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DATE: February 17, 2009

TO:
Mr. Tony Deconinck, Project Manager


El Paso County Development Services Department

FROM:     NEPCO 

RE:
a. PUD-08-004  Re-zoning at the Gleneagle Golf Course


b. SKP-08-002  Sketch Plan


c. PUD Rezone (PUD-08-004) dated 1/27/09

Thank you for the opportunity to provide comments on the proposed patio home community at the Gleneagle Golf Course.  Per the information received from the County on June 16, 2008, the applicant proposes a maximum of 47 patio homes on approximately 10.46 acres, on what is currently the driving range and tennis courts. This information remains unchanged in the comments provided on January 27, 2009 as (re. c).

Upon review of the comments provided at re.c., and in conjunction with the policies and guidelines as set forth in the El Paso County 2000 Tri-Lakes Comprehensive Plan, NEPCO has the following comments and recommendations:

a. The increased traffic generated by the proposed development will create further congestion and delays at an already problematic intersection.  The renewed traffic study was executed in winter time when there was snow and ice and the golf course was closed. This does not appear to provide an accurate measure of year round traffic. Therefore, NEPCO maintains its strong recommendation that Mission Hill Way, to the west of Gleneagle Drive, be widened to 4 lanes to allow for turn lanes at the Mission Hill Way/Gleneagle Drive intersection, and that other methods of traffic and speed control at this intersection be addressed before the applicant’s request is approved.  

b. The proposal violates the 300-Year Water Regulation.  In the recent comments and prior Donala correspondence no guarantee is apparent that the proposed development meets County and State water requirements. NEPCO recommends again that, unless Donala and the applicant can demonstrate that water availability is sufficient to meet the needs for 300 years, the applicant’s request should be denied.

c. The proposed development does not comply with the Comprehensive Plan’s “market driven philosophy” (see Section 7.1).  The units will remain unsold for years and the area will become unsightly and problematic, all of which will have a negative impact on the property values of adjacent properties.  In the January comments applicant states that there is no intention to build within 5 years. If there is no current market, there is no need for a current decision. Unless the applicant can demonstrate the existence of a large market in which the units will sell quickly, the request should be denied. 

d. NEPCO is pleased to notice that the street lights in the original plan are now eliminated. NEPCO maintains its recommendation that compatibility with the homes to the south be part of any plan.

TRAFFIC CONDITIONS.   The traffic study done by LSC Transportation Consultants, Inc. in July 2007 state the number of trips generated per day onto Mission Hill Way from the proposed development will be 450.  The study further noted that existing and site-generated traffic at this intersection will total  8,625 vehicles per day, on average.  Ninety percent of this traffic (or 7,775 vehicles) will travel straight through the intersection on Gleneagle Drive.  Mission Hill Way is a dead-end two-lane street with all traffic from the golf course, Club Villas and Eagle Villas town home developments, and the single family homes on Mission Hill Way entering  and exiting via the Mission Hill Way/Gleneagle Drive intersection.  

This intersection is already problematic in that (1) the sight lines are at a minimum distance for traffic approaching the intersection on Mission Hill Way from the west and turning left or right onto Gleneagle Drive, (2) the only traffic control is 2-way stop signs, and (3) this is a major bus stop for area schools, with parents parking on both sides of Mission Hill Way (west of Gleneagle Drive) to wait for buses to pick up and drop of their children.  Also, the ingress and egress for the Eagle Villas gated community is only about 90 feet from the stop sign.  The gates are timed, and the increase in traffic approaching the intersection on Mission Hill Way will cause ever increasing problems when entering and exiting Eagle Villas during peak traffic hours.  Safety for the pedestrian and bicycle traffic at this intersection is also an issue.

The new study cited revised traffic counts, taken in January 2009 (with ice and snow on the roads and absolutely no golf course traffic), plus a few other assumptions to justify a decrease in the predicted traffic from their proposed development from 450 vehicles per day (vpd) to 290 vpd. They recommended widening Gleneagle Drive near its intersection with Mission Hill Way and adding left-turn lanes for both north-bound and southbound traffic. NEPCO does not concur with the conclusions in the new traffic study and maintains its original recommendation.

WATER CONSERVATION.   Donala has allocated 200 acre feet (af) of ground water for golf course use.  It is not noted in their letter to the County, dated March 10, 2008, when this allocation was granted, nor what percentage of this allocation was designated for the area on which the new development is proposed.  Donala has stated the new development will require approx. 17.9 af of water (presumably ground water), and that they are requesting a waiver of the 300-Year Water Regulation.  The amount of ground water used by the 47 patio homes will be far greater than the amount of reclaimed water currently being used to irrigate the driving range.  Adherence to the 300-Year Rule and controlling land use are paramount to conserving our water resources.  The new comments provided at re. c. do not give a guarantee that the 300 year rule will be met and NEPCO maintains its original recommendation.

MANAGED GROWTH AND LAND USE.   Based on current market conditions and real estate statistics, the proposed 47 unit development represents a 9 ½ year inventory of town homes/patio homes in the $325,000 to $475,000 price range in the Gleneagle/Northgate area.  In addition, the Paradise Villas town home development approximately one-half mile to the west of the proposed development has not been built-out due to poor market conditions.  These units are comparable in size and price to those being proposed on the golf course.  The new comments by Thomas provide proof that there is no current intent to build within 5 years. In accordance with the market driven philosophy in the Tri Lakes comprehensive plan, NEPCO recommends that if there is no current intent to build, there is no current necessity to approve the plan.

COMPATIBILITY WITH SURROUNDING NEIGHBORHOOD AND COMMUNITY CHARACTER.   The applicant has been diligent in developing a patio community that is compatible in density and home size with the adjacent Eagle Villas townhouse development.  However, there are single family homes to the south on the 6th fairway that will be negatively impacted, both visually and by reduced property values.  NEPCO recommends that any development be made compatible with existing developments.

In conclusion, given the issues and concerns outlined in this letter, NEPCO recommends that the El Paso County Commissioners deny the proposed Re-zoning and Sketch Plan Requests for said property, unless our recommendations are accepted. Thank you for your consideration and attention to this critical land use issue.

Respectfully,

Hans Post Uiterweer

President

NEPCO
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