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Hannah Van Nimwegen                                                                                                       May 17, 2017 

City of Colorado Springs           File # AR PFP 17-00246 

Reviewing planner                                                      10 Friendship Ln. 

Please consider the following viewpoint from 11 Friendship Ln.  (Directly across the street) 

For the 18 years that I have lived in the neighborhood, the “vacant lot” (10 Friendship) was 
always understood as accepted trespassing on the decades old access to and from the park.  We all 
purchased our homes knowing this and the fact that we live by a school which creates its own traffic.  

Over the years this “unofficial access” to the park has grown in popularity.  This has caused a 
hardship to the connecting properties, as I’m sure you are aware of.  Trash, parking, turnarounds… 

My concern is this:   The neighborhood was designed as a low density traffic street.  Narrow, (24 feet 
wide !) with no sidewalks.  This has served the existing neighborhood but will not be able to handle the 
increase in pedestrian and vehicle traffic.   

Specific areas of concern / hardship of connecting property owners if this path is made public: 

Safety of more pedestrians and more cars on the existing narrow street. 
Parking along Friendship Lane will increase with the public access becoming the EAST access to 
Pioneer park.  In the past, cars have parked part on the road and part on the private property of 
10 Friendship ln.  Once developed, this parking will be forced on the street.  All neighbors will be 
impacted when EMS can’t get through.  (if approved, the property owner should grant a 10 foot 
parking easement)  A solution to this would be to put up no parking signs.  Then the connecting 
home owners can’t have guests park in front of their own home?   
Before and after school there is already a parking issue at the neighborhood entrance. 
Illegal turnarounds from vehicle traffic using private driveways as turnarounds.  This will 
increase with the trail becoming public.  A true hardship to the connecting properties. We 
currently have to block off our circular driveways to prevent drive through vehicles.  Forcing all 
of us to back out into Friendship Ln.  Safety concerns with more kids from the trail, and parked 
cars blocking the view of neighbors backing out of their driveways will increase. 

As the city planner,  I very much ask you to consider the input of the future property owner of 10 
Friendship Ln.  Especially if they are going to live next to it.  This should not by “bullied through” by 
neighbors who are not as affected by it as the connecting property owners.  They are very transparent in 
their quest to push the trail through and sell the lot.  Exhibiting no concern for their other neighbors. 

In closing, I feel that this would be a negligent act by the city to approve this public trail into an old 
neighborhood not logistically set up for it.  If approved as a public access, the city should update the 
street with proper width and sidewalks.   Safety should preside over easy access to a park, and there is 
future liability involved in this decision.   

Thank you very much for your time and attention to this very important matter. 

Phil Stafford, 11 Friendship Ln. 
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STINAR ZENDEJAS & GAITHE, PLLC   
Attorneys at Law 

121 E. Vermijo Avenue, Suite 200
Colorado Springs, CO 80903

Telephone (719) 635-4200, Ext. 202
Facsimile (719) 635-2493

jim@coloradolawgroup.com
 

May 19, 2017 

Via Email:  hvannimwegen@springsgov.com
Hannah Van Nimwegen
Planning & Community Development Department 
30 S. Nevada, Suite 105 
Colorado Springs, CO 80903 

Re: Reference Number AR PFP 17-00246 
  Preliminary and Final Plat for the Tolerance Trail subdivision

Dear Ms. Nimwegen:  

Please be advised that this firm represents the concerned neighbors of the Tolerance Trail 
Subdivision regarding the above-referenced matter.  

There is significant concern and liability developing over the assignment to the City of a 
newly proposed park access through the lot at 10 Friendship Lane, reference TSN: 7402101006, 
across from the already identified congested area in front of District 11 Holmes Middle School in 
the 80904 zip code. 

There are a number of neighbors and citizens concerned over the additional traffic, parking, 
and pedestrian congestion that is likely to result from the proposed public access of this nature. 
My clients are already experiencing significant safety issues on Friendship Lane that stem from a, 
not to spec (24 ft. wide existing asphalt road, no curbs, no sidewalks), and narrower older road. 
Children are already walking down the side of the road and sometimes in the center of Friendship 
Lane in order to get access that has been developed through the, currently, private lot that adjoins 
Pioneer Park at 10 Friendship Lane. 

The main issues from a City liability standpoint are: 1. Public safety 2. Traffic flow and 
additional congestion and; 3. Parking around a public park access. 

1. Public safety and especially the safety of the children are of the upmost concern. 
We believe the City will be taking on unnecessary safety liability in this area surrounding the 
District 11 Holmes Middle School. This could create additional financial burden on the City to 
alleviate and/or mitigate safety concerns surrounding a public access at this proposed location. 
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Additional legal liability is also of paramount concern with the currently non-existent pedestrian
sidewalks and the, aforementioned, narrowness of the existing street. 

2. The traffic flow on Friendship lane is already exceeding normal flow for a dead-
end street of this density during school opening and closing times. The City and school are already 
aware of the traffic problems that surround these school times and additional special events at the 
school. The road, at its current width of 24 feet, is too narrow to accept additional traffic burden 
that can be reasonably expected due to the use of, or around the, proposed public park access. This 
is expected to be compounded during sporting events and private gatherings that utilize Pioneer 
Park during the week and on the weekends. We believe this public access will undoubtedly 
introduce an additional risk to the existing pedestrian traffic currently using the street to get to the 
10 Friendship lot for access into Pioneer Park. 

3. The additional parking issues surrounding a public access will only be compounded 
over the currently, property owner, allowed private access. There is not room on Friendship Lane 
for parking on either side of the street to allow for normal traffic flow. A granted public access 
will cause congestion due to additional cars parked along the road and could result in an impassable 
street if cars were to park legally on both sides of the street during, for example, a high-density 
sporting event in Pioneer Park. This additional parking will create access issues for Emergency 
Vehicles and service vehicles such as trash trucks, etc. Additionally, my clients currently have an 
issue of cars turning around in many of the circular driveways during school times causing damage 
and excessive wear and tear on the front yards and this issue would only be compounded by an 
additional public access granted by the City.

The concerned citizens in and surrounding this neighborhood believe it is in the best 
interest of the City and the neighborhood not to accept or incorporate this currently private access 
into the City’s sphere of responsibility and control through the splitting and gifting of this proposed 
park access path to the City of Colorado Springs. There is no reason the City should want or need 
to accept this additional liability at this time. The group driving this agenda is attempting to pass 
off maintenance and legal liability for this access to our City, unnecessarily. If the City does 
nothing, we believe this access will continue as it has in the past as “allowable Trespass” and the 
additional risks mentioned above will be mitigated from a City standpoint. 

As additional information, there may be legal concerns over the change to the 
neighborhood covenants allowing the splitting of this parcel and the use of this lot for anything 
other than a single-family dwelling. This neighborhood was originally developed as a single- 
family dwelling neighborhood and no public park access to Pioneer Park was ever planned from 
Friendship Lane into Pioneer Park. All of the residents purchased their properties knowing that 
there was no public access into Pioneer Park. This meant that this was a quiet, dead-end street, 
neighborhood in the center of Colorado Springs. In short, a private/public access is not what was 
planned nor expected along this street and for this neighborhood. 

My clients respectfully request that the City deny planning permission for the splitting of 
the lot at 10 Friendship Lane and the ultimate intent of assigning total responsibility for this 
proposed public access to the City of Colorado Springs. Additionally, we believe a full review and 
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potential study should be performed by Traffic Engineering prior to any approval of a re-plat at 
this location.

We are in the process of reviewing the Declarations and Covenants as it has come to our 
attention that the vote may not have been performed in compliance with said declarations. 

Very truly yours,

STINAR, ZENDEJAS & GAITHE, PLLC

/s/ M. James Zendejas  

      M. James Zendejas 

MJZ:llb 
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From: cbartont6 <cbartont6@gmail.com> 

Sent: Monday, June 05, 2017 12:36 PM 

To: Van Nimwegen, Hannah 

Cc: krispimax@gmail.com; cjbyrne12@gmail.com; kitqli@aol.com; 

philipdstafford@gmail.com; dmuellersmith@msn.com; 'Linsey Baldwin'; 

Krager, Kathleen 

Subject: Tolerance Trail Subdivision, File no. AR PFP 17-00246 

Attachments: IMG_20170531_193211559b.jpg 

 

Ms. Van Nimwegen, 

 

Thanks for the discussion late last week. As a representative of the concerned neighbors of Friendship 

lane, I would like to formally request that a traffic study be performed, during normal school times, on 

Friendship Lane prior to any final decision on this proposed subdivision referenced above. As we 

discussed, the City is already dealing with traffic issues across the street at Holmes Middle School and 

this represents a compounding issue to that already existing problem. 

 

We feel that there are significant concerns over the increased traffic on Friendship Lane, parking, and 

pedestrian safety,  that will result if this public path is allowed through to Pioneer Park from Friendship 

Lane. We have current trail cam data that shows over 90 pedestrians accessing this current trespass 

path during a school weekday and would expect this number to rise significantly if it is made public and 

especially during school opening and closing times and during sporting events in Pioneer Park.  

 

One of the biggest concerns is the safety due to the increased automobile traffic that has safety and 

parking implications on a dead-end street that is only 24 feet wide, without curbs and sidewalks. We 

cannot support additional traffic and parking on such a narrow street. I have attached a photo of the 

already existing wear from cars parking on the lot verge and trespassing through the lot to Pioneer Park. 

This gives some indication of the already existing volume of traffic and helps to justify the need for a 

traffic study in the Fall to understand the impact from this proposed access during the school year. 

 

With this volume of car and foot traffic, and the fact that it is clear that the owner plans to make this a 

public access park footpath, this would require the subdivision plan comply with the current park access 

codes for a Type 2 feeder trail requiring a 12 foot wide path with a 4 foot soft shoulder on either side, 

totaling 20 feet. The subdivision path diagram submitted would need to be amended to comply with the 

applicable park path codes and requirements and also additional easements required for Colorado 

Springs Utilities along the lot edge.  

 

We believe there are a number of real concerns that are being overlooked as the landowner tries to 

ramrod their agenda through the planning process, effectively circumventing the Cities codes and 

guidelines and what is best for the community. Thank you for your consideration in this matter and 

please let me know if I can help by talking through some of the issues with the traffic engineering team. 

 

Best regards, 

 

Chris 

 

Chris Barton 

M:(719)338-1667 
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