by computing 

the total area for the previously defined C. B. D. core. Excluding streets, 

this figure is  2, 697, 863 square feet. The total improved floor area with

in the C. B. D. core is  3,184, 390 square feet. Combining these two 

figures gives a developed/non-developed ratio of 1.18. The block by 

block break down of this analysis is  tabulated in Table 3, and graphical

ly illustrated in Fig. 8. A standard commercial block contains 160, 000 

square feet of ground area. Block number 280.is  somewhat larger than 

the other blocks. Table 3 shows that the blocks range from 31 to 373 

percent developed. Unfortunately, the improvement percentages for
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TABLE 3. Percentage of C. B. D. Core Block Improved.

Block No.
Total Improved 

Square Feet
Total Block 

Area

Percentage 
of Block 
Improved

52 50,526 160,000 31

61 78,760 80, 000 98

62 160,000 160,000 100
(park)

71 172,939 160,000 108

72 180,860 160,000 113

73 85,810 160,000 53

A 65,132 160,000 41

81 291,924 160,000 182

82 203,942 160,000 126

83 142,215 160,000 89

84 148,454 80, 000 185

280 273, 000 166, 000 164

91 193,251 160,000 121

92 368,461 160,000 232

93 43,705 80, 000 54

101 203,943 160,000 121

102 596, 967 160,000 373

111 24,482 80, 000 31

Crt.
Hse.

60, 000 160, 000 37



Fig. 8. Percentage of C. B. D. Core Block Improved.
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blocks number 73 and 83 do not reflect their true values. This has 

occured because the amount of developed floor space within the City 

Hall, City Police Department, and City Auditorium was not recorded in 

the Tax A ssessor's records. Examination of Fig. 8 shows that the most 

intensively used portion of the C. B. D. core is  located on the nine blocks 

forming the south-western side of the core. Block No. 102 (373%) is  

the most intensively developed block, while block No. 52 (31%) is the 

least intensively developed. As one might expect, the percentages of 

developed land decline as one reaches the edges of the core.

The second method of analysis is a block by block determination 

of the generalized land uses within the C.B. D. core. Table 4 records 

this information. This table is  very difficult to visualize without the aid 

of a map. Therefore, the three highest percentage values of generaliz

ed land use per block, with their appropriate color code, were recorded 

on Fig. 9, and Table 5 respectively.

Examination of Fig. 9 shows that the generalized land uses are 

not evenly distributed throughout the city. Office uses predominate on 

ithe center most five blocks. Sales activities are represented on nearly 

every block. However, the strongest concentration is  in a north-south 

corridor between Cascade and Nevada Avenues. Service activities are 

well distributed throughout the area, but tend to have the most strength 

on the periphery. Residential uses are not an important factor within 

the core. Light industrial uses have concentrated in the south-west
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TABLE 4. Percentage of Generalized Land Use Per C, B. D. Block.

Block No. Sales Service Office P, Q-P Residential Industrial Vacant

52 9 85 - - 5 1 -

61 42 39 - - 10 6 3

62 - 100% Park-

71 39 9 28 9 12 3 -

72 52 8 33 7 - -

73 14 17 64 2 2 -

A - 39 - 60 - 1 -

81 64 9 17 - 2 8

82 48 24 25 - - - 3

83 4 42 13 37 - 4

84 - - • — 98 - - 2

280 7 51 42 - • — -

91 27 18 49 - - 4 3

92 53 9 29 7 - 2

93 35 - 65 - - -

101 34 40 5 - 7 9 5

102 85 9 1 1 3 2

111 42 31 - - - 27 2

Crt. - - - 100 - - —

Hse.



Fig. 9. Generalized C. B. D. Land Use Map.
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TABLE 5. Color Code for the G eneralized Land U se Functions Within 
the C. B. D.

Specific Land Use Function P rism a-C olor  No. Color

1. Office 745

2. Sales 942 □

3. Service 944

4. R esidential 918 ■

5. Industrial 934 ■

6. Public, Q uasi-Public 912

7. Park 913 ■

8. Vacant 000 □

portion of the C. B. D. core, in c lo se  proxim ity to the strong industrial 

area farther out in that d irection . Public, Q uasi-P ublic u ses  are seen  

along the north-eastern  edge of the C. B. D. core . As noted previously. 

Acacia Park is  the only open recreation  area within the core. F inally , 

because only the three highest percentages of generalized  land use w ere  

recorded, one must not consider the uncolored portion of the map as 

vacant. In all c a se s , the unrecorded land u ses com prise le s s  than 

twenty percent of the developed square footage on each individual block.

As the final presentation , the actual percentages of developed  

floor area for the entire C. B. D. core are lis ted  in Table 6.
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TABLE 6. Percentage of Generalized Land Use for the C. B. D. Core.'• '  . . .  •*>

General Land Use Classification Percentage

1. Sales 42

2. Service 20

3. Office 18

4.. Public, Quasi-Public 14

5. Industrial 2

6. Residential 2

7. Vacant 2
100

This table is  extremely, interesting. The percentage of developed 

floor area devoted to sales activities in Colorado Springs is  considerably 

above the level considered normal for cities of 225, 000 population. Ac

cording to Horwood and Boyce, approximately 30 percent of the non- 

residential floor space of the central core of medium and large Ameri

can cities is  devoted to retail use. * Colorado Springs has_ considerably 

more than 30 percent of its core devoted to retail sa les. There is  a 

high demand, for retail floor space within the core. The amount of floor 

space devoted to service activities is  also quite high. Because, Hor

wood and Boyce do not discuss this land use category, there is  no basis

1. Edgar M. Horwood, and Ronald R. Boyce, Studies of the 
Central Business District and Urban Freeway Development (Seattle: 
University of Washington P ress, 1959), p. 29.
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for a comparison of Colorado Springs with other American cities. How

ever, these authors do discuss the percentages of office use within the 

C. B. D. core. For cities between 200 and 300 thousand, office space 

accounts for approximately one third of developed floor space.* Thus, 

according to this analysis, Colorado Springs is  somewhat below the 

national averages in its allocation of office space. The Public, Quasi- 

Public, Industrial, Residential, and Vacant portions of developed floor 

space seem to be about normal. Horwood and Boyce do not discuss 

these land uses, therefore this conclusion is  not supported by observa

tions made in other cities. Of the last four general land use categories. 

Residential and Vacant deserve some comment. The core's residential 

development is  somewhat below normal. However, as mentioned before, 

many of the stores which were originally designed with apartments on 

their second story are now unused. The percentage of vacant commer

cial square footage is  quite low. This fact supports the premise that the 

core is quite healthy. There is  considerable demand.for a central loca

tion. However, Horwood and Boyce state that as cities grow larger, a
2greater portion of the retail sales occur in the outlying shopping centers. 

Thus, as Colorado Springs grows, it can look for increasing numbers 

of satellite shopping centers springing up at some distance from the core.

1. Ibid., p. 46,
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For the present, the core is still the primary shopping district for the 

citizens of Colorado Springs.



CHAPTER 5

EVALUATION OF THE INTERNSHIP 

The Planning Department

In evaluating the Colorado Springs Planning Department, the 

• first point is.that the department does not have a rigid vertical chain of 

command, in which everyone knows his. exact position. However, there 

is. a major division of work between the "day-to-day" planning, problems, 

and the long.range planning. Of the six professional staff members, 

the director and h is . assistant generally resolve the daily planning prob

lem s. The long.range planning, staff consists of only one planner. Two 

technical analysts are responsible for the preparation of annexation re

ports, while another staff member is  responsible to the assistant direc

tor of planning. The remainder of the staff consists of three draftsmen 

and two secretaries. The chief draftsman keeps the city's map files  

current, while the other two draftsmen are part time high school students, 

assigned to routine drafting.chores. The two secretaries perform gen

eral secretarial, filing, and receptionist duties.

As the head of the planning department, Mr. Paul Griffith 

assumes complete responsibility for all actions taken by the department. 

He holds a Civil Engineering.degree from the University of Arkansas.

67
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In the capacity of chief planner, Mr. Griffith spends the great majority 

of his time giving.personal attention to citizens taking appeals before 

the Planning Commission. In short, there are numerous questions of 

departmental policy, and interpretation, of the zoning ordinance which

he, and he alone, can answer. He must also attend many meetings;in
'■ v ' i

an advisory capacity, and still find time to review the reports which 

come back from the city departments regarding the various proposals 

before the Planning Commission. Because he spends only about 60% of 

his working day in the office, and most of this time in consultation with 

someone, he is unable to directly supervise the daily working operations 

of the Planning Department. For example, he reviewed my progress on 

the Central Business District study only twice, and even then had no 

particular comment to make. However, he does take responsibility, for 

all actions taken by the Planning Department, and approves all letters 

sent to individuals;regarding decisions made concerning their property.

The only criticism  which one can make about this, method of 

operating the department is  the minimum amount of actual supervision
I .

which Mr. Griffith exerts over the department. Under these circum

stances, there is  a certain amount of duplication and wasted effort on 

the part of certain employees. Should an employee not completely un

derstand his assignment, it is  quite possible that he will make a mistake
.1

which could have been.corrected had Mr. Griffith applied personal sup-
; ' ' -

ervision. However, because of the lack of a sufficiently large staff.
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this ideal situation does not exist. Also, the only person who kept 

mentioning this failing had a definite personality conflict with the direc

tor. The other members of the staff agreed.that this person was perhaps 

not completely competent to perform the duties assigned to him. Thus, 

there may be a cause and effect relationship between this person's lack 

of ability to perform his duties, and his blaming. Mr. Griffith for his 

shortcomings. However, except for this one administrative problem,

Mr. Griffith has an excellent grasp of the basic planning principles.

Mr. Griffith supports strict interpretation.of the zoning ordinance. 

Under his direction, important subsections regulating commercial, re 

sidential, and. industrial development were added to the ordinance.

These subsections of the law require submission of a plot plan showing 

complete details of the new development. The restrictions placed on 

developers are in accordance with the new concepts requiring.the clus

tering of sim ilar activities around properly landscaped open spaces.

By requiring strict regulations governing off-street parking, advertis

ing signs, out door lighting, and curb cuts, the zoning ordinance is  pro

gressive, and embodies important new concepts which urban planners 

feel are especially significant. These innovations were added during 

Mr. Griffith's period of employment. Finally, because both the Plan

ning Director and the Planning Commission agree that a strict interpre

tation of the zoning ordinance is  mandatory, the amount of new unres

tricted strip commercial development is  being, reduced. In summary.
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Mr. Griffith is an able administrator of the zoning ordinance. His one 

major shortcoming is  a relative lack of direct supervision over the day- 

to-day operation of the planning department. However, in retrospect, 

the intern must say that he, personally, enjoyed the relatively indepen

dent atmosphere which this system of administration produced.

Mr. Jim Ringe, holder of a Bachelor of Science degree in Urban 

Planning.from Northwestern University,, is  the Assistant Planning Dir

ector. He presents reports received from the various city agencies 

concerning items submitted for consideration by the Planning Commis

sion to Mr. Griffith. In this capacity, Mr. Ringe must have a thorough 

working knowledge of the zoning ordinance. He spends much of his 

time in conference with Mr. Griffith. To aid him in this activity, Mr. 

Ringe has several assistants who help analyze the reports returned 

from the dity departments. In this capacity of Assistant Planning Direc

tor, he must constantly meet with the public. Thus, he must be very 

skillful in his handling of the day-to-day problems which people bring into 

the office. In review, Mr. Ringe is  a very effective public relations 

expert, a good worker, and certainly very conscientious.

The following three men, Mr. John Stephenson, Mr. Jack Rundell, 

and Mr. George Jury serve as technical analysts for the planning.de

partment. They handle such problems as annexation reports and pro

posed plot plans. These staff members investigate each new proposal 

for its degree of conformance with the city zoning ordinance. Of the
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three employees, Mr. Stephenson is  perhaps the one weak link in the 

planning.department. He and Mr. Ringe have a personality conflict. It 

seem s to center on the fact that Mr. Binge is hard working, and quick 

to reach decisions; while Mr. Stephenson is  a little slower, and some

tim es has trouble getting the job done on time. Repeated discussions 

about this problem during the past few months have had little effect.

The intern belived that Mr. Stephenson is competent, but perhaps just 

a little bit lazy. Only time will determine his future status with the 

department. The other two men are responsible for preparing the tech

nical material necessary for proper study of the proposals placed.before 

the planning commission. In this capacity, they are quite competent, 

and do commendable work.

The long range planning work of the department is  the primary 

responsibility of Mr. David Sellon. While the intern was in Colorado 

Springs, Mr. Sellon completed a sketch plan for a hospital development, 

a site plan for the urban renewal study, and worked on the airport study. 

Holding an undergraduate degree in Architecture, Mr, Sellon is able to 

draw physical site plans, detailing highly effective building.relationships. 

In the case of the hospital study, people living near the hospital were 

protesting the increased traffic congestion arising.from the proposed new 

hospital facilities; as well as the lowering of their property values re

sulting, from, the potential addition of numerous satellite facilities, such 

as drug stores, and nursing homes. Mr. Sellon's solution to the problem



72

proposes the condemnation of several blocks adjacent to the hospital for 

expansion and potential development of associated land uses. Each new 

building would have to conform to the approved plot plan. Admittedly, 

some people would have to se ll their property and move. However, 

the controlled off-street parking, and well landscaped environment 

could have a tendency to improve the residential quality of the neighbor

hood over and above the haphazard development now taking place. This 

approach to planning, although perhaps unpopular to laymen, does hold 

the most promise for making life bearable in our increasingly crowded 

cities. This student was impressed by the quality of Mr. Sellon's work, 

and felt that he gained a great deal from watching.the various concepts 

and designs.for each project develop during the summer.

The supporting departmental staff of draftsmen and secretaries 

was competent, and performed their duties very efficiently.

In the final analysis, one must say that the Planning Department's 

work.load is  quite heavy. The monthly Planning Commission meeting 

agendas average about twenty item s; this represents a considerable 

amount of preparation. The Planning Commission is very conscientious, 

and cognizant of the fundamentals of good planning. Most meetings are 

well run and orderly because the commission understands both the letter 

and the intent of the zoning ordinance. The relationship between the 

Planning Department and the Planning Commission is  symbiotic: The 

Planning Department advises the Planning Commission, and the
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Planning Commission shifts the weight of a personal decision from Mr. 

Griffith’s shoulders to an appointed body of prominent citizens. At the 

same time, one must remember that all decisions are made within a 

strict interpretation of the zoning ordinance. Of course, the disappoin

ted petitioner can still appeal to the City Council and finally to the 

courts. However, the individual developer's and builder!s acceptance 

of planning principles is  at a high enough level to make negotiated set

tlements the rule rather than the exception. One factor responsible for 

this situation: is  the competent administration and.interpretation which 

the Planning Department gives to the Zoning Ordinance. In this respect, 

the Planning Department has had considerable success, in getting its 

policies accepted by the community at large. Thus, in the final analysis, 

one would have to say that the Planning Department is  quite capable of 

handling its assigned duties.



74

The Internship

It is difficult for an. intern to evaluate his own work. However, 

in retrospect,, it would appear that he performed satisfactorily. Be

cause of his short term of employment, it would have been uneconomical 

for the Planning Department to train one employee to assist in the gen

eral day-to-day handling of requests from petitioners and.interested 

citizens. If the intern were an architectural student, perhaps he could 

have assisted Mr. Sellon with some of the long range planning projects. 

Lacking this training, the only appropriate solution was for the intern 

to work on the general land use survey. After gaining some proficiency 

at this:task, it was.decided that the intern should do a comprehensive 

Land Use Study of Colorado Springs’ Central Business District. As the 

final portion of the internship, the intern established quantitative criteria  

for defining the Central Business District core and.frame, and the pre

dominately Residential areas. With completion of the project by Sep

tember first, the intern had accomplished his goal. This specialized  

land use study is  significant for three reasons. F irst, the Planning 

Department gained some definitive information about the C.B. D. which 

they plan .to incorporate in a more detailed.future study. Second, the 

- information gathered has general reference interest to the Planning 

Department. Third, a concrete definition of the C. B. D. is  of great 

value in relation to future planning projects undertaken within the city's

central core.
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In the final analysis, the intern must say  that h is summer was 

both enjoyable and informative. Although one can read about certain 

aspects of land use, it is  especially instructive to go out into the field  

and actually observe the existing conditions. This training will serve 

as an invaluable experience on which to base-future planning work. Of 

all the sk ills  which were learned, perhaps the most important was the 

ability to distinguish between the C. B, D, frame land uses, and the true 

C. B. D. core land uses. Thus, in view of the intern's short period of 

employment, it would appear that the Planning Department made good 

use of his.talents. Finally, the sk ills gained by the intern will serve  

him well in his undertaking of future urban planning assignments.



CHAPTER 6

EVALUATION OF THE ACADEMIC PROGRAM

.As a final topic of discussion, the intern has elected to discuss 

his previous two years of academic training at the University of Arizona. 

First, considering the m erits of the program itself, the faculty has re 

cognized the multi-disciplinary aspect of Urban Planning. The 36 unit 

core offers courses: in Statistics, Government, Urban Planning, Plan

ning Law, The General Plan, a Studio Design Course, and Internship. 

Further, the recommended electives offer additional courses in Trans

portation, Urban Economics, Geography, Business and Public Adminis

tration, Sociology, and Architecture. This program gives the student 

the opportunity to gain an understanding of the numerous forces which 

affect the urban planning.process. In this respect, the program.is 

certainly very adequate. However, the execution of these courses was 

at times open to question. Perhaps the biggest problem was:repetition. 

The same basic theories and concepts kept reappearing;in several dif

ferent courses. Thus, much class time was spent in continuous.review. 

Further, the courses, must still be regarded as experimental. That is , 

the course work material changes each.time the course is given. Also, 

due to scheduling problems, the student has yet to have a course taught
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by the chairman of the committee. The Studio Design class has proven 

very interesting. However, during the .first sem ester, the three 

students taking.the course was too few; and, for the second sem ester, 

the eight students enrolled.in the course is too many. Briefly, design

ing by committee is very difficult. In summary, the intern feels that 

although the variety of courses offered is proper, the content of the 

courses should be improved. However, this does not imply that the 

student cannot get a satisfactory education. In fact, the intern feels  

that his out of class research assignments were among.the most valuab

le portion of his education. Term projects which he completed dealt 

with: Sociological Problems of Slum Living, Planned Unit Residential 

Development, analysis of several existing physical site plans. Budget

ing for Urban Renewal Projects, several book reports, and take-home 

finals. By way of explanation, the take-home finals represented the 

equivalent of a short research paper, written with careful attention given 

to the literary presentation. It is  in this, area that the program could 

most easily improve its overall academic standing. One of the premises 

of academic work at the graduate level is  that the student will achieve a 

high level of competence in.independent research. In the classroom , the 

Urban Planning courses should be co-ordinated so as to minimize the 

amount of repetition within the academic program. Finally, the faculty 

must make a concerted effort to gain full accreditation from, the Ameri

can Institute of Planners. The intern understands that the prospect of



hiring another full time faculty member are, for the present, quite dim. 

In conclusion, the intern feels that his relatively easy assimilation into 

the Colorado Springs Planning Department demonstrates at least, a 

moderately high degree of success for the academic program.
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