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Subject: NEPCO Comments on Sanctuary Pointe Proposed Site Plan and Preliminary Plat,     Town of Monument File #___, Applicant Classic Communities 

Date: June 27, 2006

To: 

1. Thank you for the opportunity to provide comments on the proposed Sanctuary Pointe development.  Per the information received in the referral packet dated June, 2006, this project proposes a maximum of 899 residential units on 460 acres on the property formerly known as the “Baptist Camp”. Along with the residential uses, the proposal also contains a future church site. 

2. The land is currently zoned Rural Residential-3 at 1 unit per 5 acres. The Tri-Lakes Comprehensive Plan, the plan currently governing this area, envisions this parcel to develop at no more than 1 unit per 2.5 acres due to its unique natural features, forested slopes, and proximity to Fox Run Regional Park. This density is specifically recommended in the Tri-Lakes plan in order to limit erosion, provide for wildlife habitat and create a visual screen. 

3. Upon review of this application in conjunction with the applicable provisions of the Monument Comprehensive Plan and the Monument Zoning Ordinance, NEPCO has considerable concerns regarding the proposed density of the site. Based on the information provided, the Sanctuary Pointe proposal does not appear to comply with many of the policies (including annexation policy/guidelines) contained in the Monument Comprehensive Plan, nor does it appear to meet many of the provisions of the Zoning Ordinance at the densities shown. The following paragraphs describe specific questions and concerns regarding the proposal. 

4. NARRATIVE and EXHIBIT.

a. The narrative indicates that the property is 460 acres in size; however, the exhibit itself appears to encompass the Pulpit Rock parcel (app. 131 acres) as well. CLARIFICATION IS REQUESTED.

b. The vast majority of the property appears to be located within the Monument Three Mile Planning Area as opposed to the Urban Growth Area as indicated in the narrative. According to the Comprehensive Plan, only those properties within the Urban Growth Area are slated to be considered for annexation within the next ten years.

c. The site analysis provides insufficient information to justify the proposed densities. A slope analysis, vegetation analysis, an assessment of wildlife habitat/corridors, and identification of key geological features (such as rock outcroppings) should all be undertaken and analyzed prior to determining densities. These issues all relate directly to Monument Comprehensive Plan policies.

d. The various planning areas show a range of gross densities. Considering, however, that an estimated 20-25% of each planning area will be needed for infrastructure such as roads and drainage facilities, the resulting lot sizes will be considerably smaller than suggested by the gross densities. For example, the planning areas showing 3-3.5 units per acre will actually result in lot sizes closer to 4 units per acre. Development of lots this size generally require over-lot grading. Will over-lot grading be permitted?  CLARIFICATION IS REQUESTED.   

e. The traffic study and drainage report were based on densities of approximately 650 units, yet a maximum of 899 units is shown on the PD sketch plan. CLARIFICATION IS REQUESTED.

5. MONUMENT ZONING ORDINANCE.  Chapter 17.40 of the Zoning Ordinance outlines PD requirements. Per this chapter, densities should be determined based on the following seven factors: 


a. Monument Comprehensive Plan.  


The density of the proposed Sanctuary Pointe development does not respect critical land use, environmental, and housing policies outlined in the Monument Comprehensive Plan. Based on the information received, the vast majority of the proposed annexation does not appear to be located in the Urban Growth Area, but instead, in the three-miles planning area. 


b. Compatibility with the Surrounding Neighborhood.


The density of the proposed development is significantly higher than the average density of all the adjacent properties. The buffer areas required per the Comprehensive Plan appear graphically, but are not defined. CLARIFICATION IS REQUESTED.

c. Traffic Considerations.


Timing of the proposed improvements is unclear, also, the traffic study was based on 650 units, yet a maximum of 899 is proposed. CLARIFICATION IS REQUESTED.

d. Impact upon Public Facilities, Utilities and Schools.

Information needed to evaluate these impacts appears not to be included in the application.

e. Natural Characteristics of the Land.

The density proposed, coupled with minimal open space provision and “clustering” of units, will likely result in the need for over-lot grading of the Black Forest and re-contouring of the pine covered slopes. Development of this property, per the many policies outlined in the Comprehensive Plan, should respect the natural characteristics of the land.

f. Community Need.

The 2003 Comprehensive Plan indicates that 960 acres of residential land is undeveloped. Although it is recognized that this statistic is likely outdated, the addition of 460 acres of new residential outside of the Urban Growth Area is excessive. 

g. Water Availability.

No detailed information on this topic appears to be included in the application. Ensuring compliance with water service requirements should be required at this stage of PD consideration. CLARIFICATION IS REQUESTED.

6. MONUMENT COMPREHENSIVE PLAN.

a. Land Use Principles and Policies.

(1) This chapter of the Comprehensive Plan emphasizes protection of natural and environmental features, flood prone lands, forest lands, ridgelines, etc., yet Sanctuary Pointe, at the density proposed, will destroy (by over-lot grading) the character of one of the last and most visible Black Forest parcels in this region.  

(2) Retention of the community’s small town character is cited as a principle concern, yet the addition of potentially 650-900 new residential units will more than double the number of existing single family homes as indicated by the Comprehensive Plan. The sensitive development of the Baptist Camp could truly result in a “crown jewel” for Monument, but development at the densities proposed will simply create suburban rooftops. 

(3) The Comprehensive Plan cites careful consideration of environmental, visual, economic, and land use impacts of new development and incorporation of buffering as key policies.  This plan, however, proposes planning areas with densities much greater than any of the surrounding development and buffering provisions are largely undefined and un-addressed. The highest density planning areas are proposed adjacent to un-platted rural residential land and the Fox Run Regional Park.  Proposed development should transition to lower densities progressing north and east, even if adjacent land is un-platted.

b. Environmental Principles and Policies.

(1) The identification and protection of wildlife, sensitive natural areas and unique landscape features are emphasized in this section of the Comprehensive Plan.  The proposal minimally addresses these key concerns. The applicant appears to have provided little to no information regarding the protection of natural features, wildlife corridors, steep slopes, and significant vegetation.  The only reference to forest preservation is as a “wooded perimeter”.

c. Annexation Policies and Principles.

(1) The annexation policies include a reference to encouraging strategic annexations that provide great land use control to the Town. The annexation of the Baptist Camp property fails to meet the contiguity requirement, and simply promotes leap-frog development. The vast majority of the Baptist Camp parcel was not identified to be annexed.

(2) The annexation policies seek to promote new development and redevelopment on already annexed and underdeveloped land within the existing Town limits. The Comprehensive Plan indicates that there are many zoned, undeveloped areas within the Monument. Such areas should be developed first.

(3) The policies state that master plans accompany all annexation petitions greater than 5 acres in size or any project that involves more than one use. It is unclear as to whether or not a separate “master plan” has been prepared and is available. CLARIFICATION IS REQUESTED.  

d. Housing Principles and Policies.

(1) The housing policies encourage residential development that is consistent with adjacent developments in the unincorporated areas. The range of densities proposed in the Sanctuary Pointe PD sketch plan is inconsistent with Kingswood, Higby Estates, the Woods at Happy Landing, and the Ridge at Fox Run. 

e. Historic Preservation Principles and Policies.

(1) The historic preservation policies encourage preservation of significant historic and visual resources. The property should be subject to an historic/archaeological inventory to ensure protection of such resources.

f. Visual Resources.

(1) Visual resources policies include encouraging site design and development standards that protect and preserve the character of the natural landscape. How will the natural landscape be preserved in light of the densities proposed? Buffers between existing developments, as well as along Baptist Road, should be enhanced to reduce the visual impact of new development.

g. Community Character and Design Principle and Policies.

(1) The Comprehensive Plan states that fostering a strong image of Monument based on physical setting, history and role in the Tri-Lakes region is a guiding principle, and Monument’s image is positively associated with the Black Forest. Residential development of the Baptist Camp property at a density that would allow for homes to be sited in a manner that respects the contours, vegetation, drainage and geologic features would create a unique new community that could greatly contribute to Monument’s image as a community of unique natural features, open spaces and natural areas.

7. In conclusion, it is requested that the Monument Planning Commission and Monument Board of Trustees delay consideration of the annexation and proposed PD sketch plan for Sanctuary Pointe until the issues raised are appropriately addressed and the proposal is revised to meet both the policies of the Comprehensive Plan and provisions of the Zoning Ordinance. 

8. Please respond to these concerns to NEPCO, P.O. Box 714, Monument, CO 80132-0714.  NEPCO’s point of contact is Mr. George Diestelkamp, 481-8966, grdiestelkamp@msn.com .  Thank you for your attention and consideration.

Beth Courrau





George Diestelkamp

NEPCO President




NEPCO Land Use Committee Chairman
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