[image: image1.png]FOXRUN




Mayor Byron Glenn and Board of Trustees





June 24, 2006

Town of Monument

166 Second Street


Monument, CO  80132

Attn: Karen Griffith, Principal Planner

Dear Mayor Glenn and Board of Trustees:

This correspondence is in response to the proposed annexation and PD sketch plan for Sanctuary Pointe, the property formerly known as the “Baptist Camp”.  The HOA appreciates the opportunity to comment on this critical land use proposal. 

Please be advised that the Ridge at Fox Run Homeowners have significant concerns regarding the proposed annexation and PD sketch plan. The property is currently zoned RR-3 Rural Residential at 1 unit per 5 acres for a total of 92 units. Sanctuary Pointe proposes a maximum of 899 units, a ten-fold increase.  

The vast majority of the Baptist Camp is not intended for annexation per the Monument Comprehensive Plan and is not appropriate for the urban densities required by the Town of Monument. Urban development of this density is environmentally unsound and will destroy the unique natural features of the Baptist Camp property. The land should be developed as low-density residential as currently zoned to serve as a transition to Fox Run Regional Park.

The Sanctuary Pointe proposal fails to comply with the policies (including annexation policy/ guidelines) contained in the Monument Comprehensive Plan; neither does it appear to meet many of the PD provisions of the Monument Zoning Ordinance. The following are specific concerns: 

•
This area was not envisioned to be annexed according to the Monument Comprehensive Plan. The plan states that only the property within the Urban Growth Area is to be considered for annexation within the next ten years. 

•
The Monument Comprehensive Plan contains extensive policies regarding protecting unique natural and environmental features. This dense proposal will destroy the key characteristics of the Black Forest

•
This land is currently governed by the Tri-Lakes Comprehensive Plan. This plan emphasizes the importance of preserving the sensitive natural features and future development is projected to occur at no more than 1 unit per 2.5 acres. 

•
The resulting lot sizes based on the densities shown will require that the land is clear-cut and re-graded.  Overlot grading of the Black Forest should be strictly prohibited.

•
The Zoning Ordinance requires that a PD density be compatible with the surrounding neighborhoods. The density of the proposed development is incompatible as it is significantly 

higher than the average density of all the adjacent properties.  Geographically, the area proposed by Sanctuary Pointe should serve as a transition between mid-density areas such as Fox Run and lower density areas such as Higby Estates and Kingswood.

•
The Zoning Ordinance requires that a PD respect the natural characteristics of the land. The density proposed, coupled with minimal open space provision and “clustering” of units, will likely result in lot sizes that will require clear-cutting and re-contouring of the land.

•
The Zoning Ordinance lists “community need” as a means to evaluate PD density. No justification has been provided by the applicant. The Comprehensive Plan indicates that 960 acres of residential land is undeveloped and 18 other sites were identified within the Urban Growth Area. 

•
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 the character of one of the last and most visible Black Forest parcels in this region.  

•
The retention of the community’s small town community character is cited as a principle concern, yet the addition of potentially 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 premier project for Monument, but development at the densities proposed will simply create urban rooftops. 

•
The Comprehensive Plan cites careful consideration of environmental, visual, economic, and land use impacts of new development, and incorporation of buffering, as key policies.  Buffering provisions are largely undefined and unaddressed. The highest density planning areas are proposed adjacent to unplatted rural residential land and the Fox Run Regional Park. 

•
The environmental policies section of the Comprehensive Plan cites identification and protection of wildlife, sensitive natural areas, and unique landscape features as important.  No information regarding the protection of natural features, wildlife corridors, steep slopes, and significant vegetation was offered. The only reference to forest preservation is a vague reference to “wooded perimeter”.

•
The Comprehensive Plan contains housing policies that 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 adjacent development. 

•
The traffic study and drainage report were based on densities of approximately 650 units, however the PD Sketch Plan shows a maximum of 899 units.

In conclusion, the Ridge at Fox Run HOA is extremely concerned with the proposed Sanctuary Pointe 

proposal and the resulting negative impacts to the Black Forest and the entire east Baptist Road corridor. The HOA respectfully requests that the Monument Town Council reject the annexation request due to lack of compliance with the Town’s Comprehensive Plan and Zoning Ordinance. 

Thank you very much for your consideration.

Sincerely,

The Board of Directors  (Kelly Bane, Spencer Stefansic, Pam Pagel, Steve Wilch, Keith Parham)

The Ridge at Fox Run HOA

CC:
Wayne Williams


El Paso County Commissioner


Fox Pines HOA

Kingswood HOA


Higby Estates HOA

