
 

 

Parks, Recreation & Cultural Services 
PR&CS Administration, 1401 Recreation Way, Colorado Springs, CO  80905 

 

   Agenda 
  TOPS Working Committee 

  Please mute your microphones during the meeting. 
_______________________________________________________________________________________ 

Wednesday, November 4, 2020            7:30 a.m.                            Electronic Meeting  
__________________________________  ____________________________________________________ 
 
How to call in to the meeting for citizens: 
  

Please dial +1 (720) 617-3426 Conference ID: 885 504 200#  
 
How to comment:  
 

 For Citizen Discussion concerning items that are not on the agenda please email your comments to PRCS-TOPSWorkingCommittee-
SMB@coloradosprings.gov in advance of the meeting. 
 

 For Agenda Items - Before the meeting, those who wish to comment should submit their name, telephone number, and the topic or 
agenda item for comment to PRCS-TOPSWorkingCommittee-SMB@coloradosprings.gov. If you are a participant in Microsoft TEAMs 
please use the chat function to indicate you would like to comment. If you have joined the meeting via conference call, please listen for 
your opportunity to comment. You will be called upon to comment using the last four digits of your telephone number. Please limit your 
comment to three minutes. 

 
Agenda Preview               Board Chair 
 
Announcements                             Staff and Committee 
   

   Approval of Minutes                                                                                           Committee 
________________________________________________________________________________________________ 
Citizen Discussion                        Citizens 
________________________________________________________________________________________________ 
Action Item            
Corral Bluffs Expansion          Britt Haley 
 
Presentation Item 
Forestry Division Update         Dennis Will 
________________________________________________________________________________________________ 
Citizen Discussion                                              Citizens 
________________________________________________________________________________________________ 
Adjournment        



TOPS Working Committee
Corral Bluffs Addition – 40 Acres

November 4, 2020
Britt Haley- TOPS Manager







Unprecedented fossil discoveries 
from 66 million years ago



Details
• Strategic acquisition of a 40 acre inholding at the Corral Bluffs Open Space. 
• TOPS has been working to acquire the parcel since February 2018.
• Earlier this year owner was in negotiations with TOPS but favored a private buyer. That sale failed to 

close. Now, TOPS has a contract but needs to close by end of year.
• Most recent appraised value $480,000. Contract price $470,000 based on the quick close.
• Parcel was originally part of the Bishop Ranch, which was acquired by TOPS in late 2018.
• The 40 acres was previously deeded to Phil and Shirley Greco (a daughter of the Bishops) by the 

Bishop family.
• Parcel has an exclusive ingress and egress easement through the Corral Bluffs main entrance off of 

Highway 94. 
• Property has a house built in 2003, a well, and septic system
• Will allow the property to be gated, and closed to random public access.
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COLORADO SPRINGS PARKS, RECREATION AND CULTURAL SERVICES DEPARTMENT 
 

PARKS, RECREATION & CULTURAL SERVICES ADVISORY BOARD 
TOPS WORKING COMMITTEE  

___________________________________________________________________________ 
 
Date: November 4, 2020  
 
Item Number: Action Item # 1 
 
Item Name: Proposed acquisition of approximately forty (40) acres as an addition to the 

Corral Bluffs Open Space 
 
SUMMARY: 
Since 1996, when the City’s first Open Space Plan was adopted, the City of Colorado Springs 
has prioritized and worked to acquire property in and around the Corral Bluffs area for its special 
open space values. This action item provides the opportunity for the TOPS program to make a 
strategic acquisition of approximately forty (40) acres of property, which was originally part of 
the Bishop Ranch, purchased in late 2018, and is consequently surrounded on three sides by 
the existing Corral Bluffs Open Space. Additionally, it offers the opportunity to manage access 
to the existing Corral Bluffs Open Space property from State Highway 94. 
 
BACKGROUND: 
The 2014 Park System Master Plan (“Master Plan”) identifies the Corral Bluffs area as an Open 
Space Candidate Area. In fact, this area has long been identified for land conservation in 
advance of development. It was first identified over 20 years ago in the 1996 City Open Space 
Plan and also in the 1997 El Paso County Open Space Master Plan. Beginning with a TOPS 
program purchase of the Case property in 2009, the Anderson property in 2010, the Kyle 
property in 2017, and the Bishop Ranch property in 2018, the TOPS program has diligently and 
patiently worked to assemble adjoining property in this resource rich area.  
 
The 2014 Park System Master Plan (Master Plan) includes several goals that are supported by 
this proposal. First it provides enhanced open space opportunity on the City of Colorado 
Spring’s east boundary, just as development is preparing to move forward under a revised and 
restated Banning Lewis Ranch annexation agreement intended to revitalize development on the 
adjoining 21,000 acres. Second, acquisition of this property will fill in a gap in the Corral Bluffs 
Open Space, reuniting this parcel with the original “Bishop Ranch” which will also provide a way 
to manage an existing access road to the open space currently used by the owner of the 
property. This acquisition would protect the City’s existing investment by securing the parcel that 
shares three sides of the forty (40) acres with the boundary of the Corral Bluffs Open Space.  
 
This property is situated on a plateau and it overlooks much of the open space property. There 
is a single family residence built in 2003 on this property with a well, septic system, and an 
outbuilding/barn. Due to its topography and location, it would provide a good site for a future 
Corral Bluffs visitors, nature and education center. In the interim, the home could be used as a 
ranger station, and a meeting location for the supporting friends group called the Corral Bluffs 
Alliance (“CoBA”). CoBA provides guided hikes for the public in the Corral Bluffs Open Space. 
Currently there are no nearby services for these hikes, and having shelter, running water and a 
restroom facility for our visitors would be beneficial.  Additionally, it could provide a place for the 
research scientists from the Denver Museum of Nature and Science (“DMNS”) to stay when 
they are on the property conducting paleontological research. In the past they have either paid 
for hotel rooms off site or have received permission to camp on the property in tents. 
 
The special significance of the Corral Bluffs Open Space was highlighted in October of 2019 
when the same DMNS scientists published the first of a series of scientific papers in the 



prestigious journal Science concerning their fossil discoveries. They had discovered intact 
fossils documenting the emergence of mammals after the catastrophic asteroid that caused the 
die off of the dinosaurs. No other location in the world has produced such a treasure trove of 
quality fossils from this time period documenting the recovery of the Earth after the asteroid 
impact. This find is accurately described as unprecedented and was the focus of a PBS 
documentary called “Rise of the Mammals” that has aired on PBS’s NOVA program several 
times. The DMNS also dedicated an exhibit to the fossils from Corral Bluffs, which was called 
After the Asteroid: Earth’s Comeback Story. 
 
Staff had been in communication with the seller since February of 2018 and renewed TOPS’ 
interest through the seller’s real estate agent in early 2020. Pursuant to TOPS and City real 
estate acquisition procedures, an appraisal was completed for the property. Based on that 
appraisal, and the seller’s request for a lease back clause while he searched for another 
residence, staff was close to executing a contract to purchase the forty (40) acres in the last 
week of June, 2020. However, a private party made an offer that was more attractive to the 
seller, the property went under contract, and the deal seemed to have slipped out of reach.  
 
In early October 2020, staff was contacted with news that the private purchase had failed to 
close. Consequently, staff renewed negotiations with the seller. During the time that had 
elapsed, the seller had made a number of repairs to the home and had cleaned up the property 
significantly. He also shared an updated appraisal he had conducted after repairing a list of 
inspection objection items which indicated a value of $480,000. After review of the appraisal by 
Parks Department staff and the real estate services division, TOPS staff negotiated a purchase 
contract for a sum of $470,000, with no lease back provisions and with a commitment to work 
quickly to close by the middle of December. Staff recognized value had accrued due to the 
improvements to the property, and that potential risk to the remainder of the Corral Bluffs Open 
Space would be mitigated by a purchase of this property.  
 
FINANCIAL IMPLICATIONS: 
The City is under contract to acquire the property contingent on a favorable Parks, Recreation 
and Cultural Services (PR&CS) Advisory Board recommendation and City Council approval, for 
the negotiated value of $470,000. Acquisition of the property requires an appropriation in the 
amount of up to $478,000 from TOPS Open Space Category revenues to purchase the 
property, and to pay for real estate transaction costs such as the ALTA survey, closing costs 
and recording fees. After the prior expenditures from the TOPS Open Space Category revenues 
in 2020, Parks Department finance staff estimates $2.6 million remains available in this category 
for other open space purchases. In addition, a 10% reserve of TOPS funds is also set aside for 
2020 in the amount of $988,400. 
 
BOARD/COMMISSION RECOMMENDATION: 
N/A 
 
ALTERNATIVE: 
Do not recommend approval to the PR&CS Advisory Board or suggest that staff pursue an 
alternative. 
 
RECOMMENDATION: 
Staff recommends approval of acquisition of approximately forty (40) acres of property identified 
by tax schedule number 44000 00 505 and approval to expend up to $478,000 for the property 
acquisition and real estate transaction costs from the TOPS Open Space Category revenues.  
 
PROPOSED MOTION: 
Move to recommend approval of acquisition of approximately forty (40) acres of property 
identified by tax schedule number 44000 00 505 and approval to expend up to $478,000 for the 
property acquisition and transaction costs from the TOPS Open Space Category revenues. 



 
Attachments:  
 Map depicting the property 
 Slide presentation 



2020 Forest Restoration –A Conversation

Tops Advisory Board

November 4th, 2020
Dennis Will, 
City Forester



A Healthy Forest Contains:

 Species diversity -
including flora, fauna & 
invertebrates

 Mixed age classes

 Mixed size classes

 Proper stand stocking –
(numbers of trees per acre)

 Great carbon 
sequestration

 Genetic variation

 Presence of mosaics

 Regularity of disturbance 
events



Forest Restoration

 Climax forests are 
relatively stable 
ecosystems that have 
developed the maximum 
biomass, structural 
complexity and species 
diversity that are possible

 Historical Range of Variability - describes the conditions of a 
natural system prior to intensive human alteration of that 
system. 

 Defined as “actions to re-
instate ecological 
processes, which 
accelerate recovery of 
forest structure, ecological 
functioning and 
biodiversity levels towards 
those typical of climax 
forest” i.e. the end-stage 
of natural forest 
succession



Restoration Standards

 More and larger openings

 Preservation of larger, 
older trees

 Attention to rare species 
or habitats

 Attention to potential 
exotic invasive species

 Fire and it’s natural 
effects should be 
restored where possible

 Utilize mechanical 
treatments as surrogate 
to fire

 Diversity of “patchiness” 
across the landscape is the 
norm

 Treatments crafted to meet 
ecological goals while also 
mitigating fuel hazards

 More ponderosa pine, less 
Douglas-fir & oak brush

 Increased heterogeneity

 Variable age structure & tree 
densities

 Mixed Conifer Management Guidelines in 
the Southern Front Range, Colorado



Treatment Timing & Fire Ecologies

 A fully functional 
Front Range fire 
ecology statistically 
includes a naturally
occurring fire every 
5-50 years

 So what’s the 
problem?

 Assume the city has 10K 
acres of forested property

 Assume 8K are treatable

 Assume 100 acres a year 
can be treated = 80 year 
rotation

 Assume $5K per acre to 
treat

 Treatment costs are 
$500K/year

 Total: $40M



Stratton Open Space  
Untreated - 2016



Stratton Open Space – Treated 2017



Stratton Open Space – Untreated 2016



Stratton Open Space – Treated 2017



Stratton Open Space, 2020



Stratton Open Space
Stratton Springs Trail



Bear Creek Cañon Park
Treated 2017



Bear Creek Cañon Park, 2020



Bear Creek Cañon Park, 2020



Colorado Drought Monitor

Fires in D4/3 areas:

• East Troublesome 

• Cameron Peak

• Calwood

• Grizzly Creek

• Middle Fork

• Williams Fork

• Mullen

• Total Acres:       
656,091



Blodgett Open Space, Treated 2019



Blodgett Open Space, 2020



Pikes Peak Watershed



Monarch Pass Tour



Monarch Pass Tour
(Video, Double Click)



Invasive Mitigation
South Monument Valley Park



Invasive Control
Rock Island Trail, 2017



Summary

 Make forest management practices a higher priority 
before it burns

 Provide line item annual funding for increased forest 
health and fuels mitigation treatments

 Fund a small saw crew for year-round forest 
management practices

 Purchase saw crew equipment including a grinder 
and track chipper – estimated cost $300K

 Consider hiring a staff forester

 Continue partnerships with CSU and CSFD

 Create an aggressive invasive woody-plant strategy 
including herbicide treatments

 Consider forest treatments that create a return



Contact Info

• Desk:  385-6550

• Email: Dennis.Will@coloradosprings.gov
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