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Factual Foundation

Land Demand Analysis

The Land Demand Analysis for the “Pueblo Area Council of Governments, Pueblo’s Comprehensive Plan,
July 25, 2002” estimates the amount of land that is needed for new residential, commercial, industrial,
and public uses to accommodate a population of 200,000 in the year 2030. This Addendum updates the
analysis performed in 2001 based on 2010 census figures to provide land demand figures for a
population of 228,300 in 2040.

This analysis estimates future land demand in three categories:

e Residential uses, including singte-family houses, duplexes/townhouse and multi-family units
needed to accommodate future household growth.

e Nonresidential uses, such as retail stores, office and industries needed to accommodate future
employment growth.

e Public sector land needs for parks and schools.

The Demand Analysis projects an “excess” of more land for future land uses than the market will
actually absorb. This provides a sufficient number of development sites. The information contained
within Pueblo’s Comprehensive Plan Addendum, 2014, has been excerpted from Pueblo’s
Comprehensive Plan, July 25, 2002, and The Burnham Group’s Memorandum, April 9, 1999. All
projections and information has been updated utilizing data from the 2010 U.S. Census and other data
sources, but maintains the same methodology utilized in the 1999 memorandum. A revised Future Land
Use Map is alsoincluded in the Addendum to reflect preferred land uses for developed and
undeveloped land within the County. Primarychanges to the Future Land Use Map have occurred in
newly annexed lands in the southern and northern portions of the City of Pueblo. Changes have also
been made to the commercial corridor adjacent to Highway SO within the Pueblo West Metro District.
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Population Trends

Table 1 - Regional Population Growth, 1970 - 2040

1970 1980 1990 2000 2010 2020 2030 2035 2040
Pueblo County 118,732 126,077 123,056 139,923 159,258 180,321 206,306 218,026 228,300
141,472 159,063
City of Pueblo 97,774 101,686 98,640 103,296 110,063 110,761 128,664 132,453 136,241
102,121 106,595

City % 82% 81% 80% 74% 69% 61% 62% 61% 60%
72% 67%

Source: Demand Analysis Technical Memorandum and CO State Demography Office, Pueblo City Dept.
of Planning & Development

B80OLD Numbers/percentages indicate Actual Census numbers not known at time of 2002 plan
development

Pueblo County’s total population is projected to increase by approximately 69,237 people between the
years 2010 and 2040, based on forecasted trends. The percent of County population that is projected to
reside within the City of Pueblo through year2040is shownin Table 1. Throughout the 1990’s, the
City’s share of the County’s population remained around 80-82%. According to the 2002 Pueblo
Comprehensive plan the large percentage of the County’s population residing within the City of Pueblo
was due to “new housing development occurring within the City of Pueblo” (Pueblo Area Council of
Governments, Pueblo’s Comprehensive Plan, July 25, 2002, p. 17). The urban population trend began to
shift in 2000, because of a significant change in development within Pueblo West and other regions of
unincorporated Pueblo County.

The percentage of Pueblo County’s population residing within the City of Pueblo is projected to
gradually decline to approximately 60-percent or 136,241 residents by the year 2040 (Table 1). This
decline is attributed to the amount of available land for residential development, less expensive public
infrastructure requirements, less restrictive land-use regulations, and the availability of large lot
development within the unincorporated portions of the County, which include Pueblo West.
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Housing Trends:
Table 2 - Pueblo Regional Housing Growth, 1998 - 2040
2011 - 2021 - 2031 - Total Units
2020 2030 2040
Pueblo County
Single-Family Units 8,379 8,360 7,793 24,532
Duplex/Townhouse Units
923 732 682 2,337
Multi-Family Units
1,404 1,359 1,266 4,029
Totat Uniw 10,706 10,451 9.741 30,898

Source: Demand Anzlysis Technical Memorandum; Regional Building Dept., TELUM economic model run

The populations projections presented in Table 1, Regional Population Growth, 1998-2040, provides a
foundation to forecast the demand for new residential development through year 2040. Table 2
summarizes this housing trend analysis. The methodology for projecting new residential growth by
housing type is contained in the Demand Analysis Technical Memorandum (The Burnham Group 1999,
p.1S).

Based on the information in the table above, 79% of the 30,898 new residential units, expected to be
developed during between 2011 and 2040, are projected to be single-family units. These projections
are based on current development trends and may change as buyer preferences and or demographics
change within Pueblo County. Utilizing information from the population projections shown in Table 1, it
can be assumed that unincorporated Pueblo County will continue to experience a little more than half of
all residential development.
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Employment Trends:

Table 3 - Pueblo Regional Job Growth, 2010 — 2040

2010 2040 2010 s
increase
Total % Total % Total %
Services 30,578 44 47,202 50 16,624 54
Retail Trade 7,865 11 10,710 11 2,845 36
Government 12,595 18 15,578 16 2,983 24
Manufacturing 3,786 6 3,050 <) (736) (19)
Construction 3,406 S 5,823 6 2,417 71
Finance/Ins./Real Estate 5,289 8 6,842 7 1,553 29
Transp./Comm./Utilities 3479 C] 3,699 4 520 16
Wholesale Trade 1,262 2 1,688 2 426 34
Agriculture/Mining 492 1 494 1 2
68,452  100% 95,086  100% 26,634

Source: State Demography Office, Woods & Poole Econometrics

Changes in the economy and employment are analyzed to develop projections of future demand for
non-residential land and major transportation infrastructure within Pueblo County. Table 3, Pueblo
Regional Job Growth, 2010-2040 provides a projection of future employment growth within Pueblo
County. Based on previous employment trends, as presented in Pueblo’s Comprehensive Plan, 2002,
major growth will most likely occur in the Service trade comprising 50-percent of private sector
employment. Government employment ranked second at 16-percent and Retail came in third at 11-
percent of the total number of jobs held within Pueblo County. Overall, it is projected there will be an
increase of approximately 26,634 jobs within the County between the years of 2010 and 2040. The total
number of Pueblo County jobs is based on 2010 U.S. Census Data, projections by the Colorado
Department of Local Affairs, and are, in turn, disaggregated by industry group based on forecasts
developed by Woods and Poole Econometrics in 2011 that show each industry group’s proportionate
share of the total jobs.
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Future Land Demand Summary:

Table 4 - Pueblo Regional New Development Acres Demand - 2040*

New Net Land Efficiency Market Gross Land
Demand Demand Multiplier Choice Demand
(Acres) Multiplier (Acres)
Single-Family 24,532 units 8,177 20% 2 19,630
Duplex/Townhse. 2,336 units 467 20% 2 1,100
Multi-Family 4,029 units 403 10% 2 900
Commercial 3,123,445 sf 390 20% 2 940
Office 4,076,420 st 340 25% 3 1,300
tndustrial 1,213,212 sf 121 50% 3 540
Gov’'t. Adm. 1,023,300 sf 102 10% 0 113
Park Land 532 0% 0 830
Schools 490 0% 0 490
Total Acres 11,022 25,840

*From 2010 base year.

Source: Demand Analysis Technical Memorandum for methodology

The preceding sections provided population and employment projections for year 2040. Table 4, Pueblo
Regional New Development Acres Demand-2040, summarizes the projected land demand needed to
accommodate an additional 69,237 residents and 26,634 jobs by 2040. The net acres shown in the first
column are actual acres needed to accommodate future growth. In order to account for “inefficiencies”
in the land development process an efficiency multiplier is applied to reflect that during the land
development process, some lands are vacant but irrevocably dedicated to development in a certain land
use category. Exampies include a single-family subdivision that will contain vacant lots throughout
development until the subdivision is 100-percent built out. A shopping center may contain spin sites
and an industrial park may contain pad sites, all graded and ready for development, but vacant
nonetheless. The efficiency multiplier accounts for these lands that have been included within a land
development project, but have not yet been used to satisfy actual market demand. The efficiency
multiplier also recognizes that some land use developments, such as industrial parks, are generally built
with comparatively more vacant sites with respect to residential developments (Pueblo Regional
Development Plan, 2002, p. 22-23; Demand Analysis Technical Memorandum, The Burnham Group
1999, p.21).

In order to address development uncertainty of particular properties, a “market choice” multiplier has
been utilized to present a more accurate picture of future development demands. “Market choice”
multiplier relates directly to the uncertainty of a particular property to develop, compared to other
similar properties. For an example, a particular area may contain 1,000 acres designated for commercial
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development, but only 400 are expected to develop within the planning horizon. Unfortunately no one
knows forsure which land will be developed therefore the “market choice” multiplier is utilized to
provide a better estimate of the land that will be needed for future commercial development. Market
demand will ultimately decide which areas and how many areas will be developed first (Pueblo Regional
Development Plan, 2002, p. 22-23).

The result of applying the “efficiency” and the “market choice” multipliers, increases thetotal net land
demand from 11,022 acres to 25,840 gross land demand acres. Land use types use the gross land
demand acres to ensure that the Plan has sufficient land designated for future growth (Demand Analysis
Technical Memorandum, The Burnham Group 1999, p.36-37).

Land Capacity Analysis

Land capacity analysis examines the capacity of the Region’s vacant land to accommodate this additional
development. This analysis of the Region’s available land (vacant land) is based on how the land is
currently zoned. This determines how much future development can be built on existing vacant land as
it is currently zoned.

The “Growth Capacity Analysis” is not where future growth will occur; it is a window into how much
development can be handled under current land development regulations (zoning). A demand forecast,
coupled with a capacity analysis, provides elected officials, citizens and planners with data necessary to
discuss future policy matters concerning such issues as development densities and location, availability
of land and impact on water, sewer and schools, as well as a host of other policies that affect the quality
of life in the Region.

Current Growth Capacity

In 2000, the Pueblo Region had a growth capacity of 1,225,550 vacant, developable acres (1,915 square
miles of the Region’s 2,400 square miles). This is vacant land unconstrained by environmental factors
such as steep slopes, arroyos, flood piains, rivers or land in public ownership, which included but was
not limited to right-of-ways, parks, depots, national forest, etc. (Methodology for Growth Capacity
Analysis, provided in Technical Memorandum, The Burnham Group, 1999, utilizing 2010 U.S. Census
Data). Because there are few limitations on urban development of agricultural lands, the Growth
Capacity Analysis also included undeveloped active agricultural land in the sum of available developable
land.

Due to the “Great Recession” in 2007, much of the anticipated residential, commercial, and industrial
development did not occur. Therefore, the 2014 Addendum utilizes the same growth capacity figures
that were presented in the 2002 “Pueblo’s Comprehensive Plan” for a general analysis and projection of
capacity up to the year 2040.




Comparing Capacity with Demand

Table 5- 2010 Capacity Versus 2040 Demand

89,443 .

90000
80,000

0000

40,000
30,000
20,000

10,000

Owelling Unis Capacity Forecast DU Deinand Employment Capacity

Table 5 compares available land capacity with the demand for land to accommodate projected growth.
In 2010, based on existing zoning and typical development densities (Methodology, Growth Capacity
Analysis Technical Memorandum p.36), the Pueblo Region’s vacant land had the growth capacity to
accommodate 89,443 new dwelling units and 72,025 new jobs. Clearly there is more than adequate

Forecast Emp Demand

Pueblo Regional Development Pian, 2014 Addendum

vacant, developable land for future dwelling units and sufficient land to accommodate most of the
growth in employment throughout the Region through year 2040.

Location of Growth Capacity

Table 6 - Location of Available Capacity

Capacity

Locati for New
acatron Dwellings
City of Pueblo 19,800 units
Pueblo West Metro 17,000 units
Colorado City Metro 13,800 units
Unincorporated Areas/Small 38,900 units

Towns

TOTAL 89,500
units

Residential
Capacity
Percent

22%
19%
15%
44%

100%

Capacity
for New
Jobs

30,651 jobs
18,300 jobs

3,600 jobs
19,449 jobs

72,000 jobs

Employment
Capacity
Percent

43%
25%
5%
27%

100%

Note: The dwelling and employment capacity figures shown fer the City of Pueblo are very conservative
given two reasons. As the City annexes new land, it expands its development capacity. Source: Growth

Capacity Analysis Technical Mcmorandum

As illustrated in Table 6, in 2010, there was sufficient capacity in the Region to accommodate 89,443

new residential units and 72,025 new jobs.




Pueblo Regional Development Plan, 2014 Addendum

Regional Development Plan

Future Land Use

Local Governments are tasked, by Colorado State Statute, with the responsibility of providing a
comprehensive plan for future uses of land to protect the public health, safety and welfare of the
community. Utilizing the previous analysis and historic trends of Pueblo’s population, land
development, and employment, a revised land use map has been created to guide developmentin a
sustainable manner. The locations of the Future Regional Land Use districts have been aitered slightly to
reflect current and preferred growth patterns within the Future Land Use Map. The updated Future
Land Use Map is also intended to protect the public and preserve quality of life, to encourage economic
development, and to facilitate decision making by the local governing bodies regarding zoning and other
land use regulations.

Please refer to Exhibit A, Future Land Use Map, to use as a guide for making decisions concerning the
appropriateness of planned development with respect to land use.

Thirteen of the 15 Future Regional Land Uses, developed by the 2002, Pueblo’s Comprehensive Plan,
remain unchanged in definition; however, Employment Center-Light Industry and Special Development
Area definitions have been amended by previous actions of the Pueblo City Council and Pueblo County
Planning Commission. The amended definitions are highlighted below as well as the Ordinances that
officially amended these definitions. Please refer to “Pueblo’s Comprehensive Plan, july 25, 2002,
Defining Future Regional Land Uses (p.41)” for the definitions of the 13 non-amended definitions of the
Future Land Use Categories.

Defining Future Regional Land Uses Amendments

Employment Center-Light Industry Mixed Use

Employment Center-Light Industry Mixed Use, such as manufacturing, assembling, research and
development, provide tax revenues and jobs forthe Region. These uses will be continued and expanded
upon in a planned manner so as to minimize the impact on the public infrastructure. Employment
Center-Light Industry Mixed Use areas include the Airport Industrial Park and its environs, Pueblo West
Industrial Park, an area east of Runyon Park near the Arkansas River and in the south of Pueblo along -
25.

Employment Center-Light Industry Mixed Use includes governmental purpose as a recognized
use and authorized activity. “Governmental purpose” means and includes any use or activity which is
reasonably necessary in the discharge of a public or governmental function whether it is performed by a
governmental entity or another person for or on behalf of a governmental entity.&

! Ordinance No. 7124, approved by the Pueblo City Council on March 22, 2004, amended the definition
Employment Center-Light industry, by inserting this paragraph. The Pueblo County Planning Commission voted to
approve the Empfoyment Center-Light Industry, definition change at their August 26, 2014, Planning Commission
Meeting.
e
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Employment Center-Light Industry Mixed Use will be located within the planned industrial parks
and will offer some commercial and office services. This use will not include industrial processes that
emit significant smoke, noise or odors or handle hazardous materials. Wherever possible, this use will
be located away from residential uses. When potential conflicts between land uses occur, buffering and
landscaping will be provided to minimize the impacts. Like residential growth, new industrial growth
should be located in areas to best preserve surrounding agricultural uses and the natural environment
(Pueblo’s Comprehensive Plan, July 25, 2002, p. 48).

Special Development Areas

Special Development Areas have been identified on the Future Land Use Map. These are areas
where there appear to be multiple possibilities for development as well as significant care to be taken
with the development. These areas are lands with significant development, redevelopment and/or
open space potential in strategic locations that suggest the need for careful, location-specific plans for
infrastructure and private development. Master plans should be prepared prior to development or
redevelopment occurring.

Most of these areas will be developed through Master Development Plans or PUD Development
Plans created by the developer or, in cases of publicly owned land, by the City and/or the County. A
Master Development Plan for those Special Development Areas eligible for Annexationor a PUD
Development Plan for concurrently annexing and zoning a Special Development Areas shall be prepared
in such a manner as to provide for: (1) the orderly growth and development of the municipality and
region through the logical extension of municipal government services and facilities; (2) areas whichare
urban or will be urbanized in the near future and areas which share both a community of interest and
areintegrated or are capable of being integrated with the City; and (3) the fair and equitable distribution
of the costs of municipal government services and facilities among the persons who benefit thereform
including the cost for the extension, development, operation, and maintenance of municipal
government facilities and services. When eligible, owners of parcels within Special Development Areas
which meet the above criteria, shall petition the municipality for annexation? (Pueblo’s Comprehensive
Plan, July 25, 2002, p. 50).

? ordinance No. 7672, approved by the Pueblo City Council on October 9, 2007 amended the definition of Special
Development Areas. The Pueblo County Planning Commission voted to approve the Special Development Area,
definition change at their October 24, 2007, Planning Commission Meeting.
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Below is the Plan’s Future Land Use category of "Employment Center-Light Industry Mixed
Use,” with the revised definition in its entirety. The new, added text is shown in bold font:

Employment Center-Light Industry Mixed Use

Light Industry Mixed Use, such as manufacturing, assembling, research and
development, provide tax revenues and jobs for the Region. These uses will be continued and
expanded upon in a planned manner so as to minimize the impact on the public infrastructure.
Light Industry Mixed Use areas include the Airport Industrial Park and its environs, Pueblo West
Industrial Park, and area east of Runyon Park near the Arkansas River and in the south of
Pueblo along I-25.

Light Industry Mixed Use, will be located within planned industrial parks and will offer
some commercial and office services. This use will not include industrial processes that emit
significant smoke, noise or odors, or handle hazardous materials. Wherever possible, this use
will be located away from residential uses. When potential conflicts between land uses occur,
buffering and landscaping will be provided to minimize the impacts. Like residential growth,
new industrial growth should be located in areas to best preserve surrounding agricultural uses
and the natural environment.

Employment Center-Light Industry Mixed Use includes governmental purpose
as a recognized use and authorized activity. “"Governmental purpose” means and
includes any use or activity which is reasonably necessary in the discharge of a public
or governmental function whether it is performed by a governmental entity or
another person for or on behalf of a governmental entity.
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History of Pueblo

Native American groups once settled at the confluence of the Arkansas River
and Fountain Creek due to the warm winter climate of the area and its
strategic location as a portal to the plains. The Arkansas River was for a long
time the northern-most extension of Spain and then Mexico, and was visited
by French fur trappers in the 1700s, and a Mormon mission in the 1840s. In
1854, a small settlement on the Northern flank of the river called El Pueblo,
settled by a mix of Northern New Mexican and Anglos, was attacked by Ute
Indians on Christmas Day. 54 people were massacred and settlement abated
for a short time. However, the prime location on two rivers continued to draw
settlers, and in 1870 Pueblo became a town under the Colorado Territory.
While Pueblo awaited the arrival of the railroad, General William Jackson
Palmer decided to create and plat a new town on the south side of the Arkansas River. He named the town South
Pueblo, and planned placement of his railroad depot there, circumventing local taxes and fees in Pueblo.

Palmer, one of the railroad expansion developers of the western movement,
dreamt of a North-South rail access from the U.S. to Mexico. His Town of
South Pueblo used names of small Mexican towns to emphasize a Mexican-
American connection. Palmer also realized that the west could not be settled
= 4 without rail. By 1881, Palmer had constructed the first Bessemer furnace

W south of the Arkansas River. The town of Bessemer was platted in 1886 to
house the steel mill workers and businesses, giving Pueblo now four distinct
cities. Known for its steel mill, Pueblo also capitalized on its location to

_ function as a regional smelting hub. The Philadelphia Smelter was

= constructed on what is today called Goat Hill. The Smelter’s position on a
small bluff created an imposing industrial visage shadowed only by the steel

mill.
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Pueblo capitalized on a number of other industries. Budding railroad companies made Pueblo a hub, creating an
immense rail yard still located below the bluff along the Arkansas River. North Pueblo was soon home to throngs of
railroad workers, while steel mill workers continued to settle Bessemer to the south. East of Fountain Creek was
platted as East Pueblo, where a quiet workers’ retreat of modest Victorian cottages was developed for the thousands
of smelter workers . A brewery was developed in the 1880s in East Pueblo. Pueblo was seen as a great improvement
to East Coast industrial towns, as workers in Pueblo could afford a small cottage and enjoy some breathing room as
well as many parks.

By the 1890s, Pueblo was becoming the largest city in Colorado, and upper-
class citizens began to look for ways to show their wealth and create items
that they believed proper cities should have. Pueblo became “A Prosperous
City with a Lasting Legacy,” a moniker that would stick with the city until the
1930s. It became known as the “Pittsburgh of the West” in the late 19th
century. Parks were quickly in demand, and in an effort to imitate the
Exposition Movement so prominent displayed at the Paris World’s Fair of
1889, North Pueblo constructed Mineral Palace to lure visitors to Pueblo and
their North Side housing developments. The Mineral Palace eerily mirrored
the extravagant buildings of the Chicago World’s Fair buildings built in 1893.
The Palace lacked heat and began to deteriorate within a year. When the
silver market crashed, depression affected many Puebloans, and by 1896, Mineral Palace was converted into a city
park with winding paths, elaborate plantings and exotic trees. The City Beautiful movement was instrumental in park
development across Pueblo and the community now made serious efforts to create a community full of white marble,
blonde brick, and evocative Greek and Roman buildings. The “new” (current) Pueblo County Courthouse is the
epitome of the Pueblo Beautiful Movement, and still stands at 215 W. 10th Street.

The Victorian building boom of the 1880s and 1890s created neighborhoods
of small cottages and many mansion homes across the jurisdiction. The
Thatchers, a North Pueblo upper-class family, erected Hillcrest and
Rosemount mansions. Rosemount Mansion is now a popular Pueblo
museum. South Pueblo erected many other palaces, including the Orman-
Adams mansion, hewn from decorative orange sandstone. Nearby, the

= Stickney house, the Galligan House, the Black House and many other
mansions are now listed on the National Register of Historic Places. Pueblo

# constructed many modest cottages next to stately mansions - a reminder of its
humble working class heritage.
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By the early 1900s, parks were in every neighborhood and workers enjoyed utilizing them for recreation. Created
alongside a manmade lake to supply water to the steel mill, Minnequa Park developed as a small scale recreation club
and amusement park on steel mill property. A nascent trolley system connected the park with other parts of Pueblo.

The Colorado Fuel and Iron company (C.F. & I.), the largest of Pueblo’s steel mills, was purchased by the Rockefeller
family and Jay Gould in 1903. The new owners started a massive program to modernize the plant and improve
conditions in the smelter and numerous coal mining town across southern Colorado. C.F. &l. built schools and
hospitals throughout the region. However, their progressive modernization had its price, and the company was
hemorrhaging money. Italian and Southern Europeans immigrated in waves around 1900, dotting the community with
hundreds of benevolent associations and neighborhood grocery stores. Neighborhoods with names like Goat Hill,
Peppersauce Bottoms, The Grove, Bojon Town and Eilers forged identities. Race relations were not always ideal, but
access to jobs, affordable housing and recreation kept ethnic tensions lower than in other industrialized cities.

Pueblo was the jewel of Colorado until the summer of 1921. In June of that
year, heavy rains began to overwhelm mountain reservoirs and swell the
Arkansas River. A flood levee had recently been improved and citizens
believed themselves safe from all floods. A massive storm unleashed its fury
on the area, and the reservoirs along the Arkansas river gave way. Flood =
alarms went out and people moved to high ground. However, the community’s [i§
poorest populations lived on low ground near the railroad, and were '
decimated as the levees crumbled. Union Avenue, the main businesses
district in Pueblo, was under 10 feet of water. Railcars and bloated horses
floated past once prosperous storefronts. Exact numbers were not kept, but it
is speculated that hundreds were killed. Pueblo’s entire commercial district
was wiped out.

The flood was so powerful that it changed the course of the Arkansas River to its present location, nearly a half mile to
the south. A small force of Army soldiers came to help clear the debris, staying for 6 months. Pueblo merchants
banded together to help recover from their losses. A low-lying steel smelter was washed away in an instant, never to
be rebuilt. All the bridges connecting Pueblo’s neighborhoods were gone, too. Out of necessity, Pueblo moved its
commerce north to Main Street, which became a neon-lit center of business. However, Union Avenue was largely
untouched until the 1980s.

Never one to give up, Pueblo worked itself out of the flood with very little help. In the 1920s, another steel boom
began. The entire city filled in with elegantly built craftsman homes for the thousands of steel mill workers. The
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automobile and trolley connected all neighborhoods. Soon thereafter,
however, the Great Depression hit Pueblo hard. Labor and economic
problems plagued C.F. & I. throughout the decade. Pueblo received a
substantial portion of WPA/ PWA/CWA and other federal assistance funds
from the Roosevelt administration. “Make Work” programs constructed a
beautiful Day Nursery building and several parks improvements all across the
city. Many hand crafted, locally quarried stone walls were constructed
throughout the community. These buildings and structures still stand,
accenting Pueblo’s streets and parks with a rustic 1930s architecture. The
work can especially be seen in Mineral Palace Park and City Park. A photo
team recorded every intersection in 1938, leaving Pueblo with an incredible
snapshot of the city during the end of the depression.

Having a steel mill meant that when WWII began, Pueblo experienced another boom in the 1940s. This time, migrant
New Mexican laborers and Mexican immigrants came to the city to work the mill and associated industries. While
Hispanic immigrants had always been a part of Pueblo, they were marginalized and shoved to the fringe
neighborhoods until the 1940s and 1950s. The influx of immigrants settled neighborhoods thinned by the depression,
especially Pueblo’s east side. Pueblo geared up for war with an Army Air Base and numerous bomber training crews.
C.F. & I. cranked out record numbers of munitions. Small minimalist cottages popped up around the city to house the
massive influx of workers. The Pueblo Ordinance Depot was constructed east of town, an industry that would go on to
employ 3000 people until the 1980s.

It was not until the 1950s that Pueblo hit its zenith. Schools swelled with the
baby boom, and aging schools began to be torn down and replaced with
“‘modern” buildings. Fires and careless demolition destroyed a number of the
city’s Victorian and City Beautiful buildings downtown. Post War suburbs grew
to both the north and south. Because nearly every family owned an
automobile in Pueblo, people quickly moved beyond Pueblo’s historic
neighborhoods. With this outward migration from the downtown area, the
Urban Renewal Authority proposed demolishing all of Union Avenue and
downtown due to their neglected state. The plan was closely defeated by the
voters, and Main Street continued to thrive until the Pueblo Mall opened in the
early 1980s. Taverns proliferated and Pueblo soon boasted more bars than
any other city in Colorado. The taverns had numerous functions as social centers, banks, and post-steel mill reprieves.
Taverns around town had reserved seats for regular customers, and drinks waiting for them on the bar after their shifts
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at the mill. One such establishment, Gus’ Place, is now nationally famous for keeping the character of a neighborhood
bar since it was opened in 1934, and is now also a local landmark.

The 1960s and 1970s saw good working conditions for the people at the mill but globalization began to stress
American steel manufacturers. Latent racial tension also boiled over into a prominent La Raza movement among
Hispanic residents in the 1960s and 1970s, creating tensions that have only recently subsided.

The steel crash and recession of 1982 sparked an overnight depression in

+ Pueblo. Unemployment reached 20% and some wondered if the city would

#’ become a massive ghost town. Again, refusing to give up, citizens and elected
= officials worked to reinvent the community and pull out of the economic

downturn. Forming the Pueblo Economic Development Corporation, City
2 leaders attracted new industry to town. Realizing that Pueblo had to grow

- beyond manufacturing and continual boom and bust cycles, Pueblo embarked
% upon a massive urban revitalization effort. Citizens approved creation of a new
downtown district, the Historic Arkansas Riverwalk Project. With the
development of the Riverwalk, Pueblo’s downtown started a rapid
transformation. New residential and retail development efforts are beginning to
pay off, and both Union Avenue and Downtown are quickly coming back to life. Realizing that Pueblo’s roots are in the
manufacturing sector, Pueblo is home to several new industries and new technology development. Capitalizing on a
New Energy Economy, Pueblo is undergoing a conscious effort to go green. Recent newcomers to Pueblo, Vestas, an
internationally-known wind tower manufacturer, opened in 2010, producing 300-foot tall wind towers in the world’s
largest facility of its kind. Pueblo’s steel mill, still in operation, is now Colorado’s biggest recycler, re-purposing scrap
steel.

Celebrating our diverse cultural heritage, Pueblo now highlights our
distinctively unique Mirasol green chiles and amazing Mexican food cuisine.
The annual Chile and Frijoles festival is held each year held on the Riverwalk,
bringing in over 100,000 visitors to Pueblo. Immediately east of Pueblo, the
Saint Charles Mesa boasts some of the finest agricultural land in Colorado,
and as such, Pueblo now boasts three farmers markets. At an economic
renaissance, Pueblo is home to thriving small businesses. One business in
particular, Solar Roast Coffee, has gained Pueblo international attention. With
this re-birth of Pueblo’s economy, a flourishing creative arts community has
developed in the communities and galleries now grace old grocery stores and

e ——
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mill worker cottages. Unlike Santa Fe and Denver, Pueblo has become an affordable place to live. Pueblo offers
tremendous opportunity to recreate and residents enjoy the feel of a small town and the amenities of a large city.
Tapping into our community’s can-do attitude, Pueblo has re-invented itself, and is a mecca of industry and arts,
serving as the commercial center of Southern Colorado and a gateway to the Southwest.

Courtesy Wade Broadhead, City of Pueblo Planning and Community Development

Source URL: http://county.pueblo.org/history
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	Factual Foundation 
	Land Demand Analysis 
	The Land Demand Analysis for the "Pueblo Area Council of Governments, Pueblo's Comprehensive Plan, July 25, 2002" estimates the amount of land that is needed for new residential, commercial, industrial, and public uses to accommodate a population of 200,000 in the year 2030. This Addendum updates the analysis performed in 2001 based on 2010 census figures to provide land demand figures for a population of 228,300 in 2040. 
	This analysis estimates future land demand in three categories: 
	• 
	• 
	• 
	Residential uses, including single-family houses, duplexes/townhouse and multi-family units needed to accommodate future household growth. 

	• 
	• 
	Nonresidential uses, such as retail stores, office and industries needed to accommodate future employment growth. 

	• 
	• 
	Public sector land needs for parks and schools. 


	The Demand Analysis projects an "excess" of more land for future land uses than the market will actually absorb. This provides a sufficient number of development sites. The information contained within Pueblo's Comprehensive Plan Addendum, 2014, has been excerpted from Pueblo's Comprehensive Plan, July 25, 2002, and The Burnham Group's Memorandum, April 9, 1999. All projections and information has been updated utilizing data from the 2010 U.S. Census and other data sources, but maintains the same methodolog

	b&,A1MiiPli 
	b&,A1MiiPli 
	Population Trends 
	Table 1-Regional Population Growth, 1970 -2040 
	Table 1-Regional Population Growth, 1970 -2040 
	1970 1980 1990 2000 2010 2020 2030 2035 2040 
	Pueblo County 118,732 126,077 123,056 139,923 159,258 180,321 206,306 218,026 228,300 
	141,472 159,063 
	City of Pueblo 
	City of Pueblo 
	101,686 98,640 103,296 110,063 110,761 128,664 132,453 136,241 

	102,121 106,595 
	City% 82% 81% 80% 
	City% 82% 81% 80% 
	69% 61% 62% 61% 60% 

	72% 67% 
	Source: Demand Analysis Technical Memorandum and CO State Demography Office, Pueblo City Dept. of Planning & Development 
	IOLD Numbers/percentaaes Indicate Actual Census numbers not known at time of 2002 plan 
	development 
	Pueblo County's total population is projected to increase by approximately 69,237 people between the years 2010 and 2040, based on forecasted trends. The percent of County population that is projected to reside within the City of Pueblo through year 2040 is shown in Table 1. Throughout the 1990's, the City's share of the County's population remained around 80-82%. According to the 2002 Pueblo Comprehensive plan the large percentage of the County's population residing within the City of Pueblo was due to "ne
	The percentage of Pueblo County's population residing within the City of Pueblo is projected to gradually decline to approximately 60-percent or 136,241 residents by the year 2040 (Table 1). This decline is attributed to the amount of available land for residential development, less expensive public infrastructure requirements, less restrictive land-use regulations, and the availability of large lot development within the unincorporated portions of the County, which include Pueblo West. 
	Figure
	Housing Trends: 
	Table 2 -Pueblo Regional Housing Growth, 1998 -2040 
	Table 2 -Pueblo Regional Housing Growth, 1998 -2040 
	2011-2021-2031· Total Units 2020 2030 2040 
	Pueblo County 
	Single-Family Units 8,379 8,360 
	24,532 
	Duplex/Townhouse Units 
	Duplex/Townhouse Units 
	Duplex/Townhouse Units 
	923 
	732 
	682 
	2,337 

	Multi-Family Units 
	Multi-Family Units 

	TR
	1,404 
	1,359 
	1,266 
	4,029 


	Total Units 10,706 10,451 9.741 30,898 
	Source: Demand Analysis Technical Memorandum; Regional Building Dept., TELUM economic model run 
	The populations projections presented in Table 1, Regional Population Growth, 1998-2040, provides a foundation to forecast the demand for new residential development through year 2040. Table 2 summarizes this housing trend analysis. The methodology for projecting new residential growth by housing type is contained in the Demand Analysis Technical Memorandum (The Burnham Group 1999, 

	p.15). 
	p.15). 
	Based on the information in the table above, 79% of the 30,898 new residential units, expected to be developed during between 2011 and 2040, are projected to be single-family units. These projections are based on current development trends and may change as buyer preferences and or demographics change within Pueblo County. Utilizing information from the population projections shown in Table 1, it can be assumed that unincorporated Pueblo County will continue to experience a little more than half of all resi
	Employment Trends: 


	Table 3 -Pueblo Regional Job Growth, 2010 -2040 
	Table 3 -Pueblo Regional Job Growth, 2010 -2040 
	2010-2040
	2010 2040 
	increase 
	Total % Total % Total % 
	Services 30,578 44 47,202 50 16,624 
	Retail Trade 
	Retail Trade 
	Retail Trade 
	7,865 
	11 
	10,710 
	11 
	2,845 
	36 

	Government 
	Government 
	12,595 
	18 
	15,578 
	16 
	2,983 
	24 

	Manufacturing 
	Manufacturing 
	3,786 
	6 
	3,050 
	3 
	(736) 
	(19) 

	Construction 
	Construction 
	3,406 
	5 
	5,823 
	6 
	2,417 
	71 

	Finance/lns./Real Estate 
	Finance/lns./Real Estate 
	5,289 
	8 
	6,842 
	7 
	1,553 
	29 

	Transp./Comm./Utilities 
	Transp./Comm./Utilities 
	3,179 
	5 
	3,699 
	4 
	520 
	16 

	Wholesale Trade 
	Wholesale Trade 
	1,262 
	2 
	1,688 
	2 
	426 
	34 


	Agriculture/Mining 492 1 
	1 2 
	68,452 100% 95,086 100% 26,634 
	Source: State Demography Office, Woods & Poole Econometrics 
	Changes in the economy and employment are analyzed to develop projections of future demand for 
	non-residential land and major transportation infrastructure within Pueblo County, Table 3, Pueblo 
	Regional Job Growth, 2010-2040 provides a projection of future employment growth within Pueblo County. Based on previous employment trends, as presented in Pueblo's Comprehensive Plan, 2002, major growth will most likely occur in the Service trade comprising SO-percent of private sector employment. Government employment ranked second at 16-percent and Retail came in third at 11· percent of the total number of jobs held within Pueblo County. Overall, it is projected there will be an increase of approximately
	Figure
	Future Land Demand Summary: 
	Table 4 -Pueblo Regional New Development Acres Demand-2040* 
	New Net Land Efficiency Market Gross Land Demand Multiplier Choice Demand
	Demand 
	(Acres) Multiplier (Acres) Single-Family 24,532 units 8,177 20% 2 19,630 Duplex/Townhse. 2,336 units 467 20% 2 1,100 
	Multi-Family 4,029 units 403 10% 2 900 
	Commercial 3,123,445 sf 390 20% 2 Office 4,076,420 sf 340 25% 3 
	1,300 
	Industrial 1,213,212 sf 121 50% 3 540 Gov't.Adm. 1,023,300 sf 102 10% 0 113 
	Park Land 532 0% 0 830 
	Schools 490 0% 0 
	Total Acres 11,022 25,840 
	•From 2010 base year. 
	Source: Demand Analysis Technical Memorandum for methodology 
	The preceding sections provided population and employment projections for year 2040. Table 4, Pueblo Regional New Development Acres Demand-2040, summarizes the projected land demand needed to accommodate an additional 69,237 residents and 26,634 jobs by 2040. The net acres shown in the first column are actual acres needed to accommodate future growth. In order to account for "inefficiencies" in the land development process an efficiency multiplier is applied to reflect that during the land development proce
	In order to address development uncertainty of particular properties, a "market choice" multiplier has been utilized to present a more accurate picture of future development demands. "Market choice" multiplier relates directly to the uncertainty of a particular property to develop, compared to other similar properties. For an example, a particular area may contain 1,000 acres designated for commercial 
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	k&:utM dfflli 
	development, but only 400 are expected to develop within the planning horizon. Unfortunately no one 
	knows for sure which land will be developed therefore the "market choice" multiplier is utilized to 
	provide a better estimate of the land that will be needed for future commercial development. Market 
	demand will ultimately decide which areas and how many areas will be developed first (Pueblo Regional 
	Development Plan, 2002, p. 22-23). 
	The result of applying the "efficiency" and the "market choice" multipliers, increases the total net land demand from 11,022 acres to 25,840 gross land demand acres. Land use types use the gross land demand acres to ensure that the Plan has sufficient land designated for future growth (Demand Analysis Technical Memorandum, The Burnham Group 1999, p.36-37). 
	Land Capacity Analysis 
	Land capacity analysis examines the capacity of the Region's vacant land to accommodate this additional development. This analysis of the Region's available land (vacant land) is based on how the land is currently zoned. This determines how much future development can be built on existing vacant land as it is currently zoned. 
	The "Growth Capacity Analysis" is not where future growth will occur; it is a window into how much development can be handled under current land development regulations (zoning). A demand forecast, coupled with a capacity analysis, provides elected officials, citizens and planners with data necessary to discuss future policy matters concerning such issues as development densities and location, availability of land and impact on water, sewer and schools, as well as a host of other policies that affect the qu
	Current Growth Capacity 
	In 2000, the Pueblo Region had a growth capacity of 1,225,550 vacant, developable acres (1,915 square miles of the Region's 2,400 square miles). This is vacant land unconstrained by environmental factors such as steep slopes, arroyos, flood plains, rivers or land in public ownership, which included but was not limited to right-of-ways, parks, depots, national forest, etc. (Methodology for Growth Capacity Analysis, provided in Technical Memorandum, The Burnham Group, 1999, utilizing 2010 U.S. Census 
	Data). Because there are few limitations on urban development of agricultural lands, the Growth Capacity Analysis also included undeveloped active agricultural land in the sum of available developable land. 
	Due to the "Great Recession" in 2007, much of the anticipated residential, commercial, and industrial development did not occur. Therefore, the 2014 Addendum utilizes the same growth capacity figures that were presented in the 2002 "Pueblo's Comprehensive Plan" for a general analysis and projection of capacity up to the year 2040. 
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	Comparing Capacity with Demand 
	Table 5-2010 Capacity Versus 2040 Demand 
	Figure
	Table 5 compares available land capacity with the demand for land to accommodate projected growth. In 2010, based on existing zoning and typical development densities (Methodology, Growth Capacity Analysis Technical Memorandum p.36), the Pueblo Region's vacant land had the growth capacity to accommodate 89,443 new dwelling units and 72,025 new jobs. Clearly there is more than adequate vacant, developable land for future dwelling units and sufficient land to accommodate most of the growth in employment throu
	Location of Growth Capacity 
	Table 6-Location of Available Capacity 
	Table 6-Location of Available Capacity 
	Capacity Residential Capacity Employment 
	for New Capacity for New Capacity
	for New Capacity for New Capacity
	Location 
	Dwellings Percent Jobs Percent 

	City of Pueblo 19,800 units 22% 30,651 jobs 
	Pueblo West Metro 17,000 units 19% 18,300 jobs 25% 
	Colorado City Metro 13,800 llnits 15% 3,600 jobs 5% 
	Unincorporated Areas/Small 38,900 units 44% 19,449 jobs 27% Towns 
	TOTAL 89,500 100% 72,000 jobs 100% 
	units 
	Note: The dwelling and employment capacity figures shown for the City of Pueblo are very conservative 
	given two reasons. As the City annexes new land, it expands its development capacity. Source: Growth 
	Capacity Analysis Technical Memorandum 
	As illustrated in Table 6, in 2010, there was sufficient capacity in the Region to accommodate 89,443 
	new residential units and 72,025 new jobs. 
	Figure

	Regional Development Plan 
	Regional Development Plan 
	Future Land Use 
	Local Governments are tasked, by Colorado State Statute, with the responsibility of providing a 
	comprehensive plan for future uses of land to protect the public health, safety and welfare of the 
	community. Utilizing the previous analysis and historic trends of Pueblo's population, land 
	development, and employment, a revised land use map has been created to guide development in a sustainable manner. The locations of the Future Regional Land Use districts have been altered slightly to reflect current and preferred growth patterns within the Future Land Use Map. The updated Future Land Use Map is also intended to protect the public and preserve quality of life, to encourage economic development, and to facilitate decision making by the local governing bodies regarding zoning and other land u
	Please refer to Exhibit A, Future Land Use Map, to use as a guide for making decisions concerning the 
	appropriateness of planned development with respect to land use. 
	Thirteen of the 15 Future Regional Land Uses, developed by the 2002, Pueblo's Comprehensive Plan, remain unchanged in definition; however, Employment Center-Light Industry and Special Development Area definitions have been amended by previous actions of the Pueblo City Council and Pueblo County Planning Commission. The amended definitions are highlighted below as well as the Ordinances that officially amended these definitions. Please refer to "Pueblo's Comprehensive Plan, July 25, 2002, Defining Future Reg

	Defining Future Regional Land Uses Amendments 
	Defining Future Regional Land Uses Amendments 
	Employment Center-Light Industry Mixed Use 
	Employment Center-Light Industry Mixed Use, such as manufacturing, assembling, research and development, provide tax revenues and jobs for the Region. These uses will be continued and expanded upon in a planned manner so as to minimize the impact on the public infrastructure. Employment Center-Light Industry Mixed Use areas include the Airport Industrial Park and its environs, Pueblo West Industrial Park, an area east of Runyon Park near the Arkansas River and in the south of Pueblo along 125. 
	-

	Employment Center-Light Industry Mixed Use includes governmental purpose as a recognized use and authorized activity. "Governmental purpose" means and includes any use or activity which is reasonably necessary in the discharge of a public or governmental function whether it is performed by a 
	1
	governmental entity or another person for or on behalf of a governmental entity.e
	1 
	Ordinance No. 7124, approved by the Pueblo City Council on March 22, 2004, amended the definition Employment Center-Light Industry, by inserting this paragraph. The Pueblo County Planning Commission voted to approve the Employment Center-Light Industry, definition change at their August 26, 2014, Planning Commission Meeting. 
	8 
	Figure
	Employment Center-Light Industry Mixed Use will be located within the planned industrial parks and will offer some commercial and office services. This use will not include industrial processes that emit significant smoke, noise or odors or handle hazardous materials. Wherever possible, this use will be located away from residential uses. When potential conflicts between land uses occur, buffering and landscaping will be provided to minimize the impacts. Like residential growth, new industrial growth should
	Special Development Areas 
	Special Development Areas have been identified on the Future Land Use Map. These are areas where there appear to be multiple possibilities for development as well as significant care to be taken with the development. These areas are lands with significant development, redevelopment and/or open space potential in strategic locations that suggest the need for careful, location-specific plans for infrastructure and private development. Master plans should be prepared prior to development or redevelopment occur
	Most of these areas will be developed through Master Development Plans or PUD Development Plans created by the developer or, in cases of publicly owned land, by the City and/or the County. A Master Development Plan for those Special Development Areas eligible for Annexation or a PUD Development Plan for concurrently annexing and zoning a Special Development Areas shall be prepared in such a manner as to provide for: (1) the orderly growth and development of the municipality and region through the logical ex
	2 

	Ordinance No. 7672, approved by the Pueblo City Council on October 9, 2007 amended the definition of Special Development Areas. The Pueblo County Planning Commission voted to approve the Special Development Area, definition change at their October 24, 2007, Planning Commission Meeting. 
	2 
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	Existing Comprehensive Plan Future Land Use Map 
	Attachment A 
	lptcl• Ol:\'tJopmtntArta 
	Ru,a1 Ranch 
	::.:.,Arterial Commercial Mixed Use □Country Residential 
	::.:.,Arterial Commercial Mixed Use □Country Residential 
	::.:.,Arterial Commercial Mixed Use □Country Residential 
	• Employment Center -Office Park •High Density Residential 
	D Rural Ranch :l:iffl Special Development Area 

	Country Village 
	Country Village 
	• institutional Mixed Use 
	Suburban Residential 

	• Employment Center -Industry 
	• Employment Center -Industry 
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	Ł PuebloWest 
	Below is the Plan’s Future Land Use category of “Employment Center-Light Industry Mixed Use,” with the revised definition in its entirety. The new, added text is shown in bold font: 
	Employment Center-Light Industry Mixed Use 
	Light Industry Mixed Use, such as manufacturing, assembling, research and development, provide tax revenues and jobs for the Region.  These uses will be continued and expanded upon in a planned manner so as to minimize the impact on the public infrastructure. Light Industry Mixed Use areas include the Airport Industrial Park and its environs, Pueblo West Industrial Park, and area east of Runyon Park near the Arkansas River and in the south of Pueblo along I-25. 
	Light Industry Mixed Use, will be located within planned industrial parks and will offer some commercial and office services. This use will not include industrial processes that emit significant smoke, noise or odors, or handle hazardous materials. Wherever possible, this use will be located away from residential uses. When potential conflicts between land uses occur, buffering and landscaping will be provided to minimize the impacts. Like residential growth, new industrial growth should be located in areas
	Employment Center-Light Industry Mixed Use includes governmental purpose 
	Employment Center-Light Industry Mixed Use includes governmental purpose 
	as a recognized use and authorized activity.  “Governmental purpose” means and 
	includes any use or activity which is reasonably necessary in the discharge of a public or governmental function whether it is performed by a governmental entity or another person for or on behalf of a governmental entity. 
	Annot
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