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EXECUTIVE SUMMARY
Black Canyon Road Open Space (Property) represents the natural beauty of the Pikes Peak foothills
adjacent to Manitou Springs, and allows public access for passive recreation in this beautiful area. The
Property serves as part of the mountain backdrop and as an aesthetic resource for Manitou Springs,
offering seclusion and an outstanding view of Pikes Peak and the surrounding mountain range. This is
one of several publicly owned properties in and near the City of Manitou Springs, which supports
recreation, education, relatively natural habitat, open space and historical conservation values of the
local area.
The Property was purchased by the City of Manitou Springs, with partial funding from Great Outdoors
Colorado funds in 2016, as a strategic acquisition to support the afore-mentioned conservation values.
The Property was immediately enrolled in a conservation easement that is held by Palmer Land Trust
as required by Great Outdoors Colorado.
The Black Canyon Road Open Space Land Stewardship Plan (Plan) is a working document that
establishes open space goals, existing conditions, and recommendations for management and
monitoring that are relevant to proposed uses and helps to maintain the resource values of the
Property. This Plan provides specific direction for short and long-term management of conservation
values on the Property. Management is intended to safeguard conservation values while
accommodating public use within the context of the Deed of Conservation Easement (Appendix A). The
Black Canyon Road Conservation Easement Baseline Report (Baseline Report), attached as an appendix
to this document (Appendix B), provides greater detail regarding Property background and site
characteristics. This Plan focuses on actionable items developed, in part, from the Baseline Report’s
findings.
For ease of use, this document contains four sections that describe the development of the Plan and its
mode of implementation:
The Goals section broadly relates to the development of public access trails, maintenance of habitat,
wildfire mitigation, and the preservation and dissemination to the public of the cultural legacy
associated with the property. Plan goals are described in four categories that correspond to resource
conservation values, including recreation and education, relatively natural habitat, open space, and
historic and cultural resources.
The Existing Conditions section, in conjunction with the Baseline Report, describes existing
conservation values of the Property and provides a benchmark from which to evaluate future
management.
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The Resource Management and Plan Implementation section provides measurable and obtainable
objectives and actions that are intended to serve program goals in a practical and economical manner.
Actions are presented with a corresponding timeframe and prioritization level.
The Monitoring section is intended to lay out simple strategies that will indicate if management actions
are fulfilling Plan goals. This Plan is a working document that should be reviewed and revised in
relation to program efficacy and financial and temporal resources to best steward site resources.
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INTRODUCTION
BACKGROUND
The Black Canyon Road Open Space (Property) is a 33.48-acre parcel located north of the City of
Manitou Springs between Highway 24 and Black Canyon Road in El Paso County, Colorado. The
Property was acquired by the City of Manitou Springs in the spring of 2016 from the Richard and
Robert Craun Irrevocable Trust using Great Outdoors Colorado funds and City of Manitou Springs Open
Space tax funds. Prior to acquisition by Manitou Springs, the Property was vacant land that was not
utilized for grazing (in recent years), forestry, or permitted recreation, although the Property did
experience unpermitted recreational activities. There have been no mining or oil and gas development
activities, and there are no improvements on the Property other than defunct fences.
The City of Manitou Springs has conveyed the right to preserve and protect the conservation values in
perpetuity to Palmer Land Trust through a conservation easement. This process was initiated in the
summer of 2016, and the Property will be included in the City of Manitou Springs Open Space Program.
A trail program for the property will be developed and made available to the general public, in
conjunction with the Parks, Open Space, and Trails Master Plan 2016 (City of Manitou Springs, 2016),
thereby supporting recreation, education, and open space conservation values.
The Great Outdoors Colorado Amendment (Article XXVII of the Colorado State Constitution) redirected
lottery proceeds being used for capital construction projects, to projects that preserve, protect, and
enhance Colorado’s wildlife, parks, rivers, trails and open space heritage (GOCO Constitutional
Amendment, 2017). Additionally, the City of Manitou Springs has an Open Space Program that is
supported by a voter-approved 0.1% sales tax and a 0.8 mils property tax (Open Space Advisory
Committee, 2017). The Property was identified by the Manitou Springs Open Space Plan (City of
Manitou Springs, 1997) as a medium-to-medium-high priority for acquisition. The location of the
Property also aligns with the Nature Conservancy’s Pikes Peak Priority Conservation Area (The Nature
Conservancy, 2017). There is significant tourist activity in the area, and the proposed recreational use
of the Property will provide critical linkages for heavily used local and regional trail systems.
There are few improvements to the Property, which was privately owned vacant land before
acquisition. A General Reference Map below (Figure 1) identifies features on the Property. A larger
version of the map can also be found in the Baseline Report in Appendix B. There are several social
hiking trails and the remnants of a historic wagon road on the Property, but there are no structures,
wells, or access roads. There is a four-strand barbwire fence along portions of the southern boundary
near Highway 24. Portions of the southern boundary also have an eight-foot-tall chain-link fence with
three strands of barbwire on the top, and a broken barbwire fence runs north of, and parallel to, the
chain-link fence. A stormwater inlet structure is located south of the Property boundary at the bottom
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of the ravine just north of Highway 24. The inlet directs water coming from the Property, under
Highway 24 towards Manitou Springs and Fountain Creek. A dirt road leading to a debris dump is
located off the Property between Highway 24 and the southern Property boundary. The dump appears
to be principally used to dispose of animal carcasses, but there is also small trash and debris. Two
homeless camps were observed along the Property boundary, and a third was located within the
Property. There are very small amounts of trash on the Property along social trails, along roadsides,
and near habitation sites. A Photo Point Map, presented in the Baseline Report in Appendix B,
correlates the location of specific features with photographs provided in the Baseline Report.

Figure 1. General Reference map for Black Canyon Road Open Space.

LOCATION
The Property is situated along the Front Range of Colorado, north of the small community of Manitou
Springs and proximal to Colorado Springs, the second largest city in Colorado (Figure 2). There are a
number of nearby regional tourist attractions, including Garden of the Gods Park, Cave of the Winds,
the Manitou Incline Trail, Pikes Peak, Florissant Fossil Beds National Monument, and other attractions
in the Woodland Park area.
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Black Canyon Road is located along Highway 24, approximately one half mile east of downtown
Manitou Springs in El Paso County, Colorado. It can be accessed by proceeding west from Colorado
Springs on Highway 24 towards Manitou Springs. Take the Manitou Avenue exit and turn right onto
Manitou Avenue. Proceed below the Highway 24 overpass. Turn right at the first stoplight onto Garden
of the Gods Place, then right onto El Paso Boulevard and travel under the Highway 24 overpass. Turn
left onto Garden Drive and then take an immediate left onto Black Canyon Road. The Property begins
on the left, one half mile prior to the gate for Cedar Heights Subdivision. The Property is located on the
USGS Manitou Springs 7.5-minute topographic map. A detailed legal description is provided in the Alta
Survey, available from the Manitou Springs Planning Department.

Figure 2. Black Canyon Road Open Space location and surrounding land ownership map.

HISTORY AND CULTURE
Manitou Springs is nestled into the foothills of Pikes Peak in a rugged region of distinct rock
formations, steep canyons, and unique mineral springs. The springs result from an artesian process
where water rises through layers of rock, picking up minerals and soda, or sodium bicarbonate. Each
spring has a different mineral content, and because of that, a different taste. The slightly acidic water
also seeps back into the ground through fractures and joints. Once underground, the water slowly
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dissolves soluble rocks into subterranean passages, caverns, and caves, creating formations like the
nearby “Cave of the Winds” (Mineral Springs Foundation, 2015).
Archaeological evidence suggests that prehistoric peoples have utilized the areas resources for 8,000
years (Snyder, pers. comm., 2017). The Federal government has recognized over ten historic tribes that
have Sacred Sites and Traditional Cultural Properties on the area (Snyder, pers. comm., 2017). As
detailed in Petit’s (2016) description of the cultural history of the area, Manitou Springs has been
visited and honored by Native American tribes for many thousands of years. These first people came
for healing and revitalization, attracted by the mineral waters. Forage, game and clear waters were
plentiful, and the land was highly prized. The Ute people were among the first groups to use the area.
The tribe followed a distinct seasonal pattern of hunting and gathering, interspersed with ceremonies
designed to ensure success in these activities as well as to maintain harmony with the natural world. In
autumn, several bands would travel together to Manitou, where they made offerings to the spirits of
the springs for good health and good hunting before continuing east in search of buffalo. The soothing
effects of the mineral water on sour stomachs and dry skin attracted not only the Utes, but also the
Cheyenne, Arapaho, and other Plains tribes.
The Property has cultural and historical significance, and the adjacent Garden of the Gods Park is
known to have been a historic meeting place for numerous Native American tribes (City of Manitou
Springs, 2015). Cultural significance may result from its direct alignment with Pikes Peak and Garden of
the Gods Park, both of which are sacred spaces for Ute tribes (Petit, 2016). Proximity to the springs at
Manitou makes it likely that ancestral Utes and others traveled the area to access ceremonial areas.
The Property is presently of interest to Ute Tribal Elders due to the potential for artifacts and other
cultural resources (City of Manitou Springs, 2015). According to John W. Anderson (2015), author of
“Ute Indian Prayer Trees of the Pikes Peak Region,” there are potentially rare, culturally modified
‘Prayer Trees’ on the Property. The undisturbed nature of the land, age of the trees, and location of
high ground directly between Pikes Peak and the Garden of the Gods Park makes preservation of this
land vital for future study and documentation of cultural values.
According to Harrison (2016), European settlers, many of them gold prospectors, played a major role in
developing the town. People were drawn to this mountain health resort seeking the therapeutic
mineral springs and the clean, dry air. Plans for a railroad from Denver to Mexico, and the potential of
the medicinal springs as the centerpiece for a European-style health resort, spurred the establishment
of Manitou Springs in 1871. By the 1890s, the resort town boasted of seven grand hotels. Smaller
hotels, boarding houses, and summer rental cottages were also available for the thousands of visitors
who came each season. Manitou Springs remains a popular tourist attraction. The formation of a
National Historic District in the 1970s encouraged the restoration of neglected structures, and an art
colony began to grow in the town’s idyllic setting. The mineral springs, which were ignored for many
years, were renewed by the creation of the Mineral Springs Foundation in 1987.
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GOALS
Goals for Black Canyon Road Open Space provide context and guidance for management as described
within this Land Stewardship Plan. Goals for this Property were derived from established goals in the
Red Mountain Open Space Plan, and through conversations with the Manitou Springs Open Space
Advisory Committee. Goals may be achieved through implementation of measurable and attainable
actions, which are identified in the Resource Management and Plan Implementation section of this
report. Plan Goals are broken down into four resource areas including recreation and education,
relatively natural habitat, open space, and historic and cultural resources. The Goals describe the
general intentions for the Property within each resource area.
RECREATION AND EDUCATION
1. Provide quality outdoor recreation opportunities for the public while maintaining the resource
base and adhering to the Deed of Conservation Easement.
2. Accommodate visitor safety.
3. Utilize open space properties to educate visitors about local and regional cultural history.
4. Increase visitor understanding and awareness of natural resources management issues.
RELATIVELY NATURAL HABITAT
1.
2.
3.
4.

Maintain or enhance the health, vigor, and diversity of native ecological communities.
Maintain or enhance wildlife habitat.
Restore degraded ecological communities.
Improve wildfire preparedness and mitigate the risk of wildfire.

OPEN SPACE
1. Maintain and uphold open space and scenic conservation values defined in the Deed of
Conservation Easement.
2. Provide recreational opportunities and increase trail connectivity to surrounding areas and
regional trail projects.
3. Maintain a positive relationship with adjacent landowners, land managers, and agencies.
4. Mitigate resource degradation, hazards, and expenses associated with transient populations.
HISTORIC AND CULTURAL RESOURCES
1. Preserve and maintain the cultural and historical significance of the Property.
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HOW TO USE THE PLAN
This Plan is a working document that is intended to identify stakeholder priorities and establish
linkages between goals and actions while providing useful information for setting priorities. This plan
should be reviewed and revised every five years. At the time of revision, the Plan should be used to:
1. Establish new or update existing goals for Black Canyon Road Open Space and ensure that all
proposed or revised actions support those goals.
2. At the time of the revision, document existing conditions of resources as they relate to
proposed use and management of the Property.
3. Outline resource management recommendations for new or unresolved resource concerns.
4. Set priorities for management.
5. Establish or update monitoring protocols for the status of resources on the Property.
6. Communicate information to interested parties.
PLANNING PROCESS
The City of Manitou Springs retained Blue Mountain Environmental Consulting (BMEC) to assist in the
development of the Black Canyon Road Land Stewardship Plan. The development of the Plan began in
the fall of 2016 subsequent to property acquisition by the City and completion of the Black Canyon
Road Conservation Easement Baseline Report (Appendix B). The first step of the process began with a
site visit on February 24, 2016, which was conducted during the Baseline Report preparation. A
subsequent meeting with Wade Burkholder, the City of Manitou Springs Planning Director, was held on
September 7, 2016 to discuss management goals, issues, and concerns. The BMEC team also
participated in two Open Space Advisory Committee meetings via teleconference to further discuss
project needs and priorities. BMEC completed a draft Black Canyon Open Space Land Stewardship Plan
in February of 2017. This final plan incorporates comments and revisions from Manitou Springs
planning staff, the Open Space Advisory Committee, City of Manitou Springs Police Department, City of
Manitou Springs Fire Department, and the Palmer Land Trust, which holds a conservation easement on
the Property.
PLAN GUIDANCE
Manitou Springs has established open space land stewardship guidance in the Red Mountain Open
Space Land Stewardship Plan 2010-2015 (ERO Resources, 2010) on open space acquisition,
management, and planning. BMEC applied these existing policies to the development of the Black
Canyon Road Open Space Land Stewardship Plan. Policies and goals relative to the visual environment,
open space, and natural resources translate into specific management actions. The Deed of
Conservation Easement (Appendix A), Manitou Springs Forward: A Vision & Planning Guide (City of
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Manitou Springs, 2012), City of Manitou Springs Parks, Open Space, and Trails Master Plan (City of
Manitou Springs, 2016), and El Paso County Parks Master Plan (El Paso County, 2013) are the principal
planning documents that would provide both specific and overall guidance for management of the
Property. Identified below are the regulations, statements, designations, and policies from these
documents that apply to this Property and the Plan.
RED MOUNTAIN OPEN SPACE LAND STEWARDSHIP PLAN
The Red Mountain Open Space Land Stewardship Plan (Land Stewardship Plan) established land
stewardship guidance for city open space properties and was used as a basis for this Plan. The
objectives of the Land Stewardship Plan that relate directly to the development of this Plan include:
•

•

The “[…] ecological and community goals that provide the philosophical basis for the
development of past, current, and future management actions […]” for city-managed open
space.
The “[…] goals, objectives, and recommended actions [to] formalize existing practices in the
City of Manitou Springs,” and the “suggest[ion] [of] a long-term direction [that] will require
more specific site plans and design work to implement.”

The Land Stewardship Plan recognizes the need for flexibility and revisions in the determination and
application of management and monitoring goals as the environment, circumstances, and
opportunities change for the open space property. This recognition of possible alteration of goals and
opportunities is assumed for this Plan as well, and most of the Land Stewardship Plan goals,
management, and monitoring actions apply directly to the Property with some site-specific exceptions.
DEED OF CONSERVATION EASEMENT
The Deed of Conservation Easement (Appendix A) outlines the conservation values of the Property and
specifies the prohibited and permitted uses of the Property. The Deed should always be referenced
prior to undertaking any actions that may alter the site.
MANITOU SPRINGS FORWARD VISION AND PLANNING GUIDE
This guide has been adopted by the Manitou Springs City Council as the City’s Comprehensive Plan.
Specific areas of the guide’s visions include actions that may apply to the Property, and should be
consulted during planning endeavors for the Property.
•

Health and Well-Being:
o Actions - “Protect, promote and improve our natural assets so that residents and visitors
enjoy our first-class recreation opportunities, […] and walking trails.”
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•

•

•

o Assets, Strengths & Values – “Natural Environment: parks, trails for bikers and hikers,
horses […]”
Historic Preservation:
o Actions – “Preserve and restore Manitou Springs’ […] landscapes and other structures
while encouraging adaptive use that is sustainable and creative.”
o Assets, Strengths & Values – “[…] We embrace our diverse history, including American
Indian history.”
Natural Environment:
o Actions – “Promote green management of parks (use of organic techniques for pest
control and management of city parks and creeks).”
o Actions – “Preserve, protect, connect and manage the growth of our trail systems, open
spaces and view sheds.”
o Assets, Strengths & Values – “We value outdoors;” “Geography: open space, trails,
mountains, water, natural beauty, climate, wildlife, Pikes Peak;” “Environmentallyconscious;” “Bike-friendly”
Transportation:
o Assets, Strengths & Values – “Walkable community with many trails – promotes healthy
lifestyle, […] people value outdoors, […] excellent trails with existing plan east-west end
trail, networks, 300 acres of open space, quality of life enhancement.”

CITY OF MANITOU SPRINGS PARKS, OPEN SPACE, AND TRAILS MASTER PLAN
This master plan is a consolidated plan for the city’s urban and rural parks, trails in and around the city,
and open spaces managed by the city. The intent of the plan is to “(s)et the course for the future […],
(i)dentify community values and issues […], (s)et a community direction […],” and “(c)reate a plan that
provides the framework for long-term management and stewardship of Manitou Springs’ outdoor
resources.”
This document applies directly to the use and management of Black Canyon Road Open Space. The
section of the document that is relevant to the Property is ‘D. Open Space and Natural Areas Analysis
and Plan’ which “[…] provides an overview of the City’s open space program, existing open space
resources, and recommendations [to] continue to expand the open space system over time.” This
document should be consulted during the planning and implementation stages of uses of the Property.
EL PASO COUNTY PARKS MASTER PLAN
The updated parks master plan from El Paso County describes the “[…] need for additional recreational
opportunities and efforts to protect some of the county’s distinctive landscapes,” and the county feels
that “(w)ithin this remarkable setting, residents and visitors value and enjoy the parks, open space,
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trail, and recreation opportunities that the natural environment supports […].” Several of the plan’s
chapters discuss trails and include descriptions and plans for the county’s regional trail system, which
could possibly connect to the Property. The county plan also discusses the importance and
maintenance of viewsheds “[…] and well-known landmarks such as the Garden of the Gods outcrop
along the edge that marks the transition between mountains and plains.” Due to the location of the
Property, the El Paso County Parks Master Plan should be incorporated into Property planning.
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EXISTING CONDITIONS
Existing conditions are detailed in the Black Canyon Road Conservation Easement Baseline Report
(Appendix B) which includes numerous project maps, site photographs and technical information
relating to all natural resources present on the Property. Brief summaries are provided below, with
additional information regarding resources and conditions not detailed elsewhere. The Baseline Report
identifies the existing conditions and conservation values of the Property. Goals, objectives and
management directions to maintain and enhance those conditions and values are described in this
Plan.
RECREATION AND EDUCATION
At the date of the baseline study (March 2016), the Property was privately owned vacant land and was
not being used for grazing, recreation, or forest management activities. There was no legal access to
the Property by the public. Likewise, there were no educational kiosks, interpretive signage or
literature available at the site or online.
RELATIVELY NATURAL HABITAT
Relatively natural habitat results from the interactions of geology, soils, climate, vegetation and
wildlife, as well as factors that disturb an ecosystem, such as wildfire. The Relatively Natural Habitat
portion of the Baseline Report identifies existing conditions and special considerations such as noxious
weeds and threatened or endangered species. Additional information regarding wildfire is described in
the Plan, as it was not addressed in the Baseline Report.
WILDFIRE
Black Canyon Road Open Space is dominated by shade intolerant vegetation characteristic of the
southern Rocky Mountain ecological system. The predominant vegetation is Pinyon-Juniper Woodland,
which is characterized as Fuel Model 6 by “Aids to Determining Fuel Models for Estimating Fire
Behavior” (Anderson, 1982). Fires that occur in this (vegetation) fuel type may carry through to the
shrub layer where foliage is more flammable. Fire may drop to the ground at low wind speeds or within
openings in the stand. It is likely that the Property has experienced fire in the past 100 to 150 years.
The necessity of mitigation would best be determined in the context of a Community Wildfire
Protection Plan.
WILDLIFE
Ranging in elevation from 5,100 feet to 14,115 feet, El Paso County supports wildlife with an extremely
diverse range of habitats and provides potential habitat for 16 special-status species, although none of
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them were observed on the Property during the evaluation for the Baseline Report (NDIS, 2013). There
is also suitable habitat for 35 game species including big game, furbearer, small game bird, small game
mammal, and other game species (NDIS, 2013). The Property has been under private ownership and is
undeveloped; therefore, wildlife values are enhanced. The greatest wildlife value on the Property
consists of the diverse range of avifauna that can be found on or adjacent to the Property. The primary
conservation concerns in the area include habitat loss, alteration and fragmentation. A comprehensive
list of wildlife species, their probability of occurrence and their abundance, a list of special-status
species and their status, as well as a list of potential game species, are provided in the Baseline Report
in Appendix B.
OPEN SPACE
Manitou Springs boasts ownership of, and proximity to, a great abundance and variety of local and
regional trails including those found on Red Rock Canyon Open Space, the Intemann Trail, Red
Mountain Trail, Midland Trail, Iron Mountain Trail, Waldo Canyon Trail, Ute Pass Trail, and the Manitou
Incline Trail. Many of these trails are heavily used by local and regional recreationists, and some have
been impacted by the 2012 Waldo Canyon fire and subsequent floods. The proposed recreational use
of the Property will facilitate the long-held vision of a trail network on the northern boundary of the
City of Manitou Springs that would connect to the existing regional trail network on the west, south,
and east sides of town, and the El Paso County and Colorado Springs trail network to the north. Open
Space addresses underlying public policies, scenic qualities, and significant public benefits that are
discussed in detail in the Baseline Report. Additional information regarding adjacent land uses and
transient populations are discussed here.
ADJACENT LAND USES
Conservation and low-impact recreational uses are compatible with surrounding land uses, as this
parcel adjoins the Garden of the Gods Park (see Figure 2). Other nearby parcels are undeveloped or
developed for residential purposes.
TRANSIENT POPULATIONS
Two homeless camps were observed on adjoining property, and a third was discovered in the
Property’s interior. Debris associated with these habitation sites included tents, blankets, sleeping
bags, domestic trash, and rubbish. Homeless camps are reportedly a major cause for concern for the
City (Burkholder, pers. comm., 2016).
Many characteristics make Colorado and El Paso County an appealing place to live: an active lifestyle,
world-class mountains, and a comfortable climate, among others. This potential lifestyle entices many
to Colorado, those with and without homes.
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The 2015 estimate for El Paso County has 11.8% of people living at or below the poverty level (US
Census Bureau, 2014). As reported by Jakob Rogers (2015), the 2015 annual Point-In-Time homeless
survey, conducted by the Pikes Peak United Way, tallied 1,073 people sleeping outside, in a vehicle, in
a shelter, or in a transitional housing program the night of Jan 25, 2015. This number can be compared
to 1,219 taken on January 26, 2014. The 2015 survey did not take into account 160 people from two
transitional housing programs that were counted in 2014, indicating very little change in the number of
homeless since last year (Rodgers, 2015).
Since 2008, home prices have risen by 5 percent and rent prices have risen 26.7 percent, according to
the Colorado Springs Business Journal (2016), leading to a massive affordable housing shortage and
contributing to homelessness. The majority of Colorado Springs renters report paying more than 30
percent of their income for housing in 2015 (CSBJ, 2016).
As reported by Kevin Fagan (2014), cities like Salt Lake City and San Francisco have aligned themselves
with the goal of “[…] healing people enough so that they can move onto productive lives […]” when
they began their 10 year plans to end chronic homelessness in 2004 and 2005. Along with this goal was
the commitment of spending money on housing and counseling for homeless populations. Salt Lake
City spent $40 million dollars on homeless housing in recent years, creating housing coupled with
counseling that was very attractive to transient people. Before the investment, both cities had 3,000
homeless people on the streets; today Salt Lake City has 400 people living full time on the streets and
San Francisco has about 2,000. These statistics indicate that a housing-first policy can bring about
significant change (Fagan, 2014).
In a discussion with Mr. Fagan (Fagan, pers. comm., 2017), he described Seattle and Portland having
had some success with tent cities, while San Francisco and Oakland have not. This approach presents
challenges because it permits dysfunctional groups to cohabitate, thereby increasing tensions.
However, these groups are more easily monitored by police and social services. In some instances, tent
cities collapse due to internal dysfunction after about a year.
Tiny homes have become an increasingly popular homeless housing solution in cities like New York and
San Francisco. The typical cost for building supportive housing is around $300,000 per housing unit;
tiny homes can cost as little as $20,000 for a 250 to 500 square-foot home. Hygiene facilities are
usually communal for these homes. In Portland, Oregon for example, “It costs about $60,000 a year to
leave someone in the street absorbing police, medical, sanitation and other expenses, but about
$15,000 to $20,000 to keep someone in supportive housing” (Fagan, 2017). Surveys in New York City
indicate that very few homeless people prefer government camps, and very few survey participants
wanted to live in a mission or shelter.
Transients taking refuge on open space properties has led to natural resource degradation and wildfire
incidents around the state; most notably the Cold Springs fire in Boulder County in July 2015 which
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burned 528 acres (BOEM, 2016) and cost over 1.7 million dollars to fight (Shiff, 2016). According to the
National Park Service, “As many as 90 percent of wildland fires in the United States are caused by
humans” (NPS, 2017). Communities feel the same way about this issue all across the nation (Shiff,
2016).
In a June 2016 article written by J. Adrian Stanley (2016) in the Colorado Springs Independent titled “5
surprising facts about homeless camps,” Colorado Springs Homeless Outreach Team officer Brett
Iverson explains that approximately forty percent of the people the team encounters on the streets
now are under the age of thirty-five. Furthermore, he explains that many of these young homeless are
not interested in the help or services that are available, choosing homeless camping instead. New
shelters are opening up around Colorado Springs but they likely will not entice young transients to
utilize them (Stanley, 2016).
In a second article in the Colorado Springs Independent (Stanley, 2016), District Ranger Oscar Martinez
for the U.S. Forest Service's Pikes Peak Ranger District explains that, “Each transient camp cleanup site
is costing anywhere from $700 to $1,000 to restore, eating into a limited budget that could go to other
priorities, like fire mitigation.” He also explained that about four new transient camps had been found
in the forest every week in the summer of 2016.
It should be noted that there are conflicting approaches to dealing with homelessness. The above
information on homelessness in Colorado Springs and across the nation, was provided based on the
proximity to Manitou Springs and relevance to the issue of transient camps on the Property. The
Manitou Springs Police Department has a Standard Operating Procedure in place based on the
department’s LEEP program that includes four components: locate, enforce, eradicate, and prevent
homeless camps in conjunction with volunteers for Keep Colorado Springs Beautiful (Sun, 2016).
HISTORIC AND CULTURAL RESOURCES
There is a historic wagon road on the Property, crossing from southeast to northwest, which was used
for travel at the turn of the century (See Figure 1). The wagon trail remains apparent today and is
marked with hand-placed boulders (Figure 3). Native American artifacts have been documented on the
Property, and the wagon trail and associated stone circle features should be documented to
federal/state standards with recommendations as to "significance" under the National Historic
Preservation Act. The wagon trail and other cultural resources are described in the Baseline Report but
not detailed as to their historical or cultural significance or importance. The Property is not included in
the National Register of Historic Places inventory submitted by the City in October 1982 and approved
in 1982 and 1983, nor is it listed separately in the Colorado State Register of Historical Properties
(History Colorado, 2017).
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Figure 3. The historic wagon trail on the Property.
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RESOURCE MANAGEMENT AND PLAN IMPLEMENTATION
This section of the Plan describes specific actions that should be undertaken to achieve desired
outcomes. Goals stated in the introduction section of this report are here translated into measurable
and obtainable objectives which fall into the four broadly defined resource areas (recreation and
education, relatively natural habitat, open space, and historic and cultural resources). The following
discussion follows the established format of the Red Mountain Open Space Land Stewardship Plan
(ERO Resources, 2010). As stated previously, “All management actions shall be carried out in
accordance with the conservation easement held by the Palmer Land Trust. Manitou Springs must
notify the Palmer Land Trust in writing prior to undertaking certain activities not less than sixty (60)
days prior to the date that Manitou Springs intends to undertake the activity. Refer to the Deed of
Conservation Easement for restrictions, limitations and other requirements” (ERO Resources, 2010).
Implementing the Plan will require identification and prioritization of management actions to
accomplish management objectives to reach goals. These prioritized management actions should
continue to be reviewed on an annual basis to determine annual work programs given budget and staff
constraints. Implementation of the Plan also needs to be balanced with other resource needs
throughout the open space system. Many of the management actions will be implemented within the
first few years of approval of the Plan, while others will take many years to accomplish. Most
management actions will be ongoing, both short and long term, representing considerable investments
of time and energy.
For organizational purposes, the resource goals discussions and tables are arranged in order relevant
to the Existing Conditions section. Within the tables, the first column summarizes the management
goals, objectives, and recommended actions. The second column describes timing to accomplish an
action. Definitions for timing in the second column are as follows:
•

Short-term actions (S) should take less than one year to accomplish.

•

Long-term actions (L) will take more than one year once they have been started.

•

Ongoing actions (O) will continue over time and may involve considerable resources.

The third column in the table prioritizes specific management actions. Management actions have been
evaluated and prioritized as “high,” “medium,” and “low” importance. Criteria for prioritization include
the urgency, importance, and relationship of each action to other resource goals, objectives, and
actions. Other considerations include community need, legal requirements, budget, and personnel.
Definitions for priority in the third column are:
•

High priority actions (1) should be accomplished first. These management actions are
considered extremely important to the protection of the conservation values of the Property.
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High priority actions are directly related to the accomplishment of other resource objectives
and goals.
•

Medium priority actions (2) are considered important, but not urgent, and meet a combination
of other resource goals and objectives.

•

Low priority actions (3) are less important, and are not considered critical to resource
protection. Low priority management actions do not have to be completed in the immediate
future and primarily fulfill a specific resource goal or objective.

RECREATION OR EDUCATION
The city of Manitou Springs intends to utilize the Property for public open space and to provide a
critical trail linkage between local trails on the west, south, and east side of town, and to a regional
trail network to the north. The City has recently completed the update of a parks and trails master
planning process, the outcome of which is the Manitou Springs Parks, Open Space and Trails Master
Plan, outlining recreation priorities for the city (City of Manitou Springs, 2016). The document affords
the city a planning structure in place for trail planning, alignment, and management at a holistic and
systematic level.
The City intends to construct a soft-surface trail on the Property that will provide recreation and
educational opportunities, and link to other regional trails in the open space system. Based on the
original purchase agreements and the City’s master plan, it is reasonable to expect that a trail will be
developed to follow the historic wagon route connecting Garden of the Gods Park and the city
(Burkholder, 2015; City of Manitou Springs, 2016). “In addition to trails, the City is very interested in
the potential for the land to serve as an open air classroom for historical, cultural, biological, and
geological purposes” (City of Manitou Springs, 2015). Table 1 is a prioritized list of management actions
for recreation and education goals, objectives, and actions that take into account intended uses while
also maintaining the high quality of the natural resources, and the importance of the historic and
cultural resources, on the Property.
Table 1. Recreation and education goals, objectives, and actions.

Goal 1: Provide quality outdoor recreation and education opportunities to the
public while maintaining the quality of the natural resource base.
Objective: Design and build trail infrastructure in accordance with the
Trail Construction and Maintenance Notebook 2007 Edition (US DOT,
2014) or similar guide.

Timing

Priority

S

1
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Action: Consult and collaborate with local advocacy and user
groups regarding design and intended use.

S

1

Action: Link Black Canyon Road Open Space trails with other
regional trails where possible.

L

2

Timing

Priority

S

1

S

1

L

2

L

2

Timing

Priority

S

1

S

1

Timing

Priority

S

1

Goal 2: Accommodate visitor safety.
Objective: Disseminate safety information to the public
Action: Provide trail maps with safety information regarding
navigation, weather, hydration, venomous snakes, potential
predators, and site hazards; at trailheads and online.
Objective: Maintain the physical safety of visitors.
Action: Maintain trail infrastructure, remove trash and debris as
necessary, and occasionally patrol with paid or volunteer staff.
Goal 3: Utilize open space properties to educate visitors about local and
regional cultural history.
Objective: Provide comprehensive and cohesive messaging regarding
cultural resources and local history.
Action: Prepare and disseminate information via the City
webpage, chamber of commerce, at trailheads, and other venues.
Goal 4: Increase visitor understanding and awareness of natural resource
management issues.
Objective: Provide comprehensive and cohesive messaging regarding
natural resources and management of the local environment.
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Action: Prepare messaging and disseminate as described for Goal
3.
Goal 5: Minimize conflicts between recreational users.
Objective: Promote trail etiquette.
Action: Use signage, code enforcement officers, and volunteer
programs to educate visitors.
Objective: Encourage appropriate access and use.
Action: Use educational materials at trailhead and on the City
website to educate visitors

S

1

Timing

Priority

S

1

S

1

S

2

S

2

RELATIVELY NATURAL HABITAT
In accordance with the Deed of Conservation Easement, the property will be managed and maintained
to support relatively natural habitat conservation values. Conservation values are related to biotic and
abiotic attributes of the site, primarily geologic features, vegetative communities, and wildlife
habitat. Future management of the property will maintain these values by limiting development and
habitat fragmentation per the terms of the Deed, as well as management of undesirable species that
can disrupt native ecology. The proposed trail construction will have minimal impacts on conservation
values. Management of wildfire hazard is a public safety and water quality issue.
Wildfire mitigation efforts usually consist of creating openings and pathways that break up continuous
stands. On average, the desired size of openings is such that individual tree limbs do not touch their
neighbors, or to allow for up ten feet between crowns. The goal is to limit the horizontal transfer of a
fire. Creating spacing amongst a dense forest also reduces competition and allows more space for
remaining trees to grow.
Effective wildfire mitigation also aims to reduce the vertical continuity of vegetation. Often referred to
as ‘ladder fuels,’ vegetation with vertical continuity allows a surface fire to burn into the branches and
crowns of trees. Ladder fuels are relatively easy to mitigate by either removing all the vegetation below
the canopies of trees or pruning shrubs and tree branches up to ten feet above the ground or one-half
the height of the plant. It is important in the planning phase of any mitigation project to consider how
best to deal with the slash that is generated.
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Landscapes with heavier fuel loadings (brush and trees) are considered more hazardous and more of a
contributor to fire intensity than those with lighter fuels (grasses). Fuels with a high degree of vertical
and horizontal continuity are highly susceptible to intense crown fires, particularly when occurring on
slopes. Although mitigations across the Black Canyon Road Open Space would make sizable
contributions to reducing the potential for an intense burn on the landscape, it may not be practical or
financially feasible. As such, prioritizing clearing along trails, and in creating areas where fire resources
could anchor or engage a fire on the Property, may represent an alternative approach. If areas on the
Property are known to be locations where transient populations may congregate, mitigation of the
vertical and horizontal arrangements of fuels may be warranted to limit the potential for a wildfire
similar to the 2016 Cold Springs Fire outside Nederland, Colorado, which was started by transients.
Appendix C details the specific mitigation suggestions reflective of the types of vegetation found on the
Property.
WILDFIRE AWARENESS
Creating awareness of the risks and potential for wildfire is a relatively easy task that can leverage
existing outreach tools such as social media and fire or recreation-orientated websites. Perhaps one of
the most familiar means by which wildfire risk has been communicated is the use of the National Fire
Danger Rating System (USFS, 2016), commonly displayed on roadside signs in National Forests and
some fire-prone areas. This system rates fire danger as a broad scale assessment. It describes
conditions over large areas that reflect the potential for a fire to ignite, spread, and require
suppression action. Ratings are also descriptive of the relative severity of the current fire danger
situation in a general area. Fire risk is communicated simply by use of colors and single-word adjectives
such as low (green), moderate (yellow), and high (yellow). Commonly, rating signs also include very
high (orange) and extreme (red,) for a total of five levels.
Wildfire danger rating signs are common in National and State forests and lands managed by the
Bureau of Land Management, as well as local fire protection district response areas. The intended
purpose of the signs is to create awareness of the risk for a wildfire within that specific local
community. As such, rural firefighters or designated community members are tasked with maintaining
the sign so that it reflects daily fluctuations in risk level. Installation of wildfire danger rating signs on
trailheads within the Property would be a relatively low cost outreach effort, though commitment
needs to be made to update it daily. Once these signs are in place, and updated daily during fire
season, they could be utilized on Open Space, City of Manitou Springs, and Fire Department websites
and social media postings. Furthermore, websites and other sources where visitors obtain local
information could also display current fire danger risk.
Table 2 is a prioritized list of management actions to accomplish relatively natural habitat goals,
objectives, and actions.
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Table 2. Relatively Natural Habitat goals, objectives, and actions.

Goal 1. Maintain or enhance the health, vigor and diversity of native ecological
communities.

Timing

Priority

O

2

Action: Survey the perimeter of the Property for noxious and
undesirable species; map findings.

O

2

Action: Conduct an annual survey of trails (once constructed) for
noxious and undesirable species; map findings.

O

2

Action: Implement an integrated noxious weed management plan
for target species and populations. (Recommended treatment for
locally identified species is provided in the Baseline Report in
Appendix B.)

O

3

Action: Reclaim disturbed areas and compacted soils as necessary
to limit weed invasion.

S

2

Action: Use certified weed free materials when conducting site
restoration.

O

1

Action: Clean all construction equipment to be used on site prior to
site use.

O

2

Action: Collaborate with County Weed Control Supervisor.

O

3

Timing

Priority

S

1

Action: Develop a Community Wildfire Protection Plan that
encompasses lands within City of Manitou Springs jurisdiction.

S

1

Action: Create a wildfire awareness tab on the county website.

S

1

Objective: Manage noxious species.

Goal 2. Improve wildfire preparedness and mitigate the risk of wildfire.
Objective: Encourage community-wide wildfire preparedness.
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Action: Provide wildfire hazard rating and prevention information
at trailheads, on maps, and on the City’s webpage.

S

2

O

2

Action: Implement transient management practices to mitigate
potential or accidental wildfire ignitions.

O

2

Action: Consider thinning hiking trails to Colorado State Forest
Service Shaded Fuel Break guidelines to provide access and egress
routes in the event of an emergency, and to create space from
which firefighters may work given a wildfire on the property.

O

3

L

2

L

2

Timing

Priority

S

1

Action: Manage noxious weeds as described above. Where possible,
utilize mechanical and cultural means of control in place of
chemical control. When chemical control is warranted, utilize spot
application over broadcast spraying.

O

2

Action: Integrate wildlife movement corridors into City and regional
planning.

S

1

Action: Avoid site activities during nesting season for avifauna
(between early April and mid-July). Educate visitors as to the types
of uses and behaviors that are sensitive to breeding birds.

O

1

Objective: Take active steps to mitigate the risk of wildfire.

Objective: Consider wildfire emergency response feasibilities.
Action: Incorporate appropriate emergency vehicle access into
parking area design. Where possible, create turnouts large enough
to accommodate emergency vehicles.
Goal 3. Maintain or enhance wildlife habitat.
Objective: Integrate sensitive wildlife habitat considerations into all
management planning.
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OPEN SPACE
With regard to Open Space, principal goals include development of public access to the Property,
maintenance of scenic values, and active involvement with responsible agencies for management of
transient encampments on the Property. Table 3 provides goals, objectives, and actions that are
intended to fulfill principal goals while mitigating threats that could diminish values.
Table 3. Open Space goals, objectives, and actions.

Goal 1. Maintain and uphold open space and scenic conservation values
defined in the Deed of Conservation Easement.
Objective: Maintain compliance with the Deed of Conservation
Easement requirements for preservation of resource values.
Action: Refer to the Deed of Conservation Easement for
restrictions, limitations, and other requirements prior to
undertaking action for or on the Property.
Goal 2. Provide recreational opportunities and increase trail connectivity to
surrounding areas.

Timing

Priority

O

1

O

1

Timing

Priority

Timing

Priority

O

1

O

1

Timing

Priority

See Recreation and Education section and corresponding table.
Goal 3. Maintain a positive relationship with adjacent landowners/land
managers and agencies.
Objective: Initiate and maintain open communication between
stakeholders.
Action: Correspond with interested parties, stakeholders, and the
public regarding proposed actions.
Goal 4. Mitigate resource degradation, hazards, and expenses associated with
transient populations.
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Objective: Seek advice and assistance to develop an action plan for
transients using the Property.

O

1

Action: Work with the Manitou Springs Police Department to
initiate their LEEP program on the Property.

O

1

Action: Enlist community support and local problem solving by
educating the community about the circumstances.

L

2

Action: Solicit input from the National Alliance to End
Homelessness, stakeholder groups, residents, businesses, city
officials and homeless persons, when needed.

S

1

Action: Collaborate with the Colorado Springs Homeless Outreach
Team.

S

1

Timing

Priority

O

3

L

2

Goal 5. Promote Open Space programs to the public.
Objective: Align publicly supported open space goals and actions from
existing plans with management of the Property.
Action: Act on updated objectives and actions from the current
Manitou Springs POST Master Plan to develop an overarching
policy and framework regarding open space resources, including
recreational infrastructure, resource management, cultural
history, and homelessness.

HISTORIC AND CULTURAL RESOURCES
In conversations with the Planning Department and the Open Space Planning Committee, it was
determined that adequate funding does not currently exist to address evaluation and management of
cultural and historical resources at this time. Should resources become available in the future,
management recommendations can be developed and integrated into an update of the Plan.
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Alternative sources of support may come from local historical societies, Native American groups,
cultural grants, related college departments, or volunteers.
Table 4 is a partial list of management actions for historic and cultural resources goals, objectives, and
actions.
Table 4. Historic and Cultural Resources goals, objectives, and actions.

Goal 1. Preserve and maintain the cultural and historical significance of the
Property.

Timing

Priority

S

1

Action: Conduct a site and literature review of cultural and
historical resources, or contract for a Cultural Resource Survey to be
undertaken (as funding permits or in conjunction with other
organizations).

S

1

Action: Prepare an assessment that addresses cultural,
archeological, or paleontological resource impacts prior to
undertaking site activities such as trail construction.

S

1

Action: Archive findings and notify Open Space Planning
Committee.

S

2

Action: Integrate results into the Plan as appropriate.

S

2

Objective: Minimize potential impacts to cultural or historic resources on
the Property.
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MONITORING
The monitoring discussion follows the format and content of the Red Mountain Open Space Land
Stewardship Plan based on its acceptance by the Planning Department and a desire for continuity for
ease of implementation. The following section is adopted from the ERO report in whole (ERO
Resources, 2010; p. 30), with changes incorporated to apply specifically to Black Canyon Road Open
Space.
Annual stewardship monitoring is conducted in partnership with the Palmer Land Trust
under the terms of the Deed of Conservation Easement (Appendix A). The monitoring
process is documented (i.e., reports, photographs, and maps) and tracked.
Documentation generally includes site conditions relative to the enforceable terms of
the Deed.
Additional resource monitoring beyond the enforceable terms of the Deed should be
performed to determine how well management objectives and goals are being met.
Monitoring becomes a key element in order to measure success, and provides a
feedback mechanism for decision-making that keeps the Plan active and adaptive.
Monitoring provides information on what changes are occurring on Black Canyon Road
Open Space. Some resources may experience adverse impacts, resulting in a change in
management strategy. Other resources may improve because of specific management
activities. Monitoring of recreation impacts (e.g., visitor use patterns, user conflicts, and
the creation of social trails) should also influence access and recreation management
choices. Techniques for monitoring on the Property may include photo monitoring,
vegetation mapping, and visitor surveys.
A photo journal of the changing conditions over time is an inexpensive and easy way of
monitoring. The process of photo monitoring includes regularly taking photographs
from the same locations on the Property to detect changes over time. Comprehensive
photo monitoring should occur again prior to trial maintenance, for example, in order to
track progress. The photo point map and photographs collected for the Baseline Report
can be used for the initial program development and first step towards long-term
monitoring.
The monitoring of specific resources should be performed on a periodic basis. Some
monitoring actions are ongoing and occur through standard patrol activities. Others
need to be scheduled several times a year (e.g., visitor use, transient evaluations, and
vandalism), annually (e.g., erosion), or every five years (e.g., detailed weed mapping).
Other monitoring may be triggered by particular events (e.g., flood or wildfire) or
management actions (e.g., large-scale tree thinning, trail development). Table 5 is a
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summary of resource monitoring goals and actions included in the Plan and a general
resource-monitoring schedule including frequency and methods. A general monitoring
report should be completed annually (ERO Resources, 2010).
Definitions for frequency in the second column are as follows:
•

Seasonally – monitoring should occur several times a year depending on the resource.

•

Annually - monitoring should occur every year.

•

Periodically – monitoring should occur every three to five years, or as needed depending on the
resource.

Table 5. Summary of resource monitoring actions and general monitoring schedule

Recreation and Education

Frequency

Method

Action: Monitor existing access points for problems
such as social trails, parking along roadsides,
capacity at facilities, and vandalism. Take
appropriate action to mitigate these problems.

Seasonally

Visual Inspection

Action: Monitor visitor use and evaluate
recreational impacts to vegetation, wildlife, and
visual resources.

Annually

Visual Inspection,
Photo points

Action: Collect and compile visitor feedback on
recreational infrastructure and interpretative
literature.

Annually to
Periodically

Survey

Relatively Natural Habitat

Frequency

Method

Annually

Visual Inspection,
Photo points

Soils
Action: Monitor trail erosion and sedimentation
Vegetation
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Annually

Visual Inspection,
Photo points

Action: Survey for establishment of noxious weeds
on or adjacent to the Property.

Seasonally during
growing period and
shoulder seasons

Visual Inspection

Action: Survey for plant species of special concern.

Periodically

Visual Inspection

Seasonally (to
Monthly during fire
season)

Through law
enforcement

Six or more times
per year, as
necessary

Visual inspection

Annually to
Periodically

Visual Inspection,
Photo Points,
Consultant

Action: Assess degree and location of negative
wildlife interactions or impacts due to recreation or
other uses.

Annually

Visual Inspection,
Survey, Through law
enforcement for
human-wildlife
conflicts

Action: Survey for wildlife species of special concern.

Seasonally to
Annually depending
on species

Species specific visual
surveys, if resources
are available

Frequency

Method

Action: Monitor changes in vegetative cover.

Wildfire
Action: Monitor for compliance with open fire
regulations on the Property.

Action: Work with authorities to effect eradication
of homeless camps.

Action: Evaluate fuel loads and structure to estimate
wildfire potential and inform management.
Wildlife

Open Space
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Scenic
Action: Conduct a periodic assessment and photodocumentation of views from established photo
points.

Periodically

Photo Points

As needed; Periodic
research on
proposed
developments

Visual Inspection,
Research

Six or more times
per year, as
necessary

Visual inspection

Seasonally to
Annually

Visual Inspection

Historical and Cultural

Frequency

Method

Action: Monitor and catalog changes to historic
wagon road due to recreational and other uses.

Annually to
Periodically

Visual Inspection,
Photo Points

Frequency

Method

Annually

Summary of all actions

Action: Monitor adjacent development activity.

Transient Populations
Action: Work with authorities and organizations to
effect eradication of homeless camps and provide
alternative services to prevent perpetuating the
problem.
Action: Monitor trash accumulation for timely
cleanup efforts.

Action: (To be determined based on future findings
and priorities.)
General Monitoring
Action: Complete general monitoring report
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APPENDIX A: DEED OF CONSERVATION EASEMENT
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CONTACTS AND BASIC INFORMATION SUMMARY
Property Name
Black Canyon Road

County
El Paso

Baseline Documentation Report Preparer
Blue Mountain Environmental Consulting
937 Mallard Drive
Fort Collins, Colorado 80521

Acreage
33.48

Conservation Easement Address
606 Manitou Avenue, Manitou Springs, Colorado 80829

County Assessors’ Parcel Numbers and Zoning
7404200005: 30.48 acres
7404303021: 3.00 acres

Physical Location
The Property is located along Highway 24, approximately one half mile east of Manitou Springs in El
Paso County, Colorado. It can be accessed by proceeding west from Colorado Springs on Highway
24 towards Manitou Springs. Take the Manitou Avenue exit and turn right onto Manitou Avenue.
Proceed below the Highway 24 overpass. Turn right at the first stoplight onto Garden of the Gods
Place, then right onto El Paso Boulevard and travel under the Highway 24 overpass. Turn left onto
Garden Drive and then take an immediate left onto Black Canyon Road. The Property begins on the
left one half mile prior to the gate for Cedar Heights Subdivision. A Land Ownership Map and
Vicinity Map are provided in Appendix A. There is no formal access to the Property at this time. The
Property is located on the USGS Manitou Springs 7.5-minute topographic map.
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Legal Description
The legal description, in brief, is as follows: the southwest ¼ of the northwest quarter of
Section 4 in Township 14 south, Range 67 west of the 6th Principal Meridian in El Paso County,
Colorado, with exceptions as detailed in the full legal description provided in the Alta Survey in
Appendix E. Minor right-of-way encroachments exist and should be detailed on the final survey
which was not available at the time of this submission.

Project Configuration
The proposed conservation easement consists of two parcels encompassing 33.48 acres.

Methodology and Extent of Investigation
The Property was assessed with a literature review, database searches, interviews and a site
visit. The site visit was conducted February 24, 2016, and included a review of all roads, trails,
prominent features and the Property’s perimeter and interior. Report methodology follows the
suggested format of the Land Trust Alliance and the Trust for Public Lands (Byers and Ponte
2005). This report was compiled and formatted to satisfy the requirements of the Internal
Revenue Service (IRS) with respect to charitable contributions. Qualifications of the preparer
are provided in Appendix C. A list of reference material that has been incorporated is provided
in Appendix D. People interviewed as part of report preparation include the following:
Table 1. Resource contacts.
NAME

ORGANIZATION

CONTACT

Wade Burkholder

City of Manitou Springs Planning Director

(719) 685-4398

Amber Shanklin

Palmer Land Trust

(719) 632-3236
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Executive Summary
Property Summary
The Property is a 33.48-acre parcel located north of the City of Manitou Springs between
Highway 24 and Black Canyon Road in El Paso County, Colorado. The Property will be acquired
by the City of Manitou Springs in the spring of 2016 from the Richard and Robert Craun
Irrevocable Trust with Great Outdoors Colorado funds and City of Manitou Springs Open Space
tax funds. Prior to acquisition by the City of Manitou Springs, the Property was vacant land that
was not utilized for grazing (in recent years), forestry or (permitted) recreation. There have
been no mining or oil and gas development activities and there are no developments other
than defunct fences. The City of Manitou Springs intends to convey to Palmer Land Trust
through a conservation easement the right to preserve and protect the conservation values in
perpetuity. The Property will be included in the City of Manitou Springs Open Space Program; a
trail will be developed and made available to the general public thereby supporting recreation,
education and open space conservation values.

Conservation Values Summary
The purpose of the Black Canyon Road Conservation Easement is to preserve, in perpetuity,
recreation, education and open space conservation values. (The below discussions conform to
Internal Revenue Service § 1.170A-14 format.)
Recreation or Education: The Property has outstanding potential for passive recreational
development and use. Previously in private ownership, the Property will be made available
for recreation to the general public for the first time. It is situated in the Front Range of
Colorado near the small community of Manitou Springs and proximal to Colorado Springs,
the second largest city in Colorado. There are a number of nearby regional tourist
attractions, including Garden of the Gods Park, Cave of the Winds, the Manitou Incline Trail,
Pikes Peak, and Florissant Fossil Beds National Monument, and other attractions in the
Woodland Park area. The City of Manitou Springs Open Space Program intends to construct
a soft-surface trail along a historical wagon trail on the Property.
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Preservation of Open Space: The Property qualifies as open space because it serves
numerous clearly delineated government policies and provides for the scenic enjoyment of
the general public and will yield a significant public benefit.
Clearly Delineated Government Policies: Public policies that support conservation of the
Property include the Colorado Revised Statutes, Colorado Wildlife and Parks and
Outdoor Recreation statutes, the Colorado Department of Transportation statutes,
Colorado Revised Statutes, the Great Outdoors Colorado: Conservation Trust Fund, the
El Paso County Master Plan, the City of Colorado Springs Comprehensive Plan and the
Manitou Springs Open Space Plan and voter-approved Open Space Tax.
Scenic: This conservation project will preserve land for the scenic enjoyment of the
general public because development of the Property would impair the scenic character
of the local landscape and would interfere with a scenic panorama. Conservation is
compatible with surrounding land use as this parcel adjoins the Garden of the Gods
Park, and other nearby parcels are undeveloped or developed for residential purposes.
It will maintain a high degree of contrast, texture and variety within the view shed
because it contains spectacular geologic formations, multi-colored sandstone slickrock,
outcroppings and two cliffs that expose geologic layers. Pinyon-juniper woodlands,
ponderosa pine trees, Gamble oak stands and piedmont grasslands intermingle with one
another on prominent hills providing additional color and texture to the scene. Relief
from urban closeness will be preserved in perpetuity because the Property is situated on
a hill between the City of Manitou Springs and the Cedar Heights community of
Colorado Springs, which is the second largest city in the State of Colorado. Preservation
will ensure separation between urbanized areas and preserve local scenic character. The
Property can be viewed by the general public from a number of locations because it is
situated on a hilltop between two cities with a combined population of more than
400,000 people. It occupies the mid-ground when looking south from the Garden of the
Gods Park and is a prominent component of the view shed when looking to the
northeast from Manitou Springs. It also occupies the foreground views from the heavily
traveled Highway 24. The Property helps to complete the strategic acquisition of
critically developable lands within the view shed of Manitou Springs (Burkholder 2015).
Significant Public Benefit: All contributions made for the preservation of open space
must yield a significant public benefit. These factors include uniqueness, the intensity of
land development in the vicinity, consistency of the proposed open space with public
and private programs, likelihood that development would degrade scenic qualities, the
opportunity of the general public to use the property or to appreciate its scenic values,
importance of the property in preserving a local or regional landscape that attracts
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tourism or commerce, the likelihood that the done will acquire an equally desirable
property, population density in the area and consistency of the proposed open space
use with a legislatively mandated program identifying particular parcels for future
protection.
A number of factors make this a unique conservation opportunity including connectivity
with other conserved lands and scenic properties and geological, historical and cultural
values that have been discussed in previous sections of this report. Additionally, the
Property is the only land the City of Manitou Springs could acquire to provide a critical
trail linkage between local trails on the west, south and east side of town with a regional
trail network to the north. Significant population growth is anticipated for nearby
Colorado Springs thus placing greater demand on all open lands. Nearby Colorado
Springs is the second largest city in the State and the State demography office reports
that El Paso County is grow 0.5% faster than the stated average. This conservation
project is consistent with public programs as the Property adjoins Garden of the Gods
Park, a 1,367-acre park owned by the City of Colorado Springs. The Property was
partially purchased with Great Outdoor Colorado (GOCO) grant funds. The Great
Outdoors Colorado Amendment (Article XXVII of the Colorado Constitution) redirected
lottery proceeds being used for capital construction projects to projects that preserve,
protect and enhance Colorado’s wildlife, park, river, trail and open space heritage.
Additionally, the City of Manitou Springs has an Open Space Program that is supported
by a voter-approved 0.1% sales tax and a 0.8 mils property tax. The Property was
identified by the Open Space Plan as a medium to medium-high priority for acquisition
in 1997. The conservation of the Property aligns with private programs because it occurs
within the Nature Conservancy’s Pikes Peak Priority Conservation Area. Development
of the Property would degrade scenic values because the Property helps to complete
the strategic acquisition (and conservation) of critically developable lands within the
view shed of Manitou Springs. This land will be made available for use by the general
public for the first time once the proposed recreational trail is constructed. The general
public can also appreciate scenic values from Highway 24, Black Canyon Road, Garden of
the Gods Park, the City of Manitou Springs, local and regional trails. There is significant
tourist activity in the area and the proposed recreational use of the Property will
provide critical linkages for heavily used local and regional trail systems. It is unlikely
that the done will acquire an equally desirable and valuable substitute property because
no substitute property is available that offers similar potential for trail connectivity.
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Legal Information
A discussion of reserved rights, restrictions and prohibitions is provided in the Deed of
Conservation Easement in Appendix E.
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PHYSICAL CHARACTERISTICS OF THE PROPERTY
Topography
Located in the foothills of Pikes Peak,
the Property has many surprising
features. Slopes exceed 45% in many
places and there are two short
sandstone cliffs, one running
northwest to southeast near the
northeastern portion of the Property
and a second extending north from
the Property center towards the
southern boundary. Elevation ranges
between 6,540 feet near the
northwestern corner sloping to 6,300
feet near Highway 24 along the Figure 1. Looking north from Highway 24 at steep
southern boundary. A deep ravine is hills, sandstone cliffs and a deep ravine near the
located near the southwest corner southern Property boundary.
that collects runoff from ephemeral
drainages. Topographic features are illustrated on the Site Map provided in Appendix A.

Climate
El Paso County climate is characterized as fairly hot in the summer and cold in the winter. Most
precipitation comes in the summer in the form of thunderstorms. A climate summary from the
Ruxton Park, Colorado, station is provided below. (From http://www.wrcc.dri.edu/climatesummaries/ accessed on February 15, 2016.)
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Table 2. Monthly Climate Summary for Ruxton Park, Colorado from 09/1959 to 01/2015.
JAN FEB MAR APR MAY JUN JUL AUG SEP OCT NOV DEC ANNUAL
Average

Max.

Temperature (F)
Average

Min.

Temperature (F)
Average

Total

Precipitation (in.)
Average

Total

Snow Fall (in.)
Average
(in.)

Snow

34.5 35.6 40.2 47.1 56.8 66.8 71.7 69.2 62.8 53.0 41.5 35.3

51.2

7.6 8.1 13.6 20.7 28.8 36.1 41.0 39.5 32.8 24.5 15.3 8.6

23.0

0.63 0.91 1.84 2.60 2.42 2.35 3.93 3.88 1.84 1.32 0.87 0.91

23.50

10.1 15.2 28.8 28.8 9.9 1.1 0.2

138.6

5

7

8

7

1

0

0

0.0

0

2.5 12.9 13.3 15.7

0

1

3

5

3

Geology

Figure 4. Sandstone formations such as the one
pictured above are common throughout the
Property.

The Property shares geologic features
with Garden of the Gods Park (a National
Natural Landmark) and Red Rocks
Amphitheater
outside
Morrison,
Colorado. According to the National
Geologic Map Database hosted by the
United
States
Geologic
Service
(http://ngmdb.usgs.gov/maps/mapview/),
surficial geology is principally Paleozoic
Rocks of the Fountain Formation from the
Lower Permian and Pennsylvanian
periods, which are about 290 million years
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old. There are also small inclusions of alluvium and colluvium from the Holocene to late
Pleistocene. Eric Billmeyer, instructor of geography and environmental studies at the University
of Colorado, Colorado Springs, noted that the Property provides a unique opportunity for direct
exploration on large conglomerate slabs of exposed Fountain Formation which makes up the
beautiful ramparts that surround Red Rocks Amphitheater (Billmeyer 2015).

Soils
Soil types on the Property were identified on the USDA Natural Resource Conservation Service
Web Soil Survey online portal http://websoilsurvey.sc.egov.usda.gov/App/HomePage.htm). A
discussion of soil types is provided below; soil reports obtained from Web Soil Survey are
provided in Appendix E. The Property encompasses just one soil type; therefore, a soil map was
not produced for this report.
Soils on the Property are alluvium derived from sandstone and occur on side slopes forming
alluvial fans and hills. They are well drained and have a non-irrigated land capability class of 6e.
The ecological site is shallow foothills. The K factor, a measure of the susceptibility of a soil to
sheet and rill erosion by water, is 0.37 on a scale of 0.02 to 0.69 where higher values represent
greater susceptibility to erosion. Erosion on the site appears to occur at ambient levels with the
exception of areas that are disturbed by social trails, dispersed recreation and along the
historical wagon road. Natural levels of erosion and deposition are also occurring in ephemeral
drainage channels throughout the Property. A custom soil report is provided in Appendix E.
Table 3 summarizes important soil characteristics.
Table 3. Summary of Soil Body Types.
NAME

ACRE

PATHS AND

VEGETATIVE

RANGE

K

DRAINAGE

S

TRAILS

PRODUCTIVIT

SITE

FACTO

CLASS

Y

FortwingateRock outcrop
complex 15 –
60%

33.48

R

Very

400 lbs./year

Shallo

Limited

Normal year

w

.37

Well
drained

Foothil
ls

.
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Paths and Trails identifies map units as not limited, somewhat limited, and very
limited. The ratings are based on the soil properties that affect traffic ability and
erodibility. These properties are stoniness, depth to a water table, ponding,
flooding, slope, and texture of the surface layer.
Vegetative Productivity describes the weight of air dried forage produced in a
normal precipitation year.
K Factor indicates the susceptibility of a soil to sheet and rill erosion by water.
Values of K range from 0.02 to 0.69; higher values represent greater susceptibility
to erosion.
Drainage Class refers to the frequency and duration of wet periods under
conditions similar to those under which the soil formed.
(Ecological) Range Site is the product of environmental factors responsible for soil
development, typified by species associations and total production.

Hydrology
There are no lakes, streams or perennial bodies of
water on the Property; there are, however, numerous
ephemeral drainages (that flow as a direct result of
precipitation) and drain towards Fountain Creek which
is located within the Fountain Creek Watershed. The
Fountain Creek Watershed is one of 13 watersheds
located within the Upper Arkansas River Basin of the
Arkansas-White-Red water-resource region, which
includes all of Oklahoma and parts of Arkansas,
Colorado, Kansas, Louisiana, Missouri, New Mexico and
Texas.

"…that area of land, a
bounded hydrologic system,
within which all living things
are inextricably linked by their
common water course and
where, as humans settled,
simple logic demand that they
become part of a community."

The Arkansas River is the main drainage of the 24,600-square-mile Upper Arkansas River Basin.
This sub-region includes portions of the states of Colorado, Kansas and New Mexico. The
Arkansas River flows from its headwaters above 12,500 feet in the Mosquito Range northeast
of Leadville through Pueblo and onto the Great Plains.
Page | 75

The Hydrologic Unit Code is used by the United States Geologic Survey to classify watersheds
into four levels, including: regions (largest), sub-regions, accounting units (basin), and
cataloging units (smallest; sub-basin). Each hydrologic unit has a hydrologic unit code (HUC)
corresponding to four levels of classification. This classification for the Property is indicated is
indicated in Table 4 below. (For more information on hydrologic units and access to hydrologic
units maps visit the United States Geological Survey website.)
Table 4. Summary of hydrologic unit code classification system.
REGION

Arkansas-White-

SUB-

ACCOUNTING

CATALOGIN

HYDROLOGIC

REGION

UNIT

G UNIT

UNIT CODE

Fountain

11020003

Arkansas

Red

Upper
Arkansas

Relatively Natural Habitat
Preservation of relatively natural habitat is achieved via protection of an environmental system
including the vegetative communities and wildlife habitats therein.
Protection of an Environmental System: Located within the foothills of the Colorado Front
Range, this conservation project will conserve several different vegetative communities as
detailed below.
Vegetation: The Property supports four different land-cover types, according to the
Southwest Regional Gap Analysis Project (SWReGAP) classification scheme, which result
from topographic, edaphic or cultural influences. A majority of the Property is classified
as southern Rocky Mountain pinyon-juniper woodland, but Gambel oak shrublands,
ponderosa pine woodlands and piedmont grasslands also exist. All communities are in
excellent condition, noxious weeds that can disrupt ecological function and diminish
wildlife habitat were not observed, forest insect and diseases were not common and
indicators of grazing overuse were not present since the Property was not used for
grazing. There was little trash or debris.
The following discussions of land-cover types were obtained from the SWReGAP Landcover
Legend
Description
Database
(http://earth.gis.usu.edu/swgap/legenddataquery.php) retrieved on February 16, 2016.
A corresponding Vegetation Map is provided in Appendix A.
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Rocky Mountain Gambel Oak-Mixed Montane Shrubland (1.1 acres)
This ecological system occurs in the mountains, plateaus and foothills in the
southern Rocky Mountains and Colorado Plateau. These shrublands are most
commonly found along dry foothills, lower mountain slopes and at the edge of
the western Great Plains from approximately 2,000 to 2,900 meters in elevation,
and are often situated above pinyon-juniper woodlands. Substrates are variable
and include soil types ranging from calcareous, heavy, fine-grained loams to
sandy loams, gravelly loams, clay loams, deep alluvial sand or coarse gravel. The
vegetation is typically dominated by Gambel oak (Quercus gambelii) alone or
codominant with Saskatoon serviceberry (Amelanchier alnifolia), Utah
serviceberry (Amelanchier utahensis), big sagebrush (Artemisia tridentata),
mountain mahogany (Cercocarpus montanus), chokecherry (Prunus virginiana),
Stansbury’s cliffrose (Purshia stansburiana), antelope bitterbrush (Purshia
tridentata), New Mexico locust (Robinia neomexicana), mountain snowberry
(Symphoricarpos oreophilus) or roundleaf snowberry (Symphoricarpos
rotundifolius). There may be inclusions of other mesic montane shrublands with
Gambel oak absent or as a relatively minor component. This ecological system
intergrades with the lower montane-foothills shrubland system and shares many
of the same site characteristics. Density and cover of Gambel oak and
serviceberry often increase after fire.
Southern Rocky Mountain Ponderosa Pine Woodland (1.4 acres)
This very widespread
ecological system is most
common throughout the
cordillera of the Rocky
Mountains,
from
the
Greater
Yellowstone
region south. It is also
found in the Colorado
Plateau region, west into
scattered locations in the
Great Basin, and in the
Black Hills of South Dakota Figure 5. The Southern Rocky Mountain pinyonand
Wyoming. These juniper woodland pictured above is the dominant
woodlands occur at the ecological community. Gambel oak appears in the
foreground.
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lower treeline/ecotone between grassland or shrubland and more mesic
coniferous forests typically in warm, dry, exposed sites. Elevations range from
less than 1,900 meters in northern Wyoming to 2,800 meters in the New Mexico
mountains. Occurrences are found on all slopes and aspects; however,
moderately steep to very steep slopes or ridgetops are most common. This
ecological system generally occurs on igneous, metamorphic, and sedimentary
material derived soils, with characteristic features of good aeration and
drainage, coarse textures, circumneutral to slightly acid pH, an abundance of
mineral material, rockiness and periods of drought during the growing season.
Ponderosa pine (Pinus ponderosa) is the predominant conifer; Douglas fir
(Pseudotsuga menziesii), twoneedle pinyon (Pinus edulis) and juniper (Juniperus
spp.) may be present in the tree canopy. The understory is usually shrubby, with
black sagebrush (Artemisia nova), big sagebrush, greenleaf manzanita
(Arctostaphylos patula), kinnikinnick (Arctostaphylos uva-ursi), mountain
mahogany, Stansbury’s cliffrose, antelope bitterbrush, Gambel oak, mountain
snowberry, chokecherry, Saskatoon serviceberry and rose (Rosa spp.). Bluebunch
wheatgrass (Pseudoroegneria spicata) and species of needle and thread
(Hesperostipa spp.), needlegrass (Achnatherum spp.), fescue (Festuca spp.),
muhly (Muhlenbergia spp.) and grama (Bouteloua spp.) are some of the common
grasses. Mixed fire regimes and ground fires of variable return intervals maintain
these woodlands, depending on climate, degree of soil development, and
understory density.
Southern Rocky Mountain Pinyon-Juniper Woodland (23.6 acres)
This southern Rocky Mountain ecological system occurs on dry mountains and
foothills in southern Colorado east of the Continental Divide, in mountains and
plateaus of north-central New Mexico, and extends out onto limestone breaks in
the southeastern Great Plains. These woodlands occur on warm, dry sites on
mountain slopes, mesas, plateaus, and ridges. Severe climatic events occurring
during the growing season, such as frosts and drought, are thought to limit the
distribution of pinyon-juniper woodlands to relatively narrow altitudinal belts on
mountainsides. Soils supporting this system vary in texture ranging from stony,
cobbly, gravelly sandy loams to clay loam or clay. Twoneedle pinyon and/or
oneseed juniper (Juniperus monosperma) dominate the tree canopy. Rocky
Mountain juniper (Juniperus scopulorum) may codominate or replace oneseed
juniper at higher elevations. Understory layers are variable and may be
dominated by shrubs, graminoids, or be absent. Associated species are more
typical of southern Rocky Mountains than the Colorado Plateau and include
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Bigelow sage (Artemisia bigelovii), mountain mahogany, Gambel oak, Scribner
needlegrass (Achnatherum scribneri), blue grama (Bouteloua gracilis), Arizona
fescue (Festuca arizonica) or James’ galleta (Pleuraphis jamesii).
Western Great Plains Foothill and Piedmont Grassland (4.5 acres)
This system typically occurs between 1,600 and 2,200 meters in elevation. It is
best characterized as a mixed-grass to tallgrass prairie on mostly moderate to
gentle slopes, usually at the base of foothill slopes, e.g., the hogbacks of the
Rocky Mountain Front Range where it typically occurs as a relatively narrow
elevational band between montane woodlands and shrublands and the
shortgrass steppe. A combination of increased precipitation from orographic
rain, temperature, and soils limits this system to the lower elevation zone with
approximately 40 cm of precipitation/year. It is maintained by frequent fire and
associated with well-drained clay soils. Usually occurrences of this system have
multiple plant associations that may be dominated by big bluestem (Andropogon
gerardii), little bluestem (Schizachyrium scoparium), mountain muhly
(Muhlenbergia montana), green needlegrass (Nassella viridula), western
wheatgrass (Pascopyrum smithii), sand dropseed (Sporobolus cryptandrus), blue
grama, needle and thread (Hesperostipa comata) or New Mexico feathergrass
(Hesperostipa neomexicana). Typical adjacent ecological systems include foothill
shrublands, ponderosa pine savannas, juniper savannas, as well as shortgrass
prairie.
Wildlife: Ranging in elevation from 5,100 feet to 14,115 feet, El Paso County provides
wildlife with an extremely diverse range of habitat. The Property has been under private
ownership and is undeveloped; therefore, wildlife values are enhanced. The primary
conservation concerns in the area include habitat loss, alteration and fragmentation. A
comprehensive list of wildlife species, their probability of occurrence and their
abundance is provided in Appendix E.
Mammals expected to utilize the Property include the Colorado chipmunk (Neotamias
quadrivittatus), golden-mantled ground squirrel (Callospermophilus lateralis), red
squirrel (Sciurus vulgaris), mountain cottontail (Sylvilagus nuttallii), striped skunk
(Mephitis mephitis), mule deer (Odocoileus hemionus) and fox (Vulpes vulpes).
Mammals with larger home ranges such as mountain lion (Puma concolor) and black
bear (Ursus americanus) can also be expected.
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Greatest wildlife value consists of the diverse range of avifauna that can be found on or
adjacent to the Property. The adjacent Garden of the Gods Park has documented more
than 130 bird species utilizing the park. Table 5 lists potential species of concern that
could be found on the Property, as provided by the USFWS Information Planning and
Conservation tool. (https://ecos.fws.gov/ipac/)
Table 5. Migratory birds of concern that could be found on the Property.

SPECIES

BIRD OF CONSERVATION CONCERN

SEASON IN PROJECT AREA

American Bittern

Yes

Breeding

Bald Eagle

Yes

Year-round

Brewer’s Sparrow

Yes

Breeding

Brown-capped Rosy-finch

Yes

Wintering

Burrowing Owl

Yes

Breeding

Cassin’s Finch

Yes

Year-round

Ferruginous Hawk

Yes

Year-round

Golden Eagle

Yes

Year-round

Lewis’s Woodpecker

Yes

Breeding

Loggerhead Shrike

Yes

Year-round

Mountain Plover

Yes

Breeding

Peregrine Falcon

Yes

Breeding

Pinyon Jay

Yes

Year-round

Prairie Falcon

Yes

Year-round

Sage Thrasher

Yes

Breeding

Short-eared Owl

Yes

Wintering
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Swainson’s Hawk

Yes

Breeding

Veery

Yes

Breeding

Virginia’s Warbler

Yes

Breeding

Williamson’s Sapsucker

Yes

Breeding

Willow Flycatcher

Yes

Breeding

El Paso County provides habitat for 16 special-status species (NDIS, n.d.). Included in this
category are federal candidates, federally endangered, state endangered, state
threatened and state species of special concern. A list of these species and their status is
provided in Appendix E. There is also habitat for 35 game species including big game,
furbearer, small game bird, small game mammal and other game species (NDIS, n.d.).

Improvements
There are few improvements to the Property, which is currently privately owned vacant land.
There are several social hiking trails and the remnants of a historic wagon road. There are no
structures, wells or access roads. There is a four-strand barb-wire fence along portions of the
southern boundary near Highway 24. Portions of the southern boundary also have an eightfoot-tall chain-link fence (with three strands of barb wire on the top) as indicated on the Site
Map. A broken barb-wire fence runs north of and parallel to the chain-link fence. A stormwater
inlet structure is located south of the Property boundary at the bottom of the ravine just north
of Highway 24. The inlet directs water from the Property below Highway 24 towards Manitou
Springs and Fountain Creek. A dirt road leading to a debris dump is located off the Property
between Highway 24 and the southern Property boundary. The dump appears to be principally
used to dispose of animal carcasses, but there is also other small trash and debris. Two
homeless shelters were observed along the Property boundary and a third was located within
the Property. There are very small amounts of trash within the Property along social trails,
along roadsides and near habitation sites. Permeant features are illustrated on the Site Map in
Appendix A. The Photo Point Map in Appendix A correlates the location of features with
photographs provided in Appendix B.
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Water Resources
There are no known water rights associated with the Property.

Mineral Rights
A Mineral Remoteness Assessment was completed by ERO Resources Corporation in Denver on
February 10, 2016. This report concluded that “mineral resource potential or mining feasibility
on or under the property is so remote as to be negligible” (Sockwell and Denman, 2016). A copy
of the Mineral Remoteness Assessment is provided on in Appendix E.

Hazardous Materials
Blue Mountain Environmental Consulting, LLC, conducted this Phase 1 Environmental Site
Assessment (ESA) of real property, owned by the Richard and Robert Craun Irrevocable Trust
located adjacent to Manitou Springs in El Paso County, Colorado (“Property”), to identify
recognized environmental conditions (RECs) in connection with the Property. This Phase 1 ESA
was prepared in general accordance with the American Society of Testing and Materials (ASTM)
Standard Practice for Environmental Site Assessments: Phase 1 Environmental Site Assessment
Process (ASTM Designation: E1527-13) to support a real estate transaction with the transfer of
ownership to the City of Manitou Springs in the spring of 2016. (A copy of this report and
associated references are provided with Appendix E.)
Findings of this assessment are as follows:
1. Records Review: The objective of the records review was to gather and analyze
documents that identify RECs in connection with the Property. A search of available
environmental records was obtained through the Environmental Data Resources Inc.
(EDR) Radius Map™ Report with GeoCheck® of Milford, CT. Results indicated no findings
within the search area. No RECs were identified. An online search was conducted
through the Colorado Oil and Gas Conservation Commission G.I.S
(http://cogcc.state.co.us) database for spills/releases and revealed no findings on or
adjacent to the Property within one mile. The conservation easement will be purchased
by the City of Manitou Springs at (or below) fair market value based on a qualified
appraisal.
2. Site Reconnaissance: A site visit was conducted February 24th, 2016, to identify and
inventory potential RECs; no RECs were found.
3. Interviews: The Property owner, represented by Wade Burkholder with the City of
Manitou Springs, and others were provided standard questionnaires to fill out that
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addressed Environmental Clean-up Liens, Activity and Use Limitations, Specialized
Knowledge, Fair Market Value, Obvious Indicators and Common Knowledge. RECs were
not identified in these questionnaire interviews.
4. Findings/Opinion/Conclusion: Based on the findings of this Phase 1 ESA, the Property
appears to be void of RECs that are a threat to human or environmental health.
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LAND MANAGEMENT AND RESOURCE USE
Historical Land Use
Manitou Springs is nestled into the foothills of Pikes Peak in a rugged region of distinct rock
formations, steep canyons and unique mineral springs.
There are several mineral springs in Manitou Springs. The springs result from an artesian
process where water rises through layers of rock, picking up minerals and soda, or sodium
bicarbonate. Each spring has a different mineral content and, because of that, a different taste.
The slightly acidic water also seeps into the ground through fractures and joints. Once
underground, the water slowly dissolves the soluble rocks into subterranean passages, caverns
and caves like the nearby “Cave of the Winds” (Mineral Springs Foundation 2015).
Manitou Springs has been visited and honored by Native American tribes for many thousands
of years. These first people came for healing and revitalization, attracted by the mineral waters.
Forage, game and clear waters were plentiful, and the land was highly prized.
The Ute people were among the first
groups to use the area. The tribe followed
a distinct seasonal pattern of hunting and
gathering, interspersed with ceremonies
designed to ensure success in these
activities as well as to maintain harmony
with the natural world. In autumn several
bands would travel together to Manitou,
where they made offerings to the spirits
of the springs for good health and good
hunting before continuing east in search
of buffalo (Petit 2016).The soothing
Figure 6. The historical wagon trail pictured above
effects of the mineral water on sour
will be used for the alignment of the proposed
stomachs and dry skin attracted not only
hiking trail.
the Utes, but the Cheyenne, Arapahoe,
and other Plains tribes. The adjacent
Garden of the Gods Park was a historic meeting place for numerous Native American tribes.
European settlers, many of them gold prospectors, played a major role in developing the town.
People were drawn to this mountain health resort seeking the therapeutic mineral springs and
the clean, dry air. Plans for a railroad from Denver to Mexico and the potential of the medicinal
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springs as the centerpiece for a European-style health resort spurred the establishment of
Manitou Springs in 1871. By the 1890s, the resort boasted of seven grand hotels. Smaller
hotels, boarding houses and summer rental cottages were also available for the thousands of
visitors who came each season. Manitou Springs remains a popular tourist attraction. The
formation of a National Historic District in the 1970s encouraged the restoration of neglected
structures and an art colony began to grow in the town’s idyllic setting. The mineral springs,
which had been ignored for many years, were renewed by the creation of the Mineral Springs
Foundation in 1987 (Harrison 2016).
The Property has cultural and historical significance. The adjacent Garden of the Gods Park is
known to have been a historic meeting place for numerus Native American tribes. Cultural
significance may result from its direct alignment with Pikes Peak and Garden of the Gods Park,
both of which are sacred spaces for Ute tribes. Proximity to the springs at Manitou makes it
likely that ancestral Utes and others traveled the area to access ceremonial areas. The Property
is presently of interest to Ute Tribal Elders due to the potential for artifacts and other cultural
resources. According to John W. Anderson, author of “Ute Indian Prayer Trees of the Pikes Peak
Region,” there are potentially rare culturally modified ‘Prayer Trees’ on the Property. The
undisturbed nature of the land, age of the trees and location of high ground directly between
Pikes Peak and the Garden of the Gods Park makes preservation of this land vital for future
study and documentation of cultural values.
There is also a historic wagon road on the Property that was used for travel at the turn of the
century. This trail remains apparent today and is marked with hand-placed boulders. The
Property is not listed on the National or State Register of Historical places according to History
Colorado (http://www.historycolorado.org/).

Current Land Use
The Property is presently privately owned vacant land and is not being used for grazing or
forest management activities. There is currently no legal access to the Property. Two homeless
shelters were observed on adjoining property and a third was discovered on the Property
interior. Debris associated with these habitation sites included tents, blankets, sleeping bags,
domestic trash and debris. The City intends to remove these debris from the Property.
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Future Land Use
Once acquired, the City of Manitou Springs intends to utilize the Property for public open space
and to connect trail systems in the region. Proposed future use will be for open space,
recreation and education, and the City of Manitou Springs intends to construct a soft-surface
trail that will link to other regional trails in the open space system. The city is currently engaged
in a master planning process, an outcome of which is a management plan outlining trail
priorities for the city. Once that process is complete (in April of 2016), the city will have a better
planning structure in place for trail planning, alignment and management at a holistic and
systematic level.
At this point it is reasonable to expect that a trail will follow the historic wagon route
connecting Garden of the Gods Park and the city (Burkholder 2015).
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CONSERVATION VALUES
Recreation or Education
Manitou Springs boasts a great abundance and variety of local and regional trails including
those found on Red Rock Canyon Open Space, the Intemann Trail, Red Mountain Trail, Midland
Trail, Iron Mountain Trail, Waldo Canyon Trail, Ute Pass Trail and the Manitou Incline Trail.
Many of these trails are heavily used by local and regional recreationists and some have been
impacted by the 2012 Waldo Canyon fire and subsequent floods. The proposed recreational use
of the Property will facilitate the long-held vision of a trail network on the northern boundary of
the City of Manitou Springs that would connect the existing regional trail network on the west,
south and east sides of town with the El Paso County and Colorado Springs trail network to the
north.

Preservation of Open Space
Preservation of open space (including farmland and forest land) meets conservation purposes if
preservation is pursuant to public policy, for the scenic enjoyment of the general public and will
yield a significant public benefit.
Public Policy:
Clearly Delineated Government Policies: The conservation purposes of this easement
are recognized by, and the grant of this easement will serve, (without limitation) the
following clearly delineated governmental conservation policies and plans.
The Colorado Revised Statutes §§ 38-30.5-102, et seq., "Conservation easement in
gross", for the purposes of this article, means a right in the owner of the easement to
prohibit or require a limitation upon or an obligation to perform acts on or with respect
to a land or water area, airspace above the land or water, or water rights beneficially
used upon that land or water area, owned by the grantor appropriate to the retaining or
maintaining of such land, water, airspace, or water rights, including improvements,
predominantly in a natural, scenic, or open condition, or for wildlife habitat, or for
agricultural, horticultural, wetlands, recreational, forest, or other use or condition
consistent with the protection of open land, environmental quality or life-sustaining
ecological diversity, or appropriate to the conservation and preservation of buildings,
sites, or structures having historical, architectural, or cultural interest or value.”
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The Colorado Wildlife and Parks and Outdoor Recreation statutes, Colorado
Revised Statutes §§ 33-1-101, et seq., and §§ 33-10-101, et seq., “it is the policy of
the state of Colorado that the natural, scenic, scientific, and outdoor recreation
areas of this state are to be protected, preserved, enhanced, and managed for the
use, benefit, and enjoyment of the people of this state and visitors of this state.”
The Colorado Department of Transportation statutes, Colorado Revised Statutes
§43-1-401, et seq., provide that the "preservation and enhancement of the natural
and scenic beauty of this state" is a substantial state interest.
The Great Outdoors Colorado Amendment (Article XXVII of the Colorado
Constitution) redirected lottery proceeds being used for capital construction
projects to projects that preserve, protect and enhance Colorado’s wildlife, park,
river, trail and open space heritage. The Amendment also created the State Board of
the Great Outdoors Colorado Trust Fund to distribute those funds.
The El Paso County Master Plan (of 2013) “is a guiding document that works with
other County plans to strategize and provide outdoor recreation opportunities such
as parks and trails, long term protection of open space, and historic and cultural
resources interpretation.” The Master Plan also states that “natural resource goals
and policies proclaim the county’s desire to preserve and protect the natural
environment.”
The City of Colorado Springs Comprehensive Plan places “a high priority on the
natural environment. The Open Space Plan, adopted in 1997 reflects that priority
and serves as a foundation for the Comprehensive Plan 2020 Land Use Map and
natural environment policies. Other objectives include protecting natural features,
minimizing impacts of environmental hazards, and resource conservation. The City's
quality of life is enhanced through the preservation of open space and greenways.
These designated areas protect natural resources and provide a regional asset that
people and wildlife depend on, including riparian areas, foothills, bluffs and mesas,
mature vegetation and scenic vistas. They provide protection from natural hazards,
such as floods and improve water quality. Open spaces and greenways provide
wildlife habitat, help shape growth, maintain scenic vistas, and provide recreational
opportunities for residents. In certain instances, these areas will also accommodate
public utility corridors.” Policy LU 202: states “Make Natural and Scenic Areas and
Greenways an Integral Part of the Land Use Pattern Treat the City's significant
natural features, scenic areas, trail corridors, and greenways as critically important
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land uses and infrastructure that represent major public and private investments
and are an integral part of the city and its land use pattern.”

The Manitou Springs Open Space Plan (of 1997) “support(s) the ethic of preserving
land as a living resource for present and future generations. The objective of the
(Open Space) program is to acquire and maintain lands which will enhance the
quality of life in Manitou Springs by: 1) providing open space for physical,
psychological, and social enjoyment and 2) preserving the natural and unique
landforms which define Manitou Springs.”
Manitou Open Space Tax: The residents of the City of Manitou Springs voted to
raise sales and property taxes in 1995, 1/10 of 1 percent (0.1%) and 0.8 mils
respectively, to help fund the acquisition and maintenance of open space land
through the Manitou Springs Open Space Program. The objective of the program is
to acquire and maintain lands that will enhance the quality of life in Manitou Springs
by 1) providing open space for physical, psychological, and social enjoyment, and 2)
preserving the natural and unique landforms that define Manitou Springs.

Figure 5. The Property is visible to the general public
from every direction offering views of sandstone
rock outcrops and pinyon-juniper woodlands on
steep hills. Views from within the Property are also
outstanding. In the photograph above, Pikes Peak
can be seen in the background while Highway 24 is
visible at left.

Scenic: Scenic resources, as defined
by Scenic America, are “the visual
attributes of landscape that include
features having natural, cultural,
social, historic, archaeological, and
recreational significance; and views
that are distinctly characteristic of a
region” (Byers & Ponte 2005). The
Internal Revenue Service Code
§1.170A-14 expands the definition
of “scenic” to include the
preservation of open space for the
scenic enjoyment of the general
public. The IRS Code suggests that
the factors to be considered when
evaluating scenic and open-space
qualities of a landscape include: the
compatibility of the land use with
other land in the vicinity, visual
contrast, openness, relief from
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urban closeness, harmonious variety of shapes and textures, the degree to which the land use
maintains the scale and character of the urban landscape (to preserve open space, visual
enjoyment, and sunlight for the surrounding area) and consistency of the proposed scenic view
with a methodical state scenic identification program or local landscape inventory. The
following factors apply to the assessment of scenic and open space resources on the Property:
1. Conservation is compatible with surrounding land use as this parcel adjoins the
Garden of the Gods Park. Other nearby parcels are undeveloped or developed for
residential purposes.
2. Preservation of the Property will maintain a high degree of contrast, texture and
variety within the view shed. “While lacking the spectacular geologic formations
found within the Garden of the Gods Park, the geology of the Property is similar,
with multi-colored sandstone slickrock, outcroppings, a canyon and cliffs”
(Burkholder 2015). Pinyon-juniper woodlands, ponderosa pine trees, Gamble oak
stands and piedmont grasslands intermingle with one another on prominent hills
providing additional color and texture to the scene.
3. Conservation would help promote relief from urban closeness in perpetuity
because the Property is situated on a hill between the City of Manitou Springs and
the Cedar Heights community of Colorado Springs, which is the second largest city
in the State of Colorado. Preservation will ensure separation between urbanized
areas and preserve local scenic character.
4. The Property can be viewed by the general public from a number of locations
because it is situated on a hilltop between two cities with a combined population
of more than 400,000 people. It occupies the mid-ground when looking south from
the Garden of the Gods Park and is a prominent component of the view shed when
looking to the northeast from Manitou Springs. It also occupies the foreground
views for approximately 1,590 feet of Highway 24 and 1,135 feet of Black Canyon
Road. According to 2014 traffic data from the Colorado Department of
Transportation, the section of Highway 24 immediately adjacent to the Property
has an annual average trip count of 76,000 trips per day (from
http://dtapps.coloradodot.info). Highway 24 is a primary transportation corridor
linking Pikes Peak regional attractions with destinations along the densely
populated Front Range. Typical views from points accessible to the general public
are provided in Appendix B; see photo points 1, 12 and 20.
5. The City of Manitou Springs has undertaken actions to protect and preserve its
view shed, acquiring large aggregations of platted lands. The Property helps to
complete the strategic acquisition of critically developable lands within the view
shed of Manitou Springs (Burkholder 2015).
Significant Public Benefit: In brief, characteristics of a property that contribute to significant
public benefit include uniqueness, the intensity of development in the vicinity, the
consistency of the proposed open space with public and private conservation programs in
the region and the likelihood that development of the property would result in degradation
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of the scenic, natural or historical character of the area. Also of importance is the
opportunity for the general public to appreciate its scenic values, its role in preserving a
landscape or resource that attracts tourism or commerce to the area, the likelihood of
acquiring a similar property, population density and the consistency of the proposed open
space with a legislatively mandated program identifying particular parcels for protection.
The following factors apply to the assessment of significant public benefit of the Property:
1. A number of factors make this a unique conservation opportunity including
connectivity with other conserved lands and scenic properties and geological,
historical and cultural values that have been discussed in previous sections of this
report. Additionally, the Property is the only land the City of Manitou Springs could
acquire to provide a critical trail linkage between local trails on the west, south
and east side of town with a regional trail network to the north.
2. According to the State Demography Office, El Paso County had 619,846 residents
in 2010 and grew 0.5% faster than the state average of 3.2% between 2010 and
2012. The City of Colorado Springs Comprehensive Plan, with a moderate
population growth forecast, predicts an increase of approximately 130,000
persons and 70,000 jobs by 2020. Seventy percent of the growth in El Paso County
would
be
located
inside
the
city
limits
(from
http://www.springsgov.com/Page.aspx?NavID=3060). While Manitou Springs has a
population of just over 5,000 residents with no plans to significantly increase this
population, residential development is considered the ‘highest and best use’ of
this parcel, which is zoned Hillside Low Density Residential and could support
approximately 20 dwellings.
3. This conservation project is consistent with public programs as the Property
adjoins Garden of the Gods Park, a 1,367-acre park owned by the City of Colorado
Springs. The Property was partially purchased with Great Outdoor Colorado
(GOCO) grant funds. The Great Outdoors Colorado Amendment (Article XXVII of
the Colorado Constitution) redirected lottery proceeds being used for capital
construction projects to projects that preserve, protect and enhance Colorado’s
wildlife, park, river, trail and open space heritage. Additionally, the City of Manitou
Springs has an Open Space Program that is supported by a voter-approved 0.1%
sales tax and a 0.8 mils property tax. The Property was identified by the Open
Space Plan as a medium to medium-high priority for acquisition in 1997.
4. The conservation of the Property aligns with private programs. According to the
Landscope website (http://www.landscope.org/colorado/priorities/swap/), the
site occurs within the Nature Conservancy’s Pikes Peak Priority Conservation Area.
5. Development of the Property would degrade scenic values because the Property
helps to complete the strategic acquisition (and conservation) of critically
developable lands within the view shed of Manitou Springs (as previously
discussed) (Burkholder 2015).
6. This formerly private land will be made available for use by the general public for
the first time once the proposed recreational trail is constructed. The general
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public can appreciate scenic values from Highway 24, Black Canyon Road, Garden
of the Gods Park, the City of Manitou Springs, local and regional trails.
7. The Property preserves resources that attract tourism and commerce to the region
via recreation and education. Garden of the Gods Park is a top tourist attraction in
Colorado Springs and is also listed as best park in the United States and the second
best in the world by Trip Advisor (http://www.tripadvisor.com/). Situated along
Highway 24, the Property is located between the densely populated Front Range
and many regional recreational destinations including Woodland Park, Pikes Peak
and the Cog Railway, Florissant Fossil Beds, Cave of the Winds, Rainbow Falls and
Manitou Cliff Dwelling. There are also a number of local tourist attractions
including the Manitou Incline, a popular hiking trail that accommodates up to
2,000 visitors per day (one of the busiest trails in Colorado), Red Rock Canyon
Open Space, Intemann Trail, Red Mountain Trail, Iron Mountain Trail, Waldo
Canyon and Ute Pass trail. Preservation will maintain an open view shed while the
proposed trail connection will accommodate local and regional recreationists.
8. It is unlikely that the done will acquire an equally desirable and valuable substitute
property because this is the only land the City of Manitou Springs could acquire to
provide a critical trail linkage between local trails to the west, south and east side
of town with a regional trail network to the north.
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Appendix A: Project Maps

Land Ownership Map
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Site Map
Site Map
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Topographic Map (Exhibit B)
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Photo Point Map
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Vegetation Map
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Appendix B: Photo Points
Map
Number:

1

Photo
Direction
:
South

Looking south towards the Property from the exit to Cedar Heights.
Map
Number:

2

Photo
Direction
:
S 20 E

Looking southeast along Black Canyon Road and the northeast Property boundary.
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Map
Number:

2

Photo
Direction
:
S 45 E

Looking southeast at pinyon-juniper woodlands.

Map
Number:

2

Photo
Direction
:
West

Looking west up the hill from near the northern Property boundary.
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Map
Number:

3

Photo
Direction
:
SW

A typical sandstone formation.
Map
Number:

4

Photo
Direction
:
North

Looking north towards Cedar Heights (background) from the northwest Property corner.

Page | 100

Map
Number:

4

Photo
Direction
:
East

Looking east from the northwestern Property corner.

Map
Number:

4

Photo
Direction
:
SE

Looking southeast from the northwest Property corner.
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Map
Number:

4

Photo
Direction
:
South

Looking south form the northwest Property corner.
Map
Number:

5

Photo
Direction
:
SE

Looking southeast down the historical wagon trail.
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Map
Number:

5

Photo
Direction
:
NW

Looking northwest up the historical wagon trail.

Map
Number:

5

Photo
Direction
:
East

Looking east from an opening in the trees towards Black Canyon Road.
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Map
Number:

5

Photo
Direction
:
West

Looking west at a small stone circle.

Map
Number:

6

Photo
Direction
:
North

Looking north.
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Map
Number:

6

Photo
Direction
:
East

Looking east at Gambel oak shrubs and pinyon-juniper woodlands.
Map
Number:

6

Photo
Direction
:
South

Looking south towards the City of Manitou Springs (midground).
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Map
Number:

7

Photo
Direction
:
SE

Looking southeast at a typical sandstone formation.

Map
Number:

8

Photo
Direction
:
North

Looking north from near the western boundary.
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Map
Number:

8

Photo
Direction
:
East

Looking east from near the western boundary.

Map
Number:

8

Photo
Direction
:
South

Looking south from near the western boundary.
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Map
Number:

9

Photo
Direction
:
North

Looking north.

Map
Number:

9

Photo
Direction
:
East

Looking east.
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Map
Number:

9

Photo
Direction
:
SE

Looking southeast, note Highway 24 at right.

Map
Number:

9

Photo
Direction
:
South

Looking south across Highway 24 towards Manitou Springs.
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Map
Number:

10

Photo
Direction
:
North

Looking north.

Map
Number:

10

Photo
Direction
:
East

Looking east, note the fence at right.
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Map
Number:

10

Photo
Direction
:
South

Looking south towards Manitou Springs, note the boundary fence in the foreground.

Map
Number:

10

Photo
Direction
:
West

Looking west towards Pikes Peak, note Highway 24 and the boundary fence at left.
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Map
Number:

11

Photo
Direction
:
North

Looking north.

Map
Number:

11

Photo
Direction
:
East

Looking east, note Highway 24 at right.
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Map
Number:

11

Photo
Direction
:
SE

Looking southeast at Highway 24.

Map
Number:

11

Photo
Direction
:
South

Looking south.
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Map
Number:

12

Photo
Direction
:
North

Looking north into the Property from Highway 24.

Map
Number:

13

Photo
Direction
:
North

Looking north.
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Map
Number:

13

Photo
Direction
:
East

Looking east along a dirt road that runs parallel to Highway 24 south of the Property boundary.

Map
Number:

13

Photo
Direction
:
West

Looking west and down at a debris dump that is used primarily to dispose of animal carcasses.
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Map
Number:

14

Photo
Direction
:
North

Looking north at a broken barb-wire fence located at a Property corner.

Map
Number:

14

Photo
Direction
:
East

Looking east along a broken boundary fence.
Page | 116

Map
Number:

15

Photo
Direction
:
North

Looking north towards Cedar Heights from the southern Property boundary. A chain-link fence
runs parallel to the Property boundary at this point.

Map
Number:

15

Photo
Direction
:
NE

Looking northeast towards the Garden of the Gods Park.
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Map
Number:

16

Photo
Direction
:
NW

Looking northwest up Black Canyon Road from atop a sandstone cliff.

Map
Number:

16

Photo
Direction
:
West

Looking west.
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Map
Number:

17

Photo
Direction
:
West

Looking west at a culvert going under Black Canyon Road.

Map
Number:

18

Photo
Direction
:
East

Looking east along Black Canyon Road.
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Map
Number:

19

Photo
Direction
:
North

Looking north towards Cedar Heights from a trail.

Map
Number:

19

Photo
Direction
:
NE

Looking northeast towards Garden of the Gods Park.
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Map
Number:

19

Photo
Direction
:
East

Looking east.

Map
Number:

19

Photo
Direction
:
South

Looking south along the trail.
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Map
Number:

19

Photo
Direction
:
SW

Looking southwest along a trail.

Map
Number:

19

Photo
Direction
:
West

Looking west.
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Map
Number:

19

Photo
Direction
:
NW

Looking northwest.

Map
Number:

20

Photo
Direction
:
SE

Looking southeast into the Property from Black Canyon Road.
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Map
Number:

20

Photo
Direction
:
NW

Looking northwest from Black Canyon Road.
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Appendix C: Qualifications

Matt Tobler, Director, Blue Mountain Environmental Consulting, LLC
Natural Resource Specialist, Project Manager

PROFESSIONAL SUMMARY
Matt Tobler is a natural resource specialist with 21 years of experience; his work has been
centered upon natural resource conservation through ecological research, regulatory
compliance and the implementation of ecologically based management. At Blue Mountain
Environmental Consulting, his responsibilities include business management and
administration, client development and relations, proposal writing, project implementation
and management, team supervision, technical documentation, quality assurance and
quality control, marketing and communications, budgeting, accounting, staff development
and mentoring.
Mr. Tobler has conducted diverse resource management projects with an interdisciplinary
approach that places an emphasis on the integration of existing ecological conditions,
historical conditions and project goals to create sustainable outcomes. Focal areas include
planning, management, restoration and regulatory compliance in the fields of forestry,
wildfire mitigation, rangeland and noxious weeds, wildlife, wetland and riparian areas,
watershed management, terrestrial ecology, rural land use planning, geographic
information systems, erosion and sedimentation control and conservation planning.
Mr. Tobler has conducted natural resource projects with diverse clientele including federal
agencies (USFS, FRES, ACOE, BLM, NRCS, NPS, USGS), state agencies (CSP, CDOW, CSFS),
local governments, non-profit organizations (TNC, COL, DU, CCALT, numerous land trusts,
foundations), a variety of consulting groups (AECOM, Mangi Environmental, Ecosphere,
Dynamac, TetraTech) and many private landowners.
Mr. Tobler has participated in numerous NEPA projects across western states addressing oil
and gas infrastructure development, communication facilities, FERC licensing, water
development and conveyance. In this capacity, he has conducted wetland compliance
activities, threatened and endangered species surveys, environmental assessments and
prepared documentation per NEPA, CERCLA and Section 404 of the Clean Water Act.
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As a research associate with the U.S. Forest Service, he designed and implemented original
research studies to investigate causes of landscape diversity and vegetative responses to
disturbance of Colorado forests. He served as a research associate with the U.S. Geological
Survey to assess rangeland capacity for domestic cattle, bison, moose and elk in the Teton
Valley in Wyoming. As a research associate at the Woods Hole Research Center, he assisted
in the implementation of a pioneering study that assessed the fire susceptibility of primary
tropical rainforest along the arc of deforestation in the northeastern Amazon of Brazil. Matt
also worked a ranger for the National Park Service and implemented wildfire mitigation and
forest stewardship programs for the Colorado State Forest Service. As an environmental
field technician with CleanHarbors, Matt conducted hazardous materials remediation and
emergency spill response services.
Raised on a New York dairy farm, Matt has an additional 15 years of agricultural experience.
He also worked with the Natural Resource Conservation Service and several farm service
agencies in New York to implemented soil and water conservation practices. He also has
over 1,500 hours of volunteer experience in North, Central and South America with
organizations such as TNC, NRCS, NPS, Woods Hole Research Center, IPAM, PRETOMA,
Wildland Restoration Volunteers and others.
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Appendix E: Electronic Files

Baseline Report
Site Photos
Project Maps
Geographic Information System Database
Wildlife Species Lists
Title Commitment
Legal Description
Open Space Plan, City of Manitou Springs
Custom Soil Report
Southern Rocky Mountain: An Eco regional Assessment and Conservation Blueprint
Black Canyon Road Great Outdoors Colorado Grant Application 2015
Phase 1 Environmental Assessment and References
Mineral Assessment Report
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APPENDIX C: VEGETATION-SPECIFIC WILDFIRE MITIGATION TECHNIQUES
MITIGATION IN PINON-JUNIPER
Thinning is applied to reduce stand cover, which will improve understory development, enhance
wildlife habitat and reduce fuels in wildland-urban interface areas. Group-tree selection is one strategy
involving removing trees in groups throughout the stand. Generally, these openings should be should
be twice the average height of the mature trees and measured from the edges of vegetation crowns.
Group-tree selection mimics naturally occurring competition, fire and insect and disease outbreaks.
This method also fosters the re-establishment of conditions where diverse grasses and shrubs can
grow. Single-tree selection is a second strategy commonly used to treat areas of pinon-juniper
woodlands and involves selecting trees of various size classes for removal. An advantage of this
approach is that it protects a managed area from wind and water erosion and maximizes the vertical
diversity for wildlife. Trees that are diseased or show signs and symptoms of insects are often the ones
initially selected for removal. A combination of these two approaches can be utilized over time to
minimize impacts on the forest and spread out costs.
MITIGATION IN GAMBEL OAK
Gambel Oak does not burn readily except under favorable conditions such as during sustained drought
or during seasons marked by less precipitation (fall and early spring). Fire in oak can spread quickly and
contribute to extreme fire behaviors as observed on the South Canyon Fire in Western Colorado where
firefighters died when working in this fuel type. Mitigation in Gamble oak requires removing the stem
and as much of the root system as possible, or continued top-killing of the plant that requires
sustained commitment. Applications of the chemical Garlon or Roundup have been effective in killing
oak brush; however, herbicide use may conflict with community values. Extensive sprouting occurs
after cutting of oak brush unless a chemical application is applied soon afterwards. Pruning and
thinning of ladder fuels in Gambel oak clumps was determined to be effective in keeping fire on the
ground and reducing crown fire potential in the 2012 Waldo Canyon Fire. The use of goats grazing in
oak has also been noted as providing an effective mitigation strategy in this fuel type.
MITIGATION IN PONDEROSA PINE FOREST
Ponderosa pines are fire-adapted trees with thick bark capable of withstanding the impact of a surface
fire. Although this forest-type represents just about one acre on the Property, mitigations that remove
dead branches or ladder fuels within the first ten-feet of the tree will limit the ability of a surface fire to
climb into canopy and crowns.
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APPENDIX E: QUALIFICATIONS
MATT TOBLER, DIRECTOR
Mr. Tobler is a natural resource manager with over 21 years of experience; he currently serves as principal instigator and
project leader on numerous ecosystem management projects that integrated forest restoration, wildfire mitigation,
rangeland and noxious weed management, wildlife management and riparian management initiatives. Mr. Tobler has
conducted numerous field investigations and developed management programs that are based on existing ecological
conditions, historical conditions and landowner objectives for clients from the public and private sectors throughout the
Front Range of Colorado. He also has ecological project experience in WY, UT, NE, KS, SD, MT, NY, NV, and NM.
Mr. Tobler has participated in numerous NEPA projects across western states addressing oil and gas infrastructure
development, communication facility construction, FERC licensing, water development and conveyance. In this capacity, he
has conducted wetland determinations and delineations, threatened and endangered species surveys, ecological
assessments and prepared documentation per NEPA and Section 404 requirements. Matt also has experience conducting
ecological investigations both regionally and internationally. As a research associate with the USDA Forest and Range
Experiment Station, he designed and implemented original research studies to investigate causes of landscape diversity and
vegetative responses to disturbance within ponderosa pine forests of the Colorado Front Range. As a research associate at
the Woods Hole Research Center, he assisted in the implementation of a pioneering study that assessed the fire
susceptibility of primary tropical rainforest in the northeastern Amazon of Brazil. Matt worked as ranger for the National
Park Service, administered conservation programs for the Natural Resource Conservation Service in New York, and
implemented wildfire mitigation and forest stewardship programs for the Colorado State Forest Service. His earliest
experiences with resource management come from growing up on a dairy farm in upstate New York where he was a farm
hand. Matt holds a M.S. in Rangeland Ecosystem Science from Colorado State University and a B.S. in Resource
Management and Forestry from SUNY College of Environmental Science and Forestry. He is a Society of American Foresters
Certified Forester, an Ecological Society of America Certified Ecologist, U.S.D.A. Natural Resource Conservation Service
Technical Service Provider, Colorado Department of Transportation Erosion Control Supervisor, and has completed the U.S.
Corps of Engineers Wetland Delineation Training.
Degree
M.S. Colorado State University
Certifications
Society of American Foresters Certified Forester
Ecological Society of America Certified Ecologist
U.S.D.A. Natural Resource Conservation Service Technical Service Provider
Colorado Department of Transportation Erosion Control Supervisor

Page | 133

DR. KIMBERLY KARISH, PROJECT MANAGER
Dr. Karish has more than ten years of professional work experience involving open space planning, natural resources
planning, sustainable land use practices, impact analyses, avoidance protocols, and mitigation techniques. She has
performed surveys, monitoring, research, and modeling for wildlife, plant species, and ecological systems. She has more
than six years of experience working in, surveying, and developing minimum impact recommendations for riparian systems,
habitat continuity, migration corridors, ecosystems, and open space and conservation properties in northern Colorado and
several western states. Dr. Karish is an active contributor as a biological specialist for open space, natural resources,
environmental planning, and regulatory compliance (NEPA: EIS, EA, and BA) projects. She has successfully used applied
knowledge to delineate alternative protection strategies, develop targeted management techniques, and present reduced
impact opportunities to meet effective long-range planning goals. She has been a contributing researcher and author to
land use, wildlife, vegetation, visual quality, and air quality assessments.
Dr. Karish successfully creates highly detailed technical reports and interpretive maps based on spatial and statistical
analyses of existing and alternative potential conditions including baseline, climate change, natural resource, and impact
data. She provides significant contribution to the development of alternative futures modeling as a predictive conservation
measure and management tool for large, landscape level environmental and planning projects. Her academic background is
in both wildlife population ecology and watershed management techniques, including surface, stormwater, and
groundwater evaluation, impacts, and management practices.
Degrees
D.Des. in Landscape Ecology and Environmental Planning (Harvard University)
M.S. in Fisheries and Wildlife Ecology (Utah State University)
B.S. in Ecology, Behavior and Evolution (University of California, San Diego)
Certifications
Certified Wetland Delineator
LEED Accredited Professional

TAYLOR SWIFT, NATURAL RESOURCE TECHNICIAN
Taylor Wright has over 3 years of professional experience involving: forestry and wildfire mitigation, open space planning,
conservation planning, ecological restoration, ecological characterization, and noxious weed management. Taylor has over
12,000 acres of professional fieldwork experience throughout the Front Range as a Natural Resource Technician and
Restoration Technician with the Blue Mountain Environmental Team. This work has included scientific field analysis, federal
and private client correspondence, technical report development, Arc GIS, and ArcPad field software.
Taylor Wright has successfully created Colorado State Forest Service Forest Stewardship Plans, Defensive Space Grants,
open space plans, and co-developed ecological restoration and noxious weed management plans. Taylor holds a Bachelors
Degree in Natural Resource Management and two minors in Ecological Restoration and Global Environmental Sustainability
from Colorado State University.
Degree
B.S. in Natural Resource Management (Colorado State University)
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AMY RANDELL, BOTANIST/TECHNICAL COMMUNICATIONS
Amy Randell is a natural resource specialist with 14 years of experience; she currently serves as a botanist and technical
communicator for Blue Mountain Environmental Consulting. Ms. Randell has participated in diverse natural resource
management and research projects throughout Colorado, New Mexico and Washington, utilizing various vegetation
sampling techniques for biomass, cover, density, and frequency. Focal areas include plant identification, vegetation
assessment, rangeland and noxious weed management, threatened and endangered species surveys, riparian management,
ecosystem management and conservation planning.
In addition to conducting botanical surveys and developing rangeland management prescriptions for Blue Mountain, she
has worked as a research assistant for the Restoration Ecology Laboratory at Colorado State University. In this capacity,
Amy implemented various research projects including mine reclamation, metal toxicity thresholds of native plant species,
and integrated control of weed species on military lands. As a Research Associate with the Natural Resource Ecology
Laboratory at Colorado State University, Ms. Randell collected vegetation, soil, and photographic data in support of a
landscape-scale assessment of the Grand Staircase Escalante National Monument, Utah, and a fire impact assessment for
the Hayman burn west of Denver, Colorado. She identified more than 300 grass, herb and shrub specimens using taxonomic
keys; prepared, mounted, labeled and organized herbarium specimens for the Grand Staircase - Escalante National
Monument; conducted various soil laboratory analyses and collected vegetation data utilizing the Forest Health Monitoring
Plot and Modified Whitaker Plot.
In 2001, Amy completed an independent research project at the Institute of Ecology and Botany, Hungarian Academy of
Sciences, on invasive weed management strategies and the utility of a flora database structure. Amy has a B.S. in Rangeland
Ecology and Restoration from Colorado State University, and has partially completed an M.S. in Technical Communication.
Amy is a member of the Colorado Native Plant Society.
Degree
B.S. Rangeland Ecology & Restoration - Colorado State University
M.S. Technical Communication (In Progress)

CLINT HINEBAUGH, WILDLIFE BIOLOGIST
Clint Hinebaugh is a natural resource specialist with 4 years of experience; he currently serves as the associate wildlife
biologist and habitat specialist for Blue Mountain Environmental Consulting. Mr. Hinebaugh has prepared due diligence
reports for conservation easement transactions including baseline reports, Wetland delineations and Phase 1
environmental assessments throughout Colorado, and Wyoming. This work has included field investigations,
correspondence with landowners as well as state and federal authorities, extensive research, and the preparation of
technical documentation. Fieldwork has included extensive use of ARC Pad as well as inventories of flora and fauna. He has
completed Riparian Assessment Workshops provided by the BLM and is currently completing Technical Service Provider
Training through the NRCS. Currently Mr. Hinebaugh has worked to conserve over 25,000 acres throughout the western
states.
As a Research Technician with the Colorado Division of Wildlife, Mr. Hinebaugh Assisted Biologists in an ongoing research
project aimed at evaluating the effect of waterfowl hunting restrictions on a cross section of State Wildlife Areas within the
South Platte River Valley. Duties included operating check stations; extensive public interaction; monitoring duck and goose
populations; and collaborating information between division wildlife managers, biologists, and property technicians.
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Mr. Hinebaugh is an avid sportsman and conservationist whose travels have taken him throughout the lower 48, Canada,
and Africa. He has been invited to join the Worldwide Ethical Hunters Association and in an active member of Safari Club
International, Pheasants Forever, Ducks Unlimited, Rocky Mountain Elk Foundation, and Mule Deer Foundation.
Degree
B.S. in Wildlife Biology (Colorado State University)
Certifications
Certified Aquatic Invasive Species Watercraft Inspector and Decontaminator
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