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Monument concrete batch plant hearing 
May 12

Left: The northeast corner of the intersection of North Washington St. and Highway 105. Rockwell Ready-Mix 
Concrete, Inc. has applied for a business licence to make concrete at the site. 

Insert: The existing derelict concrete batch plant.
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By Judy Barnes
The Monument Board of Trustees will hold a public hear-
ing May 12 at 6:30 p.m. at Town Hall, 166 Second St., 
to consider the appeal of Kalima M. Masse, president of 
Rockwell Ready-Mixed Concrete, Inc., regarding the de-
nial of issuance of a business license, by the Monument 
town clerk, for a concrete batch plant to be located on 
Washington Street at Highway 105. This is the property 
the town once bid on, authorized by the previous board, 
at a federal auction. The town was the winning bidder, 
but Mayor Betty Konarski and the current board chose 
not to buy the property, forfeiting $10,000 in earnest 
money. Masse acquired the land at a subsequent federal 
auction.

Masse sent a letter dated March 20 to Konarski re-
questing an appeal of the October 2002 denial. As the 
basis for her appeal, Masse claimed that the town clerkôs 
decision was ñarbitrary and capriciousò and that the clerk 
ñexceeded her jurisdiction and abused her discretion in 
denying the applicationò and ñfailed to make speciýc 
ýndings as to why she denied the application.ò Masse 
further claimed that the clerkôs denial of the business 
license ñis a thinly veiled and illegal attempt to rezone 
the property [704 N. Washington St.] on which we pro-
posed to conduct our business, thereby avoiding a formal 
process involving notice and opportunity for protest, and 
denying us due process and equal protection.ò Addition-
ally, Masse claimed this denied her ñthe right to use our 

Revised Wal-Mart traffic report submitted, 
planning commission hearing could come 

in June
By John Heiser

On April 7, Wal-Mart submitted to the El Paso County 
Department of Transportation a revised trafýc impact 
analysis prepared by CLC Associates in Spokane, Wash. 
The supercenter is proposed on the 30-acre parcel on the 
south side of Baptist Road, directly across from King 
Soopersðjust south and west of the Monument town 
limits. 

Submission of the revised report means the project 
may resume moving through the county process. De-
pending on the outcome of the countyôs review of the 
analysis and other submissions, a hearing before the El 
Paso County Planning Commission could come as early 
as June 17, with a Board of County Commissioners hear-
ing in July.
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(Continued on page 2)

W-M NEWS - At presstime, OCN learned that 
Wal-Mart is considering increasing the size of the 
proposed store from 186,245 sq. ft. to 206,000 sq. 
ft. According to Carl Schueler, assistant director 
of county planning, if that change is pursued, the 
site plan and trafýc report would have to be revised 
again and the project would not come before the 
planning commission until July at the earliest.

(Continued on page 2)
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Last October, the county planning department 
requested the revised trafýc impact analysis to ad-
dress several signiýcant deýciencies found in the 
prior study, dated April 2002, submitted with the 
application. In particular, the April 2002 report 

1. Was based on obsolete trafýc counts.
2. Did not model trafýc resulting from completing 

the connection of Jackson Creek Parkway-
Struthers Road south to connect with Northgate 
Road. That trafýc could have a signiýcant 
impact on the turning movements for access to 

the store.
3. Did not model any access 
to the church and adjoining 
houses to the east of the 
project.
The revised report contains a 
much longer list of road im-
provements needed prior to 
opening the store in the event 
the county and the Colorado 
Department of Transporta-
tion (CDOT) do not complete 
their planned improvements 
to Baptist Road and the Bap-
tist Road/I-25 interchange. It 
is very likely the county and 
CDOT improvements will 
not be completed until 2008 
or beyond. Under these cir-
cumstances, the prior report 
called only for widening Bap-
tist Road, to accommodate 
two eastbound lanes along 
the store siteôs frontage, and 
signals at the I-25 southbound 
ramp/Baptist Road intersec-
tion and the intersection of 
Baptist Road and Leather 
Chaps. The revised report 
says: 
1. A trafýc signal should 

be installed (by others) at both I-25 ramp 
intersections.

2. The southbound off-ramp should be widened to 
two lanes at Baptist Road.

3. Lane improvements should be completed at 
Baptist and Leather Chaps.

4. Install a trafýc signal at Baptist and Jackson 
Creek to accommodate full build out of the 
intersection including the fourth leg.

5. Widen Baptist Road from I-25 northbound 
off-ramp to Jackson Creek Parkway to 
accommodate two eastbound through lanes 
and necessary tapers for proposed lane 
conýguration at Jackson Creek Parkway.

6. Construct a free-right turning movement for 
the northbound I-25 ramp to Baptist Road.

7. Widen Baptist Road from Jackson Creek 
Parkway to Leather Chaps to a ýve-lane cross 
section; two eastbound through lanes, two 
westbound through lanes, and a center turn 
lane. At Jackson Creek, a wider cross section 
may be required to accommodate the necessary 
lanes at the intersection.

8. Construct Jackson Creek Parkway from 
Baptist Road to Struthers Road.

The source of funds for these improvements is not 
identiýed.
Next steps
County agencies and the Town of Monument are 
reviewing the trafýc impact analysis report and 
other Wal-Mart submissions. According to Carl 
Schueler, assistant director of the county planning 
department, the project will not be included in the 
May 20 planning commission hearing. Planning 
commission hearings are held on the third and, 
if needed, fourth Tuesdays of each month, so the 
project could be heard on June 17 or 24. Once the 

planning commission renders 
a recommendation, since there 
is a rezoning involved, there 
must be a minimum 30-day 
notice prior to holding a hear-
ing before the county commis-
sioners. That would mean the 
county commissionersô hear-
ing could come in July.

**********
For more information on this 
project and to provide com-
ments, contact Carl Schueler, 
Assistant Director, El Paso 
County Planning Department, 
520-6300, CarlSchueler@elpa
soco.com. Mail comments and 
questions to the El Paso Coun-
ty Planning Department, 27 E. 
Vermijo, Colorado Springs, 
Colorado 80903-2208.

Additional infor-
mation is available at 
www.ourcommunitynews.org/
top_stories.htm#wal-mart and 
www.CoalitionTLC.org/wal-
mart.htm, or by calling John 
Heiser at 488-9031.

land in a manner consistent with existing zoning 
ordinances and the historic useò and ñis an attempt 
to take our property without compensation.ò

If granted a business license for the concrete 
batch plant, Rockwell may be able to operate with-
out obtaining trafýc and environmental studies 
and approvals, possibly bypassing existing envi-
ronmental and trafýc issues and the public hearing 
processes. 

Masse previously appeared before the board 
on April 15, 2002, as the president of GeoTech 

Corporation. At that meeting, Masse described her 
corporationôs plan to establish a recycling business 
on the 5-acre parcel. The ýrst phase of the business 
would have been to recycle yard waste. She pointed 
out that local ýre departments felt there was a need 
for such a facility in the area because of the high 
ýre danger. Gary Flanders, also of GeoTech (and 
currently listed on the business license application 
for Rockwell), further explained that the proposed 
recycling facility would recycle tree slash, brush, 
old rooýng, concrete, and asphalt, turning these 
into products such as mulch and driveway mate-

rials. Masse and Flanders then asked the board to 
consider passing an emergency ordinance to allow 
their service to begin at once. They claimed that 
their request was supported by the El Paso County 
Sheriffôs Ofýce, as well as the ýre districts of 
northern El Paso County. They further asked that 
their request be put on an agenda very soon. Their 
request for permission to begin work was denied 
on the grounds that they had not yet submitted 
an application, including a plan, to the planning 
department. GeoTech took no further action on its 
proposal.

CONCRETE PLANT (Continued from page 1)

WAL-MART (Continued from page 1)

SPRING TIME FUN!! SPRING TIME FUN!! SPRING TIME FUN!!
Historic Monument Merchants 
Association
And the Tri-Lakes Chamber of 
Commerce
                         Invite You To

     Historic Downtown Monument
for . . .

     May Fair
      May 10, 2003

× Come join all the merchants in a celebration of Spring and Motherõs Day.
× Buy your Monument Money gift certificates at all Participating Historic Monument Merchants.
× 11:00 a.m. - Celebrate the planting of a tree in the park by the Town leaders for Tree-City USA.

PARTICIPATING MERCHANTSPARTICIPATING MERCHANTS::
Petal Pushin, Toys ò4ó Fun, Santa Fe Trail Jewelry, Second Opinion Therapeutics, Covered Treasures 
Bookstore, 2-Watts Creative, High Country Feed & Garden, Monumental Miniatures & Toys, Expectations 
Day Spa, Columbine Studio, Dagnyõs, The Catbird Seat, Coffee Cup Caf®, The Office Center, Folk Art 
Gallery, Balanced Rock Bike and Ski, Cranberry Cove, Iyengar Yoga, Pankratz Studios & Gallery.

Chiropractors don't 
treat conditions. They 
treat people, with or 
without conditions.

Tim Hudyncia, D.C.Tim Hudyncia, D.C.

Chiropractic:Chiropractic:
Your guide to health.Your guide to health.

3520 Walker Road, 5.5 miles east of Monument3520 Walker Road, 5.5 miles east of Monument

www.peakchiropractic.comwww.peakchiropractic.com

641641--27722772
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By John Heiser
The ýre protection district merger joint work-
ing group (JWG) consists of two representatives 
each from the Tri-Lakes district, the Woodmoor-
Monument Fire Protection District, the Palmer 
Lake Volunteer Fire Department, and the Donald 
Wescott Fire Protection District. The JWG held two 
meetings in April. Having reached an impasse, no 
further meetings are currently scheduled. 

April 8 meeting
The meeting was attended by Chuck Cornell and 
Scott Russell, representing the Palmer Lake depart-
ment; Charlie Pocock and John Hildebrandt, repre-
senting the Tri-Lakes district; Bill Lowes and Brian 
Ritz, representing the Donald Wescott district; and 
Tom Conroy and Russ Broshous, representing the 
Woodmoor-Monument district. Conroy presided.
Open meetings
The ýrst item addressed was the protest ýled to 
require that JWG meetings be open to the public, 
with posting of meeting announcements and prepa-
ration of minutes. The JWG has been meeting in 
private. The JWGôs attorney, Raule Nemer, says 
there is a good legal basis for meeting in private, 
but she urged the group to consider the political 
implications and impact on public acceptance of its 
recommendations.

With one vote recorded for each department, 
the group voted 3-1 to hold open meetings. The 
lone dissenter was Palmer Lake. Russell said 
Palmer Lakeôs position is that holding open meet-
ings would inhibit the debate and that the ñsunshine 
lawò open meetings statute does not apply since 
only two representatives from each department at-
tend the meetings. The sunshine law applies when 
three or more members of a board attend. 

The board unanimously appointed Conroy as 
the JWG point of contact for dissemination of in-
formation.
Merger considerations
Broshous presented a working paper entitled 
ñMerger Considerations,ò which looks at a possible 
three-way merger of the Tri-Lakes, Wescott, and 
Woodmoor-Monument districts. In it, he examined 
two of the districtsô needs:
1. The Tri-Lakes district would require the use of 

volunteers, a property tax rate not to exceed 7 
mills to fund the Tri-Lakes ambulance service, 
and the construction of a station at Roller 
Coaster Road and Highway 105. 

2. The Woodmoor-Monument would require that 
the board of the merged district be representative 
of the residents served, that the merged district 
control its own budget, that the mill levy be 
equal for all residents and businesses, that the 
district have permanence (e.g., 20 years), and 
that there be no degradation of service in the 
merging districts. 

To accommodate those positions, the paper as-
sumed all the existing stations would be retained 
and the Roller Coaster station would be built. It was 
further assumed the stations would be staffed 24/7 
with a ýre crew of three paid staff and one volun-
teer, the Tri-Lakes ambulances would be assigned 
to the Tri-Lakes stations and the Donald Wescott 
station, paid staff would be compensated at Wood-
moor-Monument rates and beneýts, and volunteer 
beneýts would match the Donald Wescott district. 

With those assumptions, Broshousôs calcula-
tions concluded that the property tax rate in the 
merged district would have to rise to 7.5 mills for 
the ýrst four years, after which it could drop below 
7 mills. Also, the ýnancial reserves would dip to 
3.8 percent in 2006 before returning to about 16.9 
percent.

One of the issues noted in the paper was the 
current debt each of the districts is carrying. The 
Tri-Lakes districtôs debt was shown as $1.556 mil-
lion. The Donald Wescott districtôs debt was shown 
as $756,000. The Woodmoor-Monument districtôs 

debt was shown as $272,000. The Tri-Lakes district 
is planning to assume about $881,200 in additional 
debt to construct its station 2. Broshous said that if 
all the debt is transferred to the merged district, the 
property tax rate would have to go above 7 mills.

Hildebrandt objected to some of the assump-
tions in the analysis. This brought the discussion 
back to the issue of whether the Woodmoor-Monu-
ment station would be redundant. Hildebrandt said 
all the areas would still be reachable within ýve 
minutes even without the Woodmoor-Monument 
station. The Woodmoor-Monument representatives 
pointed to the potential degradation in service to 
some Woodmoor residents. Conroy said, ñI donôt 
want to go to our constituents and say, óYou guys 
are losers for the greater good.ôò

Ambulance service was another sore point. 
Hildebrandt cited the Woodmoor-Monument 
districtôs continued use of American Medical Re-
sponse ambulances. He said, ñThe ambulance ser-
vice is the heart and soul of our paid and volunteer 
service.ò He suggested that rather than take the leap 
of faith required with a merger, the districts enter 
into intergovernmental agreements (IGA) to share 
services. Pocock seconded that view, saying, ñLetôs 
do what the ESECG study said and move forward 
incrementally.ò

Broshous said the Woodmoor-Monument board 
does not favor a ýre authority.

Russell said, ñWe all need to think what is in 
the best interest of the entire community.ò

On that note, the group agreed to review Bros-
housôs paper and meet again April 22.

April 22 meeting
The meeting was attended by Susan Miner and 
Scott Russell, representing the Palmer Lake depart-
ment; Charlie Pocock and John Hildebrandt, repre-
senting the Tri-Lakes district; Bill Lowes and Brian 
Ritz, representing the Donald Wescott district; and 
Tom Conroy and Russ Broshous, representing the 
Woodmoor-Monument district. Conroy presided.
Merger considerations revisited
Hildebrandt objected to the salary expense as-
sumptions in Broshousôs paper, saying it resulted 
in a cost increase of $250,000 to $500,000. Conroy 
suggested Hildebrandt and Broshous review the 
numbers off-line. 

Broshous said there are three main issues: The 
number and conýguration of stations, in-house or 
contract ambulance service, and acceptance of the 
debt.

Hildebrandt said, ñMy vote would be to form 
a ýre authority and cooperative agreements. Work 
from the bottom up and align the departments.ò

Donald Wescott Chief William Sheldon noted 
that with a ýre authority, ñAnyone can walk out the 
door.ò 

Pocock said, ñA ýre authority can be viewed as 
an interim step toward a 
legal merger.ò He cited 
a Fort Collins-area ýre 
authority that encom-
passes 15 stations and 
has been operating for 
15 years. Pocock said, 
ñThe chief thought 
it was the best of all 
worlds.ò Pocock also 
mentioned a Durango-
area ýre authority that 
has been operating 
for two or three years 
and was helpful in al-
locating resources in 
ýghting the Missionary 
Ridge ýre.
Sheldon said it would 
be good to go and talk 
with both and report 
back to the JWG.

Broshous said, ñWe have been consistently 
against a ýre authority.ò He cited the lack of perma-
nence and budgetary control.

Russell said, ñOne hiccup and someone is 
out the door.ò Broshous added, ñBroomýeld came 
apart.ò

After a short break to let the representatives 
confer, Conroy called for a vote on pursuing a ýre 
authority. Lowes said, ñWescott does not object to 
considering a ýre authority.ò Hildebrandt said, ñTri-
Lakes supports working toward commonality and 
formation of a ýre authority.ò Russell said Palmer 
Lake is opposed, adding, ñIt would fall apart.ò 
Broshous said, ñWoodmoor-Monument is against 
forming a ýre authority but is willing to work with 
any district that is interested in a merger.ò

The Tri-Lakes and Wescott representatives said 
they would work together on possible formation of 
a ýre authority. Ritz said, ñWe need to do the baby 
steps with the authority.ò Conroy asked, ñDoes the 
authority give you anything we havenôt had for the 
last 35 years?ò Pocock replied, ñPerhaps not in ýre 
response but combined training, ýre marshal, de-
velopment plan review, ýre prevention education, 
etc. A ýre authority gives an opportunity to develop 
as you go and wouldnôt preclude a merger.ò

Miner asked, ñIf [Tri-Lakes and Wescott] 
proceed, then would the JWG meet quarterly for 
updates or go away?ò Hildebrandt replied that it 
would not be needed since updates would be pro-
vided directly to the other boards.

All the representatives agreed to report the 
situation to their boards.

**********
For more information on the JWG, contact Tom 
Conroy 884-8900 (work), 488-0529 (home), or 
thomas.conroy@usa.net.

Fire district merger working group reaches an impasse

Marc lost 22 lbs in Marc lost 22 lbs in 
one month!one month!

Call Marc for information.
(719) 481-9077 8-8 MST

Babysitting
Reliable, experienced,

18 year old. 
References available. 

   488-1152 (Gleneagle)

SoldSold

Specializing in
Land
Homes
Buyers
Sellers
Rental Assistance

481 Hwy 105, Suite 200
Monument, CO. 80132

SoldSold

SoldSold
SoldSold

SoldSoldLori Van Der Wege, GRI
Broker Associate

719.590.6126
www.rockymtnhomes.com
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By John Heiser
Regular board meeting April 17

Potential merger with other ýre districts in the 
Tri-Lakes area and plans for station 2 were again 
topics of discussion at the regular meeting of the 
Tri-Lakes Fire Protection District Board of Direc-
tors April 17. Director and district treasurer John 
Hildebrandt was absent.
Financial Report
Tri-Lakes district board president Charlie Pocock 
reported that as of the end of the ýrst quarter, dis-
trict revenues stood at 30 percent and expenses were 
at 17 percent of the annual budgeted amounts.
Chiefôs Report
Chief Robert Denboske reported that in the ýrst 
quarter, the district responded to 215 calls. Of 
those, 87 were handled in March. The 87 consisted 
of 31 medical, 11 ýre, 32 trafýc accidents, and 13 
public assists. The district transported 32 people to 
area hospitals.

Denboske said 13 people took the Fireýghter II 
written test and are awaiting the results. 

The chief announced that ýreýghter John 
Vincent, who was in the audience, returned from 
overseas military service and is scheduled to be 
released from active duty in June. The board ex-
tended a welcome to Vincent.

Denboske reported that the district will again 
apply for a Federal Emergency Management Agen-
cy grant to purchase a large-capacity tanker truck. 
The district would be required to make a 10 percent 
matching payment of $17,000.

The chief said an analysis of the districtôs 
responses during the ýrst quarter identiýed 18 
emergency calls where having the planned station 
2 would have reduced the response time per call by 
about seven minutes. Pocock added, ñThat might 
be the difference between life and death. If we can 
save a life with that station, it will be worth it.ò

Pocock noted that he requested that a ýre sta-
tion site of 15,000 to 20,000 square feet be part 
of the planning for the Monument Towne Center. 
The prior proposed station site in Jackson Creek is 
unusable because it is within the Prebleôs Meadow 
Jumping Mouse habitat.
EMS Report
Ron Thompson, assistant chief and Emergency 
Medical Services (EMS) coordinator, reported that 
the district has applied to the Tri-Lakes Womenôs 
Club for a grant to purchase four sets of ice and 
cold-water rescue equipment. The district has also 
applied for a grant to purchase CPR mannequins 
so that CPR classes can be offered to the public 
again.

Thompson announced that the district is com-
pliant with the Health Information Protection Act 
(HIPA). HIPA mandates privacy of medical patient 
information. He distributed copies of the privacy 
practices notice that will be given to all patients. 
The practices include provisions for patients to 
view, obtain copies, amend, and receive an ac-
counting of the use and disclosure of their protected 
health information (PHI). The board approved the 
set of privacy policies. Thompson said further staff 

training and some 
additional policies 
are needed. The 
designated privacy 
ofýcers for the dis-
trict are Thompson 
and Paula Robbins, 
administrative as-
sistant. 
Station 2
Pocock reported that 
the district held two 
meetings with the 
neighbors. Two of 
the neighbors were 
very vocal in op-

posing various aspects of the proposal. They also 
opposed the project at the El Paso County Planning 
Commission hearing, where the project was nar-
rowly approved by a vote of 5 to 4. 

The El Paso County Board of County Commis-
sioners will hold a hearing on the project May 22. 
The district is seeking a subdivision exemption and 
a waiver of the conditions imposed in October 1982 
by the county commissioners that the station not be 
manned and that water from the adjacent well not 
be used for domestic purposes. 

Loan documents to cover the $860,000 cost are 
scheduled to be completed April 29. Funding of the 
loan will be contingent on approval of the project 
by the county commissioners. 

Vice president Oscar Gillespie said the district 
is looking into the disposition of the existing metal 
shed.
District merger issues
Pocock reported on the April 8 meeting of the JWG 
[See article on page 3] and said, ñThe effort is not 
going anywhere.ò

Director Rick Barnes said, ñThere is a real de-
sire to see this happen from the standpoint of the 
community. One of the concerns I have is that this 
has become so political it wonôt happen.ò 

Pocock referred to the plan from the study pro-
duced in 2002 by the Emergency Services Educa-
tion and Consulting Group (ESECG). He sadi that 
as a ýrst step, it calls for establishment of common 
operational, functional, and administrative prac-
tices and procedures. That would be followed by 
intergovernmental agreements (IGAs) between the 
departments. The next step would be formation of 
a ýre authority with a separate board to oversee co-
ordination of the activities of the departments. The 
ýnal step would be a legal merger of the districts. 
Pocock said other members of the JWG ñare try-
ing to bypass the intermediate steps and go to legal 
merger.ò

Special board meeting April 24
A special meeting of the board was held April 24. 
All members were present. Following an executive 
session, the board unanimously approved the fol-
lowing resolution:
 ñThe Tri-Lakes Fire Protection District Board 

[of Directors] authorizes and encourages the 
development of a working relationship with 

the Donald Wescott 
Fire Protection District, 
possibly leading to a 
óFire Authority.ô The 
Board further directs 
discontinuation of 
merger discussions 
with the Town of Palmer 
Lake and Woodmoor 
/ Monument Fire 
Protection District until 
the working relationship 
with the Donald Wescott 
Fire Protection District 
is ýrmly established.ò

**********
The Tri-Lakes Fire Pro-
tection District board 
normally meets at 7 
p.m. on the third Thurs-
day of each month at the 
district ýrehouse, 18650 
Highway 105 (near the 
bowling alley). The next 
meeting is scheduled for 
May 15.

For more informa-
tion, call Chief Denbo-
ske at 481-2312.

Tri-Lakes Fire Protection District board meetings

FRONT RANGE
ARBORISTS, INC.

     Tom Flynn, owner

Commercial Call For A Free Estimate Licensed
Residential 635-7459 Insured

www.frarborists.com

TREE AND SHRUB CARE
-Beetle Prevention
-Fire Mitigation
-Trimming/Removal
-Root Fertilization
-Plant Health Care Program

TURF CARE
-Fertilizer
-Weed Control
-Aeration
-Lawn Renovation
-Sprinkler System Repair

Coupon Expires 5/31/03
*Excludes case discounts and purchases of kegs, cigarettes, and sale items.
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Wescott district hearing May 15 on proposed inclusions
By John Heiser

The board of directors of the Donald Wescott Fire 
Protection District will hold a public hearing May 
15, 7 p.m., at Donald Wescott Fire Protection Dis-
trict Station #3, 15415 Gleneagle Drive. The hear-
ing is to address a resolution for inclusion into the 
district of approximately 16 square miles bordered 
on the south by Hodgen Road, on the east by Black 
Forest Road (Highway 189), on the north by County 
Line Road (also known as Palmer Divide Road), 
and on the west by Highway 83. 

The developments of Hawk Ridge West; 
Walden 3, Filing 6, Phases 1 and 2; and Walden 3, 
Filing 7 are excluded from the resolution. The Tri-
Lakes district is already serving them. 

The eastern boundary of the Tri-Lakes Fire 
Protection District is the western boundary of the 
area proposed for inclusion.

The approximate center of the western side of 
the proposed area is the intersection of Highway 
83 and Highway 105/Walker Road. It is approxi-
mately eight minutes (driving time) northeast of 
the Wescott ýre station in Gleneagle and also ap-
proximately eight minutes east of the Tri-Lakes 
Fire Protection District ýre station on Highway 105 
near Monument. The planned Tri-Lakes district 
station 2 at Roller Coaster Road and Highway 105 
will be within about one-and-a-half minutes from 
the intersection.

Anyone objecting to the proposed resolution 

must ýle their objections in writing. 
Subsequent to the hearing, if the Wescott dis-

trict board conýrms the resolution, an election will 
be held on the inclusion. If approved, the maximum 
property tax rate imposed will be 7 mills.

A 7-mill property tax rate is expected to yield 
about $100,000 revenue in 2004, including prop-
erty tax and speciýc ownership tax. That amount 
can be expected to increase in future years. 

**********
For further information, contact Donald Wescott 
Fire Protection District Chief William Sheldon at 
488-8680, fax 488-8929, or chiefwfd500@aol.com.

By John Heiser
The El Paso County Planning Commission nar-
rowly approved the location for the Tri-Lakes Fire 
Protection District Station 2 and unanimously rec-
ommended approval of the ýnal plat for Hay Creek 
Ranch at the April 15 meeting.

TLFPD station 2
The proposed two-story manned ýre station has 
6,576 square feet total, replacing the existing 1,800 
square-foot metal equipment shed on the 0.367-acre 
site on Roller Coaster Road near Highway 105. A 
residential program is planned with four single ýre-
ýghters living at the facility while they complete 
educational programs.

Charlie Pocock, president of the Tri-Lakes 
board, noted that the property has been dedicated 
for a ýre station since 1982. He presented beneýts 
of having a station at that location and the results 
of meetings with the neighbors, and he described 
some of the alternatives considered. He said that 
even if the entire area develops to a density of 2.5 
acres per lot, the station could handle it. Pocock 
estimated the proposed station would handle about 
300 calls per year.

Matt Hood, project manager for Barnes Archi-
tects, which is designing the project, presented the 
design and some of the changes made to accommo-
date objections from the neighbors. Those changes 
include switching the residential area from the 
south side to the north side of the structure. 

Neighboring property owners David and Alyce 
McElhoes objected to the project, citing close prox-
imity to their house, and said that other alternatives 
were not adequately considered and that the archi-
tectural style of the structure is inconsistent with 
the area. David McElhoes described it as ñNew 
York City meets Bonanza.ò 

Neighboring property owner Andy Reed said 
the building is too big for the lot and would be a 
detriment to the area.

Commissioner Steve Sery noted that there is a 
working group looking at the potential merger of 
Tri-Lakes area ýre districts. He said, ñI would like 
to hear from the other districts that this location re-
ally makes sense.ò

Pocock replied, ñThis is the most logical place 
to put a ýre station.ò Regarding the potential merg-
er, he said, ñI donôt expect anything to happen for 
two or three years.ò

Ken Rowberg, director of county planning, 
said the El Paso County Board of County Com-
missioners would need to approve the subdivision 
exemption and waive  the restrictions placed on the 
property in 1982. The architectural design would 
be subjected to an administrative plot plan review.

Commissioner Joe Salute made a motion for 
approval. Commissioner Robert Roulier seconded 
it. The motion passed by a vote of 5-4, with com-

missioners Sery, Mason, Will Brown, and Terry 
Bernstein voting against. Mason said the issues 
with the design should have been addressed before 
the hearing. Sery said, ñI am not satisýed that it 
ýts within the overall plan for Tri-Lakes area ýre 
protection.ò

The request for subdivision exemption was rec-
ommended for approval by a vote of 5 to 4.

The approval of location by the planning com-
mission is a ýnal action and not forwarded to the 
El Paso County Board of County Commissioners 
(BOCC). The recommendation for approval of the 
subdivision exemption is forwarded to the BOCC 
for ýnal action.

Hay Creek Ranch ýnal plat
The land is located on Hay Creek Road and con-
nects to the western end of Baptist Road. The 
steep terrain, with Hay Creek running through the 
property, complicates development. After 
failing in May 2002 to get approval for a 
15-lot plan, the number of lots in the re-
vised preliminary plan was reduced to 10. 
The planning commission and the county 
commissioners approved that plan. The 
ýnal plat is consistent with the approved 
preliminary plan.

The 10 lots range in size from 4.1 to 
7.6 acres, with an average of 5.02. Includ-
ed on the lots is 16.7 acres of dedicated 
open space, 1/2 mile of creek, and 1/3 
mile of access road.

Unlike the hearings on the higher-
density proposal, no one from the area 
spoke against the project. Jamie Hull ap-
peared representing the Hull family, who 
owns the property.

The planning commission unani-
mously recommended approval of the 

ýnal plat. The planning commission recommen-
dation will be forwarded to the BOCC for a ýnal 
decision.

**********
The county planning commission normally holds 
hearings on the third and, if necessary, the fourth 
Tuesday of each month. The next hearing will be 
May 20. The agenda for that hearing will be posted 
at http://adm.elpasoco.com/planning/Agendas/PC/
PC-Agn.asp. The hearings start at 9 a.m. in the 3rd 
þoor hearing room of the county building, 27 E. 
Vermijo, Colorado Springs.

For more information on these and other proj-
ects within the county, contact the planning de-
partment at 520-6300 or visit www.elpasoco.com/
planning.

County planning commission recommends approval of 
TLFPD station 2 and Hay Creek Ranch final plat

!
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Baptist Road design open house and BRRTA meeting
By John Heiser

Open house, April 7
On April 7, the Baptist Road Rural Transportation 
Authority (BRRTA) held an open house meeting on 
the preferred design alternative for the Baptist Road 
corridor from Tari Drive on the east to the railroad 
tracks west of I-25. 

This was the third public meeting on the proj-
ect. Prior meetings were held March 18, 2002, and 
October 28, 2002.

Sixty-four people attended the open house. 
Area residents reviewed the design, asked ques-
tions, and made suggestions. Thirty-eight response 
forms were submitted. Many of the comments were 
opposed to the proposed Wal-Mart. Several saw no 
advantages to the plan if it encourages big box de-
velopment. Others favored the expanded capacity 
and potential for trail connections.

Many residents expressed concerns about the 
impact of expanding and regrading the roadway. 
Ronald Doolittle, a trustee with the Family of Christ 
Lutheran Church, 675 Baptist Road, noted that the 
plan calls for the roadbed in front of the church to 
be lowered 10 to 15 feet. He said that would make 
the current difýcult access much worse and would 
encroach about 50 feet into the driveway and park-
ing area in front of the building. 

Kingswood resident Steve Rempelos, whose 
property fronts on Baptist Road, was concerned the 
cuts and ýlls for the expanded right-of-way would 
take a signiýcant portion of his property.

Loris and Associates, the design consultant on 
the project, will develop a preliminary design for 
the Baptist Road corridor based on the results of 
the open house and comments and approval of the 
BRRTA board. The preliminary design is scheduled 
for completion in the third quarter of 2003.

Since 1987, Baptist Road has been shown as a 
major east-west arterial on the countyôs major trans-
portation corridors plan. At full build-out based on 
current plans, Baptist Road is projected to carry up 
to 55,200 vehicle trips per day. The greatest trafýc 

would be seen in the segment from I-25 to Jackson 
Creek Parkway. 

The Baptist Road design project started in 
October 2001. In 2001 and 2002, the Baptist Road 
design work cost a total of $112,265. An additional 
$190,000 is budgeted for 2003, for a total of about 
$302,000 to complete the process through the pre-
liminary design. Those costs are covered through 
fees paid by builders at the time building permits 
are granted.

The cost of preparing ýnal designs and con-
structing the various improvements is estimated 
at $9.4 million, not including the upgrade to the 
Baptist Road interchange. The interchange work 
is the responsibility of the Colorado Department of 
Transportation. Funding for that work is not likely 
until after 2008.

BRRTA board meeting April 11
The regular quarterly BRRTA board meeting was 
held April 11. The BRRTA board is composed of 
three county commissioners (Jim Bensberg, Chuck 
Brown, and Wayne Williams) and two Monument 
board of trustees representatives (Mayor Betty 
Konarski and Trustee Byron Glenn). BRRTA presi-
dent Brown was absent. Glenn presided.

Financial Report
District manager Conner Shepherd, of R.S. Wells, 
LLC, presented the ýnancial report prepared by ac-
counting ýrm Clifton Gunderson, parent company 
to R.S. Wells.

Konarski questioned the accounting expense 
paid to Gunderson. The annual accounting budget 
is $3,000, of which $1,771 had been spent by the 
end of March. She suggested the authority get bids 
for doing the accounting. 

Of the annual budget of $5,000 for legal servic-
es, $4,278 had been spent. Shepherd said that was 
because of inclusion work and the school district 
conþict. 

The fund balance at the end of March stood at 
$312,219.

County activities
Andr® Brackin, county department 
of transportation (DOT) engineering 
design group supervisor, reported 
that Wal-Mart submitted a revised 
trafýc impact report. 

Brackin also said that DOT plans 
to advertise within a month for pro-
posals to construct a bridge over the 
drainage way and mouse habitat that 
bisects Struthers Ranch. At the Feb-
ruary 21 BRRTA meeting, County 
Administrator Terry Harris reported 
that one of the issues in his ongoing 
discussions with the Wal-Mart devel-
oper and the Struthers Ranch devel-
oper is construction of that bridge. 
The bridge is needed to complete 
Jackson Creek Parkway-Struthers 
Road south to connect to Northgate 
Road. Harris said, ñWe will put the 
$1 million into the bridge.ò Fund-
ing for the bridge could be handled 
through an Additional Funding Re-
quest (AFR) appropriation against 
the drainage fund.

Baptist Road Design Project
Peter Loris, president of Loris and 
Associates, presented the results of 
the April 7 open house and gave an 
update on BRRTAôs Baptist Road de-
sign project. 

He said, ñThe number one is-
sue was Wal-Mart.ò He stressed that 
the project is not being designed for 
Wal-Mart but is based on commercial 
development at that location based 
on the zoning and planning. Resident 
Steve Sery observed, ñThere is a big 

difference between a Wal-Mart and what it is zoned 
for.ò

Other major concerns were local property im-
pacts and congestion.

Loris presented the current preferred alterna-
tive lane and grade conýguration: 
Old Denver Highway to Forest Lakes Entrance 

(1,325 feet) ï Estimated cost $1.5 million
Loris said BRRTA would design this segment. 
Forest Lakes was assumed to participate in the 
construction costs. Ron Simpson, manager of the 
Triview Metropolitan District, added that an under-
pass in that segment for the Santa Fe Trail would 
add $500,000 to $700,000 to the cost.
Total Station access to Jackson Creek Parkway 

(2,775 feet) ï Estimated cost per CDOT
Loris said design and construction responsibility 
for this segment rests with the Colorado Depart-
ment of Transportation. Resident Chester Hamill 
said he is concerned that congestion during con-
struction of this segment would lead people to use 
Gleneagle Drive instead. Glenn responded that the 
contract would require that the current capacity be 
maintained during construction. Williams said, ñIf 
Struthers Road [Jackson Creek Parkway] is com-
pleted south before CDOT gets to their project, a lot 
of trafýc would go down Struthers.ò

Jackson Creek Parkway to Leather Chaps 
Drive (2,825 feet) ï Estimated cost $2.3 million

Loris said, ñThis segment is tricky.ò The design 
includes two lanes in each direction, with a land-
scaped median. Problems include the grades and 
access to the church and houses. The road would 
be lowered, which would infringe on property lines. 
Loris said using retaining walls and realigning the 
road somewhat to the north might lessen some of 
the impacts. Those issues would be addressed in the 
preliminary design. Brackin added, ñLong-term, 
those properties will lose access to Baptist Road. 
We need to come up with a solution.ò Loris said 
the current assumption is that BRRTA will design 
the segment and Wal-Mart would pay for the ýnal 
design and construction.
Jackson Creek Parkway south of Baptist Road

Loris said the responsibility for that segment rests 
with Wal-Mart. Brackin added, ñIn recent discus-
sions, the county is requiring Wal-Mart to build the 
road to their southerly property boundary as part 
of the development.ò Simpson noted that CDOT 
plans to build two lanes of Jackson Creek Parkway 
south to Struthers Ranch as part of the interchange 
project.

Leather Chaps intersection (675 feet) 
ï Estimated cost $710,000

Loris said it is assumed that BRRTA would design 
the intersection, Triview would pay for it, and Wal-
Mart or BRRTA would build the improvements. 
Simpson said, ñIt is not in any of [Triviewôs] bud-
gets to do that.ò Sery noted that the grades leading 
up to the intersection would have to be reduced.
Leather Chaps Drive to Tari Drive (5,875 feet) 

ï Estimated cost $4.9 million
Loris said the design is for two lanes in each direc-
tion to Gleneagle Drive and then one lane in each 
direction to Tari Drive. He noted signiýcant drain-
age and right-of-way issues. He said, ñIt would be 
a big taking of adjacent properties.ò Even so, the 
grade would not be changed signiýcantly and in 
spots would greatly exceed county standards.

The total construction cost is estimated at $9.4 
million not including the interchange and the con-
struction of Jackson Creek Parkway south of Bap-
tist Road.

Sery asked, ñIs there any value in going ahead 
with this earlier without the interchange [improve-
ments]? Wouldnôt we just move the bottleneck to a 
different location?ò Shepherd replied, ñIt is doubt-
ful our funding will be in place prior to 2007.ò As 
to the interchange, Williams said, ñCDOT doesnôt 

Above: Ronald Doolittle, Lutheran church trustee, (center) 
discusses access issues with county DOTôs John Clack (back to 
the camera) at the open house April 7.

Below: Peter Loris presents Baptist Road design project results 
to the BRRTA board April 11. Seated at the table from left to right: 
Monument Mayor Betty Konarski, BRRTA project manager Conner 
Shepherd, Monument Trustee and BRRTA president Byron Glenn, 
County Commissioners Wayne Williams and Jim Bensberg, BRRTA 
attorney Jim Hunsacker.

(Continued on page 7)
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know when it will be done.ò
Resident Steve Waldmann asked how the trail 

connections would be done. Loris replied that they are 
planning for a soft surface sidewalk on the south side 
of the road.

Waldmann questioned Lorisôs assertion that the 
overall plan has been ñaccepted and endorsed by 
residents.ò He noted that the no-build option was not 
offered, and there was no polling of the citizens.

Hamill said, ñEveryone I have talked with would 
rather not have you touch it at all than to have a Wal-
Mart. If it is going in to support a Wal-Mart, we donôt 
want it.ò

Williams said, ñThe plan needs to be done wheth-
er there is ever a Wal-Mart. We are not adopting who 
is [shown as] paying for it.ò

Sery said, ñI donôt want a Wal-Mart, but Baptist 
Road canôt exist as a two-lane road. All that use it in 
todayôs condition agree it is inadequate.ò 

Williams made a motion to accept the Loris report 
but postpone the decision on going forward with the 
preliminary design until the July 18 meeting. The mo-
tion was unanimously approved. Brackin said, ñWe 
need to ýnalize the scope of work 
for the next phase. Then a decision 
can be made whether to retain Lo-
ris or go to bid.ò

Open Records policy
Shepherd distributed copies of a 
list of categories of documents 
available. The board adopted a re-
vised resolution prepared by James 
Hunsaker, from the law ýrm Grim-
shaw & Harring, requiring that a 
requestor ñenumerate, as speciý-
cally as possible, which records the 
person would like to review.ò The 
resolution also speciýes that cop-
ies ñshall be $1 per page or the 
actual cost of copies whichever is 
greater.ò 

**********
The next meeting of the BRRTA 
board of directors will be Friday, 
July 18, 1:30 p.m., 3rd þoor hear-
ing room at the El Paso County 
Building, 27 E. Vermijo, in Colo-
rado Springs. Items on the agenda 
for that meeting include approval 
to proceed with the preliminary 
design and the outcome of discus-
sions with the Lewis-Palmer school 
district regarding the BRRTA fee 
for Creekside Middle School. 

Articles on prior Baptist 
Road-related meetings are posted 
at www.ourcommunitynews.org/
t o p _ s t o r i e s . h t m # b a p t i s t . 
There is also background 
info at www.elpasoco.com/
Transprt/baptist_rd.asp and 
www.coalitiontlc.org/baptist_
road.htm.

To get more information and 
provide comments on the Baptist 
Road Improvement Project, con-
tact:
¶ Peter Loris, Loris and 

Associates, (303) 444-2013 
x20, Some information has 
also been posted at www.lo
risandassociates.com/pages/
proadbapt.htm

¶ Conner Shepherd, BRRTA 
Project Manager, (303) 779-
4525, connershepherd@clifto
ncpa.com,

¶ John Clack, Project Manager, 
El Paso County Department of 
Transportation, (719) 520-6851, 
johnclack@elpasoco.com. 

BRRTA (Continued from page 6)
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By Judy Barnes
Special Meeting: 

Downtown Development District Concepts
There were two scheduled guests for the special 
board meeting on April 7. Clay Brown, of the 
Department of Local Affairs, was invited to help 
the board explore ways to ýnance public improve-
ments. Barbara Silverman, who works with the 
private sector through the Colorado Community 
Revitalization Association (CCRA), was invited to 
discuss downtown revitalization.

Trustee Christopher Perry asked Brown for 
information on how to fund a new town hall. Town 
Manager Rick Sonnenburg asked which instru-
ments allowed for tax increment ýnancing. Mayor 
Betty Konarski asked about the potential of devel-
oping a larger storm water/sewer district. Brown 
noted Colorado is fortunate to have many ways 
of ýnancing public improvements. First, the board 
members should decide what they want to accom-
plish, who the participants are, and what the scope 
of the process is going to be. After the project has 
been deýned, town staff can contact an investment-
banking ýrm that is familiar with these types of 
issues. Most of these ýrms offer free consultations. 
The following are some ýnancing options: 
General Improvement District (GID): GIDs can 
fund their improvements by taxes and are fairly 
easy to create, because only 30 percent of the prop-
erty owners need to approve formation of the GID. 
They can construct, operate, and maintain public 
improvements, such as a new town hall. Also, all of 
the property in the district does not have to be con-
tiguous. Konarski asked how a GID is inþuenced 
by the Taxpayerôs Bill of Rights (TABOR) and 
noted that the town is already at the limit of what 
it can tax. Brown stated that all of these ýnanc-
ing options, if they go to election, or if the town 
can create them by ordinance, are going to have 
to meet the TABOR test. No election is required 
if all the property owners in the district sign the 
petition needed to form the district. Only district 
residents and property owners can vote on the debt. 
The bonds are not the municipalityôs bonds, so they 
would not count against the townôs revenue limits. 
In Colorado, an entity cannot be in debt more than 
3 percent of its net worth; with this type of ýnanc-
ing, that is not an issue. Also, the district has the 
ability to condemn property.
Special Improvement District: These districts 
are based on assessments and require an election 
to form. The people who are beneýting from those 
improvements pay for them. This type of district 
cannot tax. The only bonds that can be issued are 
assessment bonds, within the debt limit of the mu-
nicipality. If the municipality can determine that 
the improvement beneýts the entire town, the town 
can bear some of the cost, and assess the remainder 
to the properties affected. Triview Metropolitan 
District is an example of a special district; however, 
Brown was discussing special districts for ýnanc-
ing purposes, not for providing services. 
Building Authority: A Building Authority is 
similar to a Housing Authority, creating a nonproýt 
corporation to ýnance improvements on behalf of 
the municipality. It has a limited applicationðfor 
instance, a parking structure, with a revenue stream 
coming in to pay for the asset. Brown discussed the 
mechanics of a lease purchase and how it might ap-
ply to the building of a new town hall. 
Business Improvement Districts (BIDs): A BID 
is an assessment district used for ýnancing public 
improvements in a downtown area. Only commer-
cial property can be included in the district. It does 
not require an election if more than 51 percent of 
property owners sign the petition needed for forma-
tion. BIDs are not yet in wide use in Colorado.
Downtown Development Authority (DDA) and 
Urban Renewal Authority (URA): A DDA is 
very similar to a URA. Both are intended to halt 

or prevent deterioration of property in central busi-
ness districts. However, a DDA cannot condemn 
property, and a URA can. A URA has the right to 
condemn and demolish existing structures, and can 
sell the property at fair value for development in 
accordance with its urban renewal plan. DDAs are 
formed by election; URAs are not. Both DDAs and 
URAs can use tax increment bonds, which are very 
complex and require advance planning and public 
communication. Silverman recommended consult-
ing with other entities that have been successful 
with tax increment ýnancing for ideas on building 
relationships with other affected local govern-
ments, such as school districts.

Konarski asked if any small communities like 
Monument use any of these strategies. Silverman 
noted there are communities that do. DDAs and 
URAs are þexible and not subject to TABOR. 

The townôs current needs are for storm water 
drainage and a new town hall. The town is con-
strained by being a statutory town, as opposed to 
being home rule.

6:30 p.m. Board of Trustees regular meeting
Public Comments
Leroy Schmidt, owner of the McDonaldôs in Monu-
ment, appeared before the board to comment on the 
planned closure by the Colorado Department of 
Transportation (CDOT) of the I-25 off-ramp near 
the truck weigh station. He predicts the ýnancial 
impact of the closure on local businesses will be 
severe. He would like the town to adopt a resolu-
tion to present to CDOT, requesting they keep the 
existing exit open. This issue will go on the boardôs 
agenda after the next CDOT meeting. 
Continuation of public hearing for Valley Ridge 
ýnal plat and ýnal PD site plan
Trustees Christopher Perry and George Brown, 
who live in an adjoining neighborhood and have 
no pecuniary interest in the outcome of the hear-
ing, stated they could act in an unbiased manner. 
Konarski noted she had been on the planning com-
mission when this project was ýrst proposed, but 
felt she, too, could make an unbiased decision.

Steve McFarlane, for applicant McFarlane 
Development, LLC, requested approval of a Mi-
nor Plat and Final PD Site Plan for a total of 32 
single-family detached dwellings on a 10-acre site. 
The original application in 1999 had proposed 41 
detached and attached dwelling units.

The board opened the public hearing on this 
application on March 17, then continued the hear-
ing to April 7 to allow time to gather further infor-
mation concerning the application.

The board has reviewed the following:
Å Colored rendering showing elevations of two 

different housing units.
Å Comments received and distributed at the 

hearing on March 17:
Å Mountain View Electric letters regarding the 

site plan and plat.
Å Referral comments from Alan W. Omo, Bruce 

& Debbie Langton, Cindy Ladish, Todd & 
Allison Heffner, Don Bratsch, Carol Monahan, 
Alice A. Henshaw, Richard & Carolyn Klatt, 
George Hammond, Dennis Belay, Kath Cox, 
and John C. Beatty.

Å Staff memo for the March 17 hearing with all 
attachments, including 11-by-17 drawings of 
the ýnal plat, landscaping plan, and ýnal PD 
site plan.

The trustees and concerned neighbors requested 
the planning staff obtain additional information 
related to the application.
Å Building elevations from the applicant. Color 

copies in the board of trustees packet.
Å Response from U.S. Fish and Wildlife Service 

(USFWS) regarding Prebleôs Meadow Jumping 
Mouse habitat. (Over the past several years, 
in similar situations, the board has approved 
the overall subdivision, but required a plat 

note restriction on just the affected lots until 
the required information was obtained from 
USFWS.)

Å Subsequent to the hearing on March 17, 
planning staff received several questions about 
the feasibility of eliminating the drainage pond 
in the proposed Valley Ridge subdivision, 
and handling the Valley Ridge storm water 
runoff with the detention pond on the west 
side of the Peak View Ridge subdivision (1st 
Amendment). Investigation of this question 
by the townôs consulting engineer ýrm, 
GMS, Inc., and applicant consulting ýrm JR 
Engineering indicated the Peak View Ridge 
drainage had not been designed to handle this 
additional drainage, and it would be expensive 
to make the modiýcations needed to eliminate 
the proposed detention pond in Valley Ridge.

Å The decision by the trustees about this 
application also includes a decision by the 
board regarding public land dedication: The 
boardôs options are:

1. Require 10 percent public land dedication 
(which the applicant has proposed along Dirty 
Woman Creek (10 percent was the dedication 
requirement when this application was 
originally considered).

2. Require cash in lieu of land (cash equal to the 
market value of 10 percent of the property).

3. Count private open space areas within the 
proposed development against the requirement 
for public land dedication.

Discussion ensued about drainage, and the differ-
ence between detention and retention ponds. De-
tention ponds hold back the water and release it at 
a slow rate. They do not retain the water. Konarski 
stated the land issue should be handled separately 
from this projectôs approval process, and the stateôs 
interest in mouse mitigation trades should be han-
dled separately.

Tom McClarnan, of GMS, Inc. elaborated 
on the drainage criteria. The developed piece of 
ground cannot impose a burden on already devel-
oped property. He discussed the technicalities of 
sizes of pipes and ponds. 

Town Planner Mike Davenport reported that 
after recalculating the mouse habitat line on his 
own, he noted that there are actually two lines due 
to the use of old drawings and a 15-foot distortion 
factored in because of copy machine distortion. 
He advised that a surveyor deal with this issue. 
A survey would determine how many lots would 
be affected, from radius and parallel line points of 
view.

Angie Bratsch and Robert Burgess commented 
on the drainage problem and the retention pond. 
Burgess noted that nothing had been done to ad-
dress the spacing between buildings. Regarding 
drainage, he noted that water would still go into the 
storm sewer, which everyone agrees is incapable of 
handling that amount of water. He further discussed 
childrenôs safety and possible devaluation and dam-
age to neighboring property. He was concerned that 
the mouse line might result in empty lots with no 
homes, full of weeds. He urged the town to wait to 
approve the entire project until an alternative plan 
for mouse lots is in place.

Arrin Seal, of JR Engineering, addressed the 
drainage issues again. The detention pond is de-
signed with a water quality feature. This feature 
would hold the water a little longer so dirt could 
settle, and the water released would then be cleaner. 
In a little less than two days, the water should be 
gone. Overþow would only be in a 100-year storm 
event; the pond was designed for the 100-year event. 
A grate would keep children out of the detention 
pondôs drain. The homeownerôs association would 
be in charge of keeping the grate free of debris.

Lisa Hickey, attorney for McFarlane, noted that 

Monument Board of Trustees meetings April 7

(Continued on page 9)
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the board needs to consider that this project ýts into 
the townôs master plan. She further noted her client 
has made extensive changes to the plan to meet the 
desires of neighbors. Trustee Brown asked McFar-
lane about the mouse habitat. He noted that the 
mouse issue resulted in John Laing homes losing 
money and therefore selling off the rest of the land 
because of the loss of the mouse lots. McFarlane 
was comfortable with the JR Engineering survey 
(following Fish and Wildlife guidelines).

Glenn made a motion for approval with condi-
tions: that dependent on the mouse habitat line, the 
potentially affected lots be held up for any type of 
building permits until this issue is resolved, and 
that should overlot grading begin, and they grade 
on lots that are later determined to be mouse lots, 
that the developer reseed those lots, and also to in-
clude existing staff recommendations. Town Attor-
ney Gary Shupp suggested that instead of restrict-
ing building permits, restrict the sale of those lots, 
because the lots shouldnôt be sold in the ýrst place 
if in fact they are not going to be built upon. Glenn 
and Orten accepted Shuppôs amendment, saying the 
lots canôt be sold. Davenport noted the speciýc lots, 
and not the entire subdivision, should be identiýed 
in the amendment. He felt it would help to clarify 
the area of concern. He further suggested the appli-
cant prepare an exhibit that goes parallel rather than 
using the arc, and that the area of concern is what 
the difference is between the arc drawing and the 
parallel drawing. He felt this would be a good way 
to identify the lots in question until a deýnitive an-
swer is received from USFWS. The motion passed 
5 to 1 by roll call vote, with Perry dissenting.
Downtown development regulations
The board previously discussed certain town zon-
ing and subdivision regulations that limit potential 
development in the downtown area, speciýcally 
parking and water supply regulations. Recently 
the planning department received several inquiries 
about potential businesses or development in and 
around the historic downtown area. The planning 
department is requesting policy direction regarding 
several matters.
1. Parking: Last year the board determined the 

previously adopted requirement for paved 
parking was not retroactive. The planning 
department recently received the following 
question: Would a change of use in an existing 
older structure in the downtown area (the B 
zone district) require the existing unpaved 
parking area to be paved? Davenportôs 
interpretation is ñno,ò unless the change in use 
required an expansion of the parking area. The 
board of trustees agrees. Konarski noted the 
boardôs goal was to encourage more business 
development downtown. 

2. Water Supply: Much of the downtown area was 
developed before the town adopted standards 
or regulations regarding water supply. Current 
water standards require a larger parcel of 
land than what is the typical lot size in the 
downtown area. For example, there are lots in 
the downtown area that are 8,000 square feet 
or less. Under current regulations, often a lot 
twice that size would be needed for a single 
family dwelling. This could limit downtown 
development in several ways.

 (a) A restaurant, which is a desirable use in the 
downtown area, often has a high water usage; 
under current regulations, it might require a 
larger lot than the typical lot size downtown.

 (b) In other communities, allowing residences 
to locate above businesses has been encouraged 
as a way of aiding downtown. However, the 
combined ýrst-þoor business and second-þoor 
residential space may exceed the available 
water underground. Does the board want to 
consider a change in the water supply standard, 
as it is applied to the downtown area?

The water availability regulations have impacted 
development opportunities downtown. Usually 

renters, not owners, live above shops. The future 
water supply is a signiýcant issue. Davenport wants 
to know the views of the board because there is a 
conþict between the existing policies. The staff has 
been taking the more conservative approach, based 
on the water regulations. Public Works Superinten-
dent Tom Wall said easing the restrictions currently 
in place in the downtown area would dramatically 
change the allocation. He said the town is allocat-
ing water thatôs disproportionate to what theyôve 
allowed for other pieces of property. If more water 
is allowed in one place, less will be allowed some-
where else. Another undeveloped property some-
where else in town will be affected, for example.

Bob Krassa, the townôs water attorney, said this 
is really a question for a water engineer. He noted 
that it might be helpful to distinguish between 
high-consumptive use components and low-con-
sumptive use components. Consumptive use is 
the difference between water thatôs pumped out of 
the ground or from a creek and whatôs put back in. 
Homes and restaurants have a small consumptive-
use factor (5 or 10 percent). In contrast, outdoors 
uses, such as lawn irrigation and car washes, are 
highly consumptive. Most of the water that is ap-
plied to a lawn never makes it back to the stream 
system. The water demands could be reanalyzed 
based on revising how those two uses are looked 
at. He recommends having different standards for 
the downtown area, so thereôs no real net loss to the 
total picture. Davenport mentioned putting better 
xeriscape regulations in place as part of the land-
scape regulations. The consumptive-use grid needs 
to be examined and reworked so there is no actual 
net loss. 
Contract with salary survey consultant
There is $40,000 in the FY2003 budget for a salary 
survey and possible salary adjustments deriving 
from the survey. Of the $40,000, there is $28,000 
in the General Fund, and $12,000 in the Water 
Fund. The director staff (excluding Davenport, 
by his choice) and the town manager sent out 14 
Request for Proposals to in-state ýrms that do this 
kind of work, according to the Colorado Munici-
pal League. The town received 10 responses and 
interviewed six of those ýrms. After extensive 
discussion and check-
ing of references, the 
selection committee 
is recommending the 
town hire Jaramillo & 
Associates, for a fee 
of $8,500. A motion 
to accept the proposal, 
not to exceed $8,500, 
passed unanimously.
Invoice from El Paso 
County Health De-
partment for West 
Nile Virus enforce-
ment
On March 14, Orten 
and Wall attended a 
meeting hosted by 
the El Paso County 
Health Department 
regarding measures 
to ýght West Nile Vi-
rus. The county sent 
the town an invoice 
of $3,528.90 and the 
support documenta-
tion arising from 
that meeting. Wall 
indicated the public 
works department can 
handle the commit-
ment of eight hours 
a week of staff time 
during the 19-week 
mosquito season.

The town man-
ager suggested the 

following options:
a. Not pay
b. Pay the invoice and request ýnancial support 

from Triview Metropolitan District.
c. Pay the invoice and request 60 percent 

($2,117.34) reimbursement from Triview 
Metropolitan District, since their landmass is 
60 percent of the town.

d. Pay 40 percent of the invoice ($1,411.56 
and send a copy of the invoice to Triview 
Metropolitan District with a request that they 
pay the 60 percent balance. Mosquito control 
is the responsibility of Triview in their district 
and is the responsibility of the town in the 
balance of the town limits. 

Orten recommended the town pay the entire in-
voice to avoid any future problems. He made a mo-
tion, seconded by Trustee Glenda Smith, to pay the 
invoice in full. Orten noted the town should open a 
conversation with Triview to see if they are willing 
to discuss paying a portion of the cost. He volun-
teered to talk with Triview manager Ron Simpson 
about this and will bring a report back to the next 
meeting.
Disbursements over $5,000
GMS, Inc.(various invoices) $11,825.05
The motion to pay the invoices passed unani-
mously.
Struthers Ranch: Referral from El Paso County 
The El Paso County Planning Department sent 
the town a copy of the Struthers Ranch applica-
tion and requested comments. The application for 
this development was before the board of trustees 
on September 16, 2002. This revised application 
decreases the number of lots from 188 to 180, and 
increases open space and habitat preservation from 
42.8 to 44 acres. It also added a buffer strip along 
Chaparral Hills Subdivision. Planning staff recom-
mended approval. The motion to approve passed 
unanimously.
Spencer Realty setback variances ï Referral 
from El Paso County
The El Paso County Planning Department sent the 
town a copy of the Spencer Real Estate setback 

(Continued on page 10)
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variances application and requested 
comments back as soon as possible. 
Planning staff recommended denial. 

This application for ofýce/
warehouse development was before 
the board of trustees on January 21. 
This referral is to consider recom-
mendations about the request for 
setback variance only. The applicant 
is requesting setback variances for 
the retaining wall only. All buildings 
are within the county-required build-
ing setbacks. The building site has an 
elevation change of 50 vertical feet 
from the east property line down to 
Beacon Lite Road on the west. The 
applicant has stepped the buildings 
4 feet in elevation (east to west) in 
order to absorb some of the elevation 
change and stay within the building 
codes. The planning staff did not 
recommend approval, based on the 
fact that the steepness of the property 
is not exceptional or peculiar to this 
property; other properties in the area 

also have steep terrain. Additionally, 
the extensive grading proposed in 
this site and removal of existing trees 
is contrary to the goal of the Tri-
Lakes plan to maintain an attractive 
visual corridor along I-25. A motion 
to support staffôs recommendation 
to not support the application passed 
unanimously.
Concrete batch plant hearing 
scheduled
Kalima Masse of Rockwell Ready-
Mixed Concrete is appealing the 
decision of the town clerk to deny a 
business license for a concrete batch 
plant in October 2002. Shupp recom-
mended the board of trustees allow 
the appeal for a due process situation. 
The board scheduled the administra-
tive hearing for a special meeting on 
Monday, May 12, at 6:30 p.m. 
Town Managerôs report 
Sonnenburg reported on the follow-
ing items:
1. The Town received the Tree City 

USA designation for FY2002.
2. The sandblasting of the worn 

red curbs in West Oak Ridge has 
been completed.

3. The candidates for staff civil 
engineer have been selected for 
interviews during the next two 
weeks. 

4. The Mitchell Avenue bike lanes 
and Santa Fe Trails pedestrian 
crossings projects have been 
advertised for bidding, with an 
opening date of April 25. The 
bids will likely be presented to 
the board of trustees at its May 5 
meeting.

5. The El Paso County Solid Waste 
Management Department has 
made arrangements with Lewis-
Palmer School District 38 to hold 
a household hazardous waste 
collection day in the north parking 
lot of the school administration 
building on Saturday, May 31. 
The townôs Police and Public 
Works Departments will be 
providing assistance. A þier will 
be included in the townôs May 
newsletter.

At 8 p.m. the board went into execu-
tive session to receive legal advice 
concerning the Second Street right-
of-way acquisition eminent domain 
case and to conduct the annual re-
view for Sonnenburg. 

The executive session adjourned 
at 9:15 p.m.
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By Judy Barnes
Mayor Betty Konarski explained that the Monu-
ment Board of Trustees is exploring relocation of 
the town hall and ways to ýnance a new town hall 
complex. Town Planner Mike Davenport estimates 
that a new town complex would cost $2.5 million. 
During the public comments, citizens who had 
been watching the town budget over the years ex-
pressed doubts about the need for a new town hall 
complex and voiced concerns about using voter-
approved sales tax money earmarked for future, 
long-range water infrastructure needs to ýnance a 
new town hall. 

John Self, from the public ýnance depart-
ment of Wells Fargo Bank, spoke about how to 
use the townôs existing cash þow. One percent of 
Monumentôs sales tax is currently earmarked for 
water system improvements. Self suggested the 
town could use that money to ýnance a new town 
hall. He provided the trustees with two sample elec-
tion questions for voters. One, a Certiýcate of Par-
ticipation (COP)ïlike the type used by the county 
commissioners to ýnance the El Paso County jail 
projectïwould be an amendment, asking permis-
sion to use 1İ percent of the existing sales tax for 
a new town hall. A second election question, for 
sales tax revenue bonds, would increase the townôs 
debt to ýnance a new town hall. Self noted that en-
tering into debt can be a problem with voters. He 
described the COP as ña gloriýed lease purchaseò 
and noted it would cost $40,000 to $50,000 more 
because of the need for title insurance. Investors 
consider a COP riskier, requiring higher insurance 
as compensation. Self also noted that between now 
and November, interest rates could rise. In that 
case, the rate could be higher for a COP.

In reply to a question by Trustee George Brown, 
Town Manager Rick Sonnenburg explained that the 
ballot question would have to ask for 0.38 percent 
of a penny to make about $185,000 a year available 
from the water fund for the new town hall. Self sug-
gested allocating $215,000 to cover the possibility 
of a drop in sales tax revenues. 

Konarski concluded by noting there were two 
issues to consider: Is there public support for a new 
town facility? And if so, how should it be ýnanced? 
She then solicited public comments.

Former Monument Mayor Leon Tenney noted 
that the Public Works facility is too small and 
shouldnôt be located in a residential neighborhood, 
as it is now. He added that the police station is also 
inadequate. He thought the current town hall struc-
ture would be adequate in size for the existing staff 
if the public works and police departments relocat-
ed. He suggested a joint state trooper/town police 
facility in the current Park & Ride on Highway 105. 
Tenney proposed offering the public three possible 
sites for a new town hall, if it had to be relocated. 
He suggested a site west of I-25, a site east of I-25 
along Jackson Creek Parkway, and expansion of the 
existing site.

John Dominowski, who owns commercial 
property in downtown Monument, commented 
that he would like to see the plan for the new 
town complex before he sees the ballot issue. He 
also expressed concern about historic downtown 
Monument not being the town center. Dominowski 
thought there should be a study as to location and 
real costs. He added that the concepts the board 
was discussing were based on a good economy 
and asked about the risks of going into debt at this 
time. He noted that Monument is in a growth cor-
ridor and may fare better than the rest of the state. 
He favored setting funds aside now and allocating 
funds through a vote, so theyôre earmarked for a 
new town facility. He questioned the wisdom of 
taking money away from the water fund during a 
time of severe drought. 

Tim Schutz agreed there is a need for improve-

ments to the town facilities. He expressed concern 
about the impact on the current water funds. At the 
beginning of the 2003 budget year, there was about 
$2.4 million in the water fund; however, it is being 
drawn down by capital projects to $400,000 by the 
end of this year. He urged the trustees to examine 
the projects they were contemplating ýnancing 
from the water fund. Also, he thought it was im-
portant to go to the voters with the question and not 
use the COP method, which could alienate voters.

Trustee Brown said he did not favor using rev-
enue from the water fund. He thought the police 
station should be a priority and liked Tenneyôs idea 
of working with the state troopers to share a facil-
ity. He was opposed to putting this issue on the 
ballot. He also stated that he favored expanding the 
current town hall, possibly adding a second story. 
Financial report for March
Trustee Byron Glenn asked for an update on Triv-
iew Metropolitan Districtôs outstand-
ing balance of $100,000 for Jackson 
Creek Parkway. He also noted there 
was the potential settlement issue 
with Sally Beck (for the Second 
Street right-of-way acquisition) that 
could have an impact on the bud-
get. Town Treasurer Judy Skrzypek 
explained that the Triview item will 
appear as a balance outstanding in 
2002 and a payment in 2003. 

Skrzypek also reviewed the 
sales tax revenue projections for the 
ýrst quarter of 2003. She projected 
$344,986 through March 31. The 
actual 2002 revenues for the same 
three months were $365,341. Skrzy-
pek explained that the 2002 sales tax 
collected was higher due to retroac-
tive adjustments from years prior to 
2002 that were added to the actual 
2002 revenues. 
Disbursements over $5,000
1. GMS, Inc $39,777.25 (Various 

invoices)
2. Triview Metropolitan District 

$12,929.91 (Various invoices) 
A motion to pay the invoices passed 
unanimously. 
Salary adjustment for town man-
ager
A motion to increase the town man-
agerôs salary by 2.5 percent passed 
unanimously.
Committee/staff reports
Trustee Frank Orten reported on his 
discussion with Ron Simpson, Direc-
tor of Triview Metropolitan District, 
about West Nile Virus abatement. 
Triview has its own program in place 
to treat stagnant water with larvicide. 
Orten wasnôt comfortable asking 
Triview to reimburse the town for 
some of the costs already paid by 
the town to El Paso County. He sug-
gested the town absorb the costs and 
not involve Triview. Trustee Chris-
topher Perry wanted to be sure the 
town doesnôt ñdouble-treatò the Triv-
iew area (Jackson Creek). If Triview 
is taking care of half the town and 
Monument is treating its half (out-
side of Jackson Creek), then the 
county should not charge Monument 
for treating 100 percent of the town. 
The cost is based on population and 
square mileage. Orten agreed to 
check with the county to make sure 
Monument is not being overcharged. 

Town managerôs report
Sonnenburg reported that he would be meeting 
the following week to start the paperwork with the 
Colorado Department of Transportation for a traf-
ýc light in front of Safeway. Interviews with staff 
engineer candidates are in progress. The salary 
survey consultant has begun his work. Sonnenburg 
also noted there are vacancies on the Planning 
Commission, Public Works Committee, and Police 
Advisory Committee. The town is advertising in 
the Tribune, and there will be an article in the May 
issue of the town newsletter.

At the next meeting, the board will discuss 
lodging taxes and will continue the discussion 
about a new town hall. The meeting adjourned at 
8 p.m.

Monument considers water fund revenue for new town hall
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Triview metro board considers rate and tap fee increases
By John Heiser

The Triview Metropolitan District Board of Direc-
tors held its regular monthly meeting April 23. 
Bondholder Tom Phelan and several district resi-
dents were in attendance. Proposed changes to tap 
fees and water and sewer rates were discussed, with 
a decision postponed to the June 22 meeting.
Jackson Creek Parkway
Rick Blevins, of Jackson Creek Vision Develop-
ment, reported that CLC Associatesô preliminary 
design for Jackson Creek Parkway is completed 
and will be reviewed by the districtôs engineering 
consultants Nolte and Associates. Last month, the 
Triview board approved a $9,500 payment to CLC 
for preparing the design, which is needed as part 
of the Monument Towne Center proposal. Blevins 
said bids would be solicited next month to prepare 
the ýnal construction design. 

Funding for the road project is being sought 
from the Colorado Department of Transportation 
and additional potential purchasers of Triview 
bonds. Blevins said Tim and Tom Phelanôs Centre 
Development of Colorado Springs would purchase 
additional Triview bonds to cover any shortfall. 

Prior Jackson Creek Parkway studies have es-
timated the cost to build a four-lane divided road 
from Baptist Road to Higby Road at about $5 mil-
lion. The current plan is expected to cost somewhat 
less than that since only two lanes would be built 
from the northern edge of the Monument Towne 
Center project to Higby Road.
District engineerôs report
District engineer Chuck Ritter of Nolte and Associ-
ates reported the district received tentative approv-
al from Union Paciýc railroad for the realignment 
of the crossing to access the wastewater treatment 
plant.

Ritter said it is expected to take about six 
months to complete planning for the expansion of 
the wastewater treatment plant. The jointly owned 
plant serves the Triview district, the Donala Water 
and Sanitation District, and the Forest Lakes Met-
ropolitan District; it is reportedly approaching 90 
percent of capacity.

The board approved cleaning of the drinking 
water storage tank for $2,850. The cleaning is done 
while the system is in operation.
Wal-Mart status
Ron Simpson, manager of the district, reported that 
there was a meeting two weeks earlier with Wal-
Mart representatives. So far, there has not been any 
response to Triviewôs recommendations. (For more 
on the Wal-Mart project, see the article on page 2.)
Landscaping
Simpson said Triviewôs application for a Great Out-
doors Colorado (GoCO) grant was not approved. 
The district applied for lottery funds to improve 
the Heights Trail and trickle channel landscaping. 
He added that in August, the Town of Monument is 
planning to submit an application for park-related 
funding; he said he would look into Triviewôs pos-
sible participation in that application.

The board unanimously approved Simpsonôs 
recommendation to accept a landscaping proposal 
from Timberline and allocate up to $65,800 from 
district reserves to cover landscaping along Leather 
Chaps. The approved Timberline proposal includes 
erosion control, fencing, irrigation, and replace-
ment of dead trees. Blevins reported that Classic 
Homes and two other Homestead area builders 
have agreed to contribute $5,000 each toward the 
cost. He said he is continuing to solicit builder 
participation and added that the contributions will 
reimburse the reserve fund.
Mouse habitat
Simpson reported that the district is waiting for 
approval from the U.S. Fish and Wildlife Service 
on the habitat conservation plan submitted for the 
Monument Creek interceptor. The interceptor is a 
planned 5,000-foot sewer line to serve proposed 

commercial and industrial properties west of I-25. 
He said there has not yet been a response regarding 
the proposed exchange needed for Jackson Creek 
ýling 5 of two habitat parcels.
Jackson Creek ýling 5
Simpson said draft agreements between the district 
and the Jackson Creek ýling 5 developer, Miles 
Grant, are being reviewed. They include a sub-
division improvement agreement and documents 
covering the proposed public facilities authority. 
Simpson said the developer wants to start grading. 
Blevins added that until the agreements are ap-
proved, the district would not be in a position to in-
spect any infrastructure installed by the developer. 
Simpson noted that the district has not yet reviewed 
the plans for the commercial and townhouse por-
tions of the project, which is proposed for north and 
east of King Soopers.
Palmer Divide Water Group
Simpson asked, ñHow do we want to work with 
the Palmer Divide Water Group?ò The Palmer 
Divide group has six entities participating: Donala, 
Monument, Palmer Lake, Triview, Woodmoor, and 
a Douglas County district. The goal of the group 
is to study joint water projects. Simpson said last 
monthôs payment of $1,700 covers the districtôs cur-
rent commitment. 

Peter Susemihl, attorney for the Triview dis-
trict, said, ñThe big issue is the well ýeld in Douglas 
County. Do you spend dollars on that knowing that 
long-term it is not the solution, or do you pursue 
surface diversion you wonôt need for 30 years?ò 

Phelan asked about obtaining water from 
Greenland Ranch just north of the El Paso county 
line. Susemihl replied, ñIt is reserved by the own-
ers. We would have to negotiate with the present 
owners.ò

Simpson also questioned the need to pursue 
a satellite well ýeld, saying that another 10 to 12 
wells could be drilled within the district. Blevins 
added, ñYou have to get [the water] here,ò referring 
to the pipes and pumps needed to bring the water 
from the proposed well ýelds to the district.

Simpson said, ñIt is just a matter of time until 
[water] is an issueï10, 15, 20 years. Everyone is 
groping for solutions.ò In the meantime, he said the 
Donala, Forest Lakes, Monument, and Woodmoor 
districts are working on establishing interconnec-
tions for use in emergencies. 

In response to a question from Monument 
trustee Byron Glenn about the condition of the 
aquifers, Simpson said, ñThe current problem is 
providing storage capacity for peak demand caused 
by irrigation. So far, there is no supply issue.ò He 
later cautioned, ñThere is a lack of consensus. No 
one really knows. There is expert testimony on both 
sides of the issue.ò He noted that Colorado Springs 
is considering drilling 49 wells and pumping 10 
million gallons per day. 

Glenn said, ñOur board would like to see 
drought restrictions imposed [by the district].ò 
Simpson replied, ñWe havenôt made a decision on 
that.ò
Water and wastewater rates and fees
Richard Giardina and Kevin Burnett of Rick Giar-
dina and Associates, presented the preliminary 
results of the utility rate study they have been doing 
for the district. Giardina, who has been doing util-
ity rate analysis for 24 years, said the rate structure 
could be reýned now that the district has several 
years of usage and cost data. Giardina emphasized 
that the rate structure must be supported by the 
cost of providing service. The rates must be set so 
the district meets it debt service and cash reserve 
requirements. He said many districts set rates to 
allow a 25 percent surplus in covering the debt 
service; however, the Triview study was done with 
no surplus. He added that the study encompassed 
repayment of existing and proposed new debt. The 
working capital reserve was set at 17 percent of the 

annual budget, about 60 days of reserve. Industry 
norms are 45 to 90 days.

Giardina recommended residential water tap 
fees paid by developers be raised from the present 
$4,450 to $7,365, a 66 percent increase. He said that 
because of the districtôs agreements with the bond-
holder, the residential wastewater tap fee must be 
kept at $4,100. Giardina recommended the tap fee 
for the reuse water system, which currently has no 
users, be raised from $1,000 to $2,458. The tap fee 
for commercial, ofýce, and industrial (COI) users 
would be calculated as a multiple of the residential 
rate based on the size of the tap. Giardina noted 
that the proposed tap fees fall between the higher 
fees in Woodmoor and the lower fees in the Donala 
district. 

In order to make the water, wastewater, and 
water reclamation systems self-sufýcient, Giardina 
said that the revenue collected from the water sys-
tem would have to increase 9 percent for 2003 and 
then remain at that level. The revenue generated by 
the wastewater system would have to increase 25 
percent in 2003 and then 7 percent additional each 
year from 2004 through 2008. The revenue from 
the reclamation system would have to increase 151 
percent in 2003, 10 percent in 2004, and then re-
main at that level.

The current monthly water rate structure has a 
$20 minimum charge that includes 6,000 gallons. 
From 6,001 through 30,000 gallons per month, the 
additional cost is $2.50 per 1,000 gallons. Above 
30,000 gallons per month, the additional cost is 
$3.50 per 1,000 gallons. He called this ñan inverted 
block structure.ò He said that compared to a ýxed 
charge plus a rate that applies to the ýrst gallon 
used, the present structure is not very conserva-
tion-oriented. He said, ñThere is not much price 
incentive for anyone to conserve.ò

Giardina outlined two options to achieve the 
water revenue targets:
1. An across-the-board 9 percent increase.
2. A conservation-oriented inverted block 

structure for residential users and a uniform 
rate of $2.30 per 1,000 gallons for COI. The 
residential users would pay a ýxed charge of 
$6.25 per month and then a rate of $2.00 per 
1,000 gallons for the ýrst 6,000 gallons per 
month. The rate would rise to $2.80 per 1,000 
gallons between 6,000 to 20,000 gallons and 
to $3.64 per 1,000 gallons for all usage above 
20,000 gallons per month.

He said that while an inverted block structure is 
effective for promoting residential conservation, 
for COI it is less effective than education and water 
audits since utility bills represent a small part of 
overall operating costs. Giardina suggested that a 
reýnement would be to charge COI $2.80 per 1,000 
gallons for irrigation, to match the typical sum-
mertime residential rate. COI irrigation is metered 
separately. 

Fifty-two percent of the current residential bills 
show usage of less than 6,000 gallons per month. 
They would be charged the lowest rate. Thirty 
percent of the bills show usage between 6,000 and 
20,000 gallons, and 18 percent show usage over 
20,000 gallons per month. During 2002, the 600 
residential accounts used 82.3 percent of the total 
water consumed. The 20 COI accounts used 17.71 
percent.

Compared to option 1, Giardina said option 2 
would mean 76 percent of residential bills would be 
lower, while 24 percent would be higher. Applying 
the same comparison to COI, 92 percent of the bills 
would be lower, while 8 percent would increase. 
The top seven water consumers are all COI. Their 
bills would decrease by 39 percent to 49 percent. 
The heaviest users would see the greatest percent-
age decrease.

(Continued on page 13)
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Simpson said, ñKing Soopers does a lot of wash 
down of þoors in the meat department and deli. It 
is unbelievable how much water they go through. 
Their usage is really high.ò

Triview resident Sonja Beaudoin expressed 
concern about the potential perception that the 
district would be lowering the rates for the pro-
posed big box stores and shifting the burden to the 
residential users. Giardina said that (under option 
2) the COI at $2.30 per 1,000 gallons would still 
be paying more than most residential users, who 
would be paying $2.00 per 1,000 
gallons for the ýrst 6,000 gallons.

While the residential water 
users would bear a larger share 
of the cost of the water system, 
with wastewater, the situation is 
reversed. Currently, residential 
customers pay a þat wastewater 
charge of $22.50 per month. COI 
pays a charge of $10 plus a volume 
charge of $1.25 per 1,000 gallons 
of water used. Since wastewater 
is not metered, for residences it 
is estimated using average water 
consumption from November to 
February when irrigation is not 
a factor. It is assumed residential 
irrigation water does not end up 
in the wastewater treatment sys-
tem. Since COI irrigation water is 
separately metered, it is excluded 
from the wastewater charges.

Giardina outlined two options 
to achieve the wastewater revenue 
targets:
1. An across-the-board 25 

percent increase.
2. A ýxed charge of $9 per 

month per residential tap 
equivalent and then a volume 
charge of $1.77 per 1,000 
gallons of water used. 

Compared to option 1, Giardina 
said option 2 would mean 97 per-
cent of residential bills would be 
lower, while 3 percent would be 
higher. Applying the same com-
parison to COI, 100 percent of the 
bills would increase. The increase 
would be between 14 percent and 
20 percent.

The options for reuse water 
charges were:
1. An across-the-board 9 percent 

increase.
2. A ýxed charge of $6.25 per 

residential tap equivalent plus 
a rate that is 90 percent of the 
lowest water rate. 

The board postponed a decision 
on the proposed changes to the 
fees and charges. Simpson was 
asked to prepare recommenda-
tions and associated resolutions 
and ordinances for consideration 
at the May 28 board meeting.
Mosquito control
Simpson reported that the district 
is spending $2,000 per month on 
mosquito control. Altosid bri-
quettes are used to treat standing 
water. He said the county health 
department has requested funds 
from the district to help with the 
$70,000 countywide mosquito 
control program. Glenn added 
that the town board is researching 
the basis for the assessments. It 
was suggested that the town and 

the district share in the costs assessed to the area.
Debt level
The districtôs current debt level is $23 million, in-
cluding developer loans. Much of the debt is ñlim-
ited tax liabilityò bonds with no required payment 
schedule. Currently, annual payments are less than 
the debt service, so the total debt is increasing each 
year. The $23 million does not include the proposed 
indebtedness to build Jackson Creek Parkway. 
Bondholder Phelan said, ñWe are more than inter-
ested in getting this paid off.ò 

Blevins added, ñThe original service plan au-
thorized the district to issue $55 million.ò He added 
that the debt is outside the constraints of the Tax-
payer Bill of Rights (TABOR). 

**********
The Triview Metropolitan District Board of Direc-
tors normally meets on the fourth Wednesday of 
each month, 4:30 p.m., at the district ofýces, 174 N. 
Washington St. The next meeting will be May 28.

For further information, contact the Triview 
Metropolitan District at 488-6868.

TRIVIEW (Continued from page 12)

NO JOB TOO SMALL Å NO JOB TOO BIG
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Palmer Lake town council April workshop and meeting
By Judy Barnes

New business licenses
Gamerôs Haven: Brian Jennison, Tommy Fletcher, 
and Peter Jennison will operate a computer rental, 
sales, and service business with recreational paint-
ball at 797 Highway 105. Phone 243-1789 for more 
information. 

Outdoor Space Design: Jon Walsh will operate 
a landscape architecture consulting service. For 
information, call 487-2839.

Annual Easter Egg hunt
Due to bad weather, the festivities took place inside 
the town hall. In preparation for the event, Eilene 

Facinelli led a group of volunteers who ýlled more 
than 2,000 plastic eggs with treats. Melissa Gray 
donned a costume and played the role of the Easter 
Bunnyôs helper. About 50 children enjoyed games 
and goodies.

Fire Truck Fundraisers
The Chuck Pyle concert at the 
Estemere carriage house is 
scheduled for Thursday, May 
8. Also, Kaye Book is plan-
ning a dance at Pinecrest on 
Friday, June 13.

Palmer Lake Motors
The council approved George 
Reeseôs request for spaces to 
park seven additional vehicles 
on Highway 105, in front of 
the former cabinet shop.

Lakeview Heights
Bill Johnson requested that 
the council vote on its deci-
sion to require a second ac-
cess to Lakeview Heights. The 
townôs decision was based on 
ýre department access rules 
of the 1997 Uniform Fire 
Code. Pattie Brooks and Mike 
Dregar spoke in opposition 
to Johnsonôs proposal, citing 
concerns over increased traf-
ýc and the need for a second 
access in the event of a medi-
cal or ýre emergency. The 
town told Johnson it would 
attempt to identify a second 
access into the development, 
which could take up to a year. 
His request to improve 600 
feet of Lake Avenue so he 
could build ýve new houses in 
Lakeview Heights Unit 2 was 
temporarily denied. Develop-
ment of Lakeview Heights 
Units 2, 3, and 4 could add 
up to 170 new houses to the 
area along the Santa Fe Trail 
at the base of Ben Lomond 
Mountain.

May 1 workshop
The trustees will address 
eliminating the water bill 
surcharge and water use re-
strictions, and resuming the 
issuing of water taps.
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By Tommie Plank
Ray Blanche, principal of Kilmer Elementary 
School, was appointed to ýll the newly created 
position of Executive Director of Assessment, 
Research, and Technology. This position, effec-
tive beginning with the 2003-2004 school year, is 
a result of the reorganization of some of the duties 
of executive directors in the Central Administra-
tion Ofýce. The search to ýnd a new principal for 
Kilmer Elementary is underway.

Because of near-capacity enrollment, all Dis-
trict 38 middle schools and the high school will be 
closed to open enrollment by students from out-
side the district next year. Elementary schools may 
remain open at certain grade levels, depending on 
class size and subject to that school principalôs ap-
proval. 

The board approved the extension of person-
nel contracts for the coming school year. The 
action included transferring current Board of Co-
operative Services (BOCES) licensed personnel 
who work solely in District 38 to regular district 
employment status. 

The board also approved the employee health 
insurance premiums for next year. New categories 
have been added to the program, while the number 
of plans offered has been cut to three. The changes 
will cost the district an additional $295,000. Health 
insurance costs continue to be a major part of the 
districtôs beneýts package.

John Genz, president of the Monument Char-
ter Academy (MA), introduced the new principal, 
Charles Holt, former principal of the Classical 
Academy in Academy District 20. He replaces 
Tina Leone, who submitted her letter of resignation 
last month. The board of MA is working on a busi-
ness plan that will include the scope and sequence 
of their expansion plans: moving the elementary 
school and portable buildings to their new site in 
the summer of 2004, and building a K-12 facility 
to open in the fall of 2005. School board member 
Hugh Eaton suggested that they work closely with 
Lewis-Palmer High School administrators and 
Central Ofýce executive directors as they plan 
their high school, since they have no experience 
with high school-level educational programs. Next 

month, Genz plans to submit a request for D-38 
board approval to increase MAôs enrollment cap 
for the coming school year.

Dr. Marie Revak and Maryann Wiggs, Ex-
ecutive Director of Curriculum and Professional 
Development, presented the revised Professional 
Development Guide for ýnal approval. The reýne-
ments and procedural modiýcations in the docu-
ment reþect dramatic changes regarding profes-
sional development opportunities, bringing it in 
alignment with the Evaluation of Learning model, 
adopted last year. Teachersðplanning with their 
evaluators and in conjunction with their evalu-
ationsðwill now develop professional growth 
plans that support their instructional improvement 
in the classroom.

The board enjoyed presentations by foren-
sic students Kelsie Hiester, of Creekside Middle 
School, and Lindy Wenner, of Lewis-Palmer 
Middle School. Several board commendations 
were awarded:
Å Teresa Lanier, retired accounting coordinator, 

for 11 years of outstanding service in the 
ýnancial services ofýce

Å Elena Hayes and Helen DeLaney, elementary 
school secretaries, for their development and 
presentation of a class at a state conference 
on the districtôs computerized attendance 
program

Å Trudy Finan, Palmer Lake Postmaster, and 
Nancy Anderson, Palmer Lake Elementary 
School (PLES) counselor, for their partnership 
and contributions to the Wee Deliver Post 
Ofýce at PLES.

Dr. Keith Jacobus also announced that Peggy 
Ritchie has been named the Colorado Secondary 
Counselor of the Year.

**********
The next regular meeting of the Board of Educa-
tion will be Thursday, May 15, at 7 p.m. in the 
Administration Building at Jefferson and Second 
Streets in Monument.

Lewis-Palmer school board meeting April 17

WIA April meetings
By Chris Pollard

At the two April meetings of the Woodmoor Im-
provement Association board, a number of new 
issues came up. Members of the board are having 
ongoing discussions with the owners of what is 
known as the South Golf Course property, but no 
ýrm decisions about the use of the property have 
been made. The present owner wants to build 
homes there, but neighbors expected the property 
to remain green space. Bonnie Hawkins, Director 
of Forestry and Common Areas, indicated that 
she would probably be handing in her resignation 
in May, as she expected to move from the area.

Director of Public Safety Paul Lambert re-
ported about discussions held with the El Paso 
County Roads Department over the plowing situ-
ation encountered during the March storm. There 
were reports that the county had problems getting 
its employees in to man the ploughs and the state 
had trouble getting the major access roads like 
Highway 105 clear. Lambertôs concerns were 
over the priority of road clearing and a lack of 
communication about what the schedule was for 
clearing.

As a result of those discussions, Lambert 
was able to get a map showing how the priority 
for roads is set within Woodmoor. An immedi-
ate concern was that there are several long cul-

de-sacôs in Woodmoor, with further cul-de-sacs 
off those. After the storm, residents who had 
managed to get to the end of their street found 
themselves facing a long, uncleared road ahead of 
them. As it was, there were medical emergencies 
during the storm, so Lambert gave Woodmoor 
Public Safety Chief Kevin Nielsen the task of re-
prioritizing the roads to beneýt some of the lon-
ger cul-de-sacs. Nielsen found that some did have 
access on other sides, but a few did not. These 
suggestions will be passed on to the county. As 
far as communicating the plowing schedule, the 
county is interested in eventually putting this in-
formation on its Web site.

In another county-related issue, Camilla Mot-
tl and Bonnie Hawkins have been working with 
the county on a possible wood-chipping service 
to reduce fuel woods. The county would acquire 
a large chipper and make it available curbside on 
designated weekends for a suggested donation of 
$25. They would not be able to remove the chip-
pings from the lot. However, it was felt that this 
would be a worthwhile service, considering the 
current drought problems and the many dying 
and overcrowded trees. Details on how this ser-
vice would work are not yet ýnalized.

Golf course living w/ breathtaking views of Pikes Peak,
Colorado Springs, AFA & front range. 5,000 s.f. of
finished w/ 5 bdrm, 4 bath, 3 car, walk-out lot, Custom
Trax deck, cherry cabinets throughout, stucco, tile roofs
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Appeals court upholds decision to block the extension of 
Milam Road through Black Forest park

By Judy Barnes
On April 24, the Colorado Court of Appeals unani-
mously upheld a lower court ruling barring devel-
oper Dan Potter from building a road through a 
portion of Black Forest Regional Park. An October 
12, 2001, a ruling by Fourth Judicial District Court 
Judge Kirk S. Samelson prohibited the extension of 
Milam Road through the park in response to a suit 
brought against El Paso County by the Friends of 
Black Forest Regional Park (FOBFRP). The exten-
sion was proposed to provide more direct access 
to the 161-lot Cathedral Pines project proposed by 
Kingôs Deer developer Dan Potter.

Without the extension of Milam Road, the 
Cathedral Pines project could use available access 
points from several surrounding roads. Many of 
those roads are in poor repair and in need of design 
improvements. Improvements to those roads would 
likely be a condition for approval of the project if it 
were redesigned without the Milam Road access. 
Nearby residents are concerned that the additional 
trafýc generated by the increased density approved 
for the subdivision would create a hazardous situ-
ation on those roads and diminish their quality of 
life. 

In 1999, the county acquired an 80-acre tract of 
heavily wooded land from the U.S. Forest Service 
(USFS). The land, previously owned by a lumber 
company, was conveyed to the USFS in 1944 and 
has been used solely as a park ever since. The con-
veyance from the USFS to the county was subject 
to a federal law called the Sisk Act that allows for-
est service lands no more than 80 acres in size to be 
conveyed to state, county, or city government only 
if its use does not change. In this case, the prior use 
was as a recreational park, so that is all the con-
veyed land may be used for in perpetuity.

In July 2001, the El Paso County Board of 
County Commissioners (BOCC) approved Potterôs 
proposal to build Cathedral Pinesð161 upscale 
homes in an 800-acre subdivision on the northern 
edge of Black Forest Regional Park. Potter offered 
to donate 208 acres, which would nearly double the 
parkôs size. Potter requested permission to extend 
Milam Road through the north portion of the park 
to his property. Milam Road currently dead-ends 
on the west side of the park. The extension would 
be the main access to Cathedral Pines. A group of 
neighboring property owners and other residents, 
the FOBFRP, ýled a lawsuit to block the Milam 

Road extension and obtained a temporary restrain-
ing order to stay the rezoning proceedings. The 
BOCC subsequently approved Potterôs develop-
ment plan with the road as proposed.

Following the lawsuit by FOBFRP, the county 
and the developer ýled motions to dismiss, but the 
trial court denied both motions, ruling that the 
plaintiffs (FOBFRP) did have standing to contest 
the validity of the easement and that the 1921 deed 
did not create a road easement. The court further 
ruled that the property was subject to the Sisk Act, 
which prohibited construction of a road through 
that portion of the park and that the developer did 
not have standing to argue otherwise. 

Judge Samelson concluded: ñThe primary 
purpose for the proposed Milam Road extension 
through the park property would be for access to 
the Kingôs Deer [Cathedral Pines] development. As 
such, the proposed road would not be utilizing the 
park property for purposes for which the park was 
being used prior to ... 1999.ò The county appealed 
the judgment, claiming it is entitled to use the prop-
erty for any public purpose, including a road.

The three-judge panel of the Court of Appeals 
unanimously afýrmed Samelsonôs rulings on each 
of six main points. The judges ýrst ruled that the 
county exceeded its jurisdiction and abused its 
discretion when it approved rezoning and a 30-foot 
wide road easement. The countyôs jurisdiction ex-
tends only to the construction and application of its 
own ordinances, regulations, and procedures, and 
such matters delegated to it by the state or federal 
governments. Their jurisdiction does not extend 
to other statutes, etc., that might impact the use of 
the land. Since the Sisk Act is a federal statute, the 
plaintiffôs request that the trial court determine the 
validity of the road easement was proper.

The judges also disagreed with the developerôs 
contention that the plaintiffs (FOBFRP) did not 
have standing to challenge the validity of the road 
easement. The U.S. and Colorado Supreme Courts 
have held that aesthetic and ecological interests 
are sufýcient to grant standing to a plaintiff. Also, 
where the land is public, an organization whose 
members have rights to be on the land and use the 
land may bring a suit if those protected rights are in 
jeopardy. The construction of the road through the 
subject property would harm plaintiffôs aesthetic, 
ecological, and property interests. This direct in-
jury satisýes the standing requirement. The judges 

agreed with the trial court that plaintiffs 
have standing to challenge the validity 
of the road easement.

The judges further agreed with 
Samelson that the road easementðal-
though speciýed by the lumber compa-
ny in deeds from 1921 and 1932ðwas 
not granted and does not exist and that 
the Sisk Act prohibits construction of 
the road. The language of the 1921 and 
1932 deeds does not constitute a dedica-
tion of an easement to the public.

The developer argued that a recent 
survey showed the subject property 
was actually 80.5 acres, so the restric-
tions of the Sisk Act, which applies to 
conveyances of 80 acres or less, do not 
apply to it. The judges ruled that the 
U.S. government survey approved by 
the Surveyor Generalôs ofýce in 1866 
is conclusive, and it is immaterial that 
a modern measurement indicates that 
portion of the park consists of 80.5 
acres. A survey made by the ofýcers 
of the United States and conýrmed 
by the land department is not open to 
challenge in the courts. The judges also 
agreed with the trial court ñthat there is 

an inherent dichotomy in the developerôs argument 
that the Sisk Act does not apply. On the one hand, 
if the Sisk Act does not apply because the transfer 
was too large [80.5 acres instead of 80], then the 
conveyance to the county was void or is voidable 
and the county could not grant permission to the 
developer to construct a road. On the other hand, if 
the county has the legal power to grant permission 
to build a road, it must have title to the subject prop-
erty, which it acquired pursuant to, and subject to 
the limitations contained in the Sisk Act. Accord-
ingly, we conclude that the trial court did not err in 
concluding that the Sisk Actôs restrictions apply to 
the park.ò

The court further rejected the countyôs argu-
ment that the park may be used for any ñlocal 
government purposes.ò The statute is clear that the 
property may only be used for those purposes for 
which it was being used prior to conveyance. The 
developer presented evidence that an extension of 
the road would provide beneýts for the park, in-
cluding improved access for park users, improved 
capability to ýght forest ýres and deal with mistle-
toe problems, and access to an additional 280 acres 
that the developer would donate to the park. ñWhile 
these uses may be legitimate, we agree with the 
trial court that they are secondary to the roadôs 
primary purposeïaccess to developerôs new hous-
ing development. Accordingly, we conclude that the 
trial court did not err in ýnding that the extension 
of the road violates the Sisk Act. The judgment is 
afýrmed.ò

On December 16, 2002, the BOCC voted 4-1 
(Jeri Howells dissented) to commence condemna-
tion proceedings to acquire an 80-foot right-of-way 
easement immediately west of the southernmost 
80 acres of Black Forest Regional Park. The con-
demnation includes portions of properties south 
of Shoup Road to enable alignment with existing 
Milam Road. In all, 14 separate easements are to be 
acquired from 10 property owners for a total of 7.5 
acres. Referring to the residentsô success in court 
against the county, one neighboring resident com-
mented, ñThis feels like a punitive action.ò

The commissioners authorized up to $200,000 
in county legal expenses associated with the action. 
According to Bill Lewis, assistant county attorney, 
additional funds may be needed. The property 
owners whose land is sought must pay their own 
attorney fees associated with the eminent domain 
negotiation and any related court action.

Lewis noted that Kingôs Deer development will 
purchase the land and construct the road. Kingôs 
Deer contributed an initial $25,000 and is expected 
to provide an additional $105,000. Lewis said the 
public purpose was demonstrated by the approval 
of the Cathedral Pines plan by the county planning 
commission and the board of county commission-
ers. The approved plan is dependent on construc-
tion of the Milam Road extension. Lewis also cited 
improved access to the existing park and to the 
proposed park expansion.

The county recently announced its intention 
to petition the Colorado Supreme Court to review 
the Court of Appeals decision. County Commis-
sioner Wayne Williams said, ñBy a strict wording, 
that would prevent us from adding more amenities 
at the park.ò However, Judge Samelsonôs original 
ruling speciýcally addressed that issue: ñThe court 
holds that the purposes for which the park property 
was being used prior to the conveyance were the 
purposes set forth in the Term Special Use Permit, 
óproviding a park and recreation area to serve the 
needs in the Black Forest Area and general pub-
lic.éô As such, the uses of the park can be expand-
ed beyond the nine uses set out alphabetically in 
the Term Special Use Permit but only if the uses or 
improvements are for recreation area purposes.ò
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Letters to Our Community
Letter Guidelines

Our Community News welcomes let-
ters to the editor on topics of general 
interest. The OCN editorial board has 
established a policy that we do not 
knowingly print letters that have ap-
peared in substantially the same form 
elsewhere.

Please include full name, home 
address, and day and evening phone 
numbers. A limit of 300 words is 
recommended. Letters may be ed-
ited for length, grammar, and accu-
racy. Send your letter to our_commu-
nity_news@hotmail.com or mail to 
Our Community News, P.O. Box 1742, 
Monument, Colorado 80132-1742. 

In response to recent problems 
receiving e-mail, if you send your let-
ter by e-mail, we will send an e-mail 
acknowldegement. If you do not receive 
an acknowledgement, please call 481-
4164 to conýrm that we have received 
your letter.
FOBFRP condemns condemnation

The Friends of Black Forest Regional 
Park are pleased the Colorado Court 
of Appeals has unanimously upheld the 
district trial court ruling in the Case of 
Friends of BF Regional Park v. Board 
of Commissioners of El Paso County 
(see article on facing page). 

On December 16, 2002, the board 
of county commissioners passed two 
resolutions approving the seizure of pri-
vate land through eminent domain in the 
event the county lost the appeal. I would 
like to draw attention to the Gazette ar-
ticle from Sunday, April 27, on page 6 
of the Metro Section titled ñMisuse of 
eminent domain makes governments 
act like Iraq.ò This article references a 
report ñPublic Power, Private Gain,ò by 
the Institute for Justice, a Washington-
based public interest law ýrm: ñCities 
love eminent domain because they can 
offer other peopleôs property to lure or 

reward favored developers. Develop-
ers love eminent domain because they 
donôt have to negotiate for property. 
In the end, developers get the land and 
property owners get the boot.ò

Duncan Bremer, while county com-
missioner, stated at the commissionerôs 
hearing on the Cathedral Pines subdivi-
sion that the main road (one of three) 
already in existence was currently only 
using one-eighth of its design capacity. 
There already exist roads now to service 
the proposed development of the Robi-
son Ranch. The Milam Road extension 
continues to be a ñwantò versus ñneedò 
issueði.e., a private entrance through a 
park to a new subdivision.

It is our understanding that the 
county commissioners now plan to peti-
tion the Supreme Court to hear the case. 
This was not unexpected but is an un-
fortunate use of taxpayer money when 
the county is facing so many other is-
sues and needs of a greater magnitude. 

 It is indeed unfortunate that a group 
of private community 
citizens has spent well 
over $120,000 to force 
the county to live up to 
its agreement constitut-
ed in the deed it signed 
to acquire the park. 

The Friends contin-
ue to solicit tax-deduct-
ible donations to assist 
us in continuing our mis-
sion. Families can join 
the Friends for a $10 
annual membership fee. 
For additional informa-
tion about the Friends, 
to join, or to donate, 
please visit our Web site 
at www.friendsbfrp.org.
Gary Schinderle
President, FOBFRP

719-481-0250 125 Second St.
Historic Downtown Monument

Rebecca McNerney Designs - Hand Cast Series

For Unique Mother's Day Gifts...

Saturday, June 7, 8 'til 12

Kidsõ Fishing Derby 
"Hooked on Palmer Lake"

Sponsored by ... 
Colorado Division of Wildlife & King's Deer

The Tri-Lakes Chamber of Commerce, El Paso County Parks 
Mountain View Electric, People's National Bank, Sky Hall Photography, JJ 
Tracks, George Scukanec's Family, Whistle Creek, Liberty Savings Bank

Lots of PRIZES, Awesome Events
Advanced tickets are available for $2 at the following Official Sign-up

Stations: Petal Pushin', The Palmer Lake Country Store, YMCA-Tri-Lakes,
Depot Restaurant, Radio Shack, Serrano's, The Office Center, JJ Tracks, 

O'Malley's, and the Tri-Lakes Tribune.
The Colorado Division of Wildlife is providing a limited supply of rods & reels at no charge on 
a first-come, first-served basis. Tickets are $2 in advance, $3 at Palmer Lake the day of the 
event. No child will be denied admission for lack of ability to pay. Children 10 and under must 
be accompanied by an adult, no exceptions. The entry fee is used to partially
cover event expenses such as door prizes, etc. If you received free gear last
year, please bring it so there will be plenty to go around for everyone.
Recommended bait, if you can bring it, includes salmon eggs and worms. For
information, call the chamber at 481-3282.

Bikes - Yeti, Jamis, Marin, Tomac
Ski & Snowboard Rentals & Repair

3rd & Beacon Lite, Monument
488488--90079007

www.balancedbike.com

Spring Cleaning Sale 
on Bikes and 

Clothing!

Tri-Lakes Areaõs Only 
Bike & Ski 
Shop
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NEPCO meeting April 5 featured Sheriff Maketa
By John Heiser

At the April 5 meeting of the Northern El Paso 
County Coalition of Community Associations 
(NEPCO), the land use committee discussed land 
development proposals, recently elected El Paso 
County Sheriff Terry Maketa responded to resi-
dentsô questions and comments, and Steve Plank 
discussed his concerns about the Baptist Road Ru-
ral Transportation Authority. 

About 30 people attended the meeting. Numer-
ous northern El Paso County homeowner associa-
tions and residential areas were represented at the 
meetingðincluding Bent Tree, Chaparral Hills, 
Falconôs Nest, Gleneagle, Fox Run, Kingôs Deer, 
Nichlas Court, Sun Hills, and the Woodmoor Im-
provement Association.

Land Use Committee Report
Dave Swanson, land use committee (LUC) chair, 
summarized the LUCôs responses to the following 
recently reviewed land development proposals:
1. Struthers Ranch: The LUC comments raised 

concerns about the sketch plan density 
transitions to Chaparral Hills and Gleneagle. 

2. Flying Horse Ranch: The LUC is concerned 
about the proposed use of groundwater for 
golf course irrigation. The Flying Horse Ranch 
project, south of Northgate Road and west 
of Highway 83, covers approximately 1,600 
acres and includes more than 3,000 dwelling 
units on about 700 acres, more than 200 acres 
of ofýce and light industrial, about 100 acres 
of commercial and retail, a K-12 school site, 
a conference center-resort, and a private golf 
course. The project has requested annexation 
to Colorado Springs. 

3. Hay Creek Ranch: 
The ýnal plat calls for 
10 lots on 50 acres. It 
is consistent with the 
previously approved 
preliminary plan.

Vice-chair Bill Eckert 
noted that Colorado 
Springs has proposed 
drilling more than 40 
wells between Briargate 
Road and Northgate Road. 
He said the wells would 
draw from the Denver and 
Arapahoe aquifers. Eckert 
said, ñThe city is coming, 
and it will take what it can 
get. They are attempting 
to solve a broad city prob-
lem by taking water from 
nonrenewable resources.ò

County Sheriff Terry 
Maketa

Dick Durham introduced El Paso County Sheriff 
Terry Maketa, who is the second youngest sheriff 
in Colorado, is the youngest sheriff in El Paso 
County history, and was elected by the highest per-
centage in the countyôs history.

Maketa said that during his 16 years in the 
sheriffôs ofýce, he has served in a wide variety of 
areas including the jails, internal affairs, patrol, and 
administration.

Regarding the Tri-Lakes area, he said, ñThis 
part of the county is still a very safe area to live 
in.ò He said the leading problems are trafýc acci-

dents and vandalism 
of mailboxes and 
driveway lights. In 
the past six months, 
there have been 390 
trafýc accidents in 
the Tri-Lakes area. 
He said that because 
of growth, many of 
the roads are not de-
signed for the volume 
of trafýc they are car-
rying.

Maketa reported 
that his ofýce re-
cently implemented 
an agreement with 
the Colorado Springs 
Police Department 
that allows deputies 
to leave arrestees at 
the Falcon Substation 
off North Academy 
Boulevard. County 
jail deputies pick 
them up there and 
transport them to the 
county and city jails. 
This frees deputies 
and police ofýcers 
to more quickly get 
back to patrol duties. 
He said, ñIt is like 
gaining 1.5 full-time 
employees. The city 
reports their gain as 
equivalent to 3.5 full-
time employees.ò

Maketa said that 
typically one patrol 
deputy, one trafýc 
enforcement deputy, 
and one civil (e.g., 

process server) deputy are assigned to the northern 
part of the county at any time. If the deputies are 
busy and one has to come from another sector, the 
delay can be 30 to 35 minutes.

Maketa said his ofýce is making greater use 
of crime statistics to quickly spot trends. He said, 
ñLast year, there was a string of more than 100 
mailbox bashings. Using the crime data, an arrest 
was made with 15 days.ò He said it is very impor-
tant that all crimes are reported, so the ofýce can 
track the trends and use the information to improve 
law enforcement.

In response to a question about drug problems 
in the area, Sheriff Maketa said there has been a 
problem of meth labs east of Woodmoor. He added 
that Lewis-Palmer High School has one of the low-
est number of reports of marijuana and cocaine use 
in the county.

He said 911 hang-ups are a serious problem. 
When a 911 call comes in, a car is dispatched. If the 
911 operator determines there is no emergency, the 
dispatch of the car is canceled. If the caller hangs 
up, the deputy proceeds to the location of the call 
to determine the situation; there were 100 such in-
stances in the past six months.

The sheriff said the federal homeland security 
restructuring has removed some of the services his 
ofýce used to rely on. He said, ñThe federal gov-
ernment probably didnôt realize the impact it would 
have on the local area.ò

When asked about phone solicitation by law 
enforcement associations, he said neither of the 
two legitimate organizationsðThe Fraternal Order 
of Sheriffs and Police, and The County Sheriffs of 
Coloradoðdoes phone solicitations. He said, ñAny 
phone solicitation is not supported by us.ò

He said the sheriffôs ofýce has more than 250 
volunteers and a full-time coordinator. He encour-
aged anyone interested in volunteering to contact 
the sheriffôs ofýce.

BRRTA
Steve Plank described the history of the Baptist 
Road Rural Transportation Authority (BRRTA) 
and concluded by saying, ñWe need to go to the 
Board of County Commissioners and the Town of 
Monument and vote it out of existence.ò

**********
The next NEPCO meeting is scheduled for June 7, 
9:30 a.m., at the Woodmoor Barn, 1691 Woodmoor 
Drive, across from Lewis-Palmer Middle School. 

For more information, contact NEPCO president 
Steve Sery at 488-8533 or seryj@earthlink.net.

GG reat Home Valuesreat Home Values
Do you know somebody for these homes?Do you know somebody for these homes?

2735 Telluride Drive
Vista Grande Terrace

$175,000

395 Darlington Way
Broadmoor Bluffs

$650,000

OO ther Valuesther Values

SWEET STUCCO AND 
STONE

* 3Bed Rooms/ 3Baths /3Car 
Garage * Backs to Huge Green-
belt * Fabulous 2-Story Great 

Room with Fireplace * Views * 
Clean and Bright * Great Office 

* Private TV Room

LUXURIOUS SANCTUARY 
* Stunning Symphony home in 
the Pines * Gourmet Kitchen * 
6Bd/5Ba/3Car * Big/Bright * 

Hardwood Everywhere *

GARDENS GALORE
* 3Bd/3Ba/2Car * Vaulted 
Ceilings * Private Yard * 2 
Decks * Views and Trees *

Mark Rudolph
Stuart Scott, Ltd.

Your North Colorado Springs 
Resident Real Estate Expert

mrudolph@stuartscottltd.com
(719) 578-8801 ext. 122

(719) 492-3974 Cell

Whoôs #1 in Real
 Estate?

You Are!!
ñAt Stuart Scott, Ltd. 

itôs not about the thousands of 
homes weôve sold.

Itôs all about you...the clientò

Same Photo as 
Last Issue

Same Photo 
as
Last Issue

Same Photo as 
Last Issue

Same Photo as 
Last Issue

Insert New 
Photo Here

15330 Steinbeck Lane
Gleneagle

$320,000 (Just Reduced)
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By Jim Kendrick
An enthusiastic group of speakers 
and insurance and ýre-retardant 
building supply vendors presented 
a FireWise seminar on April 16 at 
Lewis-Palmer High School. The 
clear message was the need for 
residents to proactively participate 
in ýre prevention. Recent research 
shows that homeowners can make 
a far larger contribution to struc-
ture preservation by preventive 
mitigation than ýreýghters can with 
hoses. 

Woodmoor-Monument Fire 
Marshall Ray Blake opened the 
seminarðwhich was hosted by 
the North Group Fire Prevention 
Bureauðsaying, ñMany people do 
not realize that they face serious 
wildland ýre dangers.ò Blake then 
showed two videos that graphically 
demonstrated how big a difference 
property owners near the wildland-
urban interface can make. New 
research indicates that structure 
ignition is more likely to be caused by blowing hot 
ýrebrands (small burning embers) in the powerful 
swirling circulations of air caused by wildýres 
than by burning limbs of canopy-to-canopy ýres 
falling on a house. The video showed how these 
dense clouds of wind-whipped ýrebrands can enter 
open windows, gaps in ýre-retardant siding or sof-
ýts, and foundation-siding gaps by window wells, 
defeating ýre-wise construction. 

Blake noted that wood shake roof materials 
can be only minimally protected by liquid wood 
treatments. These preventatives remain effective 
for three years at most because of much higher in-
tensity ultraviolet exposure at our altitude and dry 
climate. In the video, a demonstration ýre was set 
on a standard shingle roof completely covered with 
1.5 inches of dry pine needles. The pine needles 
burned completely but did not ignite or severely 
damage the shingle roof; a shake roof would have 
burned catastrophically. 

Clearing about 30 feet of slash, debris, and 
dead vegetation around a structure, which might 
serve as ladder fuel, and ensuring your address is 
clearly posted are a few key aspects of owner par-
ticipation in mitigation. ñAs learned from the Hay-
man ýre, when the strong winds and hot, dry days 
lead to wildýres, you cannot expect a ýre engine to 
park in front of your home to protect your family 
and possessions,ò Blake said. Wildýre crews are 
not trained, nor legally allowed, to ýght structural 
ýres, and few people know which ýre district they 
are in.

Woodmoor-Monument Fire Chief Youtsey 
discussed his concern that recent heavy snows 
are leading people to believe that we wonôt have 
an equally critical, if shorter, wildýre season this 
year. Forest þoors have still not been substantially 
cleared of dead vegetation, which is starter fuel 
if ignited by lightning or by careless people, who 
cause roughly 70 percent of wildýres. Youtsey also 
noted that the availability of ýreýghting aircraft 
may be far more limited this summer. 

Julie Lokken, assistant chief of the Palmer 
Lake Volunteer Fire Department, spoke about 
people who are still tossing cigarettes from vehicles 
and exercising very poor judgment regarding loca-
tion and control of campýresðoften at sites where 
campýres are still prohibited. 

Both Woodmoor and Palmer Lake have secured 
Federal Emergency Management Agency grants to 
help pay for chipping of debris, branches, and logs 
that residents bring to their street edge. Property 
owners must then clear the chips left at the street 
side. . 

Arnie Lavelett, district ýre marshal of El Paso 
County Sheriffôs Department, said evacuation 
plans were being updated and evacuation speciýcs 
would be listed at the Sheriffôs Department Web 
site. He stated that reverse 911 evacuation calls 
would only occur within city limits this year, but 
his department would like to expand the program if 
additional funds become available. 

Following the seminar, attendees adjourned to 
the lobby to discuss options with a large number of 
ýreýghters from all the represented departments. 
The close coordination between the departments 
was evident in these conversations. Speciýc wild-
ýre equipment was displayed and demonstrated in 
front of the school, particularly the chow wagon 
with coffee and treats for all. 

For more information, check out the follow-
ing Web sites:
Å Colorado Ofýce of Emergency 

Management:www.dola.state.co.us/oem/
PublicInformation/ýrebans/sitrep.html

Å Colorado State Forest Service at CSU: 
www.colostate.edu/Depts/CSFS

Å The Firewise website: www.ýrewise.org
Å Interactive FireWise Landscaping prep: 

www.ýrewise.org/pubs/fwl
Å Rocky Mountain Area Fire Plan: 

www.fs.fed.us/r2/nfp
Å USDA Forest Service: 

www.fs.fed.us/
Å Pikes Peak Wildýre Prevention 

Partners:
http://www.ppwpp.org

Å El Paso County Sheriffôs 
Department:
 http://shr.elpasoco.com/

Firewise Practices 
- Plan and conýrm with everyone 

involved how you will evacuate, 
pack, meet, and communicate if 
evacuated.

- Plan and rehearse a home ýre 
escape drill.

- Know where safety areas are within 
your subdivision. Meadows, rock 
outcrops, and wide roads are good 
examples.

- Know all emergency escape routes.
- Inspect and clean your chimney on 

a regular basis.
- Equip your home with smoke 

detectors and at least one 10-pound 
ABC-class ýre extinguisher.

- Dispose of leaves and debris with 
your trash.

- Install a chimney screen or spark arrestor.
- Post your house or lot number so it is clearly 

visible from the street to ýreýghters and other 
emergency personnel.

- Maintain an adequate driveway and turn-
around space (15 feet of vertical clearance) for 
emergency vehicles.

- Store tools such as shovels, axes, rakes, and 
hoes for use in case of ýre.

- Keep debris from accumulating or ýrebrands 
from entering porch, foundation, roof, and attic 
openings.

- Protect windows and sliding glass doors with 
nonþammable shutters.

- Provide ýre-resistant drapes or blinds, 
especially on the downhill side.

- Develop an external water source (pond, stand-
alone faucet, or well) with a separate power 
supply away from the house.

- If utilities are not underground, keep poles 
clear of branches, and remove any potential 
fuel from the poleôs base.

Subdivision Activities
- Form a committee for ýre protection and 

forestry to oversee needed wildýre hazard 
reduction projects.

- Install and maintain community, road, and 
street signs.

- Clear at least 3 feet around and above all ýre 
hydrants and have them checked periodically 
for adequate þow/pressure.

- Install ñCurrent Fire Dangerò signs at the 
communityôs entrances that are updated daily.

- Help utilities reduce/eliminate fuel under 
utility lines and around poles.

- Install fuel breaks within the subdivision.
- Thin dense stands of trees and/or brush in 

common grounds and greenbelts.

FireWise seminar sends home message to be proactive

CALL ME.
I CAN HELP.

   CHERYL NIEHOFF
     719-484-0220
1864 WOODMOOR DR., SUITE 212
MONUMENT, COLORADO 80132

Open Mondays beginning May 5th

Open Mondays beginning May 5th
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By Woody Woodworth 
The ýrst three principles of xeriscape gardening 
are planning and design, practical turf areas, and 
appropriate plant selection.

Principle 1 - Planning and Design
This ýrst principle is the most important step in 
xeriscape landscaping. Planning lets you make a 
mistake and correct it before itôs too difýcult. Begin 
with a good design that considers the function of 
the landscape and the mature size and water needs 
of the plants. 

Tearing out lawns and replacing them with 
rocks and cactus is poor planning and design. A 
thoughtful design can allow you to install your 
landscape in phases and avoid costly mistakes. Xe-
riscape gardens may be installed in phases to save 
on initial costs, and re-landscaping a section of your 
yard may be the most manageable and affordable 
method. When planning your landscape, evaluate 
the various microclimate conditions in your yard to 
help determine where different plants will thrive. 
Always consider keeping native vegetation already 
growing at your site, and always consider planting 
native plants before non-native varieties. 

It is important to know what you want from 
your landscape and how much time you want to 

spend working in your yard. Realistically think 
about your yard activities. Do you need a yard 
where children can play? Is your desire a garden for 
entertaining? How about outdoor game space? 

Consider your interests: vegetable gardening, 
rock gardening, perennial þowers, home orchard, 
speciýc plants you canôt live without, annual þow-
ers, and plantings for beneýcial insects, butterþies, 
hummingbirds, and wildlife. Design with your 
style in mind. If the design is for a formal garden 
and youôre more of an informal gardener, you wonôt 
be happy with the results. Think about whether you 
prefer a monochromatic or more colorful garden, 
a cultivated appearance or native natural look. If 
designing isnôt your strength, there are many re-
sources you can rely on.

Consider how the layout of your property will 
affect the overall design. Identify views that need 
to be shielded or preserved. Unsightly features can 
be hidden by your plan, while those you like can be 
maintained. Include existing plants on the site plan 
you want to retain, as well as landscape features 
like slopes or low spots that drain poorly. 

Itôs critical to divide your yard into water-use 
zones. This is the part of the design when you de-
cide which plants are to be used in your landscape 
and where they should be placed to aid in efýcient 
watering. Try to plan to use water runoff from your 
house, outbuildings, and paved surfaces, such as 
driveways. Design appropriately for this water use 
by directing it back onto your garden. Deýne your 
yardôs microclimates and water-use zones. Build-
ings, existing plants, and topographic features that 
alter the climatic conditions of the area create mi-
croclimates. 

Areas that collect water run-off will require 
moisture-loving plants. Trees will shade planting 
areas and require the use of shade-loving plants. 
Fences, groups of evergreen trees, and buildings 
can act as windbreaks. 

Donôt intermix your water-use zones. Keep 
them separate to allow efýcient watering and main-
tenance of your garden. Use the right plant for the 
right water-use zone. 

Principle 2 - Practical Turf Areas
We suggest using grass only where necessary and 
removing as much of it as is practicalðand replace 
it with a garden or two or three. While lawns may 
be necessary for play areas, picnics, games, and 
pets, in most cases turf can be replaced with other, 
less-thirsty materials. Grass is often a landscapeôs 
largest user of irrigation water so separate it from 
gardens. In little-used areas of your yard, consider 
alternatives to grass, such as mulched walkways, 
ground covers, beds of drought-tolerant plants, or 
hardscape. 

A typical homeôs landscaping is up to 90 per-

cent Kentucky bluegrass lawn, which requires 25 to 
30 inches of water each growing season. While this 
is a beautiful grass, it belongs in Kentucky. Buffalo 
Grass is an excellent drought-tolerant alternative. 
Always look for drought-tolerant varieties of turf 
when installing new turf areas. Wildþowers and 
native grasses make excellent lawn substitutes, es-
pecially in large open spaces and low-use areas. 

 Most lawns receive twice the amount of water 
they require. Wait until the grass starts to turn dull 
green or until footprints leave lasting impressions 
in the grass before watering again. 

Principle 3 - Appropriate Plant Selection
Xeriscape does not mean landscaping with rocks 
and cacti. Lush and colorful plants are possible and 
they are a signiýcant part of a successful xeriscape 
garden. Choose native and drought-tolerant plants 
and consider their growth rate, mature size, and 
light, water and temperature needs. It is critical to 
match these needs with a suitable spot in your land-
scape. Group plants according to their water and 
sun needs; this is called hydrozoning. 

There are many interesting and colorful low-
water-use plants now available. Nurseries carry 
numerous trees, shrubs, perennials, and ground 
covers that are low water users. Choose a variety 
of plants with different heights, colors, and textures 
to create interest and beauty in the garden. Also 
choose plants for their seasonal interest, including 
fall color as well as berries, bark, or seed heads for 
texture. Select proven plants for our area. Young 
trees and shrubs will require water more often; 
after theyôre established, water thoroughly on an 
infrequent basis. This will encourage them to grow 
deep roots and be tolerant of hot, dry conditions. 

Use ñxeric plantsò for hot, dry, south- and 
west-facing areas. Use plants that like more mois-
ture along north- and east-facing slopes and walls. 
Donôt mix plants with high and low watering needs 
in the same planting area. Almost any plant is a 
xeric plant if it is placed where it can thrive in your 
landscape by proper placement. 

When selecting new plants, look for the 
ñdrought-tolerantò label or ask your garden center 
for suggestions. Select plants that require a mini-
mal amount of supplemental watering. Choose a 
diversity of species for greater visual interest, and 
buy from reputable suppliers and nurseries. 

Share your successful plants with friends and 
neighbors. Field-collected plants should only be 
used by permission of the landowner. Rare plants 
should never be collected from the wild! 

Next month: The Principles of Xeriscape Gar-
dening, Part II
Woody Woodworth owns High Country Store and 
is a member of Garden Centers of Colorado and 

the Green Industry.

High Country Highlights

The Principles of Xeriscape Gardening, Part I

Support Our 
Community - Shop 

Tri-Lakes

Get Cash for Your Receivables Now!
Factoring is

An Enduring Financial Strategy Used by Multi-
Billion Dollar Companies, 
For Small Businesses that Banks are Reluctant 
to Lend Funds To,
A Key Service That Helps Companies Like 
Yours Survive and Grow..

              It's Fast and Easy!
Get 70% to 90% of your Cash Invoices within 24-72 hrs.

Equity Capital Group (719) 481-0795
www.EquityCapitalGroup.com

Card and Coffee Corner

481-2665 (BOOK)
2nd and Washington St. 

In Historic Downtown Monument

Your Hometown Bookstore 
Since 1993

Book Talk and Signing
Local author Liz Wallace 
presents her new book...

Images of America: 
Colorado Springs

with 200 vintage 
photographs.
Presentations

Saturday, May 10th
1 p.m. or 2:30 p.m.

Admission is free but reservations are required.
Refreshments will be served. 

Please call to reserve your seat today.

Monument Money 
Gift Certificates

Redeem them at any participating merchant!


