±22.6 ACRES AVAILABLE

$1,500,000

∙ 19.21 AC ZONED B-4
∙ 3.4 AC ZONED R-1

∙ UTILITIES LOCATED ONSITE
∙ 16,000 AADT (DAILY VEHICLE TRAFFIC)
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Located on one of Colorado’s busiest recreation
corridors, this site offers high visibility and traffic volume
from local residents and visitors to Pueblo State Park
and Reservoir, as well as the Upper Arkansas Valley
Recreation corridor. Metro District is ready to partner on
infrastructure improvements and support development
on this prime site.

Pueblo West Metropolitan District
356 S. McCulloch Blvd ∙ Pueblo West, CO ∙ 81007
719.547.2000 ∙ pueblowestmetro.com

Existing conditions
Located at the southwest corner of McCulloch and Colorado Highway 50, referred to as Tract
367, the vacant land area owned by Pueblo West Metropolitan District makes up 22.61± acres.
14 total parcels. The area is currently multiple parcels, the details are as follows:
5 B-4 parcels - total of 19.21ac (836,787sf)
4.23 #602301003
3.25 #602301004
3.84 #602301005
5.30 #602314001
2.59 #602313017
9 R-1 parcels - total of 3.40ac (148,034sf)
0.30 #602302001
0.36 #602302002
0.38 #602302003
0.45 #602302004
0.36 #602302005
0.38 #602302006
0.37 #602302007
0.37 #602302008
0.38 #602302009

Opportunities
Pueblo County currently has a population of over 169,000
Pueblo West has been growing exponentially with a 3.4% annual growth rate
Average household income in Pueblo West is $71,553, the highest in the region
Draws to Pueblo West is the cost of land, the physical openness of the community, the schools,
the lower taxes, and the accessible recreational amenities, which includes the Pueblo Reservoir
directly to the south (over 2.5 million visitors in 2020), and the Rocky Mountains and all that they
hold directly to the west, quickly accessible from Hwy 50.
Market data from ESRI shows a 27.1% market leak in Pueblo West across nearly all retail industries,
with retail trade losing over $151M annually and food & drink over $22M.
Specific categories include:
Clothing & Clothing Accessories ($15.7M - 92.7% leakage)
Grocery Stores ($24.7M - 31.4% leakage)
Sporting Goods/Hobby ($11.4M - 82.3% leakage)
Furniture and Home Furnishings ($9.1M - 57.3% leakage)
Due to the unique demographics and character of Pueblo
West in comparison to the surrounding region, Pueblo
West is distinguished from surrounding areas as a premier
community in its offerings to residents and visitors.
Therefore, in prime areas of development opportunity,
such as this property location, a unique and compatible
use will be the most desirable for the District.

Incentives
The District adopted an
incentive policy for economic
development in August of 2020
that created guidance for the
District as it pertains to the
eligibility and process of
granting business incentives.
Although the policy clearly aims
to incentivize projects ties to
primary employers, a clause also
states “Incentives may also be
considered on a case-by-case
basis for projects that support
secondary employers (e.g. retail,
restaurants, tourism) that are
current board supported efforts,
and can demonstrate significant
positive financial impacts to the
District that could justify
incentivization.”
A list of tools for incentives,
though not exclusive, are listed in the policy:
▶ Land/property
▶ Infrastructure Improvements
▶ Property tax
▶ Water & Sewer PIF & Tap Fees
▶ Application Fees
▶ Impact and Development Fees

CONCEPT 1

As the District desires a suitable development of the site, the door is open for discussion on
plausible incentives, which will be done through an application process and measured through
an economic impact analysis done by the District. The complete policy can be found at:
pueblowestmetro.com/incentive

Public Improvements Costs
In order to bring the site to the needed public improvements, substantial cost will naturally be
necessary. A feasibility means for the developer to recoup costs for the public improvements
and maintenance is establishing a Public Improvement Fee (PIF) that can be implemented on
the sale of goods within the site. PIF is imposed by the property owner through a recorded
covenant (declaration) on property, and must be used to provide a benefit to the encumbered
property, including the repayment of bonds issued to finance public improvements, or used to
reimburse the developers expense of those improvements. The fees are collected and
administered by either the local jurisdiction, or a third party Public Improvement Corporation
(PIC) typically established by the developer. A PIC is not subject to the same limitations as a
district and may use PIF revenue for more than public improvements so long as it benefits the
property. The fees are not a sales tax, and would become part of the overall cost of the sale, and
would therefore be subject to sales tax. Shopping centers and districts around the state have
utilized a PIF since it’s use was adopted through Colorado legislation.

Roads & Access
Due to the proximity of Calle de Camelia to the intersection of Spaulding and McCulloch, and the
traffic volume the development of this site would create, Calle de Camelia and Spaulding would
be turned into a right-in right-out, and a primary access to the site established further to the west
along Spaulding. A roundabout has been identified as the most appropriate option for primary
access into the development.
A traffic impact study accompanying the intended design and use will help further clarify
expected traffic movement and subsequent planning directives. Expected improvements will be
widening Calle de Camelia to accommodate a center left turn lane, which will need additional
right-of-way dedication for the expansion, as well as the roundabout, which would serve as both
access to the private development, as well as continued vehicle traffic along the public
right-of-way, so an agreement with the District on the maintenance of the roundabout would be
a practical solution. Furthermore, as the development is expected to be cohesive, sidewalks and
curb and gutter would be expected throughout the site for pedestrian accessibility as well as
storm water management.
W Glenrose Drive is a public right-of-way that was originally platted to serve the existing nine R-1
lots and the western B-4 lots. The roadway can be constructed to serve those lots or be vacated
and the space utilized for the development.

Drainage
The Metro District holds a Municipal Separate Storm Sewer System (MS4) Permit from the State
of Colorado, giving the authorization to discharge storm water into water systems. Given the
collective intent and function of the overall development, a shared storm water plan and
collection will likely be the most conducive. The existing low point and collection area of the
entire property is roughly the center on the south side adjacent to Spaulding, near to where the
roundabout is shown on the concept plans included.

Water & Wastewater
The site is currently served by a 12” main water line that runs west from the Spaulding &
McCulloch intersection. Stemming from the main line are 8” lines that encompass the property,
including along what was originally to be the final stretch of W Glenrose Drive north of Spaulding
Avenue. No required upgrades to the infrastructure are anticipated for the expected use. The
current water pressure in the line is approximately 120 psi.
There is an 8” sewer line on the south side of Spaulding that can be bored and tied into, as well as
an 8” line on the east side of Calle de Camelia that runs from Spaulding to the north end of the
Taco Bell property. Both lines were designed for gravity flow, and move eastward through the
system. Due to the existing sewer system being only on the east and south side of the property,
connecting to the infrastructure could be a factor in the design of the site.
There are currently 14 total water taps allocated to the properties, one for each of the existing
sites, all of which are available for the development. If any lots are eliminated through plat
amendments or lot line vacations, the taps from those properties could be re-appropriated
elsewhere in the development through approval from the District. If additional parcels are
created through subdivision, additional water to serve those uses will be required of the
developer, according to the current policies of the District.

12 inch water
8 inch water
6 inch water
8 inch sewer

Soil Condition
No soil testing has been done on the site, but referencing public data from the USDA’s Natural
Resources Conservation Service indicate two similar soil types on the property,
▶ Penrose-Minnequa complex, 1 to 15 percent slopes, dry
▶ Minnequa-Manvel silt loams, 1 to 6 percent slopes, dry.
\

Although further
testing will
certainly be
necessary,
development
surrounding the
site is a positive
indication of the
condition of the
type of soil.

Utilities
The property is currently served
by the physical infrastructure of
the below utility providers:
Gas - Xcel Energy
Pueblo West is all on a pounds
medium system that typically
operates at 40 – 55 psig,
depending on the time of year.
There is a 6” PE gas main that
runs along the south side of W.
Spaulding Ave and a 2” PE main
that runs along the West side of
W. Calle de Camella. Depending
on the type of businesses and
their load, a system
reinforcement might be required
to add their new load to the
existing system.
Electric - Black Hills Energy
Three-phase power is available for this site.

CONCEPT 2

Land Use
As a mixed-use development may be considered an ideal option, there are currently no
zoning districts in Pueblo County that accommodate that use, with the exception of a
Planned Unit Development (PUD). Pueblo County is currently in the process of updating
their Comprehensive Plan, and as part, are updating the zoning districts to provide a certain
broader categorization to accommodate newer land use trends including a variety of mixed
uses.
Pueblo County regulations allow for an administrative approval of the minor rearrangement
of lot lines, or vacation of lot lines for up to five lots, with some standard restrictions and
submission requirements. Due to the variety of options available for the development of the
site, and the flexibility we want to maintain as a District for the development, we have left
the zoning and lot lines as they are so that the future user can pursue the layout that fits
the determined use. Nonetheless the District is eager to support any administrative process
for a suitable development of the site.

