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Welcome to the Tri-Mudhole Area!

Monument Lake (top), Palmer Lake (left), and Lake Woodmoor (right) are at very low levels due to the 
continuing drought and legal requirements to release water for downstream owners of senior water rights. 
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By John Heiser
In June, Wal-Mart submitted to the El 
Paso County Planning Department a 
revised application for an expanded 
supercenter to be built on the 30-acre 
parcel on the south side of Baptist 
Road directly across from the King 
Soopers. The parcel is just south 
and west of the limits of the Town 
of Monument. The county planning 
commission may hold a hearing on 
the project as soon as August 26. 

The Site Plan
The proposal is for a 24-hour per day 
supercenter with a 203,007 square 
foot (4.7 acres) store encompassing 
a grocery store, garden center, and 
6-bay tire/lube express. There would 
be parking for about 1,001 cars. The 
store would be at the eastern part of 
the parcel with the parking lot to the 
west. It would occupy Lot 1 (23.9 
acres).

Lot 2 (1.4 acres) on the northwest 
corner is proposed to be a Wal-Mart 
gas station that includes a 975 square 
foot building. 

There are proposed to be three 
points of access to the store. At the 
western edge of the proposed de-
velopment, Jackson Creek Parkway 

is already a full-motion intersection 
with a traffi c signal. The plan calls 
for two entrances off the extension 
of Jackson Creek Parkway south of 
Baptist Road. The third access to the 
store would be a right-in/right-out di-
rectly onto Baptist Road toward the 
mid-point of the parcel. That access 
from Baptist Road would be about 
275 feet west of the right-in/right-out 
access to the King Soopers shopping 
center.

Drainage from the approximately 
25 acres of impervious area would be 
collected in Lot 3, a roughly 2.5-acre 
snow storage and run-off detention 
area on the southeast corner of the 
parcel. Pollutants such as petroleum 
products from the lube facility, gas 
station, and vehicles on the parking 
lot would be carried into the deten-
tion area by storm water. The outfl ow 
from the detention area would fl ow 
west into a drainage ditch and from 
there into nearby Jackson Creek and 
the associated 
wetlands. 

The plan 
calls for a re-
taining wall up 
to 34 feet high 

on the east side of the parcel between 
the back of the store and the existing 
church and a 32-foot retaining wall 
on the south side of the parking lot. 
Retaining walls are being used rather 
than the graded slopes in prior plans 
as one means to increase the size of 
the store and parking lot.

Zoning
The parcel was zoned about 20 years 
ago as R-4. The commercial form of 
the now obsolete R-4 zone is equiva-
lent to the county’s current Planned 
Business Park (PBP) zone district. 
PBP is defi ned in the county’s Land 
Development Code as being for re-
tail sales and service businesses that 
“primarily serve an adjoining neigh-
borhood or neighborhoods.”

At the April 23, 2001 pre-appli-
cation conference, Carl Schueler, As-
sistant Director of the El Paso County 
Planning Department, noted that the 
required zone for a supercenter Wal-

County planning commission hearing on 
Wal-Mart could come August 19 or 26
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Mart is Planned Business Center (PBC). PBC is the 
most intense commercial zone in the county’s Land 
Development Code and is two steps more intense 
and a significant departure from the existing R-4 
equivalent PBP. As defined in the code, the purpose 
of PBC is for “regional centers” that are expected to 
draw customers from significant distances.

Instead of requesting PBC zoning, Wal-Mart 
has requested rezoning the parcel as a Planned Unit 
Development (PUD). In their letter of intent, Wal-
Mart said their use of the PUD zoning “encompass-
es land uses similar to the R-4 zone.” Based on the 
materials submitted, the planned use is not similar 
to the R-4/PBP zone but is a regional center requir-
ing PBC zoning as stated by Schueler.

The authorizing 
legislation for the 
PUD zone district, the 
Planned Unit Devel-
opment Act of 1972 
(CRS 24-67-101), was 
primarily intended to 
accommodate inno-
vative approaches to 
clustered residential 
designs and designs 
that combine light 
retail and residential 
within one plan while 
encouraging creative 
development of parks, 
recreation areas, and 
open space. The pro-
posed Wal-Mart plan 
includes no housing, 
parks, or recreation 
areas, and almost no 
open space. The stat-

ute states “Planned unit development means an area 
of land…the plan for which does not correspond in 
lot size, bulk, or type of use, density, lot coverage, 
open space, or other restriction to the existing land 
use regulations.” In fact, the county’s Land De-
velopment Code contains appropriate provisions 
that relate to the proposed development under the 
Planned Business Center (PBC) zone district.

Road Improvements
The traffic study and road improvement plans for 
the Monument Marketplace and the Wal-Mart have 
been partially merged (see Baptist Road improve-
ment plan at the top of page 4). The same consul-
tant, CLC Associates, is developing both. CLC has 
identified the following improvements as needing 
to be completed before the Wal-Mart or the Market-
place Home Depot can begin operation:
• Construction of two westbound and two 

eastbound lanes on Baptist Road from Jackson 
Creek Parkway to the I-25 northbound off 
ramp. 

• Construction of the intersection of Jackson 
Creek Parkway and Baptist road. This includes 
adding the fourth (south) leg. In the Wal-Mart 
case, this leg would be extended south for access 
to the store. In the Monument Marketplace 
case, this leg would be stubbed until Jackson 
Creek Parkway is constructed south. 

• Installation of a traffic signal for a four-legged 
intersection at Jackson Creek Parkway and 
Baptist road. 

• Widening the northbound I-25 off ramp to 
accommodate a left and a right turn lane. 
• Restriping the southbound I-25 off ramp to 
accommodate a separate right turn lane.

Additional roadwork specific to the pro-
posed Wal-Mart:
• Widening of Baptist Road to the east of 
Jackson Creek Parkway to accommodate lane 
alignments.
• Construction of Jackson Creek Parkway-
Struthers Road south from Baptist Road to 
complete the connection to the extension of 
Struthers north from Northgate Road.

The Baptist Road Interchange
Since Wal-Mart is considered a “magnet 
store,” a significant portion of the increased 
traffic attributable to the store can be ex-
pected to be between I-25 and Jackson Creek 
Parkway. The Colorado Department of Trans-
portation (CDOT) is currently preparing a 
design for an improved interchange design 
to address existing and anticipated traffic. 
Those improvements are expected to extend 
from the Total station on the west to several 
hundred feet east of Jackson Creek Parkway. 
The construction cost has been estimated at 
approximately $30 million and is currently 
not funded. According to Schueler, construc-
tion of the changes is not included in the Pikes 
Peak Area Council of Governments Traffic 
Improvement Plan that extends through 2007. 
Schueler said the project could be made a pri-
ority but it is still very unlikely to be funded 
in less than three years. He said that given 
the current state budget crisis, a longer delay 
seems quite likely.

At the June 1, 2002 meeting of the North-
ern El Paso County Coalition of Community 
Associations (NEPCO), Schueler stated that 
traffic at the Baptist interchange is expected 
to reach Level of Service (LOS) F, the worst 
there is, sometime before the rework is com-
pleted. He said, “If Wal-Mart is approved, the 
day it opens, the Baptist interchange will go to 
LOS F. No matter how much Wal-Mart con-
tributes to Baptist Road improvements, the 
day it goes in it would kill the interchange.”

Next Steps
According to Schueler, the planning commis-
sion hearing on the rezoning and preliminary 

WAL-MART (Continued from page 1)

INTEREST ONLY
2.625%

ARMs are LOW!
Call to discuss the advantages of ARMs.

$300,000 Mortgage = $656 Payment

Call a loan officer
@ 719-488-4331

Check our current rates at
www.greatratesco.com

We are a local Monument company!!

5.0%30YR Fixed5.25%30YR Fixed

4.8%15YR Fixed5.05%15YR Fixed

4.625%5YR ARM4.375%5YR ARM

3.75%3YR ARM4.0%3YR ARM
$322,700 or more$322,699 or less

FICO - 500 OR HIGHER
125% SECONDS
DEBT CONSOLIDATION
NO EMPLOYMENT LOANS

SPECIALTY LOANS

481 Hwy 105, Suite 200
Monument, CO. 80132

Lori Van Der Wege, GRI
Broker Associate

719.590.6126
www.rockymtnhomes.com

Black Forest Beauty
3 bedroom 2 bath Stucco Rancher 
on 6.89 acres. This home is 2,300
sq. ft on one level with gourmet
kitchen and a large open floor
plan. This home also has a new
32 x 42 two stall pole barn. Land
is fenced and cross fenced. Perfect 
for horses! Call me today to see
this wonderful home!

(Continued on page 4)
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Summertime...and the
Shoppin’ (and Parkin’) is Easy!

1. Petal Pushin’ ~ Your favorite gift and 
home accent store. Beautiful silk and 
dried florals, fragrant candles, art 
prints, seasonal decor, gourmet foods, 
stationery, Boyds Collectibles, body 
care products and many special gift 
ideas. 251 Front Street, Suite 15, 
719-481-2850. ~ Remember our 
August Floral Sale!

2. The Office Center ~ Visit this 
customer-oriented business offering a 
full line of office and school supplies, 
fax, copying services, and computer
accessories. Also available are Jansport 
bags, Flavia cards, and Leatherman 
tools. 251 Front Street, Suite 9, 719-
481-4880 www.officecenterco.com

3. Folk Art Gallery ~ This eclectic 
gallery offers folk art gifts, fine art 
prints, and sculptures by local and 
worldwide artists. Bronzes, beaded 
jewelry, and import items. 251 Front 
Street, Suite 7, 719-481-8552.

4. Coffee Cup Café ~ Serving up a wide 
range of breakfast and lunch with our 
“World Famous Country Fries.” 251 
Front Street Suite 6, 719-488-0663.

5. Expectations Day Spa ~ Full service 
day spa offering skin, body, hand, and 
foot treatments, including waxing and 
electrolysis. Herbal wraps, salt glows,
lash and brow tinting, and cellulite 
treatments. 283 Washington Street, 
719-488-9203.

6. Monumental Miniatures and Toys ~ 
Delightful toy shop has puppets, 
puzzles, Estes Rockets and accessories, 
as well as educational toys. The 
miniature shop includes doll houses, 
fumiture, carpet, wallpaper, and 
lighting to complete the perfect 
miniature house. Free gift wrapping, 
274 Washington SL, 719-481-1361.

7. High Country Store ~ Monument’s 
premier all-season Garden Center and 
eclectic store. Wine gifts and gadgets, 
amazing candles and soaps, seasonal 
decor, wildlife birding center, 
nutritional pet foods, wine and beer 
making supplies. Visit our web - www.
homebrewwine.com Ol'time country 
store feel! 243 Washirigton Street, 
719-481-3477.

8. Dagny’s ~ A favorite downtown café 
featuring a daily menu for your lunch 
and evening fare. Located in a 
beautifully restored historical building. 
Live music weekends. Dagny’s is a café 
for casual people. 65 Second Street, 
719-487-8654.

9.  2-Watts Creative ~ This 
contemporary ceramic studio offers 
bisque to paint and two potter’s 
wheels to rent. We feature creative 
classes and coordinate party plans from 
birthdays to wedding showers. Good 
clean family fun! 213 Washington 
Street, 719-488-0889
2wattscreative.com

10. Covered Treasures Bookstore ~ 
New and used books: bestsellers, 
classics, local and Colorado history 
books and videos, maps and hiking 
guides, rare and collector's editions. 
Greeting cards and specialty coffees. 
Open 7 days a week. Corner of Second 
and Washington Streets, 719-
481-2665.

11. Second Opinion Therapeutics ~
Bridget Biolchini, N.D., RPh and Karen 
Zappone CN offer naturopathic, 
homeopathic, and nutritional 
counseling along with health
supplements, aromatherapy supplies, 
massage products, natural skin care, 
organic chocolate, and local 
consignment art. “It’s always a good 
idea to get a Second Opinion.” 125 
Second Street, 719-481-8832.

12. Santa Fe Trail Jewelry ~ Unique 
contemporary jewelry by famous and 
soon to be famous artists. Many 
one-of-a-kind handcrafted pieces. The 
place to shop for great personal service 
in finding the perfect gift for others and 
yourself. 125 Second Street, 719-481-
0250.

13. Colorado School of Iyengar Yoga ~
Visit our bright new studio! We have 
friendly, knowledgeable teachers, 
classes for everyone, special interest
workshops, books and fabulous 
workout clothing. We also have a 
Denver location. 135 Second Street, 
719-481-8999. www.csyoga.com

14. Cranberry Cove ~ Featuring antiques, 
used furniture, gifts and consignments. 
We offer something appealing to any 
budget. Owners work hard to bring in 
new and exciting items on an 
ever-changing basis. 245 Jefferson 
Street, 719-487-1911.

15. Pankratz Studios & Gallery ~ A 
gallery of fine contemporary ceramics, 
glass, and sculpture, with a working 
adjoining studio, producing work 
designed to inspire and delight. Prices 
range from pocket change to mortgage 
your car. 366 Second Street, 719-481-
3108 www.pankratzpottery.com

16. Balanced Rock Bike & Ski ~ 
Tn-Lakes’ best and only place to get 
full service repairs, rentals, and sales on 
all bikes. We sell Yeti, Jamis, Marin, 
and Santa Cruz. We’ll help you with all 
your cycling needs. We also rent and 
repair skis and snowboards. 279 J 
Beacon Lite Road, 719-488-9007.

Shop Your
Town!

Upcoming Events
Wednesdays thru Aug. 6 

Concerts in the Park
7-9 pm in Limbach Park

Great family entertainment!

Saturday, October 11

Fall Festival
Music, food, Scarecrow Contest, and art shows!

Saturday October 31

Merchant’s Halloween
Bring the kids in costume for safe Trick or Treat 

fun! 4-6 pm.

Saturday, December 6

Small Town Christmas
Santa, Hayrides, Crafts and Storytelling, Family 

Fun all day! Activities start at 10:30 am and con-
tinue until about 3 pm. Join in on the Small Town 
Christmas experience! First Saturday in December.

Need more information or directions? 
Call the Tri-Lakes Chamber of 
Commerce at 719-481-3282
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plan previously announced for August 19 might be held 
August 26. After the planning commission renders a rec-
ommendation, there must be a minimum 30-day notice 
prior to holding a hearing before the Board of County 
Commissioners. Schueler estimates the county commis-
sioners hearing could come in October.

The hearings will be held at the El Paso County Build-
ing, 27 E. Vermijo, Colorado Springs, 3rd floor hearing 
room starting at 9 a.m. In the event of a large turnout, the 
hearing will be moved to Centennial Hall on the northwest 
corner of Cascade Street and Vermijo Street.

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

Additional information 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.

Evening hours Wednesdays and Thursdays — Open Saturdays

Time is running 
out. Refinance 
NOW before rates 
go up again!

• Interest Only—Lower
Monthly Payments

• No documentation/
stated income programs

• Damaged Credit OK

• Self-Employed OK
• Construction Lending
• Refinancing
• FHA/VA
• 100% Loans

Call Warren at 719-471-3400
We will come to you!

American Family Mortgage, Inc.
www.afmortgage.net ~“Helping People Become Homeowners”

30 yr. Fixed—5.5% (5.748% APR)

15 yr. Fixed—4.875% (5.288% APR)

Jumbo 30 yr. Fixed—5.75% (5.975% APR)

Jumbo 15 yr. Fixed—5% (5.368% APR)

Rates subject to change

WAL-MART (Continued from page 2)

���������������������
��������������������

Summer Rates

Monday-Friday
   9 holes:    $12
    $18 w/cart
 18 holes:    $20
    $30 w/cart

Under New Management!

Pool/tennis memberships 
available

Restaurant open every 
day until dusk

Sat., Sun. & Holidays
   9 holes:    $15
    $21 w/cart
 18 holes:    $27
    $37 w/cart

Bikes - Yeti, Jamis, Marin, Tomac

3rd & Beacon Lite, Monument
488-9007

www.balancedbike.com

$5 OFF 
Bike Tune-Up

With Ad—Expires 8/31/03

Tri-Lakes Area’s Only 
Bike & Ski 
Shop

Left to Right:
Isaac Watkins
Alison Dunlap
Arielle Watkins

LOSE UP TO 2-8 LBS EVERY WEEK!
Eat The Foods You Love!

Have More Energy!
Guaranteed — Doctor Recommended

LET US HELP YOU LOSE THIS WEIGHT!
A personal coach will help you achieve your goal

488-3677 (ask for Ann)
www.BeFitnTrim.com

Above is CLC Associates’ latest 
integrated plan for improvements 
to Baptist Road. Areas shaded 
grey indicate improvements that 
apply only to the Marketplace 
project. Darker areas indicate 
Improvements that apply only 
to the Wal-Mart project. All the 
others are required for either 
project.
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By John Heiser
At their meeting July 24, the Board of County 
Commissioners voted 4-0 to approve service plans 
for the Forest Lakes Metropolitan District and 
the three associated Pinon Pines districts. Later 
the board voted 3-0 to approve the rezoning of 
Struthers Ranch from 2 1⁄2-acre lots to a Planned 
Unit Development (PUD) with lot sizes as small as 
6,000 square feet (0.14 acres). Commissioner Tom 
Huffman was absent. Commissioner Jim Bensberg 
left part way through the Struthers Ranch hearing.

Forest Lakes Metropolitan District 
service plans

The Forest Lakes Service Plans include a revision 
to the service plan for the existing Forest Lakes 
Metropolitan District and service plans for three 
new districts, called Pinon Pines Districts 1, 2, 
and 3. The Forest Lakes district would be a master 
district and the three Pinon Pines districts would be 
taxing districts with little or no say in how the tax 
funds are used.

Carl Schueler, assistant director of county plan-
ning, said, “This would not be a typical special dis-
trict in that it would start as a developer-controlled 
district but would not evolve into one controlled by 
residents as development occurs. The legal bound-
aries of the Forest Lakes district would be limited 
to a small parcel to be perpetually controlled by the 
developers. Property owners within the Pinon Pines 
districts would receive services on what amounts to 
a contract basis. As proposed, they would have no 
representation on the district board.”

Attorney Darlene Sisneros, representing Forest 
Lakes, LLC, described the structure as needed to 
ensure low-cost funding, construction of the needed 
infrastructure, and long-term provision of services 
to residents. She said a similar structure has been 
used elsewhere, including Highlands Ranch.

Sisneros objected to a condition added by the 
planning department requiring formation of a 
citizen advisory council made up of directors of the 
Pinon Pines districts. The condition would require 
that the chair of the advisory council have full vot-
ing membership on the master district board. Sisne-
ros wanted that seat to be non-voting.

The Pinon districts’ property taxes would be 
capped at 50 mills, with a separate cap of 10 mills 
to cover operational expenses. Both of these caps 
are subject to automatic adjustment upwards as the 
Gallagher Amendment decreases the factor used 
to determine assessed values from market values. 
No limits on monthly water and sewer fees paid by 
residents are proposed.

To answer concern that buyers would not find 
out about the unusual nature of the districts until 

ready to close on a property, one of the conditions 
requires that a notice of the characteristics of the 
districts be recorded as part of the legal description 
of all the properties so a search by title companies 
would ensure that buyers were notified prior to 
closing.

Paul Murphy, attorney for the 
Dellacroce family, said a 2.8-acre 
parcel they own may already be 
in the Forest Lakes district; even 
though they have not been billed 
for district taxes. He said, “We 
think we are already in; however, 
the court can’t find the district 
file.” Based on those concerns, a 
condition was added to conform 
the district boundaries to the court 
records.

Regarding the difficulty of in-
cluding a voting resident represen-
tative on the board, Commissioner 
Jeri Howells said, “I don’t believe 
it has been an obstacle.”

Commissioner Chuck Brown 
said, “I agree with the developer 
so they have the wherewithal to 
continue the development. They 
need to have control of the dis-
trict.”

Commissioner Wayne Wil-
liams moved for approval of the 
service plans changing the condi-
tions to make the resident repre-
sentative a non-voting member of 
the Forest Lakes district board. 

The motion was approved 
4-0.

Williams remarked that no 
one from the public came to speak 
against the plans. The lack of op-
position is not surprising given 
that no one currently lives in the 
district. 

Struthers Ranch
The Struthers Ranch parcel occu-
pies 105.3 acres and lies east of I-
25, three-quarters of a mile south 
of Baptist Road, south of Chapar-
ral Hills, west of Gleneagle, and 
north of the Academy View and 
Summer Glen Estates develop-
ments. The current zoning, RR-
2—rural residential with 2 1⁄2-acre 
minimum lot size—would allow 
about 40 single-family lots.

Water and sewer service to Struthers Ranch 
is to be supplied by the Donala Water and Sani-
tation District, which serves Gleneagle. On Sept. 
19, 2000, by a vote of 7-2, the county planning 
commission recommended denial of the Struthers 

FEATURED LISTINGS

Easy living in updated townhome. Low-priced
3 bed, 2 bath townhome in Monument. Near
perfect condition with new kitchen appliances,
refaced cabinets, new countertops, new
flooring, new paint, new water heater, new
garage door, new entry door. Great view from
the walk-out deck. Two car attached garage.
Move-in condition, only $150,000.

Owner says, “Bring all offers.”
Owner carry, trades considered.
Lowest priced home in beautiful
Bent Tree. Appraised at over 400K.
2.50 treed acres of peaceful setting
with privacy. Treed cul-de-sac lot.
Large unfinished basement ready to
customize with rough in for full bath.
Warm, comfortable, efficient gas hot
water heat throughout home. Dining

room with bay window. Gas cooking island and planning desk in kitchen open to
family room with fireplace. 5-piece master bath, master sitting area, vaulted ceilings.
Super value with home warranty included. List price $369,900.

Woodmoor

Bent Tree

Walkout lot on the 9th tee of the new King’s Deer Golf Course. Breathtaking views 
of Pikes Peak & the Front Range. The southwestern exposure will fill your home
with warmth and sunshine! Soil and perc test results upon request. You won't have 
to ask why this is cul-de-sac is called 'the new millionaires row'! Priced way, way
below other lots on St. Giles. List price $179,000.

Views and trees!! Updated
home in a desirable Woodmoor 
area with a wonderful cozy and 
charming atmosphere. Kitchen
completely remodeled with
beautiful cabinetry, Corian
countertops and island. Newer
vinyl windows for energy effi-
ciency, sunny and warm feeling 
throughout. Three to four bedrooms, three full baths. Big views of Pikes Peak and
AFA. New paint, new roof, needs nothing...great buy! Only $264,900.

Monument

King's Deer

Pankratz Studios 
& GALLERY

Gifts
from the 

Simple to the 
Extraordinary  

Colorado Gold 
Raku Platters  
by Richard 
Pankratz

366 Second St. � Monument � 481-3108  
Mon.-Fri. 9:30a - 5:30p � Sat. 9:30a - 4:30p  �  www.pankratzpottery.com

� Shipping Available �

County commissioners approve Forest Lakes metro 
district plans and Struthers Ranch rezoning

(Continued on page 6)
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Ranch request for a waiver from the county’s 300-
year water availability rule. During the course of 
that hearing, Dana Duthie, manager of the Donala 
district, stated the district might have as little as 
30 years and probably no more than 156 years of 
water available to be pumped. On Oct. 26, 2000, 
the El Paso County Board of County Commission-
ers (BOCC) unanimously approved the Struthers 
Ranch developer’s request for a waiver from the 
300-year rule. That action cleared the way for sub-
mission of the sketch plan.

On Jan. 18, 2001, the BOCC unanimously ap-
proved a sketch plan with 50 single-family lots on 
the north side of the parcel, 75 multifamily units on 
the south side of the parcel, 13.5 acres of office, and 
30.2 acres of open space. The lots on the northern 
boundary were to be a minimum of one acre. A 
condition of the approval was that the lots on the 
north side of the project not be developed until an 
access road north to Baptist Road was available. 
This requirement seemingly stalled the project.

On Jan. 2, 2003, by a vote of 3-2, the BOCC 
approved a revised sketch plan with a total of 180 
dwelling units, a minimum lot size of 6,000 square 
feet, and an average lot size of 7,000 square feet. 
The sketch plan also included about 44 acres of 
landscape buffer, open space, drainage detention, 
and habitat conservation areas; about 6 acres for 
Struthers Road; and approximately 9 acres of 
Planned Business Center commercial use.

Representing Struthers Ranch Development, 
LLC, land planner David Jones argued that by tak-
ing advantage of the terrain and limiting some lots 
to single-story houses, the increased density would 
not significantly impact views from adjacent lots.

Jones said the economics of the project would 
not work with less than 113 lots in the north part of 
the parcel because the developer will be required by 
the county to participate in the cost of constructing 
three-quarters of a mile of Jackson Creek Parkway-
Struthers Road north to connect to Baptist Road. 
He said, “We cannot pay for that off-site construc-
tion with 50 lots. Period. It is just impossible.”

Jones’ calculation of the number of lots needed 
to pay for off-site construction was based on an 
assumption that county taxpayers will pay for a 
bridge over the Black Forest Creek drainage swale 
and mouse habitat that bisects the parcel. That 

bridge has been estimated to cost $1 million to $2 
million.

As the next step in the process, on June 17, 
2003, the planning commission held a hearing 
on the developer’s request to rezone the parcel to 
Planned Unit Development (PUD) and to approve 
the associated preliminary plan. The planning 
department recommended approval but noted that 
there remained density transition issues with the 
adjacent developments.

The planning department comments included 
the following: “It has been agreed that the devel-
oper is responsible for construction of four lanes 
of Struthers Road within the property boundary 
and that this would constitute the developer’s fair 
share of the Struthers Road construction.” This 
is a substantial change from the prior implication 
that the Struthers Ranch developer would pay for a 
major share of the cost for constructing the road all 
the way north to Baptist Road. That was a central 
justification for increasing the number of lots from 
125 to 180.

Discussion among the planning commissioners 
focused on how the developer was no longer re-
quired to construct any off-site portion of Struthers 
Road. Following that discussion, the planning com-
mission voted unanimously to recommend denial 
of the rezoning and associated preliminary plan.

On July 24, the board of county commissioners 
held a hearing on the proposal. During his presen-
tation, Jones said, “We meet the spirit and intent 
of the comprehensive plan and are in compliance 
with the approved sketch plan.” He stressed that 
the project will assist completion of Jackson Creek 
Parkway-Struthers Road south, will address long-
standing drainage issues on the property, and will 
provide mouse habitat mitigation for construction 
of the bridge.”

Mike McDowell, a commercial real estate 
broker who said he was hired eight years ago to 
represent the property, said, “This land will be 
developed. Some of the things proposed over the 
years, you wouldn’t believe. The highest and best 
use is residential. If anybody else would buy this 
land, they would at least want what this developer 
wants to economically develop this property.”

Several adjacent property owners spoke against 
the project.

Gleneagle resident Ron Overson said all the 
property owners along the east side, except the 

Donala district, voted 
against the rezoning. 
He said, “We never 
imagined the master 
plan being changed 
this drastically. It is 
just not acceptable to 
the neighbors.” 

Falcon’s Nest 
resident Carla How-
erton said, “No one 
adjoining this prop-
erty wants this to go 
as planned. Had we 
wanted high density, 
we could have moved 
to Powers. Our views 
would be completely, 
totally destroyed. 
We are not against 
development. We are 
against high-density 
development. We are 
asking for a better 
transition.” 

Falcon’s Nest 
resident James Bent-
ley said, “The de-
veloper would make 
just as much money 
with larger lots and 
nicer homes. I see 

concessions to the north and east but nothing to the 
south. We would like fair and equitable treatment 
for all adjacent lot owners.”

Chaparral Hills property owner Suzan Sery 
said, “We bought our property expecting 2 1⁄2 acre 
lots. Why do we have zoning if a developer can do 
what he wants to? Why have a planning commis-
sion with citizens giving of their time and then 
ignore their recommendations?”

Chris Anderson, also a Chaparral Hills lot 
owner, summarized the concerns of many on the 
north side of the project when he criticized the 
lack of an adequate transition from five-acre lots in 
Chaparral Hills to a density of six lots per acre in 
Struthers Ranch. He said, “It is going to look like a 
brick wall up against our property. Instead of two 
rooftops, I will see 50 rooftops.” Anderson also 
noted that the cost structure has changed because 
the county is going to build the bridge and someone 
else is going to build the road. He said, “The im-
provements being required of the developer don’t 
match up to earlier claims.”

Steve Sery, a member of the planning commis-
sion speaking as a private citizen and owner of an 
adjoining Chaparral Hills lot, said, “It is 28 times as 
dense as Chaparral Hills. This is in-your-face den-
sity. In no way can this be considered a reasonable 
transition.” He added, “The developer was talking 
in the range of $2 million to $3 million for off-site 
improvements. They no longer have to do that. The 
county has gained nothing. This was a bad plan at 
the sketch plan stage. It is still a bad plan.”

County attorney Michael Lucas noted that 
master plans are advisory. He also said that PUD 
rezonings are held to the lesser standard of “general 
conformity” to the master plan whereas with other 
rezoning a finding of master plan consistency is 
required.

In his rebuttal to the opponents, Jones said, 
“Present zoning is absolutely no indication of what 
is going to be built on the property. Sub-area com-
prehensive plans are what you should look at. Here 
the sub-area plan calls for mixed use. The whole 
community said, ‘suitable for mixed use.’ We are 
at 1.1 units per acre. South of this site the density is 
three, four, or five times higher.”

Paul Danley of the county department of trans-
portation said the signed development agreement 
calls for the Struthers Ranch developer to construct 
about 2,000 feet of four-lane road. He estimated the 
cost at about $500,000.

Brown said, “About 20 years ago, I was in-
volved in looking at developing this property. It 
is one of the most difficult pieces in the county 
to develop. There have been two or three previous 
attempts. We have gone about as far as we can go 
to develop this property. There is no viable way to 
develop it with large lots.”

Williams said, “It is a difficult matter. The 
sketch plan was approved 3-2. The planning depart-
ment is in favor. The planning commission is op-
posed.” He then moved for approval with additional 
conditions that would reduce the total number of 
lots from 180 to 173 by removing six lots along the 
north side and one lot on the east side. After further 
discussion and negotiation including an executive 
session, the motion was approved by a 3-0 vote.

**********
The Forest Lakes Service Plans are available on the 
web at http://adm.elpasoco.com/planning/forest_
lake.asp.

The planning consultant on the Struthers Ranch 
project is David F. Jones, Land Resource Associ-
ates, 9736 Mountain Rd., Chipita Park, Colorado 
80809, (719) 684-2298, FAX (719) 684-8413.

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. You may submit comments or questions 
to the El Paso County Planning Department, 27 
E. Vermijo Avenue, Colorado Springs, Colorado 
80903.

BOCC (Continued from page 5)
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Judge upholds commissioners’ decision on Forest Lakes
By Jim Kendrick 

District Court Judge Thomas 
Kane upheld the May 16, 2002 
decision by the El Paso County 
Board of Commissioners (BOCC) 
to approve the preliminary plan 
for the Schuck Corporation’s For-
est Lakes development. A group 
of area residents challenged the 
county’s authority to allow some 
of the plan’s rezoning and density, 
and filed an appeal of the decision 
in district court.

The proposed subdivision of 
467 homes on 990 acres is located 
at the western end of Baptist 
Road, primarily on the former 
Beaver Creek Ranch. The plan 
calls for a clustered design with 
areas of high-density patio homes 
coupled with an assortment of 
larger lots, open space, trails, 
and recreational use of two lakes. 
On February 26, 2002, the 
county planning commission 
voted 6-3 to recommend de-
nial of the preliminary plan.

The lawsuit claimed, 
“The board exceeded its ju-
risdiction when it approved 
the Forest Lakes preliminary 
plan without a valid sketch 
plan as required by the [Land 
Development] Code.” The 
suit claimed the 1984 sketch 
plan had lapsed or was not 
applicable due to differences 
between the sketch plan and 
the preliminary plan. It fur-
ther claimed, “The board’s 
decision to approve the pre-
liminary plan was arbitrary 
and capricious, and not in 
harmony with the compre-
hensive plan which is the 
guiding document as it per-
tains to land use.”

Judge Kane disagreed. 
The judge ruled, “The Board 
of County Commissioners 
did not exceed its authority 
or act arbitrarily and capri-
ciously when it approved the 
Forest Lakes Preliminary 
Plan by Forest Lakes L.L.C. 
The record in this case con-
tains sufficient and compe-
tent evidence supporting the 
Board’s determination.” 

In a county press release, 

Bill Schuck, president of the 
Schuck Corporation, was quoted 
as saying, “This is a validation of 
a good decision and responsible 
approach taken by the county 
commissioners. The commission-
ers did the right thing approving 
the plan. They’re often called 
upon to make tough choices under 
pressure and they’re to be compli-
mented for taking an action that 
will serve those who live in El 
Paso County now as well as those 
yet to come.” 
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Divine Order
By Donna 

Organizing services to 
help clear the clutter 
& conquer the chaos 
of disorganization!

asdfasdf

Donna Damphousse
(719) 481-4384 

dmd@divineorderbydonna.com
www.divineorderbydonna.com

Support 
Our Community
Shop Tri-Lakes



Page 8 Vol. 3 No. 8 Page 9Sat., August 2, 2003

Monument Board of Trustees meetings July 7
By Jim Kendrick
Special Meeting

The Monument Board of Trustees (BOT) and the 
Triview Metropolitan Water District Board of Di-
rectors held a working group session before the 
regular BOT meeting on July 7. The purpose of the 
meeting was to initiate discussion about possible 
participation by the town in funding Jackson Creek 
Parkway. Triview wants the town to pay for up to 
three-fourths of the expense of building the park-
way, from Lyons Tail to Higby Road, even though 
the water district is supposed to pay for the road-
way per the 1987 intergovernmental annexation 
agreement for Regency Park. The town would pay 
by forfeiting its half of the 3 percent sales tax that 
would have been generated by Marketplace tenants. 
The tax would be forfeited for up to eight years in 
one Triview proposal. Triview would not reimburse 
the town for these forfeited tax receipts under their 
proposal.

Representing Monument were Mayor Betty 
Konarski and trustees Frank Orten and Glenda 
Smith, as well as the full town staff; three BOT 
members were absent, and Byron Glenn arrived 
halfway through the meeting. Representing Triv-
iew were Directors Martha Gurnick, Gary Walters, 
and Kathy Walters, as well as General Manager 
Ron Simpson and attorney Peter Susemihl; two 
board members were absent. Both sides expressed 
regret about their respective limited representation 
and their mutual hesitance to make any decisions 
without more representation. 

Simpson restated the facts and issues facing 
Triview, which he had discussed at the previous 
BOT meeting. The parkway cost is now estimated 
at $5.2 million, excluding the additional cost of 
all its supporting utilities. Costs for four-lane box 
culverts spanning Jackson Creek and No Name 
Creek are included. Although this entire segment 
is to be four lanes eventually, Phase 1 would only 
include two lanes from the north entrance of Monu-
ment Marketplace to Higby, in order to postpone 
$1 million of the $5.2 million expense. The cost of 
extending Leather Chaps to the main Marketplace 
entrance is an additional $1 million. Home Depot, 
which was announced recently as the first and only 
tenant, requires that the developer commit to build-
ing all four lanes from Baptist Road, as a condition 
of breaking ground. Home Depot wants building 
to start no later than Aug. 31 and further requires 
the developer to complete Phase 1 of the parkway 
before the store opens.

Konarski asked for some numbers to review, 
as she had said she would when Simpson proposed 
this meeting. However, Simpson had no specific 
handouts to present. He said the long list of as-
sumptions that have to be made make the creation 
of projections difficult and their accuracy difficult 
to evaluate. Simpson did briefly discuss conserva-
tive numbers for a single scenario. He said that 
if the entire 3 percent sales tax was given to the 

district, instead of the current 50-50 split with 
Monument, the parkway would probably be paid 
for within eight to nine years. However, he added 
that there are a lot of alternative possible develop-
ment assumptions and at least 20 revenue growth 
scenarios as well. 

Smith mentioned the intergovernmental annex-
ation agreement in 1987. Smith, Konarski, Simpson, 
and Susemihl disagreed about the dates and splits 
of different revenues between the town and the 
district that have occurred since then. Monument 
planner Mike Davenport indicated that the Market-
place developer might have to pay initial Baptist 
Road expenses instead of Wal-Mart. Wal-Mart has 
fallen behind the Marketplace schedule. Simpson 
expressed concern about the “can of worms” that 
might be opened by asking the Marketplace devel-
oper to contribute to Baptist Road improvement. 
There was no agreement on who would pay for the 
widening of Baptist Road from the parkway to the 
interstate, how they would deal with mouse habitat, 
or how Wal-Mart would participate in building the 
parkway. Simpson noted that No Name Creek is 
wetlands but not mouse habitat.

Susemihl said that the town should only think 
about how to avoid piecemeal development and 
slower commercial development. Orten asked 
about false savings in not building four lanes all the 
way to Higby. Simpson said the parkway asphalt 
would become brittle due to underuse. Smith asked 
if Triview had enough water. Simpson said the 
Marketplace water could come from the new well 
for Jackson Creek Filing 5. Gurnick asked when 
Struthers would be shut down. Simpson said CDOT 
doesn’t say yet because completion of Struthers re-
routing south of Baptist is uncertain.

Konarski noted that Triview would need to get 
an additional $15 million in bonds and asked when 
Monument would begin to recoup enough revenue 
to break even on forfeited receipts from the Market-
place. Simpson replied that too many assumptions 
prevented him from running any numbers. He said 
that all projections are guesses and that a bonding 
house will only look at assessed values. He also 
said he was not able to provide numbers because 
they would end up in Our Community News and 
be misinterpreted. Susemihl said he didn’t care 
what the press does with the numbers. Simpson 
countered to Konarski, “I’m not going to do the 
brain damage if you’re going to run to another 
pole.” Smith replied that she needed something to 
choose from. Glenn felt that a 50-50 split in the 
town’s share of Marketplace revenue is appropriate 
for some period, in order to expedite construction. 
Simpson offered again that in his worst-case sce-
nario, with a single tenant, that the roadway would 
be paid for with the entire 3 percent tax totally 
dedicated to Triview for eight years and tapering to 
2 percent then 1 percent in the next two years. He 
added that if Monument didn’t “invest” [meaning, 
forfeit revenue to Triview] it wouldn’t get a penny 

because the Marketplace would fail; in addition, he 
said, this was not a commitment of funds the town 
has in hand. 

Smith observed that police protection for Jack-
son Creek is not cost-free and that the older part 
of Monument would also need to benefit from this 
process. Simpson said that the Marketplace could 
produce as much as $42 million per year in tax-
able revenue in the future. The proposed shopping 
center between the Marketplace and Foxworth-
Galbraith might produce $15million/year in taxable 
revenue. Smith observed that the Regency Park 
development was not supposed to cost the town in 
any way. Gurnick said no one paying Monument 
taxes would benefit if the improvements weren’t 
made. Glenn said that giving up revenue did not 
hurt the town’s current bottom line. Susemihl said 
that Home Depot, still unidentified at this meeting, 
would provide enough revenue and attract enough 
other businesses to make the parkway solvent. He 
noted that if the Marketplace and Wal-Mart failed, 
then Monument would not have any debt from the 
parkway whatsoever. 

After much discussion, Konarski asked that the 
Triview projections presented at the next session 
account for the loss of the King Soopers shopping 
center revenue when Wal-Mart opens. Susemihl 
indicated that Triview would provide three or 
four alternative scenarios. Both sides agreed to 
meet again, on Aug. 4 at 5:30 p.m. at Town Hall to 
discuss costs and revenue projections. The special 
meeting adjourned at 6:18 p.m.

Regular Meeting
The Monument Board of Trustees held a short 
regular meeting after its meeting with Triview 
Metropolitan District. A minimal quorum was 
present as Trustees George Brown, Christopher 
Perry, and Doug Warner were also absent for the 
regular meeting. 

Christopher and Michael Temple of USAFA’s 
Boy Scout Troop 79 led the Pledge of Allegiance. 
There were no public comments or scheduled guest 
speakers. 
Old Business
The ballot issue for the Nov. 4 election, permit-
ting the town to retain all revenues for the next 
four years, passed unanimously. The board wants 
to retain all excess revenues collected rather than 
refund unexpected excess receipts. Voters previ-
ously agreed to give their refunds back to the 
town in 1996 and 1999. No other ballot issues are 
expected.

Town Manager Rick Sonnenburg reported that 
school district bus barn issues were negotiated by 
the town staff with school district staff. The Lewis-
Palmer School District rejected the town’s request, 
in its letter of June 4, to reconsider building curbs, 
gutters, and sidewalks. In Superintendent Ted 
Bauman’s subsequent letter of June 19, following 

(Continued on page 9)

Dawne
Ward
Broker Associate

Curbo & Associates
719-660-WARD or
719-260-0588

Palmer Lake cutie with lots of bang for the 
buck!!! 4 bdrm., 2 bath on a large private lot. 
New neutral carpet, interior and exterior
paint and ready for move-in! Deck off 
kitchen, vaulted ceilings, and a 2 car de-
tached garage for those extra projects. 
Priced well at $174,900!

Just listed! Beautiful custom-built rancher 
on 17+ acres in the heart of Black Forest! 
Wonderful 4 bdr., 3 bath, 3600 sf., with fin-
ished walkout lower level. Oak doors, trim, 
lavish master suite with fireplace, extensive 
hardwood floors, the list goes on...PLUS
exceptional horse facilities - barn w/
tackroom, hay storage, loafing shed, fenced, 
x-fenced. D-38 schools. Offered at $569,900

This is true Colorado living in this won-
derful log home, minutes from Monument! 
Enjoy privacy on the wrap-around porch 
and the serenity of 5 treed acres. 4 bdrm., 
2 bath, 2 car oversized garage and room 
to grow in the unf. bsmt! Open kitchen/
greatroom concept for a casual lifestyle. 
Zoned for horses. $375,000
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the interstaff meeting of June 17, the district said 
it would build two on-site detention ponds instead. 
The school district rejected the town’s request for 
a 40-foot turn radius at the Beacon Lite Road en-
trance. However, it agreed with town consultant 
Transplan’s compromise suggestion to increase the 
turn radius from 20 feet to 35 feet, to prevent buses 
from having to cross the Beacon Lite center line 
to exit the facility. The district’s letter reminded 
the town that they had donated an acre of land for 
Beacon Lite Road construction and that the “trans-
portation facility will be a beautiful improvement 
… to what once was weed covered and somewhat 
unsightly portion of school district property… .” 
Other changes suggested by town engineering con-
sultant GMS and/or requested by the town regard-
ing easements, culverts, and grading appeared to 
be unresolved in the package provided to trustees. 
A motion to affirm the staff-negotiated settlement 
with the district passed unanimously.
New Business
At the request of Police Chief Joe Kissell, amend-
ments to business license regulations were passed 
unanimously, even though wording regarding auc-
tions was not yet included. Kissell wanted the new 
regulations in place to cope with an increase in 
the number of door-to-door salespeople within the 
town limits. Amendments to effect the latest Model 
Traffic Code were unanimously approved after Kis-
sell observed that they would enhance enforcement 
regarding reckless driving and speed contests, par-
ticularly on Highway 105. 

The transportation engineering consultant 
contract with Short Elliot Hendrickson, Inc. was 
renewed for a third year. Janet Hruby outlined 
fee increases in response to Orten’s query. There 

was a general 5 percent increase, around half the 
staff classifications were expanded and revised, 
and some $100/hour fees increased to $135/hour. 
Konarski noted that using a senior engineer now 
costs the town $160/hour.
In other financial matters, the Broiler Room had not 
made its June 2003 tax payment and owed $4500. A 
motion to purchase anti-virus software for $2593.90 
passed unanimously. The town has borrowed 
$1,964,502 against an upper limit of $2,443,000 for 
its 2002 loan agreement with the Colorado Water 
Conservation Board. The board voted unanimously 
not to borrow more money at this time to pay for 
Monument Dam expenses.

The board then considered reappointment of 
citizen committee members. Larry Neddo is the 
only remaining member of the Public Works Com-
mittee, and no citizens have volunteered for the 
other four positions. Public Works Superintendent 
Tom Wall observed that this committee has likely 
outlived its usefulness, and Konarski said the new 
staff engineer would help fill this role. Smith noted 
that the committee fostered citizen input. Further 
discussion concluded that this committee would be 
allowed to go dormant but be kept in the regula-
tions for possible reactivation, as those serving on 
the Parks and Landscape Committee would resist 
being tasked with Public Works issues. 
After Wall reminded them of Neddo’s 
unexpired appointment, Konarski and 
Davenport agreed to ask Neddo to fill 
the empty planning commission posi-
tion, which no one had volunteered 
for. Smith suggested he also be offered 
an empty seat on the Police Advisory 
Committee. Perry indicated that he 
would like to continue on the Board of 
Adjustments, which also has an empty 

position that must be filled by a planning commis-
sion member. 

Liquor licenses for La Casa Fiesta, 7-11, and 
Cork ‘n’ Bottle were routinely renewed unani-
mously. The Shell convenience store at the King 
Soopers shopping center has let its liquor license 
lapse for over 30 days. Sales tax revenues from 
Popeye’s Chicken in this building have not been 
paid recently.
Reports
There were no committee reports and no town 
attorney’s report. The town manager’s report noted 
that Oz Architecture had been hired, for $2,750, to 
generate cost estimates for the new comprehensive 
Town Hall building, which is to include the police 
and public works departments. Smith asked if Con-
servation Trust Fund money could be used for park 
maintenance. Sonnenburg said yes. The Colorado 
Intergovernmental Risk Sharing Agency gave a 
near-perfect score to the town’s loss control stan-
dards audit, a dramatic improvement over last year. 
Smith informed Kissell that a citizen had told her 
there may be drug problems at the skateboard park. 
Kissell said he heard no report of such problems but 
advised that all citizens should dial 911 to report 
this sort of thing immediately. 

The meeting adjourned at 7:19 p.m.

BOT JULY 7 (Continued from page 8)

Tax Relief 2003
Put More Money to Work

The tax relief act of 2003 helps put more money in your 
pocket through:

Read All About It
z Forrester Research, July 9, 2003

Edward Jones ranks among the best advocates for its 
customers according to the “Winning the Changing 
Financial Consumer” study by Forrester Research. 
The firm, the highest-ranking brokerage named on 
the list, placed second in the customer advocacy
ranking.

z Kiplinger's Personal Finance Magazine, May 2003
In this profile story titled, “Street Smart,” Edward 
Jones is described as “America’s Main Street Broker.”

z Fortune Magazine, January 2003
Ranks Edward Jones No. 1 among the 100 Best 
Companies to Work For for the second consecutive 
year.

z Newsweek, July 1, 2002
Edward Jones received a favorable mention as a 
shining example of a firm that does what’s right for 
customers.

Jack Fry
Palmer Lake
487-3045

Brad Lundberg
Monument
481-0043

Donna O'Bryant
Gleneagle
487-0407

Leasha Larsen
Gleneagle
487-0407

Dena Hart
Northgate
536-0345

z lower dividend taxes;
z lower capital gains taxes;
z tax-rate reductions;

z marriage penalty relief; 
and

z increased child tax credit.

Make sure you take advantage of all the tax relief the new 
law offers: invest systematically, review college savings 
strategies, reinvest dividends and schedule a free portfolio 
review. Call or stop by today to schedule your appointment.

LIBERTY CLOGGERS
14960 Woodcarvers Rd. Suite 101

(West of I-25 off Baptist Rd.)

719.488.2172

Register now for 
classes   beginning 

Sept. 3rd.

Smart Moves
(pre-school movement class) ages 2-5.

Clogging
ages 4 thru adult 

CLOGGING INSTRUCTION &
PRE-SCHOOL MOVEMENT CLASSES

• Jolene Wheeler  has been teaching
dance lessons in the area for 15 
years.  Over 30 years experience 
teaching all kinds of dance.
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By Jim Kendrick
The Monument Board of Trustees (BOT) met on 
July 21 to hold public hearings on a number of 
development issues. Major agenda items were the 
Monument #5 Addition Preliminary Plat and Final 
Plat, preliminary cost estimates for a potential 
new town hall complex, and hearings on the Third 
Amendment to the Regency Park Development and 
Zoning Plan and the Preliminary Plan and Final PD 
Site Plan for the Monument Marketplace. All board 
members and town staff principals were present.

A special BOT closed executive session was 
held before the regular meeting to allow the board 
to receive legal advice. This meeting was resumed 
after the regular meeting was adjourned. The regu-
lar meeting was called to order at 6:38 p.m. 

Public comments
Planning Commissioner Lowell Morgan asked 
that the board consider changing the manner of 
operation of the new manually initiated Santa Fe 
Trail crosswalk traffic signals on Second and Third 

Streets. While the crosswalks are effective and 
well used by pedestrians who need them, he was 
almost struck there by a driver doing approximately 
45 mph. He thought the lights stayed red a bit too 
long, inducing some impatient drivers to run the 
red light once the pedestrians had crossed and dis-
appeared down the trail. He proposed making the 
lights flashing yellow, or even flashing red, because 
he believes a flashing light has a more consistent 
ability to induce caution in drivers, as evidenced 
by the flashing yellow Santa Fe Trail crossing light 
on Beacon Lite Road, also a 25 mph zone. Mayor 
Betty Konarski asked Public Works Supervisor 
Tom Wall to look into Morgan’s suggestion.

Scheduled guests
Larry Neddo, a two-year member of the Public 
Works Committee who was invited to fill the empty 
Planning Commission position, spoke briefly to the 
board. The Public Works Committee has recently 
gone dormant due to lack of additional citizen 
volunteers. This freed Neddo to volunteer for 

the commission. 
He was approved 
unanimously.

Developments
Monument Addi-
tion #5
Mike Davenport, 
assistant town 
manager and town 
planner, briefed 
the board on revi-
sions to the plats 
for Monument 
Addition #5 that 
developer Dwayne 
Black had made at 
the request of the 
town at the June 
16 BOT meeting. 
Black has redrawn 
the subdivision 
with eight hous-
ing lots, instead 
of nine, and had 
changed the for-
mer flag lot, along 
the length of the 
adjacent railroad 
tracks, into a com-
mon subdivision 
detention pond for 
all eight individual 
dwelling lots called 

tract B. 
D a v -
e n p o r t 
a d d e d 
that town 
c o n s u l -
tant GMS 
concurred 
with the 
drainage 
improve-
m e n t . 
Black had 
a g r e e d 
to and 
incor po-
rated all 
r e c o m -
m e n d a -
t i o n s 
from fire 

and police departments and town engineering con-
sultant GMS. The former driveway to the former 
flag lot is now a utility easement and provides the 
necessary access to the detention pond. Addition #5 
was unanimously approved with those conditions.
Third Amendment to the Regency Park Devel-
opment and Zoning Plan
Davenport said the amendment is being proposed 
by Vision Development, Inc. to bring the zoning 
map up to date incorporating various actions by 
the BOT, reflecting the mouse habitat, and accom-
modating the plans for the Monument Marketplace 
project. Davenport noted that since the original Re-
gency Park plan for a regional mall was adopted in 
1987, the nature of retail has changed. 

Land planner Michael Pharo presented con-
cerns of his client, property owner Miles Grant. 
Pharo objected to the road network changes shown 
on the amended plan. He said, “The plan focuses 
on [Vision Development’s] private needs to the 
detriment of my client.” In particular, he expressed 
concern that elimination of the loop road shown in 
the prior plan will force customers to use Jackson 
Creek Parkway to travel between stores in the Mar-
ketplace and anticipated stores on Grant’s property. 
He said, “It fragments the synergistic relationship 
between the uses.”

Due to the interdependence of the Regency 
Park plan and the Marketplace plan, the hearing on 
the Regency Park plan was continued until after the 
Marketplace hearing.
The Monument Marketplace

(For details on the Marketplace project, see the 
April, June, and July issues of OCN.) 

In response to Pharo’s concerns, Rick Blevins, 
representing Vision Development, Inc., pointed out 
changes to the plan to improve circulation between 
the Marketplace and the properties to the south.

The town’s consultants confirmed that all sig-
nificant technical issues with the overall project had 
been resolved or were covered by conditions.

Trustee Frank Orten made a motion to approve 
the Marketplace project subject to the list of condi-
tions. The motion was unanimously approved. 

With very little additional discussion, the Third 
Amendment to the Regency Park Rezoning and De-
velopment Plan was then unanimously approved.
Subdivision Ordinance Update
Trustee Byron Glenn moved that the hearing on 
Part II of the Comprehensive Update to Subdivision 
Ordinances be deferred until the next scheduled 
BOT meeting. The motion passed unanimously.
Town Hall
A very preliminary cost estimate for a new Town 
Hall complex was performed by OZ Architecture 
to provide data to help the BOT decide whether 
or not to place funding for such a building on the 
November ballot. Several trustees stated that it 
was premature to put the issue on the ballot. The 
next opportunity for such an election initiative is 
two years from November. The approximate cost 
estimate for the project is $2.5 million. Treasurer 
Judy Skrzypek prepared a spreadsheet in which she 
estimated that 0.3 cents (30 percent) of the 1-cent 
water tax, would pay off the new town hall struc-
ture in 20 years.

Konarski said the guidance she gave the archi-
tects was to create a one-stop building that would 
serve all the town’s administrative needs in a single 
downtown location. She noted that it must be large 
enough to have a big meeting room that would pro-
vide services for seniors and be possible to rent out 
for local functions, to recoup some of its expense. 

Monument board approves Addition #5, Regency Park 
zoning plan, and Marketplace site plan July 21

(Continued on page 11)
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Attorney Gary Shupp confirmed Anne Holliday’s 
date of Sept. 10 as the deadline for submitting a 
ballot initiative for a November election. While 
the building could be squeezed onto a 1-acre lot, 
Konarski insisted that a 2-acre lot would be far bet-
ter, due to the need for an enclosed car space for 
prisoner transfer. Davenport concurred. Konarski 
noted that the Chamber of Commerce might be 
willing to permanently rent space since it is losing 
its current location. Doug Warner suggested some 
permanent features to some rooms such as a dais 
and fixed furniture to better define rooms for spe-
cific municipal purposes. Everyone agreed on the 
need to improve police facilities whether or not a 
new town hall is authorized. 

Joan Thebert-Cain was invited by Konarski to 
speak on the need to accommodate senior activities 
in a larger, improved facility. She gave a moving, 
extemporaneous presentation on the vital need to 
prevent the town’s seniors from feeling isolated, 
and she supported her position with many statis-
tics. Some specific suggestions included establish-
ing pastor support sessions, book clubs, regular 
meetings to test and secure treatment for macular 
degeneration, a crafts club, senior exercise classes, 
community travel and photography groups, and 
vaccination and wellness meetings. The board 
praised her presentation, 
and Konarski thanked her 
for her expertise and advice. 

Glenda Smith expressed 
concern about reallocating 
water money away from wa-
ter projects when, because 
of very high housing costs, 
the town needs to keep util-
ity rates as low as possible. 
Chris Perry noted that the 
water fund could not be 
used to subsidize water 
rates. Warner said that the 
town could move forward 
on developing plans and 
options without committing 
funds, and needed to get 
the ball rolling. Konarski 
summarized, saying that the 
board needed to move for-
ward on planning and acting 
on an interim improvement 
for police facilities, but it is 
too soon for a ballot issue. 
She repeated that Town Hall 
needed to be downtown. 
Many of the trustees spoke 
again to the urgency of do-
ing something quickly about 
police facilities. Skrzypek 
said that water money could 
not be used for the police 
improvements now. Citizen 
John Dominowski asked the 
board to look at streamlin-
ing all the various special 
districts that serve its resi-
dents, for opportunities to 
save money and help the 
overall budget. There was 
no support from the trustees 
to prepare a ballot initiative 
to redirect a portion of the 
water tax into non-water 
capital improvements, as 
there was consensus that it 
would not pass. 
Treasurer’s report
The contract for Chassen 
Computer Consulting was 
unanimously renewed, as 
was the contract for the 

town auditor, Swanhorst and Cutler, LLC. The 
June financial report was approved unanimously. 
Smith said that Skrzypek’s new format and ampli-
fying comments are liked and appreciated by the 
board. Skrzypek said she had successfully reversed 
a $78,000 IRS penalty on the town’s 2002 W-2 
forms. Several trustees agreed with the suggestion 
to give it to Chief of Police Joe Kissell for improve-
ments. Warner asked about the Broiler Room’s tax-
es, and Skrzypek said they were late again. It was 
agreed that the Broiler Room’s taxes would now be 
a permanent agenda item. There was some lengthy 
discussion about effective methods for ensuring 
collection of vendor taxes at the farmers market. 
Other business
The liquor license 
was renewed for 
Jackson Creek Chi-
nese Restaurant. 
Changes to three 
street names in Jack-
son Creek Filing No. 
5 were approved. 
A request from the 
county asking for a 
water line easement 
through Santa Fe 
Trail property was 
approved. A motion 

to advertise for a BOT vacancy, effective after the 
Aug. 18 meeting passed. –(Christopher Perry is 
moving from Monument to join his father in their 
family business.) 

Kissell spoke about a recent meth lab bust. He 
said they needed help from the Drug Enforcement 
Administration because none of the Monument 
police have received the special chemical training 
needed for those who handle suspected drug ma-
terials. 

The meeting adjourned at 9:20 p.m., and the 
board returned to executive session. 

BOT JULY 21 (Continued from page 10)
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By John Heiser
At the Monument Planning Commission meeting 
July 9, two major topics again dominated the agen-
da: The update to the town’s comprehensive plan 

and the Monument Marketplace proposal. 
Worshop on the update to the 

comprehensive plan
David Mertz, chair of the planning commission, 

announced that the purpose of this 
workshop is to review the text in the 
revised draft document. The most 
controversial item was a suggestion 
that the southern portion of the Forest 
Lakes business park just west of I-25 
and south of Baptist Road be planned 
as a heavy industrial district. The dis-
trict would be immediately east of the 
wastewater treatment plant.

Tim Siebert, a land-planning 
consultant from N.E.S., represented 
Forest Lakes, LLC. He reported that a 
company had approached them about 
including a batch plant. He said, “We 
hadn’t contemplated the use. We are 
not saying we absolutely have to have 
it. The Schuck community is commit-
ted to a quality development.” He said 
there are concerns about the visual 
impact from the interstate and how 
to screen potential heavy industrial 
uses from the planned commercial 
uses. He noted that the entire opera-
tion would be enclosed in a structure 
except for materials storage outside. A 
truck route would be designated and 
designed to handle the heavy loads.

Bill Simpson, owner of the prop-
erty on North Washington Street that 
was to be the site of the Transit Mix 
concrete batch plant, said, “I take ex-
ception to putting a heavy industrial 
district down there. I already have a 
heavy industrial area. How would it be 
any different?”

Commissioner Lowell Morgan re-
plied, “A major difference is that there 
are no children in that area.”

Siebert acknowledged that there 
would be an issue of dust from the 
outside materials storage. Commis-
sioner Kathy Spence said, “I don’t 
think anything that creates dust should 
be in that area of the foothills. It is just 

not appropriate on that 
side of I-25.”

Mertz suggested 
the town get comments 
on this topic from the 
Air Force Academy. 

The hearing on 
approval of the update 
to the comprehensive 
plan is scheduled for 
August 13.
Monument Market-

place 
The next item was a 
continuation of the 
June 11 public hearing 
on the Monument Mar-
ketplace proposal.

Davenport summa-
rized the updates made 
since last month. 

Bruce Rau, a 
landscape architect for 
CLC Associates, and 
Todd Whipple, a senior 
vice president of CLC, 
assisted Rick Blevins, 
representing Vision 

Development, Inc. in answering the commission’s 
questions. Paul Battista, an architect for Galloway, 
Romero & Associates, discussed questions specific 
to the first big box tenant, subsequently announced 
to be Home Depot.

Blevins noted that the improvements to Baptist 
Road must be completed prior to opening the first 
store. He said those improvements may require an 
amendment to the Triview Metropolitan District’s 
mouse habitat conservation plan (HCP) to accom-
modate the widening of Baptist Road where it 
crosses Jackson Creek.

Mike Watt, owner of several properties, in-
cluding the property being leased to Foxworth-
Galbraith, asked if the Baptist Road improvements 
would encroach on his property. Whipple replied 
that, based on the Colorado Department of Trans-
portation’s roadway profile, the improvements 
could be done within the existing easement.

Miles Grant, owner of properties on the west, 
north and east of the King Soopers shopping center, 
expressed concern that amending the HCP may ad-
versely affect his property. He said, “We have given 
up 50 percent of our property to the mouse so far. I 
don’t want to give up more.” Blevins said the intent 
is to avoid triggering an increase in from 300 feet to 
395 feet for setbacks from mouse habitat.

Davenport said, “Someday someone will have 
to deal with this issue. The Baptist Road crossing 
of Jackson Creek is too narrow to handle the traffic 
right now.”

Following further discussion, Spence moved 
that the planning commission recommend approval 
of the plan subject to a list of conditions. The mo-
tion was unanimously approved.

 **********
The Monument Planning Commission meets on 
the second Wednesday of each month at Monument 
Town Hall, 166 2nd Street. The next meeting will 
be August 13. A work session will be held at 6:00 
p.m. followed by the meeting at 7 p.m. That meet-
ing will include a hearing on approval of the update 
to the comprehensive plan. For additional informa-
tion, contact Mike Davenport at 481-2954. 

For more information on the Marketplace proj-
ect, contact Rick Blevins at Jackson Creek Vision 
Development, 385-0555, or rblevins@jacksoncreek
.com.

Monument planning commission looks at possible heavy 
industrial area, recommends approval of Marketplace
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By Jim Kendrick
The Monument Parks and Landscape Committee 
hosted its second presentation in Town Hall by the 
University of Denver’s (DU) Colorado Center for 
Community Development (CCCD) on July 8. Two 
graduate students from DU, with undergraduate 
degrees in urban planning, have been working for 
several months on proposals for long-term develop-
ment of Second Street and the cross streets. This 
presentation was part of the committee’s efforts to 
develop a Parks, Trails, and Open Space Master 
Plan—part of the overall Monument Comprehen-
sive Plan. The committee’s recommendations and 
conclusions were to be given to the town Planning 
Commission scheduled to meet the next evening. 
Eight citizens attended the presentation.

Before the CCCD, Planner Mike Davenport 
invited comments from the citizens attending. Si 
Sibell, former mayor, expressed his unhappiness 
that Third Street, like Second Street, had no curbs, 
lights, or a gutter and that this proposed develop-
ment project did nothing to improve this equally 
important major street. He expressed his disap-
pointment that nothing had been done to improve 
Third Street for several decades, and that he and his 
wife thought the committee should come up with 
similar proposals to those developed for Second 
Street. When no other citizens supported his views, 
the Sibells left the meeting. 

Before introducing Hsin-yi Chou, Victor Kus-
min, and their project advisor, Judith Bergquist, 
Davenport noted that their work was supported by 
a grant from Great Outdoors Colorado. Kusmin’s 
presentation started with an overview of the work 
they had done since their last presentation on April 
29. They combined the best portions of their in-
dividual presentations for the three sections of 
Second Street and obtained cost estimates for the 
consolidated plan. 

The first section is called the Village, between 
Highway 105 and Beacon Lite Road, and would 
consist of shops with close lot lines to the street and 
a high square footage density to create a village 
feeling, as in Idaho Springs or Colorado City. Ar-
chitectural features like awnings and appropriately 
scaled signs would break up the linearity of the ba-
sic contemporary structures on the north side of the 
street. Expected businesses would be small shops 
and food vendors, and there would be a plaza with 
umbrella tables and chairs, evoking a farmers mar-
ket. On the south side, there would an overlook for 
the viewscape of the Front Range with information 
kiosks, benches, and telescopes. Near Beacon Lite, 
there would be an artist plaza. Ten-foot sidewalks 
and parallel parking would be used to encourage 
foot traffic and bicycle traffic. Off-street parking 
behind the north buildings supplements the parallel 
parking in all three zones. 

Kusmin also reprised his recommendation that 
the town adopt a mouse icon to playfully acknowl-
edge the significance of mouse habitat on local de-
velopment. This suggestion drew mixed response 
from the citizens attending. 

The second zone, named Downtown, expands 
on current structures and streetscapes. The street 
lanes are narrowed to make the zone feel safer and 
more conducive to pedestrian traffic. Additional 
commercial buildings, a new Town Hall east of 
the park, and a theater are proposed. A Santa Fe 
Trail parking lot would be added in the open space 
east of the trail on the north side of Second Street, 
to increase parking. A bike lane on the north side 
of Second Street would invite bikers off the trail 
to businesses. There would be a 10-foot sidewalk 
on the north side and a 6-foot sidewalk on the 
south side. Town Hall would have a clock tower 
to provide a visual cue for every part of town and 

to attract traffic from I-25. The park would have a 
spray/play fountain like the one in Acacia Park and 
climbable funny mouse statues for kids. 

The Lake Approach is the third zone, leading 
from I-25 across the railroad tracks to this desic-
cated mud hole. A median west of Front Street, 
6-foot sidewalks, and landscaping would draw pe-
destrians to Monument Lake. A band shell would 
be added to Limbach Park in an amphitheater set-
ting. Parallel parking would line the east and north 
boundaries for convenience. 

Kusmin recommended black Victorian street 
lamps, benches, and drinking fountains with black 
tubular and wooden slat street furniture. The goal 
is for the pedestrian to want to sit, relax, and have 
a cool drink. 

The installed cost for all this was estimated at 
about $5 million, with a 15 percent contingency for 
inflation and design costs—not including the am-
phitheater, Town Hall, or bike lanes and signs. 

During public comment, Lori Wilson said she 
was concerned about the high expense for what is 
now a bedroom community, as well as the limited 
number of warm months for strolling. Snow remov-
al would be harder with the complications of new 
curbs and increased street parking. Ron Wilson said 
he was concerned about overbuilding apartments 
and excessive vacancies, observing that more than 
$100,000 had to be spent before a stick was built 
for a commercial building. Davenport said that the 
town could reduce required on-property parking 
and acreage for water, and adjust downtown wa-
ter and sewer tap fees to promote the renovation. 
Ron Wilson said that 
he and many others 
have been irreparably 
harmed financially by 
the mouse and didn’t 
think it was a playful 
symbol. The closure 
of the north exit be-
tween the Safeway and 
Conoco will hurt busi-
ness more than people 
expect as well, making 
funding of the project 
more difficult. 

Tommie Plank 
indicated that con-
struction on Exit 161 
had harmed a lot of 
downtown businesses 
and Monika Marky 
added that Second 
Street construction 
had hurt her business 
also. Davenport said 
that the town planned 
to add signs encour-
aging people to visit 
side street businesses, 
citing Old Colorado 
City and Castle Rock 
as examples where 
this technique had 
been successful for 
merchants. Davenport 
concluded by saying 
that the Compre-
hensive Plan Update 
would be discussed at 
the Planning Commis-
sion the next evening 
and the Parks, Trail, 
and Open Space plan 
should be completed 
early in the fall.

After a short break for further informal discus-
sion, the committee considered street signs and 
poles for future installation. Consensus was to 
standardize signs using black lettering and borders 
on a white background and white steel poles, plus a 
finial on downtown signs. 

To implement the plan, Davenport said the next 
steps are to verify and flesh out the draft costs that 
Kusmin had prepared, adding those for the rest of 
the plan, and present them to the Planning Com-
mission. The commission would integrate their 
recommendations into the Comprehensive Plan 
Update and recommend them to the Board of Trust-
ees. The goal is to define and encourage the future 
character of downtown through revision of current 
regulations and sound budgeting.

The meeting adjourned at 8:15 p.m. The next 
meeting is at Town Hall on Aug. 12 at 6:30 p.m.

Monument parks and landscape committee reviewed 
streetscape plans for downtown July 8
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By Jim Kendrick and Judy Barnes
Trustee Susan Miner acted as Mayor Pro Tem in the 
absence of Mayor Nikki McDonald. Trustee Randy 
Jones was also absent. 

Committee Reports
Trustee Cindy Allen reported on the landscaping of 
the municipal buildings and library, noting that the 
money for tearing up sidewalks and planting trees 
was not taxpayer dollars. Funding came from con-
servation trust funds, lottery and gambling reve-
nue, and donated labor and materials by Jeff Clibon 
of Oasis Landscape and Irrigation and Jim Eaton 
of James Concrete. The Blue Columbine Festival 
on June 14 was attended by hundreds of people. 
Allen thanked Master gardener Janet Riddle, who 
gave out 300 blue columbine plants that day. Allen 
also acknowledged High Country Feed and Garden 
for helping obtain the plants. She also thanked Les 
Kregar, who built and donated four “poop bag” 
dispensers for the Glen Park trails around Palmer 
Lake. The dispensers can hold grocery sacs, bread 
wrappers, or newspaper bags. People who use the 
trails are welcome to replenish the dispensers with 
reusable bags.

Trustee Chuck Cornell reported that the water 
treatment plant for the new Arapahoe well was 
progressing slowly, with an expected operational 
date in December. He also noted that the town is 
“out of priority,” meaning someone downstream 
with senior water rights has placed a call, requiring 
Palmer Lake to release water downstream. Water 
Supervisor Steve Orcutt will start pumping water 
from the Denver well into Monument Creek rather 
than release water from the reservoir.

Bob Radosevich, Roads Supervisor, gave the 
roads report for Trustee Jones. He said the town’s 
FireWise wood chipping program is in full swing. 
The chipper crew made 79 calls, 58 in town and 21 
for the Donald Wescott fire department. The town’s 
water truck was out of service, hampering efforts 
to flush culverts and apply magnesium chloride for 
dust control on roads. Miner asked if magnesium 
chloride could be spread on roads after a good rain-
fall. Radosevich replied that he plans to have that 
capability next year and is currently researching an 
affordable holding tank.

Trustee Eddie Kinney reported that June traffic 
tickets and police calls were down for the first half 
of the year. Monument’s Mayor Betty Konarski 
sent a thank-you note to Officer John Cameron for 
his assistance in parking control at the gala opening 
of the Tri-Lakes Views art show at the Tri-Lakes 
Center for the Arts. Kinney praised Cameron’s 
refusal to apply for or accept overtime pay for this 
work.

Miner thanked all the 10,000-12,000 people 
who attended the July 4th fireworks, noting that 
only three trash bags were required to clean up. 
Allen noted that Kaye Book of Salon 105 was es-
pecially helpful in preserving children’s safety with 
all the traffic and in finding “lost parents.”

Trustee Scott Russell reported that the Palmer 

Lake Volunteer Fire Department had 17 calls in 
June and 93 calls for the first half of the year; 24 
calls were for Palmer Lake and the other 69 were 
to provide mutual aid for other fire districts. Three 
firefighters completed upgrade training cours-
es–one to Fire Fighter 1 and two to Fire Fighter 
2 levels. The fire department received a grant for 
$1,100 from the Tri-Lakes Women’s Club; it will be 
used to purchase equipment for fighting wildfires. 
Miner pointed out that Tri-Lakes district firefight-
ers were present at the July 4 fireworks display but 
didn’t attend the safety meeting for that event. She 
questioned the liability issue in view of their not 
having attended this meeting. Russell said that next 
year if firefighters don’t attend the safety meeting, 
they shouldn’t be allowed at the fireworks.

Russell then noted that the inclusion agreement 
with Woodmoor-Monument Fire Protection Dis-
trict was still with the attorneys, and copies would 
be available at the town offices when it’s done. He 
reviewed why the fireboard rejected being a sepa-
rate district after a year of study; Miner concurred, 
saying the Gallagher Amendment made it impos-
sible to get enough funding. 

Palmer Lake Volunteer Fire Department 
(PLVFD) Chief Greg Lokken said he needed more 
merger information, then agreed to a two-week 
period, after receipt of the agreement, to inform 
all his volunteers. Miner proposed a roundtable 
working session with all the participants from both 
fire districts, saying that the atmosphere has to be 
one of facilitating “coming together” between the 
Palmer Lake council and the PLVFD firefighters 
and between the two merging districts. The session 
will be a public meeting; questions, comments, and 
concerns are welcome. Firefighter Larry Stromer 
asked that the attorneys be present at the working 
session to answer firefighter questions. EMT Annie 
Brown voiced concern about underrepresentation 
on the proposed five-member combined fire district 
board and the possibility of no Palmer Lake mem-
ber after the election. She was concerned that there 
might be a subsequent combined district board 
decision to close the Palmer Lake station with no 
recourse. Miner told Brown that no one has pro-
posed shutting down the station and that if the ne-
gotiated merger agreement is not in the town’s best 
interest, the town can still say no. Miner stated that 
fire department members and Palmer Lake citizens 
need to organize a sufficient turnout at subsequent 
elections to ensure that Palmer Lake has adequate 
representation on the proposed combined fire pro-
tection district board. 

Dirt pile
Kinney raised the issue of the dirt pile on Jim 
Fitzgerald’s property on General Palmer Drive off 
Highway 105. At the June council meeting, Kinney 
voiced concern about dust from the pile and sug-
gested giving Fitzgerald 30 days’ notice to move the 
pile, which has been there since excavation for the 
buildings in 1999. Fitzgerald addressed the trustees 
about his effort to have the speed limit lowered 

on Highway 105 from 50 to 35-40 
mph, so he will not have to build an 
acceleration/deceleration lane. Miner 
concurred that speeding on the high-
way is a continuing problem, having 
witnessed three rollover accidents in 
front of her highway property. Fitzger-
ald noted he has been saving the dirt to 
build the turn lane if CDOT requires 
it, and he doesn’t want to just throw 
away so much valuable material. 
Miner recommended a town council 
workshop to resolve the issue. 

Flood mitigation study
Mickey Campbell gave an update on 
the hazard mitigation project. Prompt-
ed by the flood in Palmer Lake in 

1999, Campbell applied for and received a federal 
grant, approved in April 2003. Campbell asked the 
council to help get things moving through federal 
agency departments, which have delayed disburse-
ments of the funds, thereby delaying the project. 
The study must be completed before the town can 
apply for flood mitigation construction project 
grants.

Business Licenses
New business licenses were approved unanimously 
for Alan Bockhaus of GIS consultants at 732 Hill-
view Road and Mark Ennis of Access Construction 
Company at 780 Highway 105.
Rodermund’s day care: A conditional use for 
child daycare in a residence in an R-3 zone and a 
new business license was approved, with condi-
tions for Sherry Rodermund after an extended 
discussion. Neighbors Dave Austin and Wendy 
Determan spoke against the proposal. Planning 
Commissioner Gary Coleman reviewed the cir-
cumstances of the planning commission’s condi-
tional recommendation.
The conditions for approval of this residential day 
care at 459 Virginia Ave. are:
• a 6-foot privacy fence that completely 

surrounds the backyard play area, with 
appropriate setbacks

• a double S-curve warning sign 170 feet before 
the blind curve on one-way Virginia Avenue

• a “20 mph” reminder sign below the S-curve 
warning sign

• a “Keep children alive, drive 20” sign at the 
approach end of Rodermund’s property

• trimming all of Rodermund’s trees from 
the ground to 6 feet to improve the view of 
approaching Virginia Avenue drivers

• a posted and published policy statement (in 
the distributed policy manual) to ensure 
client notification and a signed written client 
agreement to adhere to the 20 mph speed limit 
and the need to observe one-way traffic

• a posted and published client notification that 
Rodermund’s house is in a floodplain

• a posted and published snow policy
• a copy of the policy manual and all posted 

notifications attached to the license application
Austin stated that a business should not be per-
mitted in a residential area. He noted that people 
speeding on Virginia Avenue, particularly by those 
driving the wrong way, has been a serious problem 
for the entire 12 years he has lived here. Miner 
observed that speeding is a problem everywhere in 
Palmer Lake. 

Cornell and Kinney observed that a business 
might not be appropriate in a residential area. 
Miner said that a family with six children could 
just as easily have occupied Rodermund’s property. 
Austin countered that they would eventually grow 
up and be less noisy. Miner noted that as they age 
they present different potential problems for neigh-
bors. Town Clerk Della Gins said that state regula-
tions and controls are far stronger than anything 
the town could apply and that there are a number 
of illegal day care centers in the neighborhood and 
other parts of Palmer Lake that call themselves 
babysitters. (Note: During the planning commis-
sion deliberations on Rodermund’s application in 
June, Determan acknowledged that she had run an 
illegal day care operation.)

Rodermund spoke again to ensure her desire to 
comply and to say that the state can shut her down 
with a single no-notice visit. Austin rebutted that 
the town should not just rubber-stamp this applica-
tion. The council approved her variance and license 
3-1 subject to compliance with all the conditions 
listed above. Cornell voted no. Rodermund then 
asked that the name of the business on the applica-
tion be changed to The Wee-Treat. 

The meeting adjourned at 9:38 p.m.

Palmer Lake Town Council combined workshop and meeting
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By Jim Kendrick
The Board of Directors for the Donald Wescott Fire 
Protection District (DWFPD) met on July 9. Direc-
tor Joe Potter was absent. Major issues included 
presentation and discussion of the inclusion ballot 
issue for some Black Forest residents (to be voted 
on Nov. 4) and receipt of a clean audit report in con-
junction with a half-year finance report. The board 
went into executive session to discuss a letter to the 
Tri-Lakes district regarding inclusion of some lots 
in Black Forest. There were no public comments

The treasurer’s report showed the district had 
done very well in saving money to be able to cover 
salary and benefits for two new full-time hires and 
to upgrade the brush truck. Debt has been refi-
nanced at a lower interest rate, with the first pay-
ment due next year. Terry Rupert and Christiana 
Ronconi of Hanson and Company presented a very 
positive, discrepancy-free audit report. 

Board President Bill Lowes then observed that 
the approved mill levy increase, payable in early 
2004, from 1.94 to 7.00 mills will further solidify 
Westcott’s financial base. This is important as 
Wescott moves forward 
with its inclusion election, 
announced in February and 
approved in district court 
on July 3. The election is 
for northeast county resi-
dents—a 16-square-mile 
area in Black Forest, east 
of Highway 83 between 
Hodgen and County Line 
Roads—who currently do 
not belong to any fire dis-
trict. If the residents of this 
area vote to be included by 
DWFPD on Nov. 4, they 
would provide approxi-
mately $110,000 in addi-
tional taxes to the district. 
These two revenue increas-
es would enable Wescott to 
build a new fire station east 
of its current Gleneagle 
station, to ensure cover-
age within five miles for 
all residents proposed for 
inclusion—a critical factor 
in lowering insurance rates 
for property owners in the 
district. 

Some affected Black 
Forest residents petitioned 
for inclusion in the Tri-
Lakes Fire Protection 
District (TLFPD), rather 
than Wescott, in mid-June. 
These residents have indi-
cated they petitioned TLF-
PD because they believed 
the Roller Coaster station 
would be built sooner than 
the new Westcott station 
and they preferred having 
Tri-Lakes EMT services 
rather than commercial 
services from American 
Medical Response (AMR), 
which services the DW-
FPD. Chief Bill Sheldon 
observed that such action 
would create a patchwork 
of interlocking districts in 
the election area that would 
only slow dispatching due 
to mistakes and time lost. 
With the completion of 
630 legal election notices, 

Sheldon said Westcott needs to 
complete what it started regardless 
of TLFPD’s actions. A motion was 
unanimously approved to proceed 
with the election and to deliver a 
letter to the TLFPD the next morn-
ing protesting their plan to accept 
the petitions.

A unified policies and proce-
dures manual to include overtime 
and also include separate differ-
ently colored pages for distinctive 
volunteer firefighter instructions is 
being developed. After the attor-
ney reviews the proposed manual, 
it will be distributed as the primary 
directive for all personnel, effec-
tive Jan. 1. Discussion of a mission 
statement was deferred to the next 
board meeting on Aug. 16. 

The meeting adjourned at 8:
45 p.m.

Donald Wescott FPD board meeting July 9

Tuesday - Friday 10-5, Sat. by Appointment

See us at the 

Parade of Homes

August 1 -17!



Page 16 Vol. 3 No. 8 Page 17Sat., August 2, 2003

By John Heiser
The Tri-Lakes Fire Protection District held two 
meetings during July: A special meeting July 10 
on the inclusion of 14 parcels in Black Forest held 
by nine owners and a regular monthly meeting July 
17.
Special Meeting July 10:  Despite Westcott ob-

jections, Tri-Lakes approves inclusions
Donald Wescott Fire Protection District board 
member Brian Ritz spoke against the inclusion of 
the parcels into the Tri-Lakes district and delivered 
a letter citing specific objections. 

The letter noted that the Wescott district, “has, 
for almost thirty years, provided and continues to 
provide fire protection and emergency medical 
service to the area proposed for inclusion…on a 
comparable basis to any such service which can be 
provided by Tri-Lakes Fire Protection District.” 

One basis for objecting cited in the letter was 
that the petitions had been submitted subsequent to 
the February 2003 proposal by the Wescott board 
to seek an inclusion election for the 16-square-mile 
area that encompasses the petitioners’ properties. 
Another objection was that approval of the petitions 
would create a “patchwork effect” complicating 
dispatching of fire or emergency medical services.

Despite the objections, the Tri-Lakes district 
board unanimously voted to approve the inclusions. 
The board then adjourned.

Following the meeting, Charlie Pocock, presi-
dent of the Tri-Lakes board, noted that the peti-
tions were accepted because they were filed with 
the Tri-Lakes district prior to the July 3 ruling by 
the judge setting the date of Nov. 4 for the election 
on inclusion of the area into the Wescott district. 
Pocock said, “My loyalty is to the people who need 
fire protection services and come to us for it.” He 
later added, “We couldn’t turn them down. We 
must keep faith with the citizens.” 

The Wescott letter raised the possibility that 
if the inclusion election succeeds, the petition-
ers would be subject to double taxation. Pocock 
responded, “You cannot legally be taxed by two 
districts for the same service.”

As background on some of the issues between 
the two departments, Ron Thompson assistant 
chief and Emergency Medical Services (EMS) 

coordinator, said that when a 1993 election was 
held to include the area east of Highway 83 in the 
Tri-Lakes district, people from the Wescott district 
campaigned against it. The proposed inclusion was 
defeated. 

Tri-Lakes district director and treasurer John 
Hildebrandt added that the Wescott district op-
posed the Tri-Lakes district’s proposal to expand 
Station 2 at Roller Coaster Road and Highway 
105. Pocock noted that the El Paso County Board 
of County Commissioners’ denial of the Station 2 
proposal “cost us six months and $50,000 in legal 
fees and so forth. That would pay a paramedic’s sal-
ary for a year.”

Regular Meeting July 17: Grants and 
community support for Station 2 noted

Financial Report
Hildebrandt reported that revenues through the end 
of June were $678,000. He noted that ambulance 
revenues were somewhat less than projected due 
to delays in billing and receiving payment. He said 
expenditures are running about 5 percent under 
budget.
Chief’s Report
Chief Robert Denboske reported that during June, 
the district responded to 105 calls, bringing the 
total for the year to 546. The full year projection is 
for 1,007.

He noted that over a five-hour period on July 3, 
the district responded to 16 calls, including traffic 
accidents, a vehicle fire, and several medical calls. 
He said the rest of the Independence Day weekend 
was relatively quiet. There were no fireworks-re-
lated calls.

The chief reported that lightning on July 15 
started a fire in the Mt. Herman area. Tri-Lakes 
district personnel assisted the U.S. Forest Service. 
The burned area was limited, and the fire was ex-
tinguished on July 16.

He said department staff built portable hose 
racks worth about $1,600 for a cost of $140 in ma-
terials.

Denboske reported it would cost $10,000 to 
$12,000 to make needed repairs to the 1969 La 
France fire engine. He said it is obsolete and not 
usable, even for training. The board agreed to offer 
it for sale.
EMS Report
Thompson said the district received a $1,000 grant 
from the El Paso County Emergency Services 
Agency to purchase four sets of CPR mannequins. 
They will enable the district to resume teaching 
CPR classes to the public within a month or so.

Thompson thanked the Tri-Lakes Women’s 
Club for their $2,700 grant to purchase ice and 
cold-water rescue equipment. He said the equip-
ment is on order.

He also reported 
that the district re-
ceived a Life Pack 500 
AED portable defibril-
lator from the Ameri-
can Heart Association 
and the EMS Division 
of Memorial Hospital. 
He noted that it is a 
biphasic unit worth 
about $3,000. He ex-
pressed appreciation 
to Bill Mayfield for 
help in obtaining the 
grant.

Thompson said 
state emergency medi-
cal services approved 
the full amount in 
the district’s grant 
request, covering half 
the $65,000 cost of 
biphasic defibrillators 

for each of the district’s three ambulances plus half 
the $3,500 cost for an additional computer and trip 
report software. He said, “We could not afford this 
without the grant.”

He reported that Morgan Cudney and Shelly 
Moore have been certified as intermediate Emer-
gency Medical Technicians (EMTs); Sam Hascek, 
Dustin Muth, Kristian Naslund, and Jake Villa 
have been certified as EMTs; and Jamie Courter, 
Lisa Frasca, Chris Riggs, and Jody Thorpe have 
been certified for inserting IVs.
Station 2
Pocock noted, “The district has received at least 
50 inquiries as to when station 2 [at Roller Coaster 
Road and Highway 105] will be expanded. They are 
upset with the county commissioners.” 

To measure the sentiment in the community, 
Pocock said the following petition would be cir-
culated:
 “Petition For Approval Of Manned Fire Station 

At Roller Coaster Road And Highway 105 
Tri-Lakes Fire Protection District

 TO: Commissioners Williams, Huffman and 
Bensberg:

 The undersigned are citizens served by the 
Tri-Lakes Fire Protection District in northern 
El Paso County. We are very concerned about 
your vote to deny the Tri-Lakes Fire Protection 
District’s request for subdivision exemption. 
Your disapproval prevents improvements 
from being added to the District’s Roller 
Coaster Road/Highway 105 fire station that 
would substantially decrease the response 
time for medical and fire emergencies in our 
neighborhoods. The ability to respond quickly 
to a fire or medical emergency is critical in 
our rapidly growing area. The District has the 
funds to upgrade this facility immediately if 
you approve the subdivision exemption. To 
deny the fire district the right to upgrade its 
fire station, which has been at this location for 
over 20 years, places our lives and property 
in jeopardy. Requiring a full subdivision 
approval for this existing fire station site will 
unnecessarily delay upgrading this facility 
until this winter at the earliest, and require 
expenditure of District funds (that would 
otherwise be available for protecting the public 
safety) to be spent with little, if any, public 
benefit. We strongly urge you to reconsider 
your denial and approve the request submitted 
by the Tri-Lakes Fire Protection District.”

As OCN went to press, volunteers had reportedly 
gathered more than 3,000 petition signatures. Po-
cock said signatures will be gathered through the 
end of July and then presented to the county com-
missioners.

**********
The Tri-Lakes Fire Protection District board nor-
mally meets at 7 p.m. on the third Thursday of each 
month at the district firehouse, 18650 Highway 105 
(near the bowling alley). The next meeting is sched-
uled for Aug. 21.For more information, call Chief 
Denboske at 481-2312.

Correction
Past issues of OCN have incorrectly identified the 
Health Insurance Portability and Accountability 
Act of 1996 (HIPAA). HIPAA included provisions 
designed to encourage electronic transactions and 
also required new safeguards to protect the security 
and confidentiality of health information. The final 
regulation covers health plans, health care clearing-
houses, and those health care providers who conduct 
certain financial and administrative transactions 
(e.g., enrollment, billing, and eligibility verifica-
tion) electronically. Most health insurers, pharma-
cies, doctors and other health care providers were 
required to comply with these federal standards 
beginning April 14, 2003. Additional information 
is available at http://www.hhs.gov/ocr/hipaa.
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Woodmoor-Monument FPD board meeting July 28
By Jim Kendrick

The Woodmoor-Monument Fire Protection District 
Board met on Monday morning, July 28 at 8 a.m. to 
hear concerns about recent fire inspections of local 
merchants and to conduct its routine monthly busi-
ness. John Dominowski, Steve Marks, and Suzanne 
D’Innocenzo presented to the board a list of con-
cerns, supporting statements, and a list of signa-
tures from 26 businesses. The board also reviewed 
a positive draft audit report by Mitch Downs from 
Osborn, Parsons, & Rosacker.

Board president Bob Browning gave a brief 
overview of his understanding of the concerns of 
local business owners. He noted that Dominowski 
had given him seven pages from six business own-
ers on Friday, July 25. There were three straightfor-
ward statements and three more serious concerns, 
all of which he wanted to have investigated. He was 
particularly concerned about allegations of threats 
to close businesses. He has appointed board secre-
tary Bob Harvey, a Colorado Springs firefighter, 
to go to each address to look at each situation and 
to talk directly to each of the six business owners. 
He agreed to have these visits done no later than 
August 18. 

Browning then asked Dominowski to sum-
marize his concerns. Dominowski said that many 
business owners “are in the fight of our lives” try-
ing to find a way to stay safe and in business. “If 
Old Town owners have to meet current standards, 
then Old Town is shut down.” He said he had added 
the signatures of over 20 businesses since giving 
Browning the first packet. He add-
ed that some other business own-
ers were reluctant to voice official 
complaints. He emphatically said 
that none of these businesses has 
any problems with the firefight-
ers, many of whom are considered 
heroes–their staff, or the board 
members. 

Director Russ Broshous asked 
Dominowski if the inapplicabil-
ity and expense of maintaining 
standards in historic buildings had 
been brought to the attention of 
the county and if these buildings 
qualify for grandfa-
thering of some kind. 
Dominowski replied 
yes. Then he said that 
Petal Pushin’ moved 
from suite 4 to suite 
13 and they were four 
months into the fire 
inspection process of 
the simple modifica-
tions performed by 
his Class C contractor, 
with no end in sight. 
The holdup prevented 
him from replacing an 
unsafe wooden ceiling 
because of the time it 
would take to get all 
the various approvals. 
He said many busi-
nesses are put in the 
same situation where 
commonsense re-
pairs cannot be made 
without a complete 
renovation that is cost 
prohibitive, typically 
exceeding three years 
rent. Hence, building 
owners are coerced to 
do nothing about haz-

ards rather than be vulnerable for a near-complete 
demolition and restoration to meet ever-changing 
codes.

Broshous said the issue owners have is with 
those who write the codes. It is not the inspectors’ 
job to determine which rules are worthy of enforce-
ment and which discrepancies they should not write 
up in the name of fairness. Harvey said that they 
may not be able to do anything about the code, but 
they could look at application of the code and pos-
sible variances. Dominowski said the amount of 
continuous change in building regulations is over-
whelming, making all building owners criminals, 
and then the fire inspectors enforce those regula-
tions. 

Browning reiterated his concern about al-
leged fire inspector threats to close businesses, as 
their role is simply to inspect and document what 
is found. Fire inspectors do not and cannot close 
businesses. Other officials and boards of supervi-
sors are the ones who do that. Harvey said that fire 
codes will always evolve because they are broad 
and have to cover a wide range of circumstances. 
He will see if there were instances where the code 
was not applicable. Vice President Si Sibell said, 
“There is a chance for some compromise and final 
agreement.” Harvey agreed, saying the board has 
no philosophy to shut businesses down. Browning 
concluded by saying they inspect but they don’t 
decide and that he looked forward to working with 
the owners.

Chief Youtsey began with a report on his and 

Brown’s attendance at an Special District Associa-
tion workshop in July. There they obtained several 
types of new administrative forms for policy and 
record-keeping that would be analyzed for possible 
adoption. A firefighter hired under the old hiring 
system died without heirs and the board is work-
ing with lawyer Tim Schutz on how to disburse the 
unclaimed proceeds of his pension. The district 
has made great strides in improving its response 
times with a general goal of one minute for calls. 
The unique and various way alarms and calls are 
dispatched makes start times difficult to standard-
ize and analyze through reports. All agreed there 
was still room to improve in the alerting system and 
in equipment that could be installed at the station, 
despite the improvement of the past few months. 

Tom Conroy reported that the merger with 
Palmer Lake Volunteer Fire Department (PLVFD) 
is moving forward. The Donald Wescott Fire Pro-
tection District (DWFPD) needs more time due to 
their Black Forest inclusion ballot in November and 
their changing boundary if the vote is yes. “Palmer 
Lake has to do the most heavy lifting. They are 
eager. We are eager.” He added, “DWFPD wants to 
merge. We want to merge.” He said again that it is 
hard for DWFPD to move quickly at this time.

After an extended executive session with the 
board’s lawyer, the draft audit was reviewed. A 
few minor corrections were suggested and the audit 
was approved. The corrected audit forms were to be 
sent to supervisory agencies on July 30. The meet-
ing was then adjourned.
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By Jim Kendrick 
The Baptist Road Rural Transportation Authority 
(BRRTA) meeting July 25 was attended by all five 
board members: Monument Trustee Byron Glenn, 
Monument Mayor Betty Konarski and county com-
missioners Jim Bensberg, Chuck Brown, and Wayne 
Williams. The primary agenda items were staff re-

ports and discussion of the contract for continuing the 
design of improvements to Baptist Road.

BRRTA President Glenn noted the previous 
meeting minutes had an incorrect spelling for his 
last name and that his answer to a question from 
Steve Waldmann, a Fox Run resident, regarding the 
November 8 minutes should have been that the grade 
on Baptist Road east of Gleneagle “cannot not be 
corrected” instead of “cannot not be altered.” The 
maximum grade between Desiree and Tari is about 
10 percent. The current design for Baptist Road calls 
for that maximum grade to be reduced to about 9.5 
percent but it will still far exceed the county’s recom-
mendation of a maximum grade of 5 percent on major 
arterial roads. With these corrections, the minutes of 
the April 11 meeting were unanimously approved. 
Financial matters were deferred, as BRRTA Manager 
Connor Shepherd was late to arrive. 

County planning department report
Carl Schueler, assistant director of the El Paso County 
Planning Department, reported on county planning 
and development activities: 
• Judge Thomas Kane ruled against an appeal by 

residents of the board of county commissioners’ 
approval of the Forest Lakes rezoning and 
preliminary plan. The judge’s ruling holds 
BRRTA harmless in any future litigation.

• The Planned Unit Development (PUD) rezoning 
of Struthers Ranch was approved by the Board of 
County Commissioners (BOCC).

• Hay Creek Ranch, southwest of Forest Lakes, 
has not yet been annexed by BRRTA but will be. 
Shepherd, now present, asked BRRTA to formally 
request county GPS maps to accurately plot and 
legally describe the property to be annexed by the 
Authority.

• Wal-Mart has submitted an updated proposal 
showing a larger 203,000 square foot store. 
Because of its larger footprint, one satellite retail 
lot has been deleted, although the gas station 
remains. Schueler noted that the property west of 
the centerline of Jackson Creek Parkway on the 
west side of the store is owned by the Colorado 
Department of Transportation (CDOT). That 
property lies within the Town of Monument. 
Similarly, the property north of the centerline of 
Baptist Road north of the proposed Wal-Mart is 
also within the town boundaries. 

• Schueler showed a new plan for Baptist Road 
with up to seven lanes to address the expected 
increase in congestion. Improvements were 
identified as those to be paid for by the developer 
of the Monument Marketplace and those to be 
paid for by the Wal-Mart Public Improvement 
Corporation (PIC). Schueler said the PIC will 
not participate in the improvement to the Baptist 
Road interchange but may pay for an extra lane 
to be built in the eastbound direction from the 
northbound I-25 exit ramp to Jackson Creek 
Parkway. Schueler added that the PIC would 

not pay for mouse habitat to offset that 
needed to add the lane. CDOT owns the 
mouse habitat south of Baptist Road 
that would be affected and is opposed 
to providing habitat mitigation for the 
project. 
• Schueler reported that the 
Monument Board of Trustees approved 
the Monument Marketplace. He noted 
that the Triview Metropolitan District 
has assumed full cost responsibility for 
infrastructure improvements including 
extending Jackson Creek Parkway 
from Baptist Road to Higby Road and 
extending Leather Chaps Road to the 
Parkway. The town is considering 
how much sales tax revenue from 
the Marketplace to give to Triview 
to help with road construction costs. 
He added that the Marketplace will 
add significant traffic to Baptist Road 
and other roads in the area including 
Highway 105 and the associated I-25 
interchange.

Department of Transportation Report
Andre Brackin of El Paso County Department of 
Transportation briefed the board next.
• BRRTA needs to clear the Baptist Road corridor 

to allow the developers to implement their 
construction plans by obtaining right-of-way 
access, utility relocations, and environmental 
evaluations that may be needed if federal funding 
is sought. 

• CLC Associates, design consultant for the 
Monument Marketplace and Wal-Mart projects, 
may do some environmental mitigation work but 
not all that is required of BRRTA, hence BRRTA 
needs to hire its own environmental consultant 
and a primary engineering consultant to 
coordinate the efforts of all the various developer 
consultants 

• Wal-Mart will be doing a number of 
improvements, though less than originally 
thought. Wal-Mart will design Baptist Road from 
Leather Chaps west to Jackson Creek Parkway 
and Jackson Creek Parkway south of Baptist Road 
to the Struthers Ranch parcel. The latter requires 
Wal-Mart’s consultants to obtain right-of-way 
access from the Struthers Ranch landowner.

• The Wal-Mart PIC will not pay for construction 
of the bridge in Struthers Ranch. Glenn asked, 
“Then who is going to do it?” Although no 
answer was given at this meeting, in prior 
meetings, county administrator Terry Harris said 
the county would pay for it. The bridge would 
span mouse habitat. The cost has been estimated 
at $1 million to $2 million.

• Brackin said CLC is doing a right-of-way study 
for the four-lane section of Jackson Creek 
Parkway south of Baptist Road. The county 
has 60 feet of right-of-way but needs to buy 
another 22 feet. Brackin said this would require 
condemnation of private property of landowners 
in Chaparral Hills. 

• CLC has done three right-of-way studies on 
Struthers Road and they are doing a study on 
cut and fill slopes to change the grade of Baptist 
Road up to Leather Chaps. Glenn asked if CLC 
was looking at utility relocation and if BRRTA 
was going to have to do right-of-way studies for 
Baptist Road east of Leather Chaps. Brackin 
replied yes to both questions. 

Baptist Road design contract
Brackin continued:
• Although BRRTA’s design consultant Loris and 

Associates was originally tasked to evaluate 
all potential Baptist Road improvements, 
other consultants such as CLC are providing 
information on some of the improvements, 
to satisfy a variety of clients and government 
agencies. This evolution would normally require 
a new request for proposal (RFP), not limited to 
Loris. County commissioner Chuck Brown asked 
if there was any advantage to getting a different 
contractor than Loris. Brackin said the project 
would fall behind due to the time needed for RFP 
process. Brown asked Schueler about the timing 
of Wal-Mart issues to be presented to the BOCC. 
Schueler said it might be possible for the county 
planning commission to hold a hearing on Wal-
Mart August 26. He said October was about the 
earliest the BOCC might hold a hearing on the 
project. Schueler said the earliest possible timing 
for a building permit would May 2004.

• Glenn asked if Loris had “deciphered who owns 
all the affected property?” Brackin said yes to 
some extent, but that a right-of-way agent would 
need to be hired. He said that surveying the 
property and generating the legal descriptions 
would take from six to twelve months. Glenn 
asked if Loris was working on that. Brackin 
replied that they were, through a variety of agents 
who have the appropriate topographical data and 
planometrics to be integrated into the design. 
Glenn asked who chooses the subcontractors. 
Brackin said it would be Loris if their contract is 

BRRTA meeting July 25
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extended as prime or it could be the right-of-way agent if 
BRRTA designated the latter as the prime. Glenn asked 
when this type of work would be done east of Leather 
Chaps. Brackin said it depends on Wal-Mart’s proposal 
sequencing. 

• Konarski asked “Why not have Wal-Mart’s consultant 
do all of Baptist Road east of Jackson Creek Parkway 
and bill back to BRRTA for it?” Brackin said that Wal-
Mart was not interested in doing that. He added that CLC 
might be interested in doing the work east of Leather 
Chaps directly for BRRTA. Glenn asked about the timing 
for an RFP for this part of the work compared to simply 
extending Loris’s contract. Brackin said about 8 weeks, 
but perhaps as few as 5 if the RFP process was accelerated 
and focused. He noted that this decision is the critical 
path for accomplishing that part of the road construction. 
Glenn asked James Hunsaker from Grimshaw & Harring, 
BRRTA’s attorney, if they should hire Loris for Phase II 
or do an RFP. Hunsaker said they could not hire anyone 
other than Loris without undergoing an RFP process. 

• Glenn said he preferred an RFP process because he was 
not too happy with Loris. Brown thought Loris was doing 
fine. A motion to have Loris do some right-of-way work 
on a contract extension received a 3-2 vote with Konarski 
and Bensberg voting no. Glenn asked for a motion for an 
RFP for the rest of the work being currently considered. 
Brown reiterated that Loris has designed much of the 
work already, they had done the work properly, and there 
was no reason for 
delay. The motion to 
make an RFP passed 
4-1, Brown voting no. 
Konarski directed the 
staff to get the RFP 
done in one month. 
Payment of bills

Despite some confusion 
regarding which amounts 
applied to which change 
requests from Loris, 
payment of all bills was 
unanimously approved. 

New accountant se-
lected

At the April meeting, 
Konarski asked that a lo-
cal auditor be selected to 
replace Clifton/Gunder-
son, the parent company 
of Shepherd’s employer, 
and only BKD responded 
to the RFP. They were 
unanimously approved. 
Shepherd then noted 
that Clifton/Gunderson 
had prepared the second 
quarter financial report 
despite not having a con-
tract.

Creekside Middle 
School fee dispute

Hunsaker said there had 
been no meaningful 
discussions or progress 
in the past year on the 
dispute with the Lewis-
Palmer School District 
over BRRTA’s claim for 
payment of a $60,000 to 
$100,000 fee for Creek-
side Middle School. Wil-
liams offered to conduct 
a one-on-one discussion 
with someone from the 
school district, but said 
the settlement would have 
to be considered at a pub-
lic meeting. Brown said 
that no one member could 
speak for BRRTA. Konar-
ski said a lower fee should 
be proposed as a basis for 
discussion. Brown replied 
that he did not know these 

people or their position and that he did not want to be put in 
a box by Konarski’s proposal. Bensberg suggested they all 
get together to work out a compromise. Shepherd said they 
needed to get it done soon so the outgoing school district su-
perintendent and incoming superintendent could both partici-
pate for continuity. Glenn said he was disappointed the school 
district had avoided payment for a full year.

The meeting adjourned at 2:46 p.m. 
**********

The next meeting of the BRRTA board of directors will be 
Friday, Oct. 10, 1:30 p.m., Monument Town Hall, 166 2nd St. 

Articles on prior Baptist Road-related meetings are post-
ed at www.ourcommunitynews.org/top_stories.htm#baptist. 
There is also background info at http://adm.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, contact:
• Peter Loris, Loris and Associates, (303) 444-2013 x20, 

Some information has also been posted at www.lorisanda
ssociates.com/pages/proadbapt.htm

• Conner Shepherd, BRRTA Project Manager, (303) 779-
4525, connershepherd@cliftoncpa.com,

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

BRRTA (Continued from page 18)

Fall Tri-Lakes Programs 
Gymnastics Classes 

Classes Begin the Week of September 8th 
Instructor Nancy Spielkamp is a member of U.S.A. Gymnastics National Coaching staff at 
the Olympic Training Center. She has worked with Olympians and National Team members 
since 1976. She currently holds coaching credentials and safety certifications that allow 
her to coach at National and International camps and clinics and allow her on the floor at 
major competitions. She also brings a strong background in dance to her coaching. She is 
a past faculty member of Colorado State Ballet. 

Children's Classes 
Parents and visitors will be allowed to view 
their children in the first class of every month.

Mom & Me Ages 2-3 Bring your toddler and learn 
together: Balance, flexibility, coordination, and fun.  
� Wednesdays, 9:45-10:30 AM, 12 weeks starting Sept. 10

Pre-School Movement & Tumbling Ages 3-5 Class size: 
Minimum 6, Maximum 12. These classes will raise your 
child's level of fitness and apply it to Pre-Gymnastics. 
They will learn pre-tumbling skills while gaining strength, 
flexibility, balance, and improving their motor skills. 
Apparatus (balls, jump ropes, and ribbons) will be used 
in some classes to improve coordination and attention 
span.   
� Mondays, 3:15-4:00 PM, 12 weeks starting Sept. 8 
� Wednesdays, 9:00-9:45 AM, 12 weeks starting Sept. 10 

Pre-Gymnastics Ages 5-6 For those moving up from Pre-
School Movement & Tumbling or those new to 
gymnastics, here's a chance to learn the foundation 
skills needed to be an accomplished gymnast. 
� Wednesdays, 5:15-6:00 PM, 12 weeks starting Sept. 10

Gymnastics I Ages 6-10 A great place to start! This 
beginning level class is for students new to gymnastics 
or those moving up from Pre-Gymnastics. All of the 
basics of floor exercises and balance beam will be 
covered. 
� Mondays, 4:00-5:00 PM, 12 weeks starting Sept. 8 

Gymnastics II Ages 7-10 For Girls Only. This class is NOT 
for beginners. It is designed for the young gymnast who 
has had 2 years of gymnastics classes - or more. Skill 
level will be Intermediate and above. 
� Wednesdays, 4:15-5:15 PM, 12 weeks starting Sept. 10

Gymnastics III Ages 8-12 For Girls Only. This class is for 
students who have had more than 2 years of 
Gymnastics. We will be working at an Intermediate level 
on Balance Beam and Floor Exercise. 
� Mondays, 5:00-6:00 PM, 12 weeks starting Sept. 8

Shape Up with Nancy! 
Adult Classes 

Cardio Sculpt This class includes a complete warm up, 
30 to 40 minutes of conditioning and resistance work 
that will raise your heart rate for the aerobic benefit 
and conclude with a floor stretch based on Pilates 
work. Please bring a floor mat and hand weights (some 
weights are available). 
� Tuesdays, 9:00-10:00 AM, Session starts Sept. 9 

Super Abs/Super Glutes Attack those problem areas! 
Class includes warm-up, extensive floor work on 
abdominal and gluteus muscles, resistance bands and 
stretching and legwork is also included. 
� Thursdays, 9:00-10:00 AM, Session starts Sept. 11 

For Registration Information, 
please call 488-2693

All classes are taught at the 
Woodmoor Barn 

1691 Woodmoor Drive 
(Across from Lewis-Palmer Middle School) 
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By John Heiser
The Triview Metropolitan District Board of Di-
rectors held its regular meeting July 23. It was 
announced that director Jim Perry resigned due 
to heavy workload with his commercial real estate 
business and health issues. G. B. “Steve” Stephen-
son, a resident of the Heights at Jackson Creek, was 
unanimously appointed to fill the vacancy. His po-
sition, along with the positions occupied by Kathy 
Walters and Gary Walters, will be up for election in 
April 2004.

Stephenson likened the appointment to the 
rush he got, “Hitting a hole in one yesterday after 
56 years playing golf.”

Monument planning department report
Ron Simpson, manager of the district, read the fol-
lowing highlights from a written report from Mike 
Davenport, Monument assistant town manager and 
town planner:
• On July 21, the board of trustees approved the 

Third Amended Development and Rezoning 
plan for Regency Park.

• Also on July 21, the board of trustees approved 
the final PD site plan for the Monument 
Marketplace.

• The planning commission will hold a work 
session and hearing Aug. 13 on the update to 

the Monument comprehensive plan. Simpson 
said, “Ninety percent of the changes we 
requested are in the comp plan.”

2002 audit
Jim Thieme, accountant for the district, and audi-
tor Jim Giblin, a CPA with Hoelting and Company, 
presented a summary of the audit of the district 
for the calendar year ending Dec. 31, 2002, and 
compared the results with those for 2001. Some 
highlights:
• Total district debt increased from $21 million 

at the end of 2001 to $24.1 million at the end of 
2002. Of the $3.1 million increase, there were 
$570,826 in supplemental bonds, $1.7 million 
in advances from the developer, and $802,903 
in unpaid interest. 

• Water and Wastewater Fund revenues declined 
from $1.8 million in 2001 to $1.6 million in 
2002, attributable to a $450,150 reduction in 
tap fees due to slowing housing starts. This led 
to a net loss for the fund of $796,904 in 2002, 
versus a loss of $468,633 in 2001.

• The General Fund declined from $343,816 at 
the end of 2001 to $53,774 at the end of 2002.

• The value of General Fixed Assets increased 
from $5.4 million at the end of 2001 to $6.4 
million at the end of 2002.

Giblin remarked, “For a small dis-
trict, the numbers are big.”

Parkway design
Rick Blevins, construction manager 
for Jackson Creek Land Company 
and Vision Development, reported 
that the design of Jackson Creek 
Parkway from Baptist Road north 
to Higby Road is nearing comple-
tion. Within the next few weeks, 
the district will advertise for bids to 
construct the road.

Phase G financing plan
The roadway, water, wastewater, 
reuse water, and drainage improve-
ments associated with the Market-
place project are collectively labeled 
Phase G. 

Pete Susemihl, attorney for the 
district, reported that an arrange-
ment regarding Phase G financing 
has been reached with Tim and Tom 
Phelan, principals in Colorado Struc-
tures, Jackson Creek Land Company, 
Vision Development, and Centre De-
velopment and the primary holders 

of the existing debt. Susemihl 
said the property tax mill levy 
cap on the new bonds will be 54 
mills. He said the existing bonds 
held by the Phelans will be sub-
ordinated to the new debt and the 
repayment plan will be capped 
at 25 mills, unless the district 
runs into financial difficulty 
and the Phelans have to provide 
additional funding to pay for op-
erations and maintenance. In that 
case, the cap would rise to about 
32.5 mills to offset reductions in 
assessed values imposed by the 
Gallagher Amendment.

Sam Sharp, vice president 
of Kirkpatrick Pettis, a Denver 
bond agent, added that of the 
proposed $15 million Phase G 
bond issue, the proceeds will be 
about $11.5 million. The remain-
ing $3.5 million will go to bond 
agent and attorney fees and other 

costs associated with selling the bonds.
As to the question of how much will be used 

for infrastructure and how much will be used to 
retire old high-interest bonds, Blevins said, “We 
will put infrastructure up for one user.” Susemihl 
added, “We will agree among ourselves that if no 
additional user appears, we will ask for an amend-
ment to pay debt.”

That raised the question of what would happen 
if another user appeared just after the decision was 
made to use the remaining money to pay off the 
old debt. Citing the lead time to obtain additional 
funding, Stephenson said, “It seems to me you 
shoot yourself in the foot.” Blevins replied that in 
that circumstance, the Phelans would probably be 
willing to issue additional debt.

Stephenson asked how close the district is to its 
maximum capacity for bonded indebtedness. Sharp 
said, “We are pretty much maxing your capacity 
now.” Sharp added that the district would have to 
see increased assessed property values to issue ad-
ditional debt.

Director Martha Gurnick likened the district’s 
delicate balancing act carrying this much debt to 
“…a seal with a ball on his nose.”

Sharp said the current rate is about 1.5 percent 
on 30-year bonds, with an annually adjustable rate. 
He said the five-year fixed rate on 30-year bonds is 
about 3.5 percent. Sharp acknowledged that rates 
are likely to be higher in the future.

Blevins said the Phelans think the district 
should opt for the one-year adjustable debt. That 
would reduce the debt service by about $300,000 
per year at first. That reduction in interest payments 
on the new debt would be available to put toward 
accrued interest on the old high-interest bonds. 
Blevins added, “Cash flows will be higher further 
out where the debt service increases.” Sharp added, 
“Rates are unlikely to go up that much.” Director 
Linda Jones was skeptical saying, “Nobody would 
have predicted what has happened [to interest 
rates].”

Sharp said that the initial term would be picked 
to synchronize the bond cycle with the board’s cal-
endar year mill levy setting cycle. 

The board voted unanimously to proceed with 
the bond issue and set the initial term to coincide 
with the end of 2003.

District engineer’s report
Chuck Ritter, district engineer from Nolte, reported 
on discussions regarding the sewer line to serve the 
Marketplace. He said the goal is to avoid having 
to redo the sewer line when the interchange is re-
worked. The line will be buried 3 to 4 feet deep. 
Simpson added that care must be taken to avoid the 
fiber optic cable along the Struthers frontage road. 
Ritter commented that plans for constructing the 
portion in Baptist Road are complicated. 

Ritter reported on the flow analysis for fire-
fighting water for the Marketplace. He noted that 
CLC’s design that calls for a 12-inch looped line 
should be more than adequate.

Wal-Mart Status

Simpson said a revised letter has been submitted 
regarding the district’s water availability. He said 
no waiver of the county’s 300-year rule will be re-
quired for Wal-Mart. 

Simpson said that based on discussions with 
the county, it appears the required changes to Bap-
tist Road where it crosses Jackson Creek can be 
done within the existing right-of-way. He said that 
mouse habitat mitigation remains an issue.

Blevins added that the Colorado Department 
of Transportation (CDOT) has purchased land for 
mouse habitat mitigation. He said, “The question is, 
Will they allow us to use that part of their permit? 

Stephenson joins Triview board

Progressive Nutritional Care for:Progressive Nutritional Care for:

Margo Gasta, Margo Gasta, MS, RD, CCNMS, RD, CCN
Registered Dietitian & Wellness ProfessionalRegistered Dietitian & Wellness Professional

719.331.5067719.331.5067

• Fibromyalgia, chronic fatigue, Fibromyalgia, chronic fatigue, 
and autoand auto--immune conditionsimmune conditions

• Eating disorders and Eating disorders and 
weightweight--related issuesrelated issues

• Intestinal problemsIntestinal problems
• Mood dMood disorders/ADHDisorders/ADHD
• Weight Loss Weight Loss 
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If not then we must amend the district’s 404 permit, 
which will take nine months to a year.”

Marketplace Status
Blevins announced that Home Depot has signed 
as the first major Marketplace tenant. It plans to 
occupy the 102,000-square-foot pad on the south 
side of the site. Susemihl added, “Home Depot isn’t 
going to sit out there by itself for long.”

Blevins reported that the Monument Board of 
Trustees approved the Marketplace final PD site 
plan on July 21. He noted some major conditions of 
the approval:
• Expansion of Baptist Road from Jackson Creek 

Parkway to I-25 including the crossing of 
Jackson Creek.

• Improved roadway connections to the 
properties on the south side of the site.

• Improvements in the slopes and height 
difference compared to the properties to the 
south.

He added that construction of Home Depot is ex-
pected to start in September.

Monument participation 
in parkway costs

Simpson reported that he made a presentation to the 
Monument Board of Trustees, seeking participation 
in the cost of constructing Jackson Creek Parkway. 
The trustees requested a financial analysis. Simp-
son distributed copies of his analysis that will be 
discussed at the Monument board meeting Aug. 4. 

The analysis was based on an estimated cost 
for the parkway of $4.25 million, with Monument 
rebating $2 million in sales tax revenue over eight 
to 15 years to help defray the costs. 

Half the scenarios in the analysis looked at 
Home Depot being the only Marketplace tenant. 
The other half assumed complete build-out of all 
658,000 square feet of the Marketplace. Total sales 
at Home Depot were assumed to peak at $20 mil-
lion per year after four years. Total annual sales for 
the entire Marketplace were assumed to peak at $42 
million after eight years. In each case, the revenues 
were projected to decline somewhat after 15 years 
due to new development and competition. 

The current agreement with the town calls for 
the 3 percent local sales tax to be split equally be-
tween the town and the district. Simpson suggested 
that a split in which the town keeps 0.25 percent 
or 0.5 percent to cover administrative costs would 
be best. Triview would then get 2.75 percent or 2.5 
percent. Simpson added, “This is not money out 
of their budget. It is new money they haven’t seen 
yet.” 

As to why the town would agree, Susemihl 
said, “We can say to them, ‘You can stick at 11⁄2 
percent and we might sit and not do the parkway.’” 
Simpson said, “We are going to do it regardless.”

Well D7
Simpson reported that two bids were received to 
drill Denver aquifer well D7 needed for Myles 
Grant’s Jackson Creek Filing 5 project. The cost is 
to be paid by the Public Facilities Authority (PFA) 
formed for the project. The board unanimously ap-
proved the bid by Hinkle for $150,624.

Wastewater Treatment Plant Expansion
Simpson reported that Dana Duthie, manager of 
the Donala water and sanitation district that serves 
Gleneagle, has approached Colorado Springs Utili-
ties (CSU) about connecting to the city’s planned 
new north side wastewater treatment plant. If that 
is approved by the city, Simpson said, Triview 
could buy Donala’s interest in the current treatment 
plant south of Baptist Road for about $1.3 million. 
He said that would mean expansion of the current 
jointly owned plant could be deferred for eight to 10 
years. He said if Duthie’s proposal is rejected, “We 
need to start [the design of the expansion] yester-
day” and construction would need to start in 2005. 
[Subsequent to this meeting, OCN learned from 

Duthie that the Donala district has decided not to 
pursue connecting to CSU’s new wastewater treat-
ment plant at this time due to the prohibitive cost. 

New Water Rates
The board approved a request from Dale Hill, ad-
ministrator for the district, to base 
sewer charges for new customers on 
the district average water usage.

Public Input
Jackson Creek resident Phillip 
Beaudoin asked how Baptist Road 
improvements are being funded. 
Susemihl replied that they will be 
paid for by the Wal-Mart Public 
Improvement Corporation (PIC) 
and CDOT. CDOT has announced 
they will not have funds for this 
project until 2008 at the earliest. 
The PIC will not have funds unless 
the county approves the Wal-Mart 
project. Susemihl omitted mention 
of Baptist Road funding by the dis-
trict, although that 
has been implied in 
Marketplace presen-
tations.

 Beaudoin asked 
about the board’s 
decision to accept a 
halving of the dis-
trict’s share of the 
PIC retail sales fee. 
Susemihl replied, 
“We were hoping to 
get more, but there 
was no agreement.”

Beaudoin asked 
whether the district 
might have more 
leverage if the Wal-
Mart were a tenant 
of the Marketplace. 
Susemihl replied, 
“It is too late for 
that.”

Jackson Creek 
resident Sonja Be-
audoin said, “We 
are very pleased 
that Steve Ste-
phenson joined the 
board.” 

**********
The Triview Met-
ropolitan District 
Board of Directors 
normally meets on 
the fourth Wednes-
day of each month, 
4:30 p.m., at the 
district offices, 174 
N. Washington St. 

The next meeting will be held Aug. 27. For further 
information, contact the Triview Metropolitan Dis-
trict at 488-6868.

NEW Party Plan Company
• Ground Floor Opportunity
• Superior Quality Products

− Home Décor
− Kitchen
− Gardening
...and more!

• No inventory
• No delivery
• 100% Money-back Guarantee
• Great Royalty Checks
• Exceptional Advancement 

Opportunities

BE AMONG THE FIRST TO CALL!
Candice Moriarty

Independent Consultant
719-488-9741 / 719-321-8239
candicemoriarty@adelphia.net

Or visit: www.southernlivingathome.com/candicemoriarty

Riding Lessons
High Point Academy provides
equine-assisted therapy for children 
and adults with physical, cognitive 
and learning disabilities. Able-bodied
lessons also given.

(303) 663-8424 ~ 7505 E. Palmer Divide Rd. (1 mi. east of Hwy 83) 
www.pinecreekfoundation.org

NEED MORE ROOM?

LET'S FINISH THAT BASEMENT!

CALL

(719) 481-0312
Licensed                                           Insured

TRIVIEW (Continued from page 20)
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By Chris Pollard
The major item of interest for the Woodmoor 
Improvement Association (WIA) was, again, dis-
cussion of the Walters property and the proposed 
development of the southwest corner of Woodmoor 
Drive, just east of Lewis-Palmer Middle School. 
Around 80 people showed up to a WIA town meet-
ing July 10 and were led through the details of the 
proposal by representatives of the landscape archi-
tects, developer, and builder, Pulte Homes.

The proposed houses provoked some disagree-
ment in terms. While the zoning is for multifamily, 
which implies occupants in the same building liv-
ing over one another, the actual homes proposed are 
terraced, attached, or row-type homes—sharing a 
common wall but not living over each other. The 
homes would be between 1,100 and 1,600 square 
feet in two types: one with two levels and the 
other with three. Drawings and pictures of similar 
houses that had been built elsewhere were shown 

but caused some confusion because the builder 
said that in reality the finishes would be different 
and the three-level version would actually be par-
tially buried to comply with WIA rules. The houses 
would be constructed in rows of between three and 
five houses. Drawings and plans of the layout and 
appearance were shown but again caused confusion 
because the layout was not firm and the overall ap-
pearance used the pictures of houses from another 
area and did not show the promised berms around 
them.

The developer went to some effort to point out 
that the alternative to this development—which re-
serves most of the land, about 130 acres, for green 
space adjacent to other WIA lots—would have 
been to develop all the land at two houses per acre. 
As it is, the conservation easement that is proposed 
for the open space will allow some input from the 
neighbors and residents of the new development.

The builder was still working on the proposed 
appearance of the homes, so it was difficult to 
judge what the final “look” will be. Because of 
WIA rules, the roof lines and sides had to be 
“broken up” so there were different textures and 
surfaces. Negotiations are ongoing as to how much 
the buildings can be sunk into the ground because 
WIA rules restrict grading. In order to screen the 
homes from the surrounding area, it was proposed 
that a berm roughly 6 feet high and 25 feet wide be 
constructed. As noted before, there were no render-
ings of the berm or the trees that might potentially 
be on it. Another contradiction regarded parking 
spaces: County rules require 100 more spaces than 
the WIA requires, when for aesthetics and solar 

heating considerations it would be desirable to have 
less.

When it came time for questions, the atmo-
sphere turned somewhat tense. Many neighbors 
are concerned about the traffic and the number of 
houses. In real terms, the number of units would 
be roughly similar if the whole of the land had 
been developed as standard single-family homes, 
increasing the total for the whole area by more than 
50 percent.

More specific concerns were over the density 
in the small areas immediately adjacent to current 
Woodmoor homes. It was not clear whether or not 
the plans were for smaller units to be placed there. 
Another issue was whether over time, once the first 
owners had moved on, the units would be turned 
into rental homes. 

Reassurances were given as to the quality of 
construction, the roofing (which would conform 
to WIA standards), and exterior surfaces, which 
would be of masonry and Hardiplank, a very du-
rable fiber cement siding.

Reassurances were also given about lighting. 
In some respects, the developers are governed by 
county rules but say they are doing their best to 
reduce lighting by clustering the homes with the 
roads on the inside. Porch lights would be individu-
ally switched, and the only required lighting would 
be for the mailbox clusters.

The next step is for more complete plans to be 
presented to the WIA Architectural Control Com-
mittee, which must approve certain aspects of the 
development before the project can proceed to the 
county planning commission.

WIA reviewed Walters multifamily project July 10

By Jim Kendrick
About 50 area residents met with representatives 
from Classic Communities on July 28 to discuss 
the proposed Flying Horse Ranch project. The 
project is proposed to be built over the next 10 
years on 1,565 acres west of Highway 83 and south 
of Northgate Road to the Pikes Peak Community 
College campus. Hosted by the Abert Estates Home 

Owners Association (AEHOA), Classic Communi-
ties listed changes in the plan since a similar pre-
sentation on May 15, 2002. 

The representatives of Classic said most 
changes were driven by the refusal of the Colorado 
Department of Transportation (CDOT) to pay for 
the Powers Boulevard interchange within the par-
cel that is now proposed to include 3,975 dwellings 
housing an estimated 16,000 residents, as well as 
three District 20 schools, business parks, and in-
dustrial zones. Classic said it could not afford to 
build the interchange either. All of the residents 
who spoke opposed the project. The city planning 
commission is expected to hold a hearing on the 
plan Aug. 7.

John Madden, president of AEHOA, introduced 
Drew Balsick, Classic Communities’ vice

president and project manager for Flying Horse 
Ranch; John Maynard, a land planning and land-
scape consultant from N.E.S.; and Bob Tegler, of 
the Colorado Springs Planning Department. Rich-
ard Marciniak, former AEHOA president, spoke 
after the presentations. 

Maynard outlined the latest proposal, which 
increases the number of dwelling units from 3,650 
to 3,975. The land currently carries a county RR-3 
rural residential zoning that requires a 5-acre mini-
mum lot size. Using the existing zoning, a maxi-

mum of around 300 houses would be allowed. 
The 168 acres of “Office/Industrial” across 

from Abert Estates has been reduced to 30 acres 
of “Office” now located on the south side of the 
entrance to the development opposite Abert Way. 
The office/industrial acreage has been replaced 
with 70 acres of “village” designation (700 units) 
and 62 acres of “residential” (190 units). The 16 
acres (305 units) of multifamily dwellings opposite 
and just north of Shoup Road have been eliminated. 
Maynard said the reason for these changes was the 
inadequate access for commercial traffic now that 
there will be no Powers Boulevard exit in the area 
previously planned for industrial use. There will 
also be no access to Powers from within the devel-
opment. Maynard noted that giving up 100 acres 
of Powers Boulevard right-of-way bisecting the 
property was still the primary determinant in de-
veloping the design. Previous Classic efforts, cost-
ing $180,000 over 18 months, were unsuccessful in 
having Powers connection to I-25 rerouted away 
from the project. 

The 229 acres for a private golf course—which 
Marciniak said would require 500,000 gallons of 
water per day—and conference center-resort, and 
the 80-acre K-12 school site are unchanged. Mar-
ciniak said the project’s trail system will connect 

Planning commission Flying Horse Ranch hearing Aug. 7

ElecTech, Inc.
Electrical Contracting
Residential & Commercial

Specializing in small electrical 
projects, service upgrades, 

a/c circuits, hot tubs, remodels.

Larry Bobo, Master Electrician
Over 27 Years Experience

Licensed & Insured

Call  488.2632

Above: Looking from Struthers Road toward the Walters property that is shown as a shaded area in the map below. The high school baseball field is 
on the left. The current multifamily development that will be in the middle of the new one is near the center of the photo. (Photo by Chris Pollard)

(Continued on page 23)
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the New Santa Fe Trail to Black Forest Regional 
Park, but did not say how this would be accom-
plished. Classic will own, operate, and maintain all 
project parks and will create its own metropolitan 
district for that purpose, rather than donate the land 
to the city to maintain. 

In August 2000, Classic submitted an annexa-
tion request to Colorado Springs. Classic does not 
want the land to be annexed unless the zoning is 
changed and their development plan is approved, a 
common developer practice in Colorado Springs. 
Upon annexation, Classic would transfer its water 
rights for all the land to the city. These rights are: 
126 acre-feet from the Dawson aquifer, 1,173 acre-
feet from the Denver aquifer, 608 acre-feet from 
the Arapahoe aquifer, and 446 acre-feet from the 
Laramie-Fox Hills aquifer. The water rightsand the 
property taxes from 16,000 residents are the prima-
ry reasons the city is interested in annexing Flying 
Horse Ranch. The city would provide wastewater 
treatment via the current Las Vegas Street facility. 
Classic proposes buying back the water rights for 
250 to 300 acre-feet (82 million-98 million gallons) 
per year and drilling into the Denver aquifer in or-
der to irrigate the golf course and parks. Marciniak 
noted that this promise is not in writing nor nota-
rized and that the city could change this proposal. 

The area west of Highway 83 and south of 
Northgate Road has been identified as a coopera-
tive planning area between the Black Forest Preser-
vation Plan, the county’s Tri-Lakes Comprehensive 
Plan, and the City of Colorado Springs’ Northgate 
Master Plan. In particular, the Tri-Lakes plan says:

“It is anticipated that development within this 
unit will ultimately include a mix of residential 
densities, some non-residential uses, and significant 
open space…. Higher density and higher profile 
uses should be located between the Powers Boule-
vard alignment and Interstate 25…. Northgate Road 
should be re-aligned and additional buffers should 
be provided to protect the existing rural-residential 

development to the north of Northgate Road…. 
Panoramic views to the Front Range should be 
given special consideration in this area. To protect 
these views, structures should primarily keep a low 
profile and conform to, rather than contrast with, 
the landscape.” 

The first phase of development will be at the 
north end of the project, between the current North-
gate Road and the new straighter Northgate Road, 
to be built straight east of the 90-degree bend in the 
road that currently goes around the steeply-sloped 
Smith Creek drainage. School construction would 
start after the Colorado Springs planning commis-
sion meeting Aug. 7. District 20 needs the middle 
school to be opened next summer and wants the 
elementary school to open six months later. Multi-
family areas will not be developed until the market 
for them rebounds. 

Citizens complained strongly that Maynard’s 
presentation clearly shows that the master plan 
guidelines are not being met. Marciniak stated that 
the desired density transition—from highest at the 
south and west borders to lowest at the north and 
east borders—was still diametrically opposite to 
what Classic has planned. Tegler said that despite 
this, the city planning staff will recommend the 
plan for approval. Marciniak praised the four-lane 
stretch of Highway 83 that Classic proposes build-
ing from Shoup Road to the old Northgate Road 
intersection and the four additional traffic lights 
that will make the highway safer. 

Several citizens said one purpose of the an-
nexation was to have only non-city residents in 
opposition. Tegler said the city planning staff had 
heard the county citizens’ complaints but were still 
recommending the approval of the project. . Many 
citizens told Tegler they didn’t think he was doing 
his job. When asked what would prevent Classic 
from increasing the density for every part of the 
project throughout each successive round of hear-
ings, Tegler replied, “Nothing.” 

Marciniak urged all residents to attend the 

meeting and voice their concerns about the devel-
oper and planner ignoring all three master plans 
and the current zoning, and the failure to enforce 
appropriate density transitions. He said that the an-
nexation was a done deal, no matter what, and that 
citizens needed to focus on demanding reasonable 
modifications to the Classic proposal that conform 
to the master plans’ recommended density transi-
tions. 

For example, Marciniak suggested the focus be 
on the use of 500,000 gallons of water per day by 
the proposed golf course rather than on the fact it 
would be the third in an area where the other two 
golf courses are bankrupt. He said the new plan 
will still have a devastating impact on adjacent 
properties but that residents need to work to re-
duce the plan’s repugnance as much as possible. 
Madden, Balsic, and Tegler had no comment when 
asked directly if this negative effect on neighboring 
property values was inevitable. 

**********
The project is expected to be heard by the Colorado 
Springs planning commission on Aug. 7; however, 
no agenda has been published for themeeting. The 
City Council is tentatively set to hold two hearings 
on the preliminary plan and annexation on Oct. 14 
and Oct. 28. 

Questions and comments on this proposal 
should be sent to
• Bob Tegler, City of Colorado Springs Planning 

Department, 30 S. Nevada, Suite 301, Colorado 
Springs, CO 80903, (719) 385-5905.

• Drew Balsick, Vice President, Classic 
Communities, 6385 Corporate Drive, Suite 
200, Colorado Springs, CO 80919, (719) 592-
9333 dbalsick@classichomes.com.

• John Maynard, Partner, N.E.S., 1040 S. 8th St., 
Suite 201, Colorado Springs, CO 80906, (719) 
471-0073 jmaynard@nescolorado.com.

Information on the original proposal is at http://
www.ourcommunitynews.org/v2n6.htm

By Chris Rasmussen
In the early morning hours of Jan. 17, 1994, 
thousands of residents of southern California 
were shaken from their beds before sunrise by 
the Northridge earthquake. With electric power 
knocked out over wide areas of the Los Angeles ba-
sin, these unwilling early risers were stunned to see 
something in the sky many of them had never seen 
before—STARS! And lots of them. So unusual was 
this that hundreds of people called local emergency 
lines to ask if the sudden brightening of the stars 
had somehow caused the earthquake! Of course, it 
was the earthquake that had turned out the man-
made lights normally beaming up from the ground 
and seemingly turned on the stars.

Here in the Tri-Lakes area, we have not yet 
raised a generation of residents who are unable to 
see the stars above us, but it is easy to see how it 
could happen. Look to the south toward Colorado 
Springs at night—that glow you see in the sky is the 
visible manifestation of light pollution. Look to the 
north and you can see the glow of distant Denver, 
even on seemingly clear nights. With the northward 
advance of development from Colorado Springs 
and growth in the Tri-Lakes area, we are beginning 
to establish the elements that may, slowly but per-
ceptibly, blind us to the stars of the night sky that 
are, at present, readily seen.

Light pollution. What is it? What causes it? 
The answers to these and other questions, and the 
actions we take when we have the answers, will 
determine whether we will continue to enjoy the 
glittering stars and the awe-inspiring Milky Way, 
in view above northern El Paso County.

If there is pollution, there must be a polluter. 
In the case of light pollution, the polluter is, simply 

put, all of us. Not all light contributes to light pol-
lution, but certain types and sources of light are the 
major contributors to that glow above the Springs, 
Denver, and other urban areas in the country and 
around the world. The worst culprit is most often 
streetlights, simply because there are tens of thou-
sands of them lining most streets and highways. 
They quite often light the roads and sidewalks be-
neath and the open air around and above them. This 
characteristic of lamps, glowing in all directions, is 
an important link in the reduction of light pollution 
and will be discussed later in this series.

Another major source of sky glow is parking 
lots, which are numerous and often well-lit. Again, 
the type of light fixtures being used makes all the 
difference. Light that beams out to the sides and 
upward contributes to sky glow and creates glare. 
Illumination of buildings and landscaping by lights 
that beam upward from the ground are inherently 
light polluting unless they are well shielded to pre-
vent beaming in directions other than toward the 
intended target. And we’ve all seen those lamps 
mounted on the sides of commercial or government 
buildings that glow with white intensity all night 
long. Look at them closely and you will see that 
the light from those lamps travels in all directions 
because there is nothing to prevent it; they’re es-
sentially bare bulbs glaring outward from a simple 
box.

Then there is the exterior lighting we have on 
and around our houses—the bare floodlights and 
household bulbs, even decorative carriage lamps 
and sconces we often let burn all night. These also 
contribute their share of sky glow. Multiply the 
lamps on our one little old house by the hundreds 
and thousands of bare lamps on the hundreds and 

thousands of houses in our town, and you can see 
the pollution potential.

The type of lamp used contributes to—or helps 
moderate—the unwanted dispersion of light into 
the sky. Mercury vapor, metal halide, and high pres-
sure sodium vapor lamps—often cheap and always 
bright—are major contributors to the glow if not 
shielded or filtered. Sodium vapor and other types 
often used in streetlights, commercial fixtures, and 
cheap exterior home security lamps also contrib-
ute disproportionately to the sky glow because of 
the particular characteristics of the light they give 
off. On the other hand, there are light sources that 
do not contribute much to the skyward beaming 
because of their less-penetrating, less-glaring at-
tributes. Among the best substitutes for mercury 
vapor and high pressure sodium vapor lamps are, 
for example, low pressure sodium vapor lamps.

Lighting that contributes to the sky glow effect 
are also usually most responsible for glare, that an-
noying and dangerous condition when lights before 
and around us are so bright they overwhelm the 
ability of our eyes to adjust to them. The hazardous 
side effects of glare from badly or improperly po-
sitioned light fixtures contribute to auto accidents 
and to situations in which pedestrians are hit by 
cars; those drivers were partially blinded by overly 
bright lights in the surrounding area, often around 
buildings and parking lots. Use of 150- or 200-
watt bulbs, when 60 watts would suffice, and use 
of light fixtures that point horizontally rather than 
downward toward the ground are common causes 
of glare.

In part 2 of this series, we will explore a rela-
tive of light pollution, something closer to home 
and often much more personal: light trespass.

Light Pollution, Part I

FLYING HORSE RANCH (Continued from page 22)
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Letters to Our Community
Letter Guidelines

Our Community News welcomes letters to the edi-
tor on topics of general interest. The OCN editorial 
board has established a policy that we do not know-
ingly print letters that have appeared in substan-
tially 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 edited for 
length, grammar, and accuracy. Send your letter 

to our_community_news@hotmail.com or mail to 
Our Community News, P.O. Box 1742, Monument, 
Colorado 80132-1742. 

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

When will it all end?
Those of us who pay attention to local govern-
ment and how they use our tax dollars should not 
be surprised by the inefficient use of those dol-
lars by the elected boards and the lack of public 
involvement by voters. 

In this vein, let us review the latest scheme 
by the Board of Trustees for the town of Monu-
ment concerning an unnecessary new Town Hall. 
Taking a page from the El Paso County Board of 
County Commissioners—who thumbed their col-
lective noses at the voting public last November 
when they went ahead with their Jail Expansion 
Scheme (after the voters turned it down at the 
polls)—the Board of Trustees have decided the 
location, scale, and possibly the design for a 
new Town Hall on a piece of property owned by 
another local government, namely the school dis-
trict. Note that anyone giving land to the town of 
Monument under this administration should put a 
reverter clause on the deed, since this administra-
tion likes to give away public property as they did 
with lakefront property last January to a private 
owner—whose political support was instrumental 
in getting most of this Board of Trustees elected. 
Nice payback, or what?

The voting public should ask this question 
of this untrustworthy Board of Trustees: What 
should be the public process for deciding whether 
a new Town Hall is needed, where it should be 
located, and what the design should be? I would 
suggest that what is most needed is to relocate 
the Town Yard out of the residential section of 
the town as a first priority. Next would be a new 
police station. The current Town Hall is sufficient 
for the existing staff and other functions. When 
a large investment will indebt the town over 
many years, the TABOR amendment to the state 
constitution requires a vote of the people who 
have to pay the taxes for such large-scale public 
structures. Further, to garner public support, they 
need to be involved in the process. An example 

of this would be, if the need for these 
public structures can be verified, then 
at a minimum, three viable alternatives 
should be presented. In the case of the 
new Town Hall, these could be: 1.) siting 
this structure east of I-25, 2.) siting this 
structure west of I-25, and 3.) expanding 
the current site.

However, those poor voters who live 
in the Triview Metro District, which is 
known locally as Jackson Creek, have 
not had any past or present participa-
tion in the massive debt increases of 
$4 million during 2001, $6 million in 
2002, and possibly another $12 million 
in 2003. This board has raised the mill 
levy cap to over 50 mills, larger than 
the school district’s. All of this has been 
done without a vote by the voters, who 
should be asking, Under TABOR, is 
this legal?

At the same time, the county com-
missioners are at it again by consider-
ing the latest Wal-Mart application, 
which will create traffic jams along 
Baptist Road. The county has even en-
tered into negotiations with the private 
developers to use public funds to build 
the needed roadways. The plan has 

numerous flaws, but the public needs to ask, Who 
is benefitting by this scheme?

Remember Thomas Jefferson’s words, “The 
price of liberty is eternal vigilance.”
Leon Tenney

Open Letter to the 
Monument Board of Trustees

I have read in the paper that Monument has been 
asked by the Triview Metropolitan District to 
forfeit all or part of the town’s share of sales tax 
revenue derived from the Marketplace to the dis-
trict. I do not blame Triview for asking but I do not 
understand why you would agree to do that. There 
are two basic reasons changing the split in revenue 
with Triview is not in the town’s best interest.

First, do you remember the reason Wal-Mart is 
not within the town limits of Monument? It is be-
cause Triview betrayed a longtime understanding 
with the town that everyone Triview served would 
be within the Monument town limits. Have you for-
gotten that Monument would have derived upwards 
of $1 million per year in sales tax revenue had the 
Wal-Mart store annexed to Monument? Triview 
has not been a good partner to Monument, and it is 
time Monument looks out for its own interest just 
as Triview always has.

Second, I believe the town will need all of 
the revenue from the Marketplace to maintain its 
income level. It is my understanding that Home 
Depot has been signed by the Marketplace to be 
one of the anchors for the center. That is great, but 
has Monument considered the loss in revenue to the 
town if Home Depot comes in? It is my understand-
ing that at this time the town receives 3 percent of 
all sales from the Foxworth-Galbraith lumber yard; 
however, because of the split with Triview, Monu-
ment will receive only 1 1⁄2 percent of the sales from 
Home Depot. Surely you realize that Home Depot 
will not generate all new income. Rather, a large 
percentage of their sales will be at the expense of 
Foxworth-Galbraith. I think there will be very little 
increase, if any, in tax revenue generated from the 
Home Depot because of the split with Triview. By 
giving away the split you are entitled to, I think it is 
possible the town will receive less net revenue from 
the two stores than what it is currently receiving 
from Foxworth-Galbraith alone.

As a developer, I think I have a good grasp 
of all the issues involved, and I can see no rea-
son—given the past history between Triview and 
Monument—why I would even consider sacrificing 
Monument’s share of revenue to Triview. It is not 
in Monument’s best interest to further dilute its 
share of revenue. Monument can best be served by 
keeping its share of the revenue generated by the 
Marketplace to provide the town with an additional 
long-term, adequate tax base.

Triview’s best interest is directly opposed to 
Monuments best interest. By Triview’s past actions 
it has proven it will work against Monument’s inter-
est to serve its own. It is doing the same thing this 
time. If I sat on the Board of Trustees, I would wel-
come the Marketplace to town. I would remember 
who my friends are and who I am representing and 
tell Triview to take a hike. When you consider their 
proposal to increase their split of the shares, do not 
forget: Triview is not Monument’s friend. 
Dale R Turner

719-481-0250 125 Second St.
Historic Downtown 

Monument

Colorado Artist Sharon Schaffner

Save the Date!
Trunk Show 

Saturday, September 6th
10 am - 3 pm
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By Woody Woodworth
The following are some rules-of-thumb suggestions 
for getting your garden through drought conditions 
and the tight watering restrictions many cities and 
towns have had to enact. These ideas are all part 
of good Xeriscape gardening principles and will 
help your garden be much healthier now and in the 
future.
New plantings and their watering requirements
• Very xeric native shrubs/trees will establish 

on potable water irrigation once a week. A 
5-gallon potted xeric shrub or tree generally 
needs 5 gallons of water applied once a week. 

• Most trees, shrubs, and xeric perennials will 
establish on irrigation twice a week. 

• A 10-gallon tree or shrub needs 10 gallons of 
water applied twice a week. 

• Large balled-in-burlap trees need approximately 
20 gallons of water applied twice a week. Sandy 
soils may require extra amounts of water. 

• Most perennials will need 1 to 2 gallons of 
water applied twice a week. 

To make new plantings water efficient
• Add water-holding 

polymer crystals to 
the soil or growing 
medium.

• Use Vitamin B1 on all 
in-ground and container 
plantings. It takes four 
to eight weeks for 
roots to grow into the 
surrounding soil and 
begin extracting water 
stored in the polymer 
crystals. 

• Prepare the soil with 
ample compost mix and 
other soil improvement 
ingredients, such as 
EKO Compost products 
and Earth Essentials 
amendments.

• Fortify roots with a 
root stimulator or liquid 
seaweed to encourage 
root growth and 
minimize transplanting 
shock. Add to your 
irrigation water two or 
three times at two-week 
intervals. 

• M u l c h 
all your 
p l a n t i n g s . 
Pe r e n n i a l s 
should be 
mulched to 
a depth of 1 
to 2 inches, 
trees and 
shrubs to a 
depth of 3 to 
4 inches. Soil 
Pep and small 
and medium 
bark are good 
examples of 
mulch.

• Create a 
“well” for 
i r r i g a t i o n 
water around 
newly planted 
trees, shrubs, 

or perennials by making a circle of plastic 
edging, rocks, or rings cut from the top of a 
plastic nursery pot. This is highly preferable 
to a ring of soil that washes away or breaks 
down. Fill the well twice when watering, to 
completely saturate the soil and root ball. 

• When using drip systems, be sure at least one 
emitter is placed directly over the root ball. 
Other emitters should be placed off to the sides, 
to moisten the surrounding soil. 

Maintaining established landscapes
• Established landscapes (with the exception 

of Kentucky bluegrass) can be successfully 
maintained with once-a-week watering. If 
restrictions allow, and if necessary, water 
twice. 

• Set drip system timers to thoroughly soak the 
soil once a week instead of running it for a 
short duration many times per week. 

• Mulch all your established plantings. Again, 
perennials should be mulched to a depth of 1 to 
2 inches, trees and shrubs to a depth of 3 to 4 
inches. 

• Water established and mature trees and shrubs 
once every two to three weeks. Use drip 
irrigation or soaker hoses covered by a layer 
of mulch, to apply water most efficiently. Soak 
deeply. 

• Kentucky bluegrass and fescue turf grasses 
will struggle with a once-a-week irrigation. 
A wetting agent sprayed over the lawn can 
improve water penetration. Rent an aerator to 
plug the lawn. Then top-dress with a half-inch 
layer of EKO Compost to mulch the roots. 
Remember that non-native turf lawns use up 
to 75 percent of your landscape’s total water 
needs. Let Kentucky bluegrass die out so it can 
be replaced with native grass in future years. 
Dead bluegrass can have fescue blends planted 
right through it.

Woody Woodworth owns High Country Feed & 
Garden and is a member of Garden Centers of 

Colorado and the Green Industry

High Country Highlights

Gardening Tips for Water Restrictions

Essence @ Tan LinesEssence @ Tan LinesEssence @ Tan LinesEssence @ Tan Lines 
In the Jackson Creek Shopping Center ~1036 W. Baptist Rd. 

487487487487----9895989598959895 (Messages: 487-8401) 

I had this 
problem with my skin.

you know...sun damage� 
large pores...those fine lines. The

texture and clarity just 
weren�t what they used to be

and there were those 
annoying pimples!

I thought I had tried everything. Then my Skin 
Care Professional designed a Jan Marini Skin Care 
Management System just for me. Soon I saw changes 
I never thought were possible. My skin is soft and 
luminous. It�s consistently clear and fresh looking.  

My friends tell me I look years younger. I�ve had 
this skin my whole life but it�s like I�m seeing it again 
for the first time.  

I�m not kidding! These products are unbelievable. 
I never thought my skin could look this good. 

Introductory Prices: 25% OFF faciaIntroductory Prices: 25% OFF faciaIntroductory Prices: 25% OFF faciaIntroductory Prices: 25% OFF facials, peel ls, peel ls, peel ls, peel 
packages, and products until 8/27/03!packages, and products until 8/27/03!packages, and products until 8/27/03!packages, and products until 8/27/03! 
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Between The Covers at the Covered Treasures Bookstore 
Busy Beats Boredom

By Judith Pettibone
The “dog days of summer” not only conjures up 
the panting family pup spread-eagled on the cool-
est surface it can find; but it also speaks to moms 
and dads counting to ten before responding to “I’m 
bored” or to that dreaded “are we there yet?” ques-
tion. Books to the rescue!

I Spy: Extreme Challenger!
Scholastic Press, $13.95
This “book of picture riddles” is well named. Each 
page is a photographically vivid montage with 
a rhymed riddle beneath. When you find all the 
items, you have unraveled the riddle. This is not as 
easy as it sounds. I Spy would make a good group 
or solo activity. For the young ones, there is a boxed 
board book set called Little Learning Box of num-
bers, letters and a toddler edition of I Spy.
DK Eyewitness Books
Dorling Kindersly, $15.96
While not activities book per se, these beautifully 
photographed, encyclopedic explorations of one 
subject is the perfect way to encourage a passion 
or suggest one. The breadth of the series subject 
material is substantial, tackling such diverse topics 
as whales, baseball, media and communications, 
mythology, costumes, cowboys, watercolor and 
weather. For example, in the whale book, one can 
find information on the evolution of the whale, his-
toric information, whale vocalization, descriptions 
of specific whales and much more.
My First Jumbo Book of Letters
Scholastic Press, $9.95
This is a great book for the toddler waiting in a 
doctor’s office or sitting in a car seat. This book 
features sturdy lift-up flaps, touch-and-feels, mov-
able parts, and a pop-up, too. Because it has lots of 
these “to do” activities, it might be nice to have an 

older helper (good sibling activity) at the child’s 
side. The series also includes colors, numbers and 
things that go.
Book of Lists
Scholastic Press, $8.95
What a fun way to play ‘car trivia’. When the “so-
cial director” in the front seat runs out of ideas for 
roadside bingo, tell the back seat crew to open a 
notebook and then reach for the “Book of Lists.” 
Open the book to almost any page and there is 
a built in game. For example, there is a page on 
initials and what they stand for or a page with the 
warmest and coldest states. Each quiz could have 
a winner, perhaps with a prize at the end of the 
trip for the most accomplished “lister.”
All-American Car-I-Oke
$14.95
Do you like to sing but never know the lyrics? Or 
do you try to start a family sing-a-long but the 

kids don’t know the words? Again, 
here is a book to the rescue. Cleverly 

packaged with CD and three songbooks (for the 
‘back seat’, ‘the way back seat’, and the ‘extra edi-
tion for extra singers who don’t feel like sharing’) 
this book puts karaoke in the car. It also comes 
with a manual including extra goodies like chords 
for songs, trivia, additional verses and even a har-
monica lesson (maybe best saved for when you get 
home). Now why didn’t I think of this?
Fun Places to Go with Children in Colorado
2nd Edition, $11.95
By Meitus and Thorn
This family guide will help you find over 300 kid-
friendly destinations including both activities and 
restaurants. A jacket review from the Houston 
Chronicle states: “Rich with specific instructions 
… from Gold Rush Alley at the Keystone Resort 
to the cliff dwellings of the Anasazi in Mesa Verde 
National Park, the authors offer practical and cre-
ative suggestions.” Both authors are editors for the 
Rocky Mountain News and are experienced travel-
ers with small children.
Tours for Free Colorado 2003 
By Jodi Jill, $16.95
This guide highlights over 100 different, unique, 
interesting and free tours in our fabulous state. The 
book is divided into regions, with one devoted to 
Metro Denver. The rest of the state is sectioned into 
geographic quadrants. There would probably be no 
argument as to which tour wins the ‘most unusual’ 
prize … how about the Antique Washing Machine 
Museum in Eaton, Colorado? If you need an activ-
ity for those last few weeks of summer, without 
straining the wallet, this book is a perfect choice.
My Vacation Album
$19.95
This selection is an appealing combination of activ-
ity book and scrapbook. The spiral bound scrap-
book comes with a disposable camera and a glue 
stick. The first two pages ask the owner “all about 
me” questions. Each subsequent page is for pictures 
and memories from a special vacation. This might 
be a great gift for a grandparent to give a grand-
child before a shared time together.

**********
Believing there is a book for every occasion is a 
bookseller’s mantra. This concept seems particu-
larly apt when pondering kids and vacation time. 
Books truly can come to the rescue for both the 
child and the parent. Enjoy this last month of sum-
mer. Those school buses will be rolling before we 
know it.Hot fun in the summertime!

Monument—Sundance Studio
Off Hwy 105—1⁄2 mi. E. of I-25
   8:45 am Tues*
   9:00 am Thurs*
Gleneagle — Family of Christ 
Lutheran Church 675 Baptist Rd.
   9:00 am Mon*, Wed*, Fri*
   6:00 pm Tues, Thurs
   8:30 am Saturday

(*Child care available)

488-5776

50% OFF*

EFT startup or
8-Week Pass
*Good Aug. 9—Sep. 2

Come to our Open House, Sat. Aug. 23

No membership fees. All fitness levels welcome.

Folk Art Gallery
custom framing, artwork, and gifts

Kelly and Lucy McGuire
251 Front Street, Suite 7, Downtown Monument 

719-481-8552  www.lucysfolkartgallery.com
Tue-Fri 10 am - 5:30 pm, Sat 10 am - 2 pm

Let us make your vacation the 
memory it should be!

15% OFF framing of photos 
and souvenirs during August !
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By Bob Pietsch 
As a volunteer Woodmoor Forestry Tree Moni-
tor, I have visited several properties over the 
past few months and must say the overall state 
of health of our trees is not good. The drought 
of the past three to five years is taking its toll. In 
spite of a somewhat moist spring and an occa-
sional rain, moisture content of our trees remains 
well below average for this time of year. We are 
classified as a Red Zone, meaning we live in a 
high-risk fire area. This should be self-evident as 
we drive around and see our overcrowded forest.
 As you might have noticed, there are clusters of 
dead trees throughout Woodmoor and elsewhere. 
For some of those trees along the roads (Highway 
105 in particular), the magnesium chloride sprayed 
during the winter to reduce icing is believed to be the 
culprit. This seems to be a trade-off between win-
ter highway safety and the loss of some trees along 
right-of-ways. I think it is a reasonable trade-off, 
and it is not a case of total destruction of our forests. 
However, the use of magnesium chloride remains a 
controversial subject for some. For those wishing 
more information on the use and effects of mag-
nesium chloride, visit http://www.dot.state.co.us/
Publications/PDFFiles/magchlorideenveffects.pdf. 
I do wish the state and county would get out and 
remove the dead trees along the right-of-ways.
Other situations involve trees that have been in-
fested with dwarf mistletoe for many years. They 
are finally succumbing to this insidious parasite. 
As a parasite, the mistletoe gradually saps the 
strength from infested trees. Combine this with the 
drought and you have seriously stressed trees. And 
if this isn’t enough to kill the trees over time, the 
beetles (both ips and mountain pine) move in to 
finish the job. Add into this equation our over-
grown forest, and we have an almost no-win situ-
ation. For information on dwarf mistletoe, check 
www.ext.colostate.edu/pubs/Garden/02925.

What can we do to minimize the threats to 
our trees? For starters, removal of the dead trees 
should take priority. Fire officials characterize dead 
standing trees as nothing more than “matchsticks” 
waiting for ignition. With the entire Front Range of 
Colorado being second only to Florida in the num-
ber of lightning strikes, it makes sense to get rid of 
those dead trees. That includes taking the stumps 
down to ground level and chipping the slash or 
hauling it to the Black Forest Slash and Mulch site. 

Chip piles should be hauled off or scattered over the 
landscape as mulch.

Thinning of live trees is the most effective 
means of promoting a healthy forest. Many of our 
properties are vastly overgrown with ponderosa 
pines and scrub oak. Thinning reduces the forest 
fuel load and at the same time promotes a healthier 
stand of remaining trees. It is highly recommended 
that closely spaced trees of 4 inches or less in diam-
eter be removed to reduce the fuel load and promote 
the health of remaining trees. They are unlikely to 
grow into healthy trees because of overcrowding 
and competition for water and nutrients. The next 
time you are out on your property, take a look up-
ward. How many trees do you have that are noth-
ing more than sticks with tassels on top? Get rid 
of them! They will never develop into worthwhile 
trees. To properly thin larger trees, determine the 
average tree diameter—measured at chest height, 
in inches—of five to 10 trees. Add to this average 
diameter the number six. The resulting number is 
the recommended average spacing, in feet, between 
trees. (Reference: Colorado State Forest Service 
Pamphlet #116-386.

For those of you with scrub oak growing under 
your decks or along the side of your house, you 
might as well place gasoline-soaked rags against 
your house. They are bad news. Trim them back at 
least 30 feet from your house, limb them up from 
the ground, and trim them down where they can’t 
provide ladder fuel to your pines. 

While over the years the dreaded mountain 
pine beetle has been our major concern, this year 
the lesser-known critter called the ips beetle has 
been occupying center stage. This rascal is usually 
limited to small, newly transplanted trees, slash 
piles, and occasionally a branch or two on larger 
trees. However, because of all the stress factors 
involved, it has chosen to make a major debut this 
year. 

For starters, the IPS beetle becomes active and 
emerges from previously infested trees and slash 
piles when temperatures reach the 50- to 60-degree 
range. This means that the first of the three to four 
generations that occur per season began arriving 
as early as April, maybe even in March. There is 
a four-to-six-week period between generations, 
with overlap between each. In other words, ips 
beetles are a seasonlong threat. They love stressed 
trees, especially those with mistletoe, previous 

lightning strikes, construction damage, etc. Like 
the mountain pine beetle, they carry the blue stain 
fungus that clogs the “arteries” of the tree, result-
ing in the tree’s demise. Of course, their tunneling 
under the bark contributes as well. Symptoms in-
clude isolated branches dying off and/or the upper 
portions of the tree dying. Signs include reddish, 
fine sawdust in the bark crevices. Exit holes of the 
new generation are about the size of the tip end 
of a ballpoint pen. For more information check 
www.ext.colostate.edu/pubs/insect/05558.

As I write this article, the mountain pine beetle 
has begun its annual attack on ponderosa pines. A 
new generation is emerging from trees attacked 
last year. There is one generation of these beetles 
per year, and they will be active into the early fall. 
Be on the lookout for globules of sap—referred to 
as pitch tubes or sometimes characterized as “pop-
corn”—on the trunks of trees, from about chest 
height on up to where the trunk narrows to 4-6 
inches in diameter. Note that because of low mois-
ture content in the trees, you may not see promi-
nent pitch tubes. Prompt removal and disposal of 
infected trees are of paramount importance. Check 
www.ext.colostate.edu/pubs/insect/05528 for more 
information.

A final note about cutting trees during the sum-
mer when the beetles are active. Fresh-cut tree logs 
and green slash will attract beetles. That is why it is 
critically important to get rid of the slash promptly 
and chemically treat the logs if you choose to keep 
them for firewood. 

Additional information is available from the 
following sources: Colorado State Forest Service, 
687-2921; and the CSU Cooperative Extension 
Service, 636-8921. In the meantime folks, take two 
aspirin, drink lots of water, and call me next year. 

Terry L. 
Galloway

(719) 487-3326

www.RealEstateByTerry.com

Angling for all 
your real estate 
needs in the 
TRI-LAKES
AREA!

Kindermusik® with Miss Patty (Patty Evans)
Classes in Black Forest and Gleneagle

pevans@codenet.net

Music and Movement
for

Whole Child Development

Call 495-1970 with questions or to enroll!

(719) 488-0616

Trees, bugs, and stuff

Debbie Sanders, 
longtime Tri-Lakes 
resident and do-
mestic violence 
victims’ advocate, 
was recognized in 
Denver June 14 for 
her concept leading 
to the creation of 
a commemorative 
postage stamp to 
raise money for do-
mestic violence pre-
vention programs. 
The United States 
Postal Service un-
veiled the stamp de-

sign at the ceremony. Sanders’ plan was submitted 
to Senator Ben Nighthorse Campbell in 1999 and 
became a reality with the successful passage of the 
Stamp Out Domestic Violence Stamp Act of 2002. 
Issuance of this semi-postal stamp is scheduled for 
Oct. 13.

The stamp will raise funds for domestic vio-
lence prevention and education programs. The first 
semi-postal stamp was the Breast Cancer Research 
stamp. It raised $8 million. The Postal Service sets 
a special rate of postage that is up to 25 percent 
higher than first-class mail as a voluntary option, 
which the public may use to contribute to funding 
for domestic violence prevention programs. The 
funds realized from the sale will be paid to the 
Department of Justice and distributed to worthy 
programs.

Commitment to combating domestic violence 
has been an ongoing effort for Sanders. Her in-
volvement includes training local emergency per-
sonnel in domestic violence awareness, addressing 
the issues of date rape and teen violence at the local 
high school, and acting as a domestic violence vic-
tims’ advocate with local police departments.

Palmer Lake Police Chief Dale Smith is urging 
all Tri-Lakes residents to purchase the Stop Family 
Violence stamp as a demonstration of their support 
in combating domestic violence.

Sanders’ efforts yield 
commemorative stamp

FOR IMMEDIATE RELEASE Contact: Media Relations
June 16, 2003 202-268-2155

Stamp Release No. 029
www.usps.com

‘STOP FAMILY VIOLENCE’ FUNDRAISING STAMP UNVEILED
Nation’s Third Semipostal to be Issued in November

WASHINGTON — The U.S. Postal Service has 

unveiled the design of a new fundraising stamp supporting 

the national fight against domestic violence.

The Stop Family Violence semipostal was unveiled 

Saturday, June 14, at the Senator Ben Nighthorse 

Campbell Auditorium at the Rita Bass Trauma & 

Education Institute of Denver Health in Denver, Colo. The 

stamp will be issued in November 2003.

The price of the self-adhesive, non-denominated

semipostal stamp will be 45 cents. As a semipostal, it is 

valid for postage at the First-Class first-ounce letter rate in 

effect at the time of purchase, with the difference between the sales price of the stamp 

and the underlying postage consisting of a tax-deductible contribution.

Funds raised in connection with sales of the stamp, net of the Postal Service’s 

reasonable costs, will be transferred to the Department of Health and Human Services in 

accordance with the provisions of the Stamp Out Domestic Violence Act of 2001, which 

was passed by the 107th Congress and signed into law by President George W. Bush on 

Nov. 12, 2001.

“The Stop Family Violence semipostal will allow every American to contribute to a 

nationwide fight against domestic violence,” said Donna Peak, Vice President, Finance, 

Controller, for the Postal Service, who unveiled the stamp. “By using this stamp on their 

cards and letters, our customers will also have an opportunity to bring before the public 

eye a problem that is too often ignored.”
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Black Forest Slash-Mulch Site is open
The Black Forest Slash-Mulch program is a wildfire mitigation and recycling program of the El Paso 
County Solid Waste Management Department. The site accepts slash up to 6 feet in length, with a maxi-
mum diameter of 8 inches. No stumps, roots, lumber, ties, dirt, household trash, or weeds are accepted, 
and all loads must be covered and tied. Hours of operation are 5:30-7:30 p.m. Thursdays, and 8 a.m.-4 
p.m. Saturdays and Sundays, through Sept. 14. Mulch is available on Saturdays from 8 a.m. to 4 p.m. The 
mulch loader fee is $3 per bucket. Those bringing their own tools may load mulch free of charge. A dona-
tion of nonperishable food will be distributed to nonprofit Black Forest organizations.

Palmer Lake offers slash-chipping for residents
Residents of Palmer Lake can have their slash chipped on-site by the town’s new chipper. The cost is $25 
for two hours. Town employees will run the chipper. Slash must be stacked at the roadside with all limbs 
pointing in the same direction. Call the town office at 481-2953 to arrange an appointment.

Storytelling Festival comes to Palmer Lake
The Fifteenth Annual Rocky Mountain Storytelling Festival returns to Palmer Lake on Aug. 1 and 2. The 
activities take place at Palmer Lake Elementary School, with registration at 8 a.m. Participants can enjoy 
workshops over the two days in beginning and advanced storytelling and puppet making. An evening 
concert Aug. 1, from 7:30 to 10 p.m., will feature storytellers Joe Hayes, Lois Burrell, Mark Gardner, and 
Kate Lutz. Participants can pay for individual events. For information, call John Stansfield at (303) 660-
5849 or visit http://carbon.cudenver.edu/~jbowles/festival.html. 

Woodmoor Garage Sale
The All Woodmoor Garage Sale Weekend will be held Friday, Aug. 1 and Saturday, Aug. 2 from 8 a.m. 
to 2 p.m. Garage sale guide maps will be available for shoppers at the WIA office, 1691 Woodmoor Dr., 
and the Prudential Professional Realtors offices, 1860 Woodmoor Dr., Suite 200.

Friends of Nature Adventure Club events
Sat., Aug. 2, 7 a.m.: Summit Pikes Peak from the west side (Craggs). Beautiful trail with wilderness 
views; 7 miles, challenging. 
Sat. Aug 9, 8 a.m.: Pike National Forest Trail 715. This trail has many points of return for those who do 
not want to hike the whole trail. Moderate. 
For information on the hikes, contact Sue Buell (719) 481-2474 or suebuell@earthlink.net.

Old-fashioned Ice Cream Social with Barbershop Singers
The Palmer Lake and Monument Branch Libraries are co-hosting an ice cream social at the Palmer 
Lake Village Green on Friday, Aug. 8, from 3 p.m. to 5 p.m. This free event honors our community’s 
much-valued seniors and features the vocal talents of the Daytime Singers of the America the Beautiful 
Barbershop Chorus.

Tri-Lakes Chamber of Commerce Annual Golf Tournament
The chamber’s annual golf tournament will be on Friday, Aug. 8, 8 a.m., at King’s Deer Golf Club. It’s a 
four-man scramble with a $125 per person entry fee. Proceeds benefit the chamber. If you are interested 
in sponsoring, playing, or helping the committee, please call Lee Kilbourn, 495-1995.

Library Channel airs local program 
Adelphia cable channel 17, the Library Channel, will air “Tri-Lakes Today,” a 30-minute public affairs 
program featuring news and information about the Tri-Lakes area, on Aug. 15 & 16 at 1, 3, 5, 7, and 11 
p.m.

Matt Lang’s 5th Annual Pig Roast
Matt Lang is inviting everyone to his annual open house on Friday, August 15, from 5:30 to 8 p.m. It’s 
happening at the office of MR Lang Investments, 1864 Woodmoor Drive, right across the street from the 
Woodmoor-Monument Fire Station. Matt says, “If you visit one barbecue party this summer, make sure 
it’s this one!” For information, call Matt at 481-0887.

Black Forest Festival
This event features fun for the whole family, Saturday, Aug. 16, from 6:30 a.m.–3 p.m., at Shoup & Black 
Forest Roads. Attractions include a pancake breakfast, parade, all day entertainment, vendor booths & 
flea market, kids games, lunch vendors, & ice cream parlor. For information, call Sherrie or Chuck, 495-
8675.

Masonic Lodge and Eastern Star Open House and Picnic
Families and all guests are welcome to an open house and picnic hosted by Centurian Daylight Lodge No. 
195. This free event will be on Saturday, Aug. 16 from 9 a.m. to 5 p.m. at 18275 Furrow Road in Monu-
ment. Lunch will be at noon. The Lodge will give a scholarship award of $1,000 to a deserving student 
and $100 awards to an outstanding teacher and law enforcement individual. Order of the Eastern Star will 
also present a scholarship award. The award presentations begin at 2 p.m. For information, call Eddie 
Kinney, 481-2750.

Estemere Tour
The Palmer Lake Historical Society has scheduled a guided tour of Estemere, the grand Victorian man-
sion, on Saturday, Aug. 23 at 10 a.m. The first 300 people to arrive will be admitted on the tour. This is a 
great chance to see how Roger and Kim Ward have restored and renovated their landmark estate. It’s also 
an opportunity to meet interesting people–including noted photographer John Fielder, author of Colora-
do, 1870-2000: William Henry Jackson and John Fielder–and hear stories about local history. Numerous 
booths will offer goods and refreshments, including barbecue, homemade baked goods, and the annual 
pie sale. To join the society or for information, phone PLHS President Sam DeFelice at 481-8623.

Tri-Lakes Chamber of Commerce Business Expo coming in September
This year’s business expo, “Expose Your Business,” will be held Tuesday, Sept. 16, at the Pinecrest Event 
Center in Palmer Lake. For information or to reserve a booth, call the chamber at 481-3282.

Handbell ringers needed
The Tri-Lakes Community Handbell Choirs (adult and youth, 5th grade and older) will resume rehearsals 
in September and are in need of more ringers. If you would like to be a part of these great musical teams, 
contact Betty Jenik at 488-3853 or e-mail: ljenik@earthlink.net.

Empty Bowl potters needed
 The Empty Bowl Dinner, a popular fund-raising event in October, needs handmade pottery bowls. Con-
tact Linda Pankratz, 481-3108.

Lions Club in Tri-Lakes
A Lions Club chapter is being formed in the Tri-Lakes area. The Lions Club is a nonprofit service organi-
zation of volunteers who serve their community by providing services such as vision screenings for pre-
schoolers, eye exams and eyeglasses for the needy, sponsoring handicapped campers for the Lions Camp 
in Woodland Park, sponsoring Boy Scout troops, and much more. All of the funds raised by the Lions go 
back into the community. For additional information, call Ralph or Karyl Thies at 488-1201.

Special Events and Notices

The Cleanest Degree

We will customize 
your cleaning needs.

488-6919

Marc lost 50 lbs in 
three months!

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

Deliveries in the Tri-Lakes Area!
Worldwide Service

719•481•2034
Monument Plaza 

481 Highway 105 • Suite 1

Babysitting
Reliable, experienced,

18 year old. 
References available. 

   488-1152 (Gleneagle)

Dining Room Table
Glass Top with 6 Chairs ~ $200

484-0677
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By DeAnn Hiatt Green
 More than 250 people attended the July 25 open-
ing of Wet and Dry, an exhibit at the Tri-Lakes 
Center for the Arts presented by the Pikes Peak 
Pastel Society (PPPS) and the Pikes Peak Wa-
tercolor Society (PPWS). Ninety-eight pieces by 
48 regional artists fi ll the center’s galleries with 
images ranging from fl owers to donkeys and can-
yonlands to cityscapes. 

“This is an incredible group of artists with na-
tional reputations and international connections,” 
says Mariya Zvonkovich, one of the exhibit’s or-
ganizers. “Their work can be found in private and 
public collections across the country.” 

For example, PPWS member Don Van Horn 
took this year’s silver medal at the prestigious 
American Watercolor Society juried show, hung 
at the Salmagundi Club in Manhattan. Tom Ow-
ens is another national award winner from the 
local society. Both artists’ works are displayed 
in this exhibit. Martha Mans, a PPWS exhibitor, 
teaches workshops in Italy. 

“For its size (about 100 members), this is 
a very accomplished group of artists,” says 
Zvonkovich, who is a master pastel artist exhib-
iting in this show and has taught international 
workshops in Mexico.

The PPPS is smaller (about 25 members) but 
growing steadily. Other pastel artists in this show 
are Diane Brewner and Howard Dutzi. 

“We feel extremely fortunate to have such a 
talented group of artists represented in a show at 
our local arts center,” said acting president and 
District 20 art instructor Dennis Phillips. 

 Most works are for sale; prices range from 

$100 to $3,000. The exhibit will remain on display 
through Aug. 22. Gallery hours are noon to 4 p.m. 
Tuesdays through Sundays.

DeAnn Hiatt Green is a freelance writer living 
in Palmer Lake and the head of Shameless Self 
Promotions.

Below: “Flamenco Dancer” by Nancy Baldrica is 
one of the 98 pieces in the “Wet and Dry” exhibit 
at the Tri-Lakes Center for the Arts, on display 
through Aug. 22. (photo by Marshall Clark)

The Society Page: Members gather for ice cream social
By Leon Tenney

The Palmer Lake Historical Society held its annual 
Ice Cream Social on July 20 at the Palmer Lake 
Town Hall. It was a members-only event and fea-
tured Joe Bohler playing old-time favorites on the 
ivories. 

Many of the society’s stalwarts were present, 
including Virgil Watkins, Lola Thompson, Bonnie 
Allen, and George Reese. Apple pie and cherry pie 
were available with the ice cream. The entire group 

listened as Bohler offered his renditions of “Sen-
timental Journey,” “Has Anybody Seen My Gal?” 
and “Somewhere over the Rainbow.” He played 
nonstop for more than an hour without the need of 
printed music. Quite a performance!

It is not too late to join the society and visit some 
old-time mansions in Palmer Lake and the Broad-
moor. You can join at the next event. On Aug. 23, 
the fi rst 300 people to show up at Estemere in Palm-
er Lake will be able to tour the mansion at 10 a.m.. 

Along with the tour are booths featuring the annual 
pie sale and a barbecue. The following month, on 
Sept. 13, the society will visit the Broadmoor. Be-
cause of the limited number of tours, this event will 
be for members only. Nonmembers should sign up 
immediately by calling PLHS president, Sam De-
Felice at 481-8623 or by visiting the Lucretia Vaile 
Museum. You can have a real foot-stomping times 
participating in these society events.

The Quilted CottageThe Quilted Cottage
Your local source for fabrics & sewing supplies

Quilt inspired books, patterns & notions
Fun quilting clasFun quilting classes for all!ses for all!
Stop by for a new class schedule

341 Front Street open:
Historic Monument Village Tues. - Sat.
(719) 481- 4887 10 to 5

Quality Toys @ Affordable Prices
487-1955

155 Jefferson St. 
Historic Downtown Monument

Tue.-Fri 10-5, Sat. 10-4

Tri-Lakes Center for the Arts reduces membership fees
To encourage more participation and include a 
broader segment of the community, the Tri-Lakes 
Center for the Arts (TLCA) has reduced its mem-
bership fee schedule effective July 1. Members 
joining at the higher rates in May and June will 
have their memberships extended for two years.

Individual memberships for singles, students, 
and seniors have been reduced from $15 to $10. 
Family memberships for two or more in the same 
household have been reduced from $40 to $20. Two 
new levels have been added: An artist’s level at $30 

will offer the opportunity to exhibit work in the 
Lucy Owens Gallery; and a gallery and business 
level at $75 is for members who want to support and 
further the mission of the art center. All member-
ship fees include the following: free year-round gal-
lery admission, discounts in the gift shop and for 
special events, invitations to receptions and special 
events, and eligibility for art classes.

 Increasing the membership is part of the cen-
ter’s new business strategy to increase its eligibility 
for corporate and foundation grants and funding. 

“Our goal is to double the center’s membership,” 
says Sandy Kinchen, TLCA membership chair-
man. “But there is a more basic grassroots need, 
too. Once people see how much we offer, they will 
be willing to be more involved by donating their 
time and resources.” 

 Anyone interested in getting membership in-
formation should call the TLCA at 481-0475, or log 
on to the Web site at www.trilakesarts.com.

Wet and Dry exhibit opens at TLCA

Free body product with one 
hour MASSAGE!

283 Washington St. • Monument • 488-9203
Expectations_Sln@Hotmail.com

Day Spa & 
Salon

xpectations

CLASSIC FLOORS CF
DirectYour local dealer for reasonably priced  

carpet, tile, vinyl, hardwood, and counter tops. 
Monument Plaza Shopping Center (Next to the Post Office)

481-3146
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Our Community Calendar
Although we strive for accuracy in these listings, 
you are strongly urged to double-check the time and 
place of any event you wish to attend by calling the 
info number for that event. 

G O V E R N M E N T A L  B O D I E S

• Monument Board of Trustees Meeting, Mon., 
Aug. 4, 5:30 p.m., special workshop meeting; 6:30 
p.m., regular meeting. Monument Town Hall, 166 
2nd St.. Normally meets the first and third Mon. 
each month. Info: 884-8017. 

• El Paso County Water Authority, Wed., Aug. 6, 
9 a.m., 27 E. Vermijo, 3rd Floor Hearing Room. 
Normally meets the first Wed. each month. Info: 
520-6300. 

• Monument Public Works Committee, Wed., 
Aug. 6, 6:30 p.m., Monument Town Hall, 166 
2nd St. Normally meets the first Wed. each month. 
Info: 884-8017 or 481-2954.

• Woodmoor Improvement Association Board 
Meeting, Wed., Aug 6, 7 p.m., Woodmoor Barn, 
1691 Woodmoor Dr. Normally meets the first and 
third Wed. each month. Info: 488-2694 or visit 
www.woodmoor.org. 

• Palmer Lake Town Council Workshop Thu., 
Aug. 7, 7 p.m., Palmer Lake Town Hall, 54 Valley 
Crescent. Normally meets the 1st  Thu. each 
month. Info: 481-2953 or visit www.ci.palmer-
lake.co.us. 

• Larkspur Planning Commission Meeting, Mon. 
Aug.11, 6:30 p.m., Larkspur Town Hall, 9524 
Spruce Mountain Rd. Normally meets the second 
and fourth Mon. each month. Info: 303-681-2324.

• Palmer Lake Planning Commission, Normally 
meets the second and third Wed. each month. 
Palmer Lake Town Hall, 54 Valley Crescent. Info: 
481-2953.

• Palmer Lake Town Council Meeting, Thu., Aug. 
14, 7 p.m., Palmer Lake Town Hall, 54 Valley 
Crescent. Normally meets the 2nd Thu. each 
month. Info: 481-2953 or visit www.ci.palmer-
lake.co.us.  

• Monument Board of Trustees Meeting, Mon., 
Aug. 18, 6:30 p.m., Monument Town Hall, 166 
2nd St. Normally meets the 1st and 3rd Mon. each 
month. Info: 884-8017.     

• El Paso County Planning Commission, Tue., 
Aug. 19, 9 a.m., 27 E. Vermijo, 3rd Floor Hearing 
Room. Normally meets the 3rd Tue. and optionally 
the 4th Tue. each month. Info: 520-6300.

• Monument Parks and Landscape Committee, 
Tue., Aug. 19, 6:30 p.m., Monument Town Hall, 
166 2nd St. Normally meets the 3rd Tue. each 
month. Info: 884-8017.

• Donald Wescott Fire Protection District Board, 
Wed., Aug. 20, 7 p.m., Station #2, 15000 Sun Hills 
Drive. Normally meets the 3rd Wed. each month. 
Info: 488-8680 or 599-4068.

• Woodmoor Improvement Association Board 
Meeting, Wed., Aug. 20, 7 p.m., Woodmoor Barn, 
1691 Woodmoor Dr. Normally meets the 1st and 
3rd Wed. each month. Info: 488-2694 or visit 
www.woodmoor.org. 

• Larkspur Town Council Meeting, Thu., Aug. 
21, 6:30 p.m., Larkspur Town Hall, 9524 Spruce 
Mountain Rd. Normally meets the 3rd Thu. each 
month. Info: 303-681-2324.

• Lewis-Palmer School District 38 Board 
Meeting, Thu., Aug. 21, 7 p.m., Lewis-Palmer 
Administration Building, 2nd and Jefferson. 
Normally meets the 3rd Thu. each month. Info: 
488-4700.

• Tri-Lakes Fire Protection District Board 
Meeting, Thu., Aug. 21, 7 p.m., conference room 
at Tri-Lakes Station 1, 18650 Hwy 105 west of 
Monument near the bowling alley. Normally 
meets the 3rd Thu. each month. Info: 481-2312. 

• El Paso County Planning Commission, Tue., 
Aug. 26, 9 a.m., 27 E. Vermijo, 3rd Floor Hearing 
Room. This hearing will be held only if there are 
more items than can be completed May 20. Info: 
520-6300.

• Larkspur Planning Commission Meeting, Mon., 
Aug. 25, 6:30 p.m., Larkspur Town Hall, 9524 
Spruce Mountain Rd. Normally meets the 2nd and 
4th Mon. each month. Info: 303-681-2324. 

• Woodmoor-Monument Fire Protection District 
Board Meeting, Mon., Aug. 25, 8 a.m., 1855 
Woodmoor Dr. Normally meets the 4th Mon. each 
month. Info: 488-3303 

• Monument Police Advisory Committee, Wed., 
Aug. 27, 6:30 p.m., Monument Town Hall, 166 
2nd St. Normally meets the last Wed. each month. 
Info: 481-2954.

• Triview Metropolitan District Board 
Meeting, Wed., Aug. 27, 4:30 p.m., district office, 
174 North Washington St. Normally meets the 4th 
Wed. each month. Info: 488-6868.

• Monument Board of Trustees Meeting, Mon., 
Sep. 1, 5:30 p.m., special workshop meeting; 6:30 
p.m., regular meeting. Monument Town Hall, 166 
2nd St.. Normally meets the first and third Mon. 
each month. Info: 884-8017. 

• El Paso County Water Authority, Wed., Sep. 3, 
9 a.m., 27 E. Vermijo, 3rd Floor Hearing Room. 
Normally meets the 1st Wed. each month. Info: 
520-6300. 

• Monument Public Works Committee, Wed., 
Sep. 3, 6:30 p.m., Monument Town Hall, 166 2nd 
St. Normally meets the 1st Wed. each month. Info: 
884-8017 or 481-2954. 

• Woodmoor Improvement Association Board 
Meeting, Wed., Sep. 3, 7 p.m., Woodmoor Barn, 
1691 Woodmoor Dr. Normally meets the 1st and 
3rd Wed. each month. Info: 488-2694 or visit 
www.woodmoor.org.

• Palmer Lake Town Council Workshop, Thu., 
Sep. 4, 7 p.m., Palmer Lake Town Hall, 54 Valley 
Crescent. Normally meets the 1st Thu. each month. 
Info: 481-2953 or visit www.ci.palmer-lake.co.us. 

L O C A L  L I B R A R Y  E V E N T S

• The Palmer Lake Library hours are Monday 10 
a.m.–6 p.m., Wednesday 10 a.m.–8 p.m., Friday 
10 a.m.–6 p.m., and Saturday 10 a.m.–2 p.m., 66 
Lower Glenway. Info: 481-2587.

• The Monument Branch Library hours are 
Mon.–Thur., 10 a.m.–9 p.m., Fri. & Sat, 10 a.m.–6 
p.m., Sun., 1–5 p.m., 1706 Lake Woodmoor Dr. 
Info: 488-2370. 

• Monument Library Book Surfers for ages 8–13, 
every Mon. at 3 p.m. Explore great chapter books 

with fun and games. Monument Branch Library, 
1706 Lake Woodmoor Dr. Info: 488-2370.

• Monument Library June Storytimes, every Tue., 
at 10:45, Thu., at 3:00, for ages 3-7. Monument 
Branch Library, 1706 Lake Woodmoor Dr. Info: 
488-2370. 

• Monument Library Wednesday Senior Coffee 
Chats, every Wed., 10–11 a.m. Seniors enjoy free 
coffee and conversation at Monument Branch 
Library, 1706 Lake Woodmoor Dr. Info: 488-
2370.

• Palmer Lake Library Storytimes, every Wed., 
10:30 a.m., Palmer Lake Branch Library, 66 
Lower Glenway. Stories and more for toddlers and 
children. Info: 481-2587.

• Monument Library Toddler Time, every Thu., 
10:15 a.m. and 10:45 a.m., Monument Branch 
Library, 1706 Lake Woodmoor Dr. A program for 
one- and two-year-olds (plus a caring adult) that 
introduces the delights of rhyme, rhythm, and a 
few special stories as a first step to reading. Info: 
488-2370.

• Monument Library Snuggle-Up Storytimes, 
every Thu., 7–7:30 p.m., Monument Branch 
Library, 1706 Lake Woodmoor Dr. Children age 
three and up are invited to come in pajamas and 
bring a favorite cuddly to these evening storytimes 
for the whole family. Info: 488-2370.

• Monument Library,Talk English!, every Thur., 
7:30–8:30 p.m. Intermediate and advanced 
English language learners practice speaking social 
English at these free informal conversation groups 
for adults. Monument Branch Library, 1706 Lake 
Woodmoor Dr. Info: 488-2370.

• Monument Library Friday Afternoon Bridge, 
every Fri., 1 p.m. in the community room, 
Monument Branch Library, 1706 Lake Woodmoor 
Dr. Info: 488-2370. 

• Palmer Lake Library: Palmer Lake Branch 
Library, 66 Lower Glenway. Info: 481-2587.

• Monument Library First Wednesday History 
Club, Wed., Aug. 6, 1–3 p.m.  Read a book 
about the Spanish influence on North American 
explorers and join the discussion. Monument 
Branch Library, 1706 Lake Woodmoor Dr. Info: 
488-2370. 

• Seniors Benefits Check-up, Wed., Aug. 6, 10–12 
a.m. Are you receiving all the benefits to which 
you are entitled? Presented by the State Division 
of Aging. Monument Branch Library, 1706 Lake 
Woodmoor Dr. Info: 488-2370.

• Old-fashioned Ice Cream Social, Fri., Aug. 8, 
3–5 p.m., Palmer Lake Village Green. Featuring 
Daytime Singers of the America the Beautiful 
Barbershop Chorus. This event honors the much-
valued senior library patrons, so bring your elders 
if you can. Palmer Lake Branch Library, 66 Lower 
Glenway. Info: 481-2587. 

• Palmer Lake Book Group, Fri., Aug. 8, 9 a.m. 
The Aug. selection is The Arraignment by Steve 
Martini. Palmer Lake Branch Library, 66 Lower 
Glenway. Info: 481-2587.

• Monument Library Raising Butterflies, Sat., 
Aug. 9, 2–3 p.m. The Butterfly Lady, Karen 
Niknami, will entertain and teach children of all 
ages how to raise caterpillars to butterfly-hood. 
Monument Branch Library, 1706 Lake Woodmoor 
Dr. Info: 488-2370.

• Monument Library Airplanes & Jets, Sat., Aug. 
16, 2–3 p.m. Pilot Tom Kana, who’s flown military 
jets, corporate airliners, and commercial airplanes, 
will tell what it’s like to be a pilot. Monument 
Branch Library, 1706 Lake Woodmoor Dr. Info: 
488-2370.

• Monument Library Out of this World, Sat., 
Aug. 23, 2–3 p.m. Larry Johnson will share his 
collection of meteorites from such places as the 
moon and Mars. One is 4.5 billion years old! 
Bring your own suspected meteorites and find out 
if they’re real. Monument Branch Library, 1706 
Lake Woodmoor Dr. Info: 488-2370.

• Monument Library Gentle Yoga for Seniors, 
Wed., Sept. 3, 10 a.m. Wear comfortable clothing; 

Help Wanted
Housecleaning

Responsible Adult
15-20 hr./wk., $12 per hour

719-495-6772

Coat Care

Walking

Special Care

Medication
& Treatment

Home Care Available

719-488-6593 or 719-338-9719

Work from Home
Earn $450 - $1,500 /mo pt

$2,000 - $4,500 / mo ft
(888) 219-1274

www.hetrick-wfh.com
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bring a water bottle and a mat or blanket for the 
floor, or sit in a chair. Monument Branch Library, 
1706 Lake Woodmoor Dr. Info: 488-2370. 

• Monument Library’s August Art Displays 
are “Aviation Art & Models” by Tom Kana, and 
“Rocks from Space” by Larry Johnson.

For other library events, please check http://
ppld.org/communityconnections/calendar.

O T H E R  E V E N T S

• Rocky Mountain Storytelling Festival, Fri., 
Aug. 1–Sun., Aug. 2, 9 a.m.–10 p.m., Palmer Lake 
Elementary School. Festival begins Thu., Jul. 
31 in Castle Rock. In Palmer Lake, registration 
opens Fri. at 8 a.m. Enjoy various workshops 
and concerts with featured storytellers. Info: John 
Stansfield, 303-660-5849.

• All Woodmoor Garage Sale Weekend, Fri., Aug. 
1 & Sat, Aug.2, 8 a.m.–2 p.m. To participate, phone 
Susan and Walt Marty, 785-1279. Guide maps 
will be available Jul. 28 at the WIA office, 1691 
Woodmoor Dr., and the Prudential Professional 
REALTORS offices, 1860 Woodmoor Dr., Suite 
200.

• Dave’s Demo–Fire: Mountain Pine Beetle, Sat., 
Aug. 2, 11 a.m. at Black Forest Slash-Mulch Site, 
S.E. corner of Shoup and Herring. Info: 495-3107 
or 520-7878.

• NEPCO meeting, Sat., Aug. 2, 9:30 a.m., 
Monument Branch Library, 1706 Lake Woodmoor 
Dr. All are welcome to this meeting of local 
homeowners associations. Land Use Committee 
will give updates on new developments and 
county planning issues. Meeting program to be 
announced. Info: Steve Sery, 488-8533.

• Western Museum of Mining & Industry Burro 
B-Day Bash, Sat., Aug. 2, 1–3 p.m. Pin the Tail 
on the Donkey, horseshoes, and Burro Bingo are 
just some of the fun games planned to celebrate 
the birthdays of Oro and Nugget. Enjoy carrot 
cake and apple cider and hear about the exciting 
burro programs of the museum. Gifts for the 
burros are welcome. Cash donations will help to 
buy hay bales, treats, and provide support for the 
maintenance of the barn. 1025 East Northgate Rd 
in Gleneagle on the Reynolds Ranch. It can be 
reached from I-25 Exit 156a. Info: 488-0880, or 
visit www.wmmi.org. 

• Monument Concert in the Park, Wed., Aug. 6, 
7–9 p.m., Limbach Park at the SW corner of Front 
& 2nd streets. The 6th and final concert features C.D. 
Woods and Jody Adams. Rain date is the following 
Thu. Food & drinks available for purchase. Info: 
Woody Woodworth, 481-3477.

• Monument Homemakers Club monthly potluck 
lunch, Thu., Aug. 7, 11:30 a.m., Monument Town 
Hall. Normally meets the 1st Thu. each month. 
Info: Kay Reuteler, President at 488-3263.

• Palmer Divide Quiltmakers, Thu., Aug. 7, 7 
p.m., Church of Woodmoor, Furrow Rd. Normally 
meets the 1st Thu. each month. Info: 488-0074. 

• Western Museum of Mining & Industry 
Outdoor Machinery Operations, Thu., Aug. 7, 10 
a.m. Feel the rumble of the Osgood steam shovel 
as its three engines roar to life. Hear the chugging 
of a high-pressure air locomotive trammer as it 
rolls down the track. Watch the tables shake in one 
of the last operating gold mills from the 1800s–the 
Yellow Jacket II. Cost: $7 Adults, $5 Students & 
Seniors, $3 Children 3-12. 1025 East Northgate 
Rd in Gleneagle on the Reynolds Ranch. It can be 
reached from I-25 Exit 156a. Info: 488-0880, or 
visit www.wmmi.org.

• Tri-Lakes Chamber of Commerce Annual Golf 
Tournament, Fri., Aug. 8, 8 a.m. at King’s Deer. 
Four-man scramble. $125 per person entry fee; 
proceeds benefit the chamber. To sponsor, play, or 
help the committee, call Lee Kilbourn, 495-1995.

• Race for the Cure, Sun., Aug. 10, 8 a.m., U.S. Air 
Force Academy Falcon Stadium. The 9th annual 
event for The Susan G. Komen Breast Cancer 
Foundation features a 5K run & walk, and family 
1 mile walk. Info: visit www.csraceforthecure.com 

or call the race hotline, 476-1675.
• Women’s Business Owners and Managers 

Luncheon, Tue., Aug. 12, 11:30 a.m., Gleneagle 
Golf Club. Judy Chase from the Western Museum 
of Mining and Industry will be the featured 
speaker. Info: 481-3282.

• Ben Lomond Gun Club, Tri-Lakes Chapter, 
Thu., Aug. 14, 7 p.m., Tri-Lakes Fire Station 
1, 18650 Hwy 105 west of Monument near the 
bowling alley. Normally meets the 2nd Thu. each 
month. Info: 481-3364. 

• Tri-Lakes Networking Team Monthly Social & 
Dinner, Thu., Aug. 14, 6:30–9 p.m., Woodmoor 
Country Club. Connect with women in business. 
Normally meets on the 2nd Thu. each month. Info: 
Tammie Bishop, 487-0000; or Dayna Carnival, 
488-0125.

• Matt Lang’s 5th Annual Pig Roast, Fri., Aug., 
15, 5:30–8 p.m., MR Lang Investments office, 
1864 Woodmoor Dr., Monument. Matt is inviting 
everyone to his annual open house. Info: 481-
0887.

• Black Forest Festival, Sat., Aug. 16, 6:30 
a.m.–3 p.m., Shoup & Black Forest Rds. 
Fun for the whole family includes pancake 
breakfast, parade, all day entertainment, 
vendor booths & flea market, kids games, 
lunch vendors, & ice cream parlor. Info: 
Sherrie or Chuck, 495-8675.

• Masonic Open House & Picnic, Sat., 
Aug. 16, 9 a.m.–5 p.m., 18275 Furrow 
Road,  Monument. Hosted by Centurian 
Daylight Lodge No. 195. Lunch at noon, 
scholarships and awards at 2 p.m. Info, 
Eddie Kinney, 481-2750.

• Western Museum of Mining & Industry: 
Children’s Championship Gold Panning, 
Sat., Aug. 16, 1 p.m. Celebrate the mining 
heritage of the American West. The whole 
family will learn how to pan for gold! 
Children will experience the challenge 
of various mining competitions where 
everybody’s a winner. Learn the science 
and technology of placer mining. Hear 
wondrous stories of rags-to-riches miners, 
lost treasure, and then meet and greet the 
burro mascots! Cost: $7 Adults, $5 Students 
& Seniors, $3 Children 3-12. 1025 East 
Northgate Rd in Gleneagle on the Reynolds 
Ranch. It can be reached from I-25 
Exit 156a. Info: 488-0880, or visit 
www.wmmi.org.

• Business After Hours, Tue., Aug. 
19, 5:30–7:30 p.m., Pinecrest Event 
Center, 106 Greeley Blvd., Palmer 
Lake. Normally meets the 3rd Tue. 
each month. Info: 481-3282

• MOMS Club of Monument New 
Member Social, Fri., Aug. 22. 
New member socials are held the 
Friday before the last Wednesday 
of each month. A great opportunity 
for moms and kids! Contact Amy 
G. at 488-1718 for information and 
directions 

• Estemere Tour, Aug. 23, 10 a.m., 
380 Glenway, Palmer Lake. The first 
300 people to show up will tour this 
grand Victorian mansion with the 
Palmer Lake Historical Society and 
noted photographer John Fielder. 
Info: call Sam DeFelice, 481-8623.

• Black Forest Chapter of AARP, 
No meeting in Aug. Beginning 
Wed., Sep. 10, will meet the 2nd 
Wed. of each month at the Black 
Forest Community Church, Shoup 
and Black Forest Road. Info: Electa 
Beckner at 596-6787 or Chuck 
Eaton at 495-2443. For reservations 
for the Nov. Christmas Show in 
Branson, call Kay at 481-4429. 

• Air Force Academy Toastmasters 
Club, every Monday, 5:30–6:
30, Oracle Building off Voyager 

Parkway. Info: call Don, 481-8435, or visit 
www.d26toastmasters.org.

Western Museum of Mining & Industry New 
Exhibit: Colorado Treasure Hunters. Learn 
about historic and present-day prospecting and 
mineral collecting in Colorado. See how you can 
use modern tools to become a gold and mineral 
prospector.  Cost: $7 Adults, $5 Students & 
Seniors, $3 Children 3-12. 1025 East Northgate 
Rd in Gleneagle on the Reynolds Ranch. It can 
be reached from I-25 Exit 156a. Info: 488-0880, 
or visit www.wmmi.org.

To have your Tri-Lakes area event listed in Our 
Community Calendar, please contact John Heiser 
at (719) 488-9031, FAX (719) 488-3455, P.O. Box 
1742, Monument, Colorado 80132-1742, or     our_
community_calendar@hotmail.com.

INTERIOR DESIGN STUDIO

USAN�S PLACE
AT TWIN PINESS

for an appointment call

719.488.9866

...arrange your existing 
furnishings

...select new furniture, 
window & wall treatments,
flooring & accessories

...with new home construction 
& remodeling design

...with any size project�
residential or commercial

...with any size budget 

Susan L. Miner, asid

Custom doesn�t always cost more...
...but it always looks that way!

Susan can help you...
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Ali’s AlterationsAli’s Alterations
CreativeCreative
SolutionsSolutions

for Wardrobe for Wardrobe 
or Home Decoror Home Decor

Phone: 488Phone: 488--31413141

onpinsnneedles@hotmail.com
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TREE MAN
Fire Prevention—Tree Care

Insured and #1 — (719) 488-1818
“Because when it comes to tree care, we care.”

• Road and lot clearing
• Thinning
• Brush and dead or live tree

removal
• Tree trimming
• Storm damage 24/7
• Tree bracing
• Slash (tree branches and 

brush) chipping

• Hedge trimming
• Gutter cleaning
• Raking
• Hauling (wood, branches, 

chips, and pine needles)
• Tree spraying
• And small tree planting any-

where you want it after each 
dead or live tree is removed.

Residential and Commercial — 15% senior discount
Payment plans available — Now how can you beat that?

So if you are being FireWise and keeping your trees clean and 
alive, call us, Jon or Bill, your #1 arborist, for a FREE ESTIMATE!

affordable in-home pet sitting
Sarah Heckathorn

Certified Veterinary Technician
(719) 440-4476

Licensed                                                    Bonded
sheckathorn@hotmail.com

Housecleaning
Monument-Black Forest
20 years of experience
Honest, dependable
I provide all supplies.

References available 495-6772

Fermata
Web
Design
*Affordable internet
solutions for small

businesses and 
organizations. Special 
restaurant plans also
available. Give your 

business an extra 
boost; get a website!
Shawn Damphousse

(719) 481 - 0852
FermataWebDesign.com

*Take advantage of our 
10% July OCN discount!

• DIRECT EMBROIDERY
• BUSINESS LOGOS
• LETTERJACKETS
• GIFTS
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Support 
Our 

Community
Advertise 

in OCN
For more 

information, 
call John Heiser, 

Advertising Editor
488-9031
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