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INTRODUCTION	
The City of Colorado Springs retained TischlerBise to conduct a Cost to Serve Fiscal Impact Analysis of new 
development in the Southern Colorado Rail Park (SCRP).  

Southern Colorado Rail Park, planned to be annexed by Colorado Springs, encompasses approximately 
3,100 acres south of Fort Carson. The ultimate buildout of the site is anticipated to take at least 20 years.  

Fiscal Impact Analysis (FIA) is a process to evaluate revenue generation and operating and capital costs 
to a jurisdiction associated with the provision of public services and facilities under a set of assumptions. 
A fiscal impact analysis shows direct revenues and costs from new development only and does not include 
revenues or costs generated from existing development. 

Economic Impact Analysis (EIA) is a process to evaluate the economic benefit of an entity or 
industry/industries on a defined geographic location—either due to its presence, expansion, or 
contraction. The key components of any economic impact analysis are typically measured by increases in 
personal income, value added (or gross regional product), business output, and/or job creation. It 
identifies direct impacts as well as the jobs supported by the spending of the entity/industry itself.  

The Cost to Serve Analysis is a Fiscal Impact Analysis and evaluates the direct revenues from growth in 
SCRP as well as operating and capital costs to serve that growth.  

Two reports are provided to the City of Colorado Springs on the overall fiscal analysis of growth in the 
Southern Colorado Rail Park:  

1. Fiscal Impact Analysis: Annexation of Southern Colorado Rail Park: The report on the fiscal impacts 
of growth in the Southern Colorado Rail Park.  

2. Level of Service Document: Appendix to the Fiscal Impact Analysis: Annexation of Southern 
Colorado Rail Park providing supporting data, assumptions, and methodologies for the 
analyses. 

This document is item number 2 above.   

Level	of	Service	
The revenue projections and cost to serve are based on a “snapshot approach” in which it is assumed the 
current levels of service will continue through the 20-year analysis period. The current demand base data 
were used to calculate revenue per demand unit as well as project future costs. Examples of demand base 
data include population, dwelling units, employment by type, vehicle trips, etc. In summary, the 
“snapshot” approach does not attempt to speculate about how levels of service, revenues, policies, and 
other factors will change over time. Instead, it evaluates the fiscal impact of new growth in the Southern 
Colorado Rail Park as conducted under the current budgets used in this analysis. The following provides 
further detail on level-of-service assumptions. 
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BASE	YEAR	DEMOGRAPHIC	ESTIMATES	
The table below, Figure 1, summarizes estimates of the base year population, housing units, employment, 
nonresidential space, vehicles, and fiscal factors in the City of Colorado Springs. These estimated values 
serve as the basis for the fiscal impact analysis and are used to determine the cost and revenue factors 
used in the analysis. The population estimate and cumulative assessed value are provided by the City of 
Colorado Springs in its 2025 budget. Housing unit estimates are based on 2022 estimates from the U.S. 
Census Bureau adjusted to 2025 population estimates. Job estimates are from the U.S. Census Bureau’s 
online web application, OnTheMap. Nonresidential floor area is calculated based on employment factors 
(employees per square foot) from the Institute of Transportation Engineers. Vehicle estimates are based 
on U.S. Census Bureau estimates of vehicles by type of housing unit. Estimated retail sales are calculated 
based on sales tax revenues and sales tax rates. 
Figure 1. Base Year Input Data 

 

Base Year-> 2025

Population [1] POPULATION 504,274
POP AND JOBS 736,275

Housing Units by Type [2] SINGLE FAMILY 138,730
TOWNHOUSE 17,617
APARTMENTS 63,860
TOTAL HOUSING 220,207

SF UNITS 156,347

Jobs by Type [3] RETAIL JOBS 54,823
OFFICE JOBS 120,983
INDUSTRIAL JOBS 37,808
INSTITUTIONAL JOBS 18,387

TOTAL JOBS 232,001
RETAIL, OFFICE, IND JOBS 194,193

Nonresidential Floor Area [4] RETAIL SF 25,821,776
OFFICE SF 37,141,742
INDUSTRIAL SF 24,083,556
INSTITUTIONAL SF 6,067,724
HOTEL SF
TOTAL NR KSF 93,114,798

Vehicle [5] VEHICLES 373,249

Vehicle Trips [6] RESIDENTIAL TRIPS 932,742
NONRES TRIPS 620,554
VEHICLE TRIPS 1,553,296

Facility Factors TOTAL LANE MILES 6,151
Public Safety Factors TOTAL POLICE CALLS 318,480

TOTAL FIRE CALLS 28,669
TOTAL EMS CALLS 48,815
TOTAL FIRE AND EMS CALLS 77,484
TOTAL PUBLIC SAFETY CFS 395,964
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JOBS AND NONRESIDENTIAL FLOOR AREA 
Jobs estimates in Figure 1 and are compiled from the U.S. Census Bureau’s online web application, 
OnTheMap, estimates. 2025 employment totals in Figure 2 below were grouped in the following 
categories: Retail, Office, Industrial, and Institutional (summarized in Figure 1). 

Figure 2. Employment by Industry 

 
 
 
 

2022* 2022 (%)* 2025^
Retail Jobs 54,203 24% 54,823
Office Jobs 119,614 52% 120,983
Industrial Jobs 37,380 16% 37,808
Institutional Jobs 18,179 8% 18,387
Total Jobs 229,376 100% 232,001

*Source: U.S. Census Bureau, OnTheMap Application and 
LEHD Origin-Destination Employment Statistics, 2022.
^TischlerBise analysis. 
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GROWTH	SCENARIO	

FISCAL AND ECONOMIC IMPACT ANALYSIS 
Fiscal Impact Analysis (FIA) is a process to evaluate revenue generation and operating and capital costs to 
a jurisdiction associated with the provision of public services and facilities under a set of assumptions. A 
fiscal impact analysis shows direct revenues and costs from new development only and does not include 
revenues or costs generated from existing development. 

The Cost to Serve Analysis is a Fiscal Impact Analysis and evaluates the direct revenues from growth in 
the Southern Colorado Rail Park as well as operating and capital costs to serve that growth.  

DEVELOPMENT PROGRAM  
The proposed Southern Colorado Rail Park is located on a 3,110-acre property located south of Charter 
Oak Ranch Road, south, east, and north of Fort Carson, West of I-25, and the City’s Ray Nixon power plant. 
The development program analyzed as part of this fiscal impact analysis is based on information contained 
in the Southern Colorado Rail Park Annexation, Zoning, and Land Use Plan Project Statement, prepared 
by N.E.S., Inc. See Figure 3 for the table showing the breakdown in multi-year intervals over the 20-year 
projection period. Buildout of the Southern Colorado Rail Park occurs in year 20. Estimates of floor area 
ratios and employment densities (square feet per employee) were developed by the applicant using 
approximately 40 similar rail-oriented economic development proposal in the region.  

Residential	Development	
There is no residential proposed as part of the Southern Colorado Rail Park. 

Nonresidential	Development	
Rail Spur and Easement: The only development proposed in Phase 1 is the extension of the existing rail 
spur and easement through the property. This accounts for 37 acres of the proposed development.  

Commercial: There are 11 acres of Commercial development proposed. Commercial development begins 
in 2030, with completion by 2035. This land use is assumed to be restaurant-related development. 
Approximately 74,575 square feet of commercial space is assumed. With an employment density of 150 
square feet per employee, 497 employees are generated over the 2030-2035 time-period.  

Commercial Services: There are 129 acres of Commercial Services development proposed. Commercial 
Services development begins in 2030, with the first phase of 106,635 square feet completed by 2035. A 
second phase totaling 568,197 square feet is planned from 2040 to 2045. This land use is assumed to be 
a combination of community-scale retail and service-related (e.g., bank, dry cleaners, business services) 
uses. With an employment density of 400 square feet per employee, a total of 1,687 jobs are generated.  
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Light Industrial: There are 849 acres of Light Industrial development proposed. Light Industrial 
development begins in 2030, with 954,835 square feet developed 2035. An additional 2,003,760 square 
feet is proposed from 2040 to 2045. An assumption of 880 square feet per employee is assumed, which 
generates total Light Industrial employment of 3,362 jobs.  

Heavy/Rail-Served Industrial: There are 1,426 acres of Heavy/Rail-Served development proposed. 
Heavy/Rail-Served Industrial uses are industrial uses with large amounts of external storage with limited 
need for buildings. Heavy/Rail-Served Industrial development begins in 2030, with 672,941 square feet 
developed 2035. An additional 1,254,210 square feet is proposed from 2035 to 2040. An assumption of 
880 square feet per employee is assumed, which generates total Heavy/Rail-Served employment of 2,190 
jobs.  

Figure 2. Southern Colorado Rail Park Development Program 

 
 

PHASE TIMELINE PROPOSED LAND USES ACREAGE
SQ. FT./ 

EMPLOYEE JOBS
PHASE 1 2025-2030 Rail Spur and Easement 37 N/A N/A

PHASE 1 TOTAL 37
PHASE 2 2030-2035 Commercial 11 74,575              497                    

Commercial Services 20 106,635           267                    
Light Industrial 274 954,835           1,085                
Heavy/Rail-Served Industrial 498 672,941           765                    

PHASE 2 TOTAL 803 1,808,986       2,614                
PHASE 3 2035-2040 Heavy/Rail-Served Industrial 928 1,254,210        1,425                

PHASE 3 TOTAL 928 1,254,210       1,425                
PHASE 4 2040-2045 Commercial Services 109 568,197           1,420                

Light Industrial 575 2,003,760        2,277                
PHASE 4 TOTAL 684 2,571,957       3,697                

Low Impact 101
Drainage/Open Space 234
No-Build Steep Slopes 190
Right-of-Way 121
Miscellaneous 12

TOTAL 3,110                5,635,153       7,736                
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OVERVIEW	
 
This section provides supporting detail on projection factors used in the Fiscal Impact Model to model 
Colorado Springs revenues and costs due to annexation of the Southern Colorado Rail Park.  

Annual costs and revenues attributable to new development are projected using the general 
methodologies described below and described in more detail in the following sections.  

PER CAPITA (POPULATION) 
If a cost or revenue is assumed to be allocated on a per capita basis, the budget item is divided by base 
year population to arrive at the current level-of-service factor. 

PER CAPITA AND EMPLOYEE (POPULATION AND JOBS) 
Some costs and revenues use both a per capita and employee (job) approach. If a cost or revenue is 
assumed to be allocated on a per capita and job basis, it is divided by the population and job estimate to 
determine the current level-of-service factor. 

CUSTOM/MARGINAL (E.G., OTHER FACTOR)  
A marginal cost approach identifies factors that will be impacted by demographic or land use changes and 
allocates the changes on a marginal basis. These variable factors are determined through a detailed 
examination of the applicable budgets and conversations with appropriate staff. In these instances, the 
projection factor is identified as Direct Entry or by specific factor (e.g., retail sales for sale tax revenue 
calculations). Further description is provided in this document where appropriate.  

FIXED  
Revenue and cost factors that are directly attributable to new development are included in the fiscal 
impact analysis. Some factors—or a portion—are not expected to be impacted by demographic changes 
and are fixed in the analysis. As with the variable factors, fixed factors are determined through a detailed 
examination of applicable budgets and conversations with staff. 
  



Level of Service Document  
Fiscal Impact Analysis: Southern Colorado Rail Park 

Colorado Springs, Colorado 
 
 

 

7 

REVENUE	FACTORS	
City General Fund Revenues and projection factors used in the Fiscal Impact Analysis are shown in Figure 
4. The table shows revenue category, specific revenue type, base year (FY25) budget amount, projection 
methodology, demand unit multiplier (the percentage variable, where applicable), and the level of service 
(LOS) standard/dollar per demand unit. 

Figure 3. Colorado Springs General Fund Revenues 
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@6"0L$%&A10&!$0?89$% JOUUO)H)KG31)SXX( LL]O SQ`XJ LQMM KGA(N!AN MR LMQMM
@6"0L$%&A10&!$0?89$% JOUUU)H)3HGI!NQGA)SXX LPVMMM SQ`XJ LQMM KGA(N!AN MR LMQMM
@6"0L$%&A10&!$0?89$% JOU]L)H)!JMQAQ(NH!NQRX)SQFQAT)SXX( L\MM SQ`XJ LQMM KGA(N!AN MR LMQMM
@6"0L$%&A10&!$0?89$% JOU]P)H)M!QANHAXB(3!3XH)KGAJG)IG`X( LLVLUM SQ`XJ LQMM KGA(N!AN MR LMQMM
@6"0L$%&A10&!$0?89$% JOU]P)H)(3XKQ!F)JQ(N)(RK)3F!A)SXX LPMVMMM SQ`XJ LQMM KGA(N!AN MR LMQMM
@6"0L$%&A10&!$0?89$% JOU\\)H)JXRXFG3MXAN)QA(3XKNQGA)SXX LOMLVMMM 3G3)!AJ)bGI( LQMM KGA(N!AN MR LMQU[
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!"#$%F'()*$(+F$,-.F' !"#$$%F%G()*+H%(-%.(GI0+12H 3!4" -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#$4%F%08)H%J((;H%G(.+H%+2G 3$K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#=!%F%-(I128*1 3!KL77 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#"$%F%8I2(%*1H)+G2*(1%-++H -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#"4%F%+52?8%.I2@%F%A+B*GC+%IH8M+ 3$4"K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#"=%F%+5G+HH%)(C*G+%8C8?0H 3$!7K777 )()%81.%N(JH $677 G(1H2812 79 376$L
!"#$%F'()*$(+F$,-.F' !"#"!%F%C8J%-++H%)(C*G+ -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#"F%F%)B(2(H282H%81.%)*G2I?+H 3$G4K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#"G%F%+52?8%.I2@%?+*0JI?H+0+12 )()%81.%N(JH $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#"L%F%2(H%81.%H2(?8M+%GB8?M+H 3G77K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#F7%F%H*21+HH%-++H 3$77 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#F$%F%HGB((C%?+H(I?G+%(--*G+? 3$K$"7K777 )()IC82*(1 $677 G(1H2812 79 3464G
!"#$%F'()*$(+F$,-.F' !"#F4%F%M?8--*2*%?+0(A8C 3$K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#F=%F%8.0*1*H2?82*A+%H+?A*G+H%-++H 3LKF77 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#F!%F%*.%?+M*H2?82*(1%-++ 3!!K777 )()IC82*(1 $677 G(1H2812 79 3767L
!"#$%F'()*$(+F$,-.F' !"#F#%F%811I8C%8C8?0%?+M*H2?82*(1 3#"7K777 )()%81.%N(JH $677 G(1H2812 79 3$674
!"#$%F'()*$(+F$,-.F' !"#FG%F%I1GC8*0+.%)?()+?2@%.*H)(H*2*(1 3#"K777 )()%81.%N(JH $677 G(1H2812 79 376$7
!"#$%F'()*$(+F$,-.F' !"##7%F%G(.+%*1-(?G+0+12%*1H)+G2*(1H 3#7K777 )()%81.%N(JH $677 G(1H2812 79 376$7
!"#$%F'()*$(+F$,-.F' !"##4%F%-*?+%)?(2+G2*(1%G(12?8G2H -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"##=%F%-*?+%?+H2*2I2*(1 3$K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"##"%F%B8I8?.(IH%082+?*8C%-*?+ 3$#=K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"###%F%0*HG+CC81+(IH%-*?+ 3$K!"" -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"##L%F%-*?+%H)+G%.I2@%?+*0J 34KL$7 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#G7%F%H)+G*8CJ?+*1H)+G2*(1H 34=K4G7 2(28C%N(JH $677 G(1H2812 79 376$7
!"#$%F'()*$(+F$,-.F' !"#G!%F%B8I082%)C81%?+A*+H 3=FK=#" 2(28C%N(JH $677 G(1H2812 79 376$F
!"#$%F'()*$(+F$,-.F' !"#G"%F%(--%.I2@%*1H)+G2*(1H 3#4# -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#GF%F%-*?+%.+A+C()0+12%?+A*+H 3"LK$#7 )()%81.%N(JH $677 G(1H2812 79 3767G
!"#$%F'()*$(+F$,-.F' !"#GG%F%H((.0+1%A8CC+@%-*?+%.*H2?*G2 3$77K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#L4%F%H282+JG+?2*-*G82*(1%*1H)+G2*(1 3$LK!77 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#L"%F%B*MB%)*C+%)C81%?+A*+H 34KL$7 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#LF%F%B*MB%)*C+%*1H)+G2*(1H 3LK#77 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#L#%F%B*MB%)*C+%81.%B8I082%)+?0*2 3F!KLL7 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#LG%F%8%(GGI)81G@%*1H)+G2*(1H 3##KF77 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#LL%F%HGB((C%*1H)+G2*(1H 3=7K7#7 )()IC82*(1 $677 G(1H2812 79 3767F
!"#$%F'()*$(+F$,-.F' !"G7$%F%08?*NI818%*1H)+G2*(1H 3=GKG77 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"G74%F%2?8--*G%G(12?(C%)+?0*2 34K"4"K777 )()%81.%N(JH $677 G(1H2812 79 3=6!=
!"#$%F'()*$(+F$,-.F' !"G7=%F%G(00I1*2@%B+8C2B -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"G7!%F%?+OI+H2+.%I1GC8HH*-*+.%*1H)+G2 3L#7 )()%81.%N(JH $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"G7F%F%)8A+0+12%.+M?8.82*(1%-++ 34K=47K777 )()%81.%N(JH $677 G(1H2812 79 3=6$"
!"#$%F'()*$(+F$,-.F' !"G$$%F%H282+%H8-+2@%2?8--*G%.+A 3==4KGG7 )()%81.%N(JH $677 G(1H2812 79 376!"
!"#$%F'()*$(+F$,-.F' !"G=$%F%J8H;+2J8CC 3!=K4"7 )()IC82*(1 $677 G(1H2812 79 3767L
!"#$%F'()*$(+F$,-.F' !"G=4%F%-*+C.%?+H+?A82*(1H 34G7K777 )()IC82*(1 $677 G(1H2812 79 376"F
!"#$%F'()*$(+F$,-.F' !"G==%F%-((2J8CC 34=$K!L" )()IC82*(1 $677 G(1H2812 79 376!F
!"#$%F'()*$(+F$,-.F' !"G="%F%)?(M?80%?+A+1I+ 34FLK4!" )()IC82*(1 $677 G(1H2812 79 376"=
!"#$%F'()*$(+F$,-.F' !"G=F%F%H(-2J8CC 3"$GK=4$ )()IC82*(1 $677 G(1H2812 79 3$67=
!"#$%F'()*$(+F$,-.F' !"G=G%F%A(CC+@J8CC 34"K477 )()IC82*(1 $677 G(1H2812 79 3767"
!"#$%F'()*$(+F$,-.F' !"G#$%F%8.0*HH*(1H%%*G+%G+12+? 3$!7K777 )()IC82*(1 $677 G(1H2812 79 3764G
!"#$%F'()*$(+F$,-.F' !"G#4%F%8?+18%*G+%?+128C 3!==K777 )()IC82*(1 $677 G(1H2812 79 376GF
!"#$%F'()*$(+F$,-.F' !"G#=%F%G(1G+HH*(1H%*G+%G+12+? )()IC82*(1 $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"G#!%F%C+HH(1H 3#7K777 )()IC82*(1 $677 G(1H2812 79 376$!
!"#$%F'()*$(+F$,-.F' !"G#"%F%0*HG+CC81+(IH%*G+%G+12+? 3!K777 )()IC82*(1 $677 G(1H2812 79 3767$
!"#$%F'()*$(+F$,-.F' !"G#F%F%-*MI?+%H;82*1M 3!4K777 )()IC82*(1 $677 G(1H2812 79 3767G
!"#$%F'()*$(+F$,-.F' !"G##%F%H;82+%?+128C 344K777 )()IC82*(1 $677 G(1H2812 79 3767!
!"#$%F'()*$(+F$,-.F' !"G#G%F%H;82+%HB8?)+1*1M 3$K477 )()IC82*(1 $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"GL"%F%2B+?8)I2*G%)?(M?80H 3F$K777 )()IC82*(1 $677 G(1H2812 79 376$4
!"#$%F'()*$(+F$,-.F' !"GLF%F%@(I2B%)?(M?80 344LKFF7 )()IC82*(1 $677 G(1H2812 79 376!F
!"#$%F'()*$(+F$,-.F' !"GLL%F%G(1G+HH*(1H%8I.*2(?*I0 )()IC82*(1 $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"L7$%F%0*HG+CC81+(IH )()IC82*(1 $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"L7=%F%1(?2B%HC()+%8.0*HH*(1 3="K777 )()IC82*(1 $677 G(1H2812 79 3767#
!"#$%F'()*$(+F$,-.F' !"L7#%F%H)+G*8C%+A+12H 3!4FK777 )()IC82*(1 $677 G(1H2812 79 376G!
!"#$%F'()*$(+F$,-.F' !"L$7%F%H(I2B%HC()+%8.0*HH*(1 3$!K7G7 )()IC82*(1 $677 G(1H2812 79 3767=
!"#$%F'()*$(+F$,-.F' !"L$$%F%B*CCH*.+%)?(M?80H 3!$K"77 )()IC82*(1 $677 G(1H2812 79 3767G
!"#$%F'()*$(+F$,-.F' !"L$"%F%M(M%8G.0@%?*.*1M%H28JC+%-++H 3LK777 )()IC82*(1 $677 G(1H2812 79 37674
!"#$%F'()*$(+F$,-.F' !"L"#%F%-*1+HJH(?;%H(%)+?0*2 3"$KL!7 )()IC82*(1 $677 G(1H2812 79 376$7
!"#$%F'()*$(+F$,-.F' !F7"4%F%8.0*1%GB8?M+H%1(1%285 3"K77LK$FG )()IC82*(1 $677 G(1H2812 79 3L6L=
!"#$%F'()*$(+F$,-.F' !F$#!%F%?+*0J%F%80JIC81G+%G(12?8G2 3$K!77K777 )()IC82*(1 $677 G(1H2812 79 346#G
!"#$%F'()*$(+F$,-.F' !F$#"%F%8G8G*8%)8?;%*G+%?*1; 34!"K777 )()IC82*(1 $677 G(1H2812 79 376!L
!"#$%F'()*$(+F$,-.F' !74#7%F%M+(%B8I%H2I.@%G(1HIC2812H )()%81.%N(JH $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !$!$"%F%-*1M+?%)?*12*1M -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"F#"%F%H08CC%G+CC%-8G*C*2@%8))C*G82*(1 3=7K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"#""%F%8C8?0%H*2+%?+*1H282+0+12%-++H 3$K"77 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !7$$=%F%0*HG+CC81+(IH 34LK$77 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"GL=%F%G(00%)?(M%H+H2%H*.+ 3GK777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !74#7%F%M+(%B8I%H2I.@%G(1HIC2812H 3$"K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !$!$"%F%-*1M+?%)?*12*1M 34K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"F#!%F%0C8F2+C+G(0H 3$LK474 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"G7G%F%+FHG((2+?%.+A*G+%-++ 3==K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' !"G7L%F%+FHG((2+?%)+?%2?*)%-++ 3$7K777 -*5+. $677 G(1H2812 79 37677
!"#$%F'()*$(+F$,-.F' BLMN% -*5+. $677 G(1H2812 79 37677
/-0F' !"L"$%F%M+1+?8C%A*(C82*(1H 3#=K777 )()%81.%N(JH $677 G(1H2812 79 376$7
/-0F' !"L"4%F%)8?;*1M%0+2+?H 3$K47"K"77 -*5+. $677 G(1H2812 79 37677
/-0F' !"L"=%F%A*(C82*(1%HI?GB8?M+ 3#G4K### )()%81.%N(JH $677 G(1H2812 79 3$67F
/-0F' !"L"!%F%2?8--*G%A*(C82*(1H 3#KF#=K#7" )()%81.%N(JH $677 G(1H2812 79 3$76!4
/-0F' !"L""%F%A*(C82*(1%HI?GB8?M+F*2 3$G7K777 )()%81.%N(JH $677 G(1H2812 79 3764!
/-0F' !7!#$%F%.*H8J*C*2@%)8?;*1M%2*G;+2H 3"7K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !$=L#%F%C82+%-++H 3!7K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !4#$7%F%(2B+?%?+A+1I+ 3"#K7"L -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !4#=7%F%?+H8C+H 3"$K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !4#G"%F%?+A%H*2+%C+8H+H 3F"K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !=7"7%F%.808M+.%2?++H%81.%HB?IJH 3"K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !=$"#%F%)I?GB%G8?.%)?(M?80%?+J82+H 3$!"K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !=="4%F%H82+?%H)+G%G(12?8G2%HI?GB8?M+ -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !=="=%F%?+G(A+?@ 3$KF#LKFL4 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !!7$!%F%?+G@GC+.%082+?*8CH 34$K"77 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !!7"4%F%8IG2*(1%)?(G++.H 3GG#K"7= -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !!7#7%F%)8J%*HHI+?%-++H 3!77K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !!7G"%F%8.A+?2*H*1M 3$K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !"!!L%F%8HH+2%-(?-+*2I?+H 3"K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !"#=4%F%+C%)8H(%G(I12@ 347"K777 -*5+. $677 G(1H2812 79 37677
1-'.F22#0F*3'(4F,F03F !"GL$%F%8I.*2(?*I0%?+12 )()IC82*(1 $677 G(1H2812 $779 37677
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!"#$%FF'(%)*#+,%-%(*% !"#$"%F%G()*+H%-).I0( 123456$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
!"#$%FF'(%)*#+,%-%(*% !"#$=%F%G()*+H; 123#4$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
!"#$%FF'(%)*#+,%-%(*% !=$3"%F%-)*(G(;* 164#364$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
!"#$%FF'(%)*#+,%-%(*% !=$"=%F%LI?;-)@%+?*LIG-*A 154"$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
!"#$%FF'(%)*#+,%-%(*% !=$"B%F%.I0.+;*%.+CH(%7G+).L-;(%7(( 1!425!436B MIM?H+*-I) 2J$$ .I);*+)* $K 15J6$
!"#$%FF'(%)*#+,%-%(*% !!$2$%F%-);?G+).( 13$$4$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
!"#$%FF'(%)*#+,%-%(*% !=$=B%F%7+H.I)%.+CH(%7G+.L-;(%7(( 1#4#5= 7-8(9 2J$$ .I);*+)* $K 1$J$$
!"#$%FF'(%)*#+,%-%(*% !=$=#%F%.()*?GAH-)N%7G+).L-;(%7(( MIM?H+*-I) 2J$$ .I);*+)* $K 1$J$$
!"#$%FF'(%)*#+,%-%(*% !=2B=%F%+0G%H-F?-9+*(9%9+0+@(; 16$$4$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !3=$"%F%()*%7?)9%?*-H%+HHI.+*-I) 1=$243$# 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !3=#$%F%I*L(G%.LG@;%IG(GL(+9 1"54"$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !6$3"%F%;?GMH?;%.;?F()(G@A 16!4=2#4=3= MIM%+)9%HIC; 2J$$ .I);*+)* $K 1!BJ$3
./0%1+2"('($"(3+4)*1$%# !6$3=%F%;?GMH?;%.;?FI+*(G 1346=#4622 MIM%+)9%HIC; 2J$$ .I);*+)* $K 16J33
./0%1+2"('($"(3+4)*1$%# !663$%F%.+M-*+H%H(+;(%MGI.((9; 124$$$4$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !6!3$%F%-)7I%*(.L%7(( 1"$4$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !!$!$%F%;+H(%I7%MGIM(G*A 12$$4$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !=235%F%;L+G(%I7%@()(G+H%+90-) 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !=263%F%;L+G(%I7%.-*A%.I?).-H 1!"!4!$3 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !=26=%F%;L+G(%I7%.-*A%.H(GN 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !=26B%F%;L+G(%I7%IIGN(G;%.I0M();+*-I) 1!245=3 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !=2"6%F%*G+);7(G%7GI0%I*L(G%7?)9; 134B$$4$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !=2B$%F%G(-0C?G;(0()*%7G%I*L(G%7?)9; 1"42"#4$!# 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !=2B2%F%G(-0C?G;(0()*%7GI0%@G+)*; 1=3!4$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !=2B3%F%G(-0C?G;(0()*%7GI0%@-7*%*G?;*; 1=$642"$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !=2B6%F%G(-0C?G;(0()*%7G%?*-H-*A%7?)9 12$4=2B4!"= 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !6$#$%F%(H%M+;I%.I?)*A%;L+G( 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !!$!"%F%;+H(%I7%;.G+M 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# !6$#3%F%G(-0C%I*L(G%@IG(G)0()*; 15$$4$$$ 7-8(9 2J$$ .I);*+)* $K 1$J$$
./0%1+2"('($"(3+4)*1$%# LJOL 7-8(9 2J$$ .I);*+)* $K 1$J$$

5.567 89:;<:=L<:99 %



Level of Service Document  
Fiscal Impact Analysis: Southern Colorado Rail Park 

Colorado Springs, Colorado 
 
 

 

10 

Figure 4. Colorado Springs Special Revenue Funds 

 
 
Impact Fees:  Impact fee revenue is projected based on the current rate shown below:  
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SALES & USE TAX  
The General Fund’s main revenue source is Sales and Use Tax at a 2 percent. Special Revenue Funds also 
receive funding from Sales and Use Taxes—namely the 2C Road Tax Fund (0.62%) and Public Safety Sales 
Tax Fund (0.4%).  Sales tax revenue projections are based on two components: sales tax on retail 
purchases and sales tax on construction materials.  

Retail	
To project sales tax on retail purchases, a sales per square foot factor for a convenience center is applied 
to commercial square footage in each scenario. Adjusted for inflation, the Urban Land Institute estimates 
a convenience center generates $325 in sales per square foot of floor area—this is consistent with sales 
per square foot in Colorado Springs. The two-percent General Fund sales tax is applied to retail sales 
generated by new commercial development in the Southern Colorado Rail Park.  

Construction	
To project one-time sales tax revenue generated from construction, the two-percent General Fund sales 
tax is applied to the annual construction value of new development in SCRP. Construction value for the 
Southern Colorado Rail Park are documented in Figure 11 below.  

PROPERTY TAX 
Property tax revenue projections are based on two components: residential and nonresidential. All 
projections assume the current city millage of 3.579 mills per $1,000 of assessed value. 

Nonresidential	
Nonresidential market value must be converted to the assessed value. In El Paso County, nonresidential 
properties are assessed at 27 percent of market value, and the city millage is 3.579 mills per $1,000 of 
assessed value. For Commercial development, property taxes due to Colorado Springs equal $490 per 
1,000 square feet ($137 assessed value per square foot / $1,000 X 3.579 mills X 1,000 square feet = $490). 
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LAND USE PROTOTYPES 
For nonresidential development, the El Paso County Tax Assessor provided the market value per square 
foot of floor area. Assessed values are 29 percent of market values, and construction values are 75 percent 
of market values. The Institute of Transportation Engineers provides factors for jobs per 1,000 square feet 
for each nonresidential prototype.  

Figure 6. Nonresidential Prototypes 
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OPERATING	COST	FACTORS		
 
Costs are modeled using the base year budget and demand factors. Each figure includes the following 
columns:   
 

§ Expenditure Name: Expenditures are listed according to the categories in the City budget and 
based on discussions with City Finance staff.  

§ Base Year Budget Amount: FY25 budget amount  
§ Project Using Which Demand Base? Identifies the projection methodology as described above.  
§ Demand Unit Multiplier: The percentage of the expenditure that is variable. For most 

departments, the multiplier is “1” with the exception of those departments that are funded 
through an enterprise fund, internal service funds, earmarked grants, or to reflect non-variable 
personnel costs (i.e., costs remaining fixed regardless of growth such as a department having only 
one director regardless of growth).  

§ Projection Methodology: All expenditures are projected based on constant dollars (“CONSTANT”) 
with no annual change (e.g., linear increase) (works with “Annual Change” input).  

§ Annual Change: This allows for annual increase or decrease in costs, if applicable. All costs are in 
current dollars with no assumed inflation (“0%”) (works with “Projection Methodology” input). 

§ LOS Std $ per Demand Unit: The calculated level of service factor used to project costs.  
 
Note: Capital expenditures to serve the new development are addressed separately.  
 
For some departments, there is a bottom portion of the figure that shows personnel, and is labeled 
“STAFFING INPUT.” Headings are as follows:  
 

§ Category: Position titles. 
§ Base Year FTE Positions: Number of staff in each position in base year (FY25). 
§ Project Using Which Demand Base: The demand factor to be used to project future positions 

(e.g., population, population and jobs), if the position is affected by growth.  
§ Current Demand Units Serviced per Position: Number of demand units served by existing staff 

(e.g., number of persons and jobs served per position). 
§ Percent Estimate of Available Capacity: Estimate of available capacity of the position, expressed 

as a percentage. For example, 0% capacity means existing staff cannot handle any additional 
workload. 

§ Remaining Capacity/Initial Hire Threshold: The number of additional demand units the existing 
staff can serve; e.g., how many more persons and jobs in the City would trigger hiring of another 
position. 

§ Estimated Service Capacity Per Position: The number of demand units each position serves, 
which considers existing service levels plus the trigger for the next hire. 
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City	Operating	Departments		
The series of figures in this section provide detail on level of service factors and projection methodologies 
for City operations. Discussion is provided below the figures where applicable.  

CITY ATTORNEY/CITY CLERK/MUNICIPAL COURT 
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CITY COUNCIL 
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• Discussions with the Fire Department indicate a temporary station will be need in 2029, followed 
by the construction of a permanent station in 2033 that opens in 2035 to coincide with 
development of Phase 2 of the Southern Colorado Rail Park development plan.  

o In 2029 the cost of a temporary station is $1 million, with an additional $159,201 for a 
brush truck. 

o In 2033, the design and construction of a new station begins at a cost of $14,905,013. An 
additional $151,837 is needed for miscellaneous equipment. In 2034, a cost of $336,837 
for furniture and fixtures is incurred. 

o A new engine at a cost of $1,217,943 is purchased in 2033. 
o 8 trainees hired in 2029 at a cost of $334,360 in 2030, those cost increase to $1,040,056 

annually. Ongoing costs are estimated at $10,600 annually.  
o In 2034, additional trainees are hired at a cost of $382,126, with those cost increasing to 

$2,086,025 when the permanent station opens in 2035. Annual ongoing cost for the 
transition from temporary to permanent station is estimated at $214,081. 

o Memorandum of Understanding with the City of Fountain Fire Department will remain in 
place until the temporary station is opened in 2029.  

 
 

INFORMATION TECHNOLOGY 
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POLICE  
 
TischlerBise received Police calls for service data from the Colorado Springs Police Department. Data are 
from calendar year 2024. TischlerBise analyzed the data to delineate calls to residential and nonresidential 
land uses. as well as those calls without an address assigned.   
 
2024 Calls for Service were summarized to get a total number of calls for service by type.  
 

Figure 7. 2024 Total Police Calls for Service 

 
The above is summarized and used in the model to derive level of service and cost factors. The shaded 
area of the figure below shows the factors used to project future calls for service from residential and 
nonresidential land uses. For example, for each new resident, an additional .283 Police call for service is 
generated.  
 
The next step is to use the Department’s current budget to derive current levels of service and cost 
factors.  
 

POLICE DATA INPUT AREA

2024
TOTAL CALLS FOR SERVICE 318,480                                 % of Ttl CFS % of CFS to

 Land Uses
Calls for Service to Land Uses 318,480                                 100%
Residential 229,306                                 72%
Nonresidential 89,174                                    28%

Traffic 
TOTAL TRAFFIC 66,419                                   21%

Unknown -                                           0%

Source: City of Colorado Springs Police Department

Current Population 504,274
Current Nonresidential Vehicle Trips 620,554
Current Total Vehicle Trips 1,553,296

Calls per Capita 0.455
Calls per Nonres. Trip 0.144
Calls per Total Trip 0.043
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In the figure below, the top portion is for non-personnel operating costs. We use Total Calls for Service to 
derive those factors.  
 
The bottom portion is for personnel.  
 

• The need for new patrol officers are projected based on an increase of Call for Service, projected 
in the manner as described above.  

 

 

• A one-time cost is incurred per officer “hired” by the model as shown above. 
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POLICE SPECIAL REVENUE FUND (PSST) 
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Note, all personnel are shown on the General Fund figures regardless of funding source.  
 
 
 

PUBLIC WORKS 
 
Many cost factors are based on lane miles in the City system. The base year level of service factor is 
calculated by dividing the expenditure by the current number of lane miles maintained by the City. Future 
lane miles are projected by the model, which includes system level roads (arterials, collectors) as well as 
local roads.  See the Capital section for further discussion.  
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Notes to the above figure:  

• Snow removal is projected based on the average cost of $215 per lane mile.  
• General operations and maintenance is annualized based on current level of spending (outside of 

2C funding) at $2,130 per lane mile. This captures personnel and operating costs. Additional O&M 
costs are captured in the PPRTA Fund (shown below).  
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PUBLIC WORKS SPECIAL REVENUE FUNDS (PPRTA AND 2C) 
 

 
 

• Costs shown above are capital projects. Modeled capital needs for SCRP are projected separately 
(discussed below).  
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GENERAL COSTS 
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RADIO COMMUNICATIONS FUND 

 

• This fund gets funding from local and non-local sources. The operating expense of $1,087,703 
reflects the approximate amount the City funds with own-source revenues (“City Allocation”) and 
is therefore projected as a local cost and modeled based on future Public Safety calls for service.  
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CAPITAL	COSTS		
 
Level of service factors and costs are provided below for anticipated City capital expenditures to serve 
SCRP.  
 

FIRE CAPITAL IMPACTS 
Additional Fire cost assumptions to serve the Southern Colorado Rail Park.   

• Discussions with the Fire Department indicate a temporary station will be need in 2029, followed 
by the construction of a permanent station in 2033 that opens in 2035 to coincide with 
development of Phase 2 of the Southern Colorado Rail Park development plan.  

o In 2029 the cost of a temporary station is $1 million, with an additional $159,201 for a 
brush truck. 

o In 2033, the design and construction of a new station begins at a cost of $14,905,013. An 
additional $151,837 is needed for miscellaneous equipment. In 2034, a cost of $336,837 
for furniture and fixtures is incurred. 

o A new engine at a cost of $1,217,943 is purchased in 2033. 
o 8 trainees hired in 2029 at a cost of $334,360 in 2030, those cost increase to $1,040,056 

annually. Ongoing costs are estimated at $10,600 annually.  
o In 2034, additional trainees are hired at a cost of $382,126, with those cost increasing to 

$2,086,025 when the permanent station opens in 2035. Annual ongoing cost for the 
transition from temporary to permanent station is estimated at $214,081. 

o Memorandum of Understanding with the City of Fountain Fire Department will remain in 
place until the temporary station is opened in 2029.  

POLICE CAPITAL IMPACTS 
It is assumed no additional Police Station space will be needed to serve the Southern Colorado Rail Park 
specifically to house new officers needed to serve growth. Additional Police vehicles will be needed to 
accommodate new officers hired to serve development in the Southern Colorado Rail Park:  

• Police Patrol Vehicles: The City’s current level of service is 2 officers per patrol vehicle. New 
vehicles are projected based on this level of service at a fully-loaded cost of $78,000 per vehicle 
and a useful life of 7 years.  

• Police Officer Personal Equipment has an initial cost of $7,000 per officer when a new officer is 
hired; the equipment has a useful life of 5 years.    

 

STREETS AND PUBLIC WORKS CAPITAL IMPACTS  
• It is assumed the developers will fund construction of all roads, intersections, and all pay for 

signals needed to annex the Southern Colorado Rail Park property.  
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• However, the City will be responsible for maintenance and repair of the new lane miles 
constructed in the Southern Colorado Rail Park.  

o Per the applicant, it is projected that 3.88 miles (15.54 lane miles) of arterial roadways 
will be constructed and 9.83 miles (19.66 lane miles) of collector roadways will be built 
over 20 years.  

• The City will also be responsible for maintenance and repair of signalized intersections.  
o Per the City, it is projected that 3 new signalized intersections will be needed to serve 

SCRP. The analysis assumes private development pays for these costs.  
• Additional Public Works vehicles and equipment will be needed to serve development in SCRP. 

o The average cost per vehicle of $35,000.  

PARKS CAPITAL IMPACTS  
Since there is no residential associated with the annexation of the Southern Colorado Rail Park, there no 
capital impacts for park infrastructure.   
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