ROUTT COUNTY PLANNING COMMISSION AGENDA
September 15, 2022
6:00 PM
This hearing is available in person and through Zoom. You may access the hearing by joining
our Zoom Link .

Live audio is available by calling (669) 900-6833.
Meeting ID: 880 7418 8565
Password: 12345

1. CALL TO ORDER
2. PUBLIC COMMENT
Members of the public may address the Planning Commission on items not on the
agenda. (Comments regarding items on the agenda will be taken during that agenda
item.)
3. APPROVAL OF MINUTES
A. Minutes From August 18, 2022
Documents:
081822-pc-corrected.pdf
B. Minutes From September 1, 2022
Documents:
090122-pc-corrected.pdf
4. ITEMS FOR CONSIDERATION
A. Red Rock Gravel Pit
Activity #:
Petition:
Applicant:
Legal:
Location:

PL20220010
Renewal of Special Use Permit PP2011-018 for the Red
Rock gravel pit.
Peabody Williams Fork Mining
TRS IN SE4NW4, SW4NE4, N2SW4, NW4SE4, SW4SW4
SEC 20-5-88 TOTAL: 40.1 AC
Approx. 10 miles south of Hayden on RCR 53

Documents:
Staff Report_Red Rock.pdf
B. Thunderstruck SUP Amendment
Activity #:
Petition:

Applicant:
Legal:
Location:

PL20220056
Special Use Permit - Amendment of Special Use permit PL21-155 to include a new building and expand the permit
boundary to include a 35-acre parcel
Clay Hockel
TR IN SE4 26-7-88 LYING EASTERLY OF CENTERLINE
OF RCR 80 TOTAL 15ACS+/C.R. 80, approx. 3/4 mile from its split of C.R. 70, California
Park

Activity #:
Petition:

Applicant:
Legal:
Location:

PL20220056
Special Use Permit - Amendment of Special Use permit PL21-155 to include a new building and expand the permit
boundary to include a 35-acre parcel
Clay Hockel
TR IN SE4 26-7-88 LYING EASTERLY OF CENTERLINE
OF RCR 80 TOTAL 15ACS+/C.R. 80, approx. 3/4 mile from its split of C.R. 70, California
Park

Documents:
Thunderstruck staff report_PC.pdf
5. ITEMS FOR DISCUSSION
A. Introduction To Large Scale Solar
The Colorado Solar and Storage Association will provide an introduction to
large scale solar, the different elements of a facility, land use concerns, and
other information.
6. ADMINISTRATOR'S REPORT
Administrator's Report may include the reading of future Planning Commission agendas
and recent Board of County Commissioner decisions.
7. ADJOURNMENT
Agenda packets can be accessed at www.co.routt.co.us/AgendaCenter .
All programs, services and activities of Routt County are operated in compliance with the Americans with Disabilities Act.
If you need a special accommodation as a result of a disability, please call the Commissioners ’ Office at (970) 879 - 0108
to assure that we can meet your needs. Please notify us of your request as soon as possible prior to the scheduled event.
Routt County uses the Relay Colorado service. Dial 711 or TDD (970) 870 - 5444.

ROUTT COUNTY PLANNING COMMISSION
MINUTES
August 18 , 2022
The regular meeting of the Routt County Planning Commission was called to
order at 6:00 p.m. with the following members present: Chairman Steve Warnke
and Commissioners Brian Kelly, Bill Norris, Jim DeFrancia, Greg Jaeger, Linda
Miller, Andrew Benjamin, and Ren Martyn. Commissioner Paul Weese was
absent. Planning Director Kristy Winser and staff planner Alan Goldich also
attended. Sarah Katherman prepared the minutes.
PUBLIC COMMENT
There was no public comment.
MINUTES – July 21 , 2022
Commissioner Kelly moved to approve the above cited minutes, as written.
Commissioner DeFrancia seconded the motion. The motion carried 8 – 0, with
the Chair voting yes.
ACTIVITY: PL20220043
PETITIONER:
Alpine Aggregates
PETITION: Special Use Permit – Mining for sand and gravel
LOCATION: 32199 Fisker Trail; located approximately .5 miles south of the
intersection of State Highway 131 and County Road 20 on the
east side of the highway
Mr. Ed McArthur, the petitioner, stated that the petition is for a renewal and
update of the existing permit. He said that since the staff report was published he
had received a call from one of his neighbors, Sue Thompson, who asked that
water well testing continue. Mr. McArthur said that he had requested elimination
of the well testing requirement on the Special Use Permit (SUP). He said that he
had agreed to continue the testing of her well and the well of another neighbor,
but said that he would request that the conditions of approval (COAs) remain as
presented. He said that written agreements to continue testing the wells on these
two properties would be provided to the County.
In response to a question from Chairman Warnke, Mr. McArthur stated that the
testing is for flow, water level and water quality.
Mr. Goldich stated that staff is recommending approval of the petition with the
suggested conditions. He noted that some COAs from the existing permit had
been updated or eliminated because they no longer apply. In addition, the
petitioner had requested some changes to the COAs. Mr. Goldich reviewed the
operation, noting that the permitted mine is on 105 acres, with a 42-acre buffer
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parcel between mining operations and Highway 131. He stated that the operator
is currently mining in phase 2, which is located in the northeast corner of the
mine. Phases 1A and 1 have been mined. Phase 1A is being used for processing
and stockpiling and phase 1 is being reclaimed and has been allowed to partially
fill with water.
Mr. Goldich reviewed the history of the mine site. He stated that in 2005 a permit
was issued to LaFarge for this site, but it was never acted upon. Alpine
Aggregates was issued a permit in 2010 with a start time of 10 a.m. due to safety
concerns related to morning fog. In 2013, based on fog data, the permit was
amended to allow a start time of 8 a.m. Mr. Goldich said that no complaints have
been received regarding this operation. He reviewed the requested changes to
the COAs, most of which have to do with traffic. He said that the petitioner is
requesting that most of these traffic related conditions be removed, and that the
start time be modified to 7:30 a.m. Mr. Goldich said that the reason for most of
the traffic related conditions were due to fog concerns and school bus schedules.
He said that the petitioner had submitted fog data, which is included in the fact
packet, to document why an earlier start time is justified. Mr. Goldich said that the
Steamboat Springs School District had been contacted, and they have no
concern with the requested new start time. Mr. Goldich reviewed the crash data
from Hwy 131 and said that he had consulted with the Colorado State Patrol,
which wants the fog testing condition to remain – but only on foggy days. Mr.
Goldich reviewed the fog test condition, which states that if a 2’x2’ marker cannot
be seen from a specified distance on the road, the mine cannot open. The
proposed amended condition will require that this test be performed only on foggy
days.
Regarding the water well testing on adjacent properties, Mr. Goldich said that
staff agrees that the COA is no longer needed because it addressed a predevelopment condition. The groundwater monitoring COA required the testing to
be done by an independent third-party. In addition to the independent third party,
one of the applicant’s employees has also been conducting these tests. He said
that he had compared the third-party data to the data collected the operator, and
that all results were within reasonable margins. He said that the operator will
continue to conduct testing on the two neighboring properties, as discussed
earlier, but no third-party testing will be required. Mr. Goldich reviewed the
request to change the condition regarding which phases of mining must employ
conveyors. He said that the requested change is to eliminate the required use of
the conveyor in locations where it would have to cross the Yampa River Bypass
twice. Crossing the waterbody with a conveyor increases the likelihood of
material falling into the waterway. Mr. Goldich indicated the location of the Yampa
River Bypass on a site plan and indicated the phases that would be excluded
from the conveyor requirement.
Mr. Goldich reviewed the updates to the General COAs and stated that this site is
located in the watershed protection zone, so a Watershed Protection Permit from
the City of Steamboat Springs will be required. A COA has been added to
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address this requirement. Mr. Goldich stated that one comment had been
received after the fact packet had been assembled. That comment was from Ms.
Thompson and concerned the water well testing as previously described by Mr.
McArthur. Mr. McArthur has agreed to continue testing the wells once per year.
In response to a question from Commissioner Martyn, Mr. Goldich confirmed that
the fog restriction applies only to hauling of material, not to other operations at
the mine. In response to a question from Commissioner Norris, he said that only
loading and hauling is allowed on Saturdays.
All COA numbers in the following discussion refer to the COAs listed in the
original staff report, not the revised COAs that were approved.
Commissioner Jaeger asked if COA 37 was to be modified or removed. Mr.
Goldich clarified that the petitioner had requested its removal, but that after
consulting with the Colorado State Patrol, staff is recommending that the COA
remain. A modification to COA 36 will require that testing only be conducted on
foggy days. Commissioner Miller noted that COA 20.d should be corrected to
reflect the changes to the COA numbering.
Commissioner Miller asked about the importation of asphalt and concrete. Mr.
Goldich clarified that the addition to COA 19 is a clarification of normal
operations. These materials enter the site as part of the concrete recycling
operations. He said that he had consulted with CDPHE, which confirmed that
COA 21 was not necessary. Chairman Warnke suggested adding “for recycling
purposes” to COA 19.
In response to a question from Chairman Warnke, Mr. McArthur said that there is
a ratio greater than 1:1 of the wetlands purchased to the wetlands destroyed by
the operation. The ratio was determined to be 1.5:1. Chairman Warnke asked
how the bond held by the state for reclamation was calculated. Mr. McArthur
stated that the state has a complex formula based on an estimate of material that
would need to be moved, the trucks and equipment required, etc.
Commissioner Benjamin asked if the on-site production of asphalt and concrete
would ever be considered in the future. Mr. McArthur stated that uses are not
allowed as part of the original agreement for the land. He said that there were
many objections and concerns when LaFarge had requested these uses, so he
did not pursue them.
There was no public comment.
Commissioner Benjamin said that he had opposed the petition for safety
concerns when it was originally proposed, but acknowledged that those concerns
were unfounded. He commended the operator.
MOTION
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Commissioner DeFrancia moved to recommend approval of item PL20220043,
an SUP for mining sand and gravel, with the following findings of fact:
1. The proposal with the following conditions meets the applicable guidelines of
the Routt County Master Plan and is in compliance with Sections 4, 5, 6 and 9
of the Routt County Zoning Regulations.
2. The Special Use Permit with the following conditions will not adversely affect
the public health, safety, and welfare.
3. The proposal with the following conditions is compatible with the immediately
adjacent and neighborhood properties.
This approval is subject to the following conditions:
General Conditions:
1. The SUP is contingent upon compliance with the applicable provisions of the
Routt County Zoning Regulations including but not limited to Sections 4, 5, 6
and 9.
2. The SUP is limited to uses and facilities presented in the approved project
plan. Any additional uses or facilities must be applied for in a new or amended
application. Minor amendments may be approved by the Planning Director
subject to Section 3.2.10 of the Zoning Regulations.
3. Any complaints or concerns which may arise from this operation may be
cause for review of the SUP, at any time, and amendment or addition of
conditions, or revocation of the permit if necessary.
4. In the event that Routt County commences an action to enforce or interpret
this SUP, the substantially prevailing party shall be entitled to recover its costs
in such action including, without limitation, attorney fees.
5. No junk, trash, or inoperative vehicles shall be stored on the property.
6. This permit is contingent upon any required permits being obtained and
complied with from all involved agencies including, but not limited to the
following:
a) Division of Reclamation, Mining and Safety (DRMS) 110 Construction
Materials Permit
b) Colorado Department of Public Health and Environment (CDPHE) Air
Pollution Control Division (APCD) Air Quality Permit
c) CDPHE Stormwater Management Plan
The operation shall comply with all federal, state and local laws. Copies of
permits or letters of approval shall be submitted to the Routt County Planning
Department
7. Fuel, flammable materials, and hazardous materials shall not be kept on the
site. Any spills of fuels or hazardous materials shall be reported to the Routt
County Planning Department within three days of occurrence.
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8. All exterior lighting shall be downcast and opaquely shielded, as per Section
6.3 of the Routt County Zoning Regulations.
9. Prior to the issuance of the permit, the permittee shall provide evidence of
liability insurance in compliance with the County’s Insurance and Surety
Requirements policy then in effect. The certificate of insurance shall include
all permit numbers associated with the activity and Routt County shall be
named as an additional insured. Permittee shall notify the Routt County
Planning Department of any claims made against the policy.
10. Accessory structures/uses associated with this permit may be administratively
approved by the Planning Director, without notice.
11. Permits will be assessed an Annual Fee in accordance with the Fee Schedule
in Appendix B of the Routt County Zoning Regulations.
12. Transfer of this SUP may occur only after a statement has been filed with the
Planning Director by the transferee guaranteeing that they will comply with the
terms and conditions of the permit. If transferee is not the landowner of the
permitted area, Transferee shall submit written consent to the transfer by the
landowner. Failure to receive approval for the transfer shall constitute
sufficient cause for revocation of the permit if the subject property is
transferred. Bonds, insurance certificates or other security required in the
permit shall also be filed with the Planning Director by the transferee to assure
the work will be completed as specified. Any proposal to change the terms
and conditions of a permit shall require a new permit.
13. The permittee shall prevent the spread of weeds to surrounding lands, and
comply with the most current version of the Colorado Noxious Weed Act and
Routt County regulations for noxious weeds.
14. Any land survey monuments shall be recorded in the Colorado Land Survey
Monument Records prior to commencement of mining, and if removed, shall
be replaced following Reclamation.
15. Copies of all financial guarantees related to the project shall be submitted to
the Planning Director prior to issuance of the Special Use Permit. The Board
of County Commissioners may require a financial performance guarantee to
insure restoration of the site and access roads and compliance with other
conditions of this permit. The County will not require financial guarantees that
are duplicative of that required by the State.
Specific Conditions:
Operations Plan:
16. The Special Use Permit (SUP) is valid for ten (10) years from the BCC
approval date, provided it is acted upon within one year of approval. The SUP
shall be deemed to have automatically lapsed if the uses permitted herein are
discontinued for a period of one (1) year.
17. Approved uses include:
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Mining
Crushing, processing, and washing of material and associated equipment
Stockpiling of gravel
Importation of used asphalt and concrete for recycling purposed
Neither an asphalt plant nor a concrete batch plant is allowed.

18. The operation consists of:
a. Sales from the gravel pit shall not exceed 400,000 tons in any twelve
consecutive months.
b. Extraction and reclamation: 7:30 a.m. to 7:00 p.m., Monday through
Friday. No extraction and reclamation on Saturdays.
c. Crushing and processing of material: 8:00 a.m. to 6:00 p.m., Monday
through Friday. No mining or processing on Saturdays.
d. Loading and hauling of material: 7:30 a.m. to 6:00 p.m., Monday through
Friday; 8:00 a.m. to 5:00 p.m. on Saturdays subject to fog restrictions as
reflected in Specific Conditions 36 - 39.
e. No extraction, hauling, or operation of trucks or other equipment shall
occur on Sundays and national holidays, which are Christmas Day,
Thanksgiving Day, New Year’s Day, Fourth of July, Presidents’ Day,
Memorial Day, and Labor Day.
f. Warming of equipment is allowed 15 minutes prior to startup.
g. The Board of County Commissioners may grant temporary waiver of hours
and/or days of operation for public projects or for projects with special
technical requirements, by special hearing with at least 24 hours notice to
adjacent property owners.
h. The hours of operation may be amended at the Board of County
Commissioners’ discretion to avoid conflicts with school buses. Permittee
shall work with the Planning Department on a system to educate
haulers/drivers regarding the potential conflicts with school buses.
19. Any proposed amendments to the DRMS permit must be approved by the
Planning Director and may be cause for a review of the SUP.
20. A maximum of 25 acres within the permit limits shall be disturbed at any time.
“Disturbed acreage” is defined as any area that is not covered by water,
substantially noxious weed-free vegetation, paving, or other stabilized road
surface.
21. This SUP approval does not confer any pre-approvals for final site
development, rezoning of the site, subdivision, or any other development that
would normally receive separate Planning review. Any such plans for
development shall be submitted to the Planning Department for appropriate
review.
22. The use of conveyors will be required on all phases except Phases 1, 2, 3, 4,
5, and 6.
23. The permittee shall incorporate the most technologically advanced
procedures and equipment to mitigate any significant negative impacts from
the mining operation and associated uses.
6
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24. Permittee shall obtain all necessary County and Federal Emergency
Management Agency (FEMA) approvals and permits for both mining and final
reclamation related alterations to the floodplain, prior to issuance of this SUP.
No increase in base flood elevation on adjoining properties shall be allowed
as part of any such permit. Required approvals include but are not limited to a
Routt County Floodplain Development Permit, a FEMA Conditional Letter of
Map Revision (CLOMR) prior to any mining related construction, a FEMA
Letter of Map Revision (LOMR) for as-built mining related construction, and a
LOMR for as-built final reclamation.
Reporting:
25. The operator shall submit the current DRMS Annual Report for the pit to the
Planning Department within two weeks of due date each year for compliance
verification.
26. The operator shall submit an annual report to the Planning Department on or
before February 15th of each year. The annual report shall detail total
materials imported and exported, remaining reserves, and total number of
truck trips to and from the site.
27. Permittee shall conduct an annual inventory of weeds on site each spring
including but not limited to species identification and map locations. Inventory
shall be submitted to Routt County Weed Program (RCWP) supervisor within
30 days of conducting the survey.
28. Permittee shall submit an annual report prior to December 31 of each year to
document all weed control measures undertaken, including herbicides used,
rates of application, and total gallons of mixed herbicide solution applied.
29. Any written or verbal notice of violation or citation issued to the Permittee by
DRMS, CDPHE, MSHA, or any other permitting agency will be provided to the
Routt County Environmental Health within 7 business days of the violation.
Any other inspection reports, annual reports, asphalt plant and crusher
relocation notices, and any other documentation required to be submitted to
DRMS, CDPHE, or MSHA for any permits obtained through those agencies
shall be available to the Routt County Environmental Health Department upon
request.
Reclamation:
30. A SUP shall be in place through the end of reclamation. Permittee shall
implement the Reclamation Plan in a manner concurrent with the phased
mining plan to insure the maximum disturbed area is not exceeded. Final
reclamation shall include measures to prevent the proliferation of non-native
species as required in the Army Corps of Engineers 404 permit as approved
by the Colorado Parks and Wildlife or U.S. Fish and Wildlife Service.
31. The permittee shall engage in phased reclamation during the life of the permit,
and is required to proceed with due diligence upon the closing of the pit.
Access and Traffic:
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32. No trucks entering or leaving the operation shall use County Road 20 unless
delivering material to a site accessible only by County Road 20. The permittee
will be responsible for enforcing this condition with all trucks using its
operation.
33. On foggy mornings, an initial fog/visibility check will be conducted at the pit
entrance one hour before the pit is scheduled to open. If poor visibility
conditions persist, subsequent fog/visibility checks will be performed
throughout the day at 30 minute intervals.
34. Fog/visibility checks will consist of the Mine Superintendent traveling to the pit
entrance to determine visibility along Highway 131. If visibility is deemed to be
less than adequate, as determined by the visibility of a 2’ x 2’ orange marker
placed 771’ from the pit entrance to the north and south, pit operators will
initialize an email/telephone notification system alerting customers that the pit
will be closed until further notice and will activate the site closure sign. If the
Mine Superintendent is unavailable, the replacement site manager will
execute the standard operating procedure.
35. A list of Alpine Aggregates customer and contact information including email
addresses and mobile numbers will be maintained and updated quarterly.
This list will be used to send out email and telephone message notifications
about delayed pit openings.
36. Notification signs shall be placed on the permitee’s property at the pit
entrance and exit notifying customers of the pit’s fog visibility notification
system and related policies, including the potential for delayed openings due
to poor visibility.
37. Signs shall be placed 1200’ in advance of the pit entrance along Highway 131
(to the north and south) alerting drivers of the presence of turning truck traffic
(subject to CDOT approval).
Visual Mitigation:
38. Permittee shall maintain buffering and screening in accordance with the
Landscape Plan approved as part of this SUP throughout mining operations.
Screening berms not natural to the area or desired by adjacent landowners
will be removed at the completion of mining.
39. Maximum stockpile height during at-grade Phase IA operations shall be 25
feet. During all other phases, stockpiles shall be located in the bottom of the
pit and shall not protrude more than 10 feet above the original ground
elevation.
Air and Water Quality and Noise
40. Permittee shall work with and obtain approval from Planning Director and
Army Corps of Engineers through a Section 404 permit of a mitigation and
monitoring plan to ensure that wetlands on-site are maintained in a healthy
condition during the life of the mine. Plan may require annual sample plot and
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photo monitoring, turbidity monitoring, and water-depth monitoring at key
points.
41. The permittee shall conduct groundwater level monitoring monthly at the
locations shown on the mine plan. Monitoring reports shall be made available
to Routt County Planning Department on request. The Planning Director, in
consultation with the Environmental Health Department, may authorize
changes in the testing regimen, including frequency.
42. Permittee is required to immediately mitigate and rectify impacts to nearby
wells that are reasonably attributable to dewatering on the site. Planning
Director (or designated expert) will use baseline pump data, groundwater
monitoring information, and any other pertinent information to determine
whether mine dewatering has affected nearby wells. The State Engineer’s
Office will be consulted prior to any mitigation being required.
43. The Division of Water Resources approved water supply plan only accounts
for 47.9 acres of exposed groundwater in the ponds. The reclamation plan
indicates 56.6 acres of exposed groundwater will exist. Prior to the closing of
the pit the permittee shall either submit documentation showing that enough
water rights exist for the full 56.6 acres of exposed groundwater or
demonstrate that the size of the ponds does not exceed the 47.9 acres
covered under the approved water supply plan.
44. The permittee is responsible for adequately conveying all adjudicated water
rights to downstream users, complying with the Settlement Agreement
between parties, and obtaining and complying with all applicable permits from
the Division of Water Resources.
45. Permittee is responsible for maintaining historic flows to downstream users of
all affected ditches on the property.
46. The permittee shall comply with all conditions of any applicable discharge
permits and shall not permit drainage onto adjacent properties greater than
historic flows thereon unless approved by the terms of any discharge permit
or by separate agreement with affected property owners.
47. The permittee shall comply with the Colorado Parks and Wildlife
recommendations to properly screen all connecting irrigation channels as well
as the Yampa River bypass to prevent Northern pike ingress and egress.
48. Prior to issuance of the SUP, A Watershed Protection Permit shall be
obtained from the City of Steamboat Springs.
49. Fugitive dust will be controlled by the use of a water truck and other control
measures as appropriate, as often as necessary, to reduce, control and
minimize all dust generated by traffic, material processing and other activities
that occur at the site. Dust suppression operations shall be increased
immediately in response to periods of high wind. The Planning Director or
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Environmental Health Director may require temporary closure of the facility if
dust control measures are not effective.
50. No off-site transport of visible dust emissions shall be allowed.
51. Noise from all on-site sources and from haul trucks shall be in compliance
with the performance standards in the State noise statute (C. R. S. 25-12101). Violations of performance standards shall be enforceable by the Routt
County Environmental Health Department and may be cause for a review of
the SUP by Planning Commission and/or the Board of County
Commissioners.
52. All permanent dewatering pumps on-site shall be connected to line electric
power. Temporary dewatering pumps may be used for up to two months at
the start of each phase. Temporary pumps may be powered by generators,
which shall use best available technologies (BATs) to reduce noise.
Commissioner Kelly seconded the motion. The motion carried 8 – 0, with the
Chair voting yes.
MASTER PLAN ADOPTION
Ms. Winser reviewed the community outreach that had begun in 2020 and the
process that resulted in the final adoption draft of the Master Plan. She noted that
input had been received by the community, the municipalities, the technical
advisory committee, Planning Commission, the Board of County Commissioners
and a variety of interest groups. She also presented a detailed review of the
public process timeline.
Ms. Winser reviewed how the draft Plan was disseminated to the public for
comment. She then reviewed how the comments that were received were
catalogued, categorized, and addressed. Ms. Winser noted that many valuable
comments were received and that most of them led to additions or modifications
to the draft. She reviewed the comments from the joint meeting, including those
made by Ben Beall, and presented how those comments resulted in a new policy
and related action items.
Ms. Winser stated that many comments were received that recommended
including some policies in multiple chapters because a lot of issues are interrelated. She said that in the interest of avoiding redundancy and keeping the
Master Plan concise, staff, in conjunction with the Executive Management Team
had decided to maintain the organizational principle of keeping issues within their
respective chapters. She offered that this will make the plan easier to use and to
navigate. She noted that links are provided in the Implementation Matrix that will
direct users back to the areas of the plan where specific topics are addressed.
Ms. Winser stated that staff is recommending adoption of Master Plan, as
presented. The Plan will then be ratified by the Board of County Commissioners
on August 30, 2022. Beginning in September, the new Plan will be presented to
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the municipalities, the public, community groups, homeowners’ associations and
other stakeholders.
Ms. Winser reviewed the Implementation Matrix, which is the “to do” list of action
items. She stated that the most significant action item directs the County to
update its Subdivision and Zoning Regulations to reflect the policies of the Master
Plan. Ms. Winser stated that she is applying for grant funding from DOLA to
support that process. She said that an RFP would be put out for consultant in the
fall and estimated that the update of the regulations could take up to a year to
complete. She reviewed the public outreach that will be done for the update of
the regulations, adding that it will be similar to that conducted for the Master Plan
update.
There was no public comment.
Chairman Warnke commended the time, effort and commitment that staff put into
the update. Commissioner DeFrancia echoed that comment and Commissioner
Benjamin stated his appreciation that the Plan is concise and straight-forward. In
response to a question from Commissioner Jaeger regarding the sub-area plans,
Ms. Winser stated that the City would be taking the lead on the update of the
Steamboat Springs Area Community Plan, which will begin in 2023. She said that
the Stagecoach Plan is fairly recent and will only require a few changes. That
update would probably be done in 2024. The Future Land Use Map for
Stagecoach included in the Master Plan was slightly modified from what is in the
current Stagecoach Plan. The Sarvis Creek Plan is in good shape. Ms. Winser
offered that the Upper Elk River Valley Plan should be updated in the next few
years.
MOTION
Commissioner DeFrancia moved to adopt the Routt County Master Plan, as
presented. Commissioner Martyn seconded the motion. The motion carried 8 – 0,
with the Chair voting yes.
ADMINISTRATOR ’S REPORT
Ms. Winser reviewed the upcoming agendas
Mr. Goldich reported that the Board of County Commissioners had denied the
Heritage Village Conceptual PUD. He said that following the Planning
Commission hearing a Development Agreement signed in 2012 in conjunction
with the previous PUD amendment was discovered. This Development
Agreement, which had not been mentioned by the petitioner, limits the use of
Parcels A and B to athletic fields. A meeting with the petitioner and his architect
has been scheduled to discuss next steps.
Ms. Winser said that the Planner II and Planner Tech positions had been filled.
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ROUTT COUNTY PLANNING COMMISSION
MINUTES
September 1 , 2022
The regular meeting of the Routt County Planning Commission was called to
order at 6:00 p.m. with the following members present: Chairman Steve Warnke
and Commissioners Brian Kelly, Bill Norris, Jim DeFrancia, Greg Jaeger, Linda
Miller, Andrew Benjamin, and Paul Weese. Commissioner Ren Martyn was
absent. Planning Director Kristy Winser and staff planner Alan Goldich also
attended. Sarah Katherman prepared the minutes.
PUBLIC COMMENT
There was no public comment.
MINUTES – August 4 , 2022
Commissioner Kelly moved to approve the above cited minutes, as written.
Commissioner Miller seconded the motion. The motion carried 8 – 0, with the
Chair voting yes.
ACTIVITY: PL20220050
PETITIONER:
Eagle Mountain Land Development, LLC
PETITION: Sketch Subdivision for a proposed medium density residential
development project
LOCATION: LOT 8, SNOKOMO ESTATES ; LOT 9, SNOKOMO ESTATES
FILING 2 ; LOT 9A, SNOKOMO ESTATES FILING 2; LOT 9B,
SNOKOMO ESTATES FILING 2; located approximately .5 miles
east of the intersection of CR 16 and CR 212
Mr. Joe Wiedemeier of Four Point Surveying and Engineering, representing the
petitioner, presented a site plan of the proposed residential development. He
stated that Lot 8 is currently zoned High Density Resdential (HDR) and that Lots
9, 9A and B are zoned General Residential (GR). He said that some earthwork
has been done Lots 9, 9A and 9B to rough in the roads. He reviewed the
proposal that would include five single-family residences, four duplexes and
seven fourplexes, adding that this development would provide a wide range of
housing types as well as open space and amenities. Mr. Wiedemeier said that
27% of the total acreage would remain as open space and would include a dog
park, a playground and trails. Mr. Weidemeier presented a detailed site plan and
indicated the location of these features, as well as the overflow parking areas. He
said that the plan has taken into consideration future development and
connectivity. He said that the development is in character with the surrounding
developments. He stated that the proposal is in line with the Stagecoah Area
Community Plan (SCAP), the Routt County Master Plan and the Routt County
subdivision standards. No variances or exceptions will be requested. Mr.
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Weidemeier reviewed the infrastructure that would serve the development,
including roads, water, sewer, and stormwater management.
In response to a question from Commissioner Kelly, Mr Weidemeier confirmed
that the roads would be paved, and that the south road would be 24’ wide within a
30’ right of way.
Commissioner Jaeger asked about the size of the dog park. Mr. Goldich said that
area designated for the dog park is approximately 3200 sq. ft.
Commissioner Norris asked about the use of the open space and trails. Mr.
Weidemeier said that they would be open to the public.
Chairman Warnke asked about the size of the fourplex units. Mr. Weidemeier that
they would be in the 1200 – 1500 sq. ft. range, not including the garages.
Mr. Goldich noted that this is a Sketch Subdivision, which is conceptual in nature
and is intended to determine the overall compliance of the proposal with the
applicable plans. The review at this level is also intended to provide feedback to
the applicant regarding suggested modifications and considerations for the next
level of review. He stated that staff is recommending approval with the suggested
Conditions of Approval (COAs).
Mr. Goldich reviewed the history of the property. In 1998, the Board approved
Snokomo Estates F2, a subdivision of Lot 9 into the three lots (9, 9A, and 9B).
Also at that time, a zone change from HDR to GR was approved for the three
lots. In 2008 the Board approved Snokomo F3, a further subdivision of the
current Lot 9 into two lots, however, the plat has not been recorded. A deadline
for recording the plat was included in the approval but the previous owner
requested several extensions of the deadline to record the plat. Each of these
requests were granted. The current deadline to have the Snokomo F3 final plat
recorded is July 8, 2024. The landowner is vested in the approval from 2008 as
long as extensions to the deadline to record the plat are approved.
In 2021, Lots 9, 9A, and 9B Snokomo Estates was approved for a Sketch
Subdivision and Zone Change to Medium Density Residential.
Mr. Goldich reviewed the proposal that would allow for a total of 41 units on the
9.11-acre parcel. He stated that the number of single family homes to be located
on the hill was reduced from six to five compared to the 2021 approval. The four
duplex lots would all be on the side of the hill and the seven fourplexes would be
located at the bottom of the hill. The fourplex units would each have a detached
garage. Mr. Goldich reviewed the parking plan, the location of the trails, common
area, dogpark and playground.
Mr. Goldich stated that this application was submitted prior to the adoption of the
new 2022 Master Plan, and so was reviewed under the 2003 Master Plan. He
noted that in the 2003 Master Plan, Stagecoach was designated as a Potential

2

R.C.P.C.

MINUTES

September 1, 2022

Growth Center because of its existing platting, zoning (including Commercial), a
special district, and an approved sub-area plan. In the 2022 Master Plan it is
designated as a Tier II Target Growth Area because it has an approved sub-area
plan, platted lots, zoning appropriate for higher density development, and a
special district to support infrastructure to accommodate new growth. He stated
that the Morrison Creek Metropolitan Water and Sanitation District has stated that
its system has capacity to serve the proposed development. Mr. Goldich stated
that page 5 of the SCAP states that the SCAP is advisory in nature and intended
to serve as a guide for future development.
Mr. Goldich stated that six letters of opposition to the proposal had been
received, all after the staff report was distributed. One letter was received prior to
the cut off for consideration at this hearing. Mr. Goldich said that all of the letters
would be included in the packet for the Board of County Commissioners’ hearing.
Mr. Goldich stated that most of the comments were with regard to negative visual
impacts, particularly of the fourplex units, general non-compliance with the
SCAP, density, traffic, and affordability. He said that if the application moves
forward, a detailed traffic study would be a requirement at the Preliminary
Subdivision review. He said that the Routt County Subdivision Regulations do not
mention affordability and there are no standards that require this. Regarding
density, Mr. Goldich stated that the issues for consideration are whether the
proposed density is appropriate for this location and whether the proposal would
create negative visual impacts that cannot be mitigated.
Commissioner Benjamin asked about the status of the 2021 approval for
development on Lots 9, 9A and 9B. Mr. Goldich stated that the approval was of
the Sketch Subdivision. That proposal would then need to go through Preliminary
and Final approval before anything could be constructed. If the current petition is
approved, it would supersede the 2021 approval. In response to a question from
Commissioner Jaeger, Mr. Goldich stated that the zone change for those lots was
approved, but was to be recorded in conjunction with the plat.
Commissioner Kelly asked about the setbacks for the fourplex buildings. Mr.
Goldich acknowledged that the Routt County Subdivision Regulations are not set
up for multi-family projects, so the setbacks would be based on the overall project
property boundaries. In the HDR zone district the minimum setbacks are 15’ from
the front and rear property lines and 10’ from the side property lines.
Commissioner Kelly expressed concern that there would not be sufficient room
within the right of way to accommodate the road and snow storage.
There was discussion of landscaping. Commissioner Benjamin noted that there
are not standards for landscaping, so it is up to the applicant to propose a plan.
Chairman Warnke suggested that the COA regarding landscaping should be
clarified.
Commissioner Jaeger asked for a comparison of the density of this proposal to
other nearby residential developments. Mr. Goldich stated that Red Hawk Village
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has 29 single-family residences on 3 acres; Eagle’s Watch has a total of 32 units
on 6.8 acres. The proposal is for 41 units on 9 acres. Mr. Goldich presented a
map of the area and indicated the location of various subdivisions as well as the
zoning in the vicinity of the proposed development. The majority of the
surrounding areas are zoned HDR.
Public Comment
Mr. James Zimmerman, a resident of Red Hawk Village, asked about the height
of the proposed fourplex units. Mr. Weidemeier stated that the dimensions of the
buildings had not yet been determined. Mr. Zimmerman stated that these fourplex
buildings are proposed to be located right at the edge of the property that borders
all the homes along Sagebrush Trail, and if they are two-story buildings, which is
likely for a fourplex, they will completely block the views from all of the homes on
the backside of Red Hawk. He stated that the people who bought their home in
Red Hawk did so because of the open space, views, and amenities. Mr.
Zimmerman cited the ability to hike and ski to the reservoir, view wildlife, and
enjoy the open space. He said all of this would be blocked by the proposed multifamily buildings. He stated that the proposal is not in conformity with the SCAP
and that the development would negatively impact their property values. He said
that the proposal would be an eyesore and asked Planning Commission to deny
it.
Mr. Bob Woodmansee, a resident of Eagle’s Watch, said that although he would
not be directly impacted by the proposed development, he was concerned about
the visual impact of the proposal as seen from CR 16. He said that the proposal
contains too many buildings and would block the views of the reservoir. He also
expressed concern that the homes on the hill would be skylined. Mr.
Woodmansee said that the proposed dog park was too small to be useful and
expressed concern with the traffic impact of the development on CR 16 and CR
14. He stated that the problems on these roads are something that the County
should address, regardless of whether these 41 units are approved or not. Mr.
Woodmansee noted that CPW had commented on the Columbian Sharp-tailed
Grouse habitat in the vicinity and offered that the impact on habitat cannot be
mitigated. He said that the proposal would constitute habitat fragmentation.
Mr. Chris Belton, a resident of Red Hawk Village stated his opposition to the
project, citing the negative visual impacts of the development. He stated that all
of the homes in the area have been situated to have views, and that the impact of
the proposed development could not be mitigated. He stated that the
development would have a negative impact on property values. He said that he
had also spoken in opposition to the proposal approved in 2021. Mr. Belton
offered that his comments are more than NIMBY-ism because the impact of the
proposal is exacerbated by the topography. He said that because the property his
higher than Red Hawk, it would have an exaggerated impact, which is different
than the other multi-family developments in the area. He said that the
development would affect many neighborhoods, not just Red Hawk Village. He
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cited the SCAP which states that new development should minimize its impact on
existing property owners.
Ms. Sarah Woodmansee, a resident of Eagle’s Watch, stated that she is
increasingly concerned with wildfire hazards and expressed concern that the
proposed minimal setbacks and muti-family structures would increase fire
danger. She offered that the design did not include a safety plan.
Ms. Betsy Blakeslee, a resident of the south side of Red Hawk Village,
acknowledged that her comment was a NIMBY comment. She stated that the
proposed development would literally be in her backyard. She said that the most
significant impact would not be the high density, but rather the impact on the
views and the aesthetics, which all who live in Stagecoach value highly. She said
that she is very concerned with how close the proposed buildings would be to the
existing homes in Red Hawk. She offered that a compromise could be reached
that could increase the open space and allow for better aesthetics.
Ms. Alisa Bonelli, a resident of the north side of Red Hawk Village, stated her
agreement with all of the previous comments regarding the impact of the
proposal on the views, wildlife habitat and the need for a compromise. She
expressed concern with the proximity of the trail and the buildings to her yard and
noted that SPOA does not allow the construction of privacy fences. She said that
the proposed structures are just too close to the existing homes and asked that
Planning Commission deny the petition.
Ms. Barbara Fox, a resident of Red Hawk Village, stated her opposition to the
project, citing the topography and the visual impact of building on the ridge. She
agreed that the proposed development would be way too close to the existing
homes, and that there were too many roads and too many buildings, particularly
when you consider all of the garages.
Ms. Rose Zimmerman, a resident of Red Hawk Village, urged Planning
Commission to visit the site prior to making any decision regarding the proposal.
She said that better information was needed and that the impact of the proposal
could not be fairly assessed without seeing it on the ground.
Mr. Mike Dieter, a resident of Red Hawk Village, stated his agreement with the
previous comments. He agreed that the trail was too close to the existing homes
and that the dog park was too small. He agreed that the project would impact
property values, privacy, and views. He offered that the proposal was too dense
for the location and does not seem to fit the character of what is already there.
Mr. Dieter added that he is concerned with the impact on traffic and the impact of
the construction. He said that the proposal should be modified to create more
open space.
Seeing no further comment, Chairman Warnke closed public comment.
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Mr. Goldich acknowledged that any new development would have impacts, and
stated that the review of the application is limited to land use. He said that
property values are not within the purview of the County’s review and cannot be
considered. Mr. Goldich stated that although staff is sympathetic with the
potential impacts of the development, the owner of the subject property also has
rights, and has the right to apply to develop the property. He described the levels
of review of a subdivision proposal and said that not all details are required at the
Sketch review. He offered that the County’s goal is to provide consistency in the
process. He discussed the outreach that had been conducted for the update of
the Master Plan and noted that Stagecoach was determined to be a Tier II Target
Growth Area because it has the infrastructure and capacity to accommodate
growth. He noted that the proposal is for 9 acres; the SCAP covers an 11,000
acre area. Mr. Goldich said that the proposal would be visible from CR 16, but
that it is not considered to be skylined because Blacktail Mountain rises behind it.
In response to a question from Commissioner DeFrancia, Mr. Goldich clarified
the status of the 2021 Sketch Subdivision approval and stated that Lot 8 is zoned
HDR, which has a minimum lot size per unit of 3,000 sq. ft., which would allow for
a maximum of 51 units. The HDR zoning has been in place since 1972.
Commissioner Norris stated that Stagecoach has been designated as a potential
growth center for some time, and that the new designation of Tier II Future
Growth Area confirms that status. He acknowledged that there are bottlenecks
with the traffic pattern that serves the area, but offered that many of the fire and
safety concerns were addressed when the Stagecoach fire station was built.
Chairman Warnke noted that staff had identified density for the site and visual
impacts as the issues to be addressed by Planning Commission. He stated that
there is no question that the project would have visual impacts, but offered that
the applicant has the opportunity to adjust the design at the next level of review.
He noted, however, that the HDR zoning has been in place for a very long time.
He suggested that the impact of the development might be mitigated, but that any
development on the property would have an impact on the views of the
neighbors.
Commissioner Benjamin noted that Red Hawk Village has 29 structures, whereas
the proposed development would have 14, plus garages. He stated that he would
support approving the proposal at the Sketch level, but agreed that the snow
storage as well as the road and right of way should be considered and, perhaps
redesigned. He stated that the applicant should present a landscaping plan. He
offered that this proposal is for only 9 acres out of the huge area covered by the
SCAP. He said that his opinion on the proposal would depend on the details that
are not available at this stage of review.
Commissioner Miller stated that she sympathizes with the current residents, but
noted that the HDR zoning has been in place since 1972 and there has always
been the potential for development of this area. She said that the proposal is for
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the development of private property at a density far below what is allowed by the
zoning. She offered, however, that the developer needs to listen to the comments
by the neighbors and work to mitigate the concerns in the next iteration.
Commissioner DeFrancia stated that Planning Commission’s decision regarding
whether to recommend approval of a petition are based on the existing zoning,
land use regulations and codes. He stated that the property owner has rights, but
agreed that the developer needs to pay attention to the concerns. He strongly
encouraged the developer to mitigate the impacts of the development, but
acknowledged that the property would be developed.
Commissioner Weese offered that the petitioner had proposed a clean plan for
development and that project was making the best use of the property. He stated
that he wants to see a landscaping plan and that he appreciates the concerns
regarding the setbacks.
Commissioner Kelly stated that his main comments were with the dimensions. He
offered that the spacing was too tight to accommodate the road and snow
storage. He also suggested that placing lower buildings near the property line
could help to mitigate the impact.
Commissioner Jaeger offered that the proposed development is within the
existing community character, which includes nearby multi-family developments
with similar densities. He said that the existing zoning, which would allow 51 units
on Lot 8 should be the standard of comparison, not the open space that is there
now. He noted that he proposal is for half the density that would be allowed under
the HDR zoning. He agreed that placing the lower structures near Red Hawk
Village and allowing more room for the trail would help to mitigate the impacts.
Chairman Warnke suggested that the developer had been given a good sense of
the concerns and direction for redesigning the project. He added that traffic in
Stagecoach is a real concern and that language should be added to COA 6h
regarding the impact of the additional traffic on both CR 16 and CR 14. He said
that COA 6c should also be modified to specifically address the mitigation of the
negative visual impacts.
Commissioner Benjamin discussed the layout of the project and acknowledged
that Red Hawk Village would be most affected by any development of the
property. He said that he would need to see the massing of the structures, the
roof lines, etc., before he could evaluate the project. He added that the multifamily units might provide some attainable housing opportunities, which might
increase the number of students at the Soroco schools.
Chairman Warnke offered that the need to address the road widths and snow
storage may create a compromise that would allow more space.
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Commissioner Miller stressed that the prohibition on short-term rentals must be
included in the project covenants.
MOTION
Commissioner DeFrancia moved to recommend approval of item PL20220050, a
Sketch Subdivision on Lots 8 Snokomo Estates, and Lots 9, 9A and 9B of
Snokomo Estates F2 with the following findings of fact:
1. The proposal with the following conditions meets the applicable guidelines of
the Stagecoach Community Plan, particularly:
1) 5.2.2.B, C, and E
2) 5.3.1.1.A
3) 5.4.1.B and E
4) 5.5.1.A, D, H, and J
5) 5.6.1.A and B
2. The proposal with the following conditions meets the applicable guidelines of
the Routt County Master Plan, particularly:
1) 3.3.C
2) 4.3.D
3) 6.3.H
4) 9.3.F
5) 11.3.F, G, J, O, and W
This approval is subject to the following conditions:
General Conditions:
1. This Sketch Subdivision Plan approval is contingent on submittal of a
complete application for a Preliminary Subdivision Plan within twelve (12)
months. Extension of up to one (1) year may be approved
administratively.
2. All federal, state and local permits shall be obtained, including but not
limited to: Grading And Excavating, Work in the Right of Way, and Access
permits
3. Prior to recordation, the applicant shall submit an electronic copy of the
approved plat to the County Planning Department in a format acceptable
to the GIS Department.
4. All property taxes must be paid prior to the recording of the final plat.
5. If applicable, the right of way for County Road 16 shall be appropriately
dedicated on the final plat.
6. The Preliminary Plan submittal shall include the following detailed
information:
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a. Utility plans produced by a registered Colorado Engineer per the
2016 Routt County Road & Bridge Roadway Standards (roads, water,
sewer, fire hydrants, grading and drainage, utilities, etc.)
b.

Soils report

c.
Landscaping plan including significant efforts to mitigate views from
surrounding properties
d.

All lot dimensions

e. Plan showing land to be dedicated as open space in conformance
with Section 3.5.1 of the Subdivision Regulations.
f.
Site plan showing land to be dedicated for public sites or calculation
of payment in lieu in conformance with Section 3.5.2, 3.5.3, and 5.3.4 of
the Subdivision Regulations.
g. Engineered drainage study of the site per 2016 Routt County Road &
Bridge Roadway Standards.
h. A traffic study performed by a registered Colorado Engineer based
upon the number of approved units with a particular focus on CR 14 and
CR 16. Comments shall be obtained from Routt County Public Works,
prior to submittal of the Preliminary Plan.
i.
Road construction plans and specifications for the interior access
road which meet the minimum requirements of the Oak Creek Fire
Protection District, Routt County Public Works Director, and the Routt
County Board of County Commissioners. Plans and specifications shall
carefully consider minimizing cuts, fills and visual scarring.
j.
Engineer drawings for connection to the central water and sewer
system.
k.

Draft Covenants

l.

Wildlife Mitigation Plan approved by Colorado Parks and Wildlife.

m. Snow Storage plan based upon the City of Steamboat Springs’
standards
n.

Slope analysis of site with slopes greater than 30% identified

7. The Final Plat notes shall include, but are not limited to:
a. Routt County is not responsible for maintaining or improving
subdivision roads. The roads shown hereon have not been dedicated nor
accepted by the County.
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b. Existing and new accesses shall meet access standards set forth by
the Routt County Public Works Department and Fire Prevention Services.
c.
Routt County (County) and the Oak Creek Fire Protection District
(District) shall be held harmless from any injury, damage, or claim that
may be made against the County or the District by reason of the County’s
or the District’s failure to provide ambulance, fire, rescue or police
protection to the property described on this plat, provided that the failure to
provide such services is due to inaccessibility of the property by reason of
internal roads being impassable. This conditions shall not relieve the
County or the District of their responsibility to make a bona fide effort to
provide emergency services should the need arise.
d.

All exterior lighting shall be downcast and opaquely shielded.

e. Address signage shall be in conformance with Routt County Road
Addressing, Naming, and Signing Policy shall be located at the entrance to
the driveway.
f.
A current soils test showing that the soils are sufficiently stable to
support development will be required before obtaining a building permit.
g. Revegetation of disturbed areas shall occur within one growing
season with a seed mix that avoids the use of aggressive grassed. See
the Colorado State University Extension Office for appropriate grass
mixes.
h.

All trails are open to the public.

8. A ‘no build’ zone shall be indicated on the plat to avoid construction of
structures and roads in areas including, but not limited to 30% or greater
slopes. The “no build” zones shall be defined on the plat and approved by
the Planning Director before the plat is recorded.
9. The open space parcels shall be deeded to the property owners’
association and such deed shall be recorded concurrently with the Final
Plat. The plat shall indicate that the Open Space parcel is open to the
public.
10. The Final Plat shall show a 10’ public utility easements along the interior of
all lot lines and such shall be dedicated appropriately.
11. Covenants shall include:
a.

Requirement to control noxious weeds

b.

Roads will be privately maintained

c.

No on street parking
10
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d.

All restrictions referenced in CPW’s letter dated March 31, 2021

e.

A restriction on short term rentals

Commissioner Norris seconded the motion.
The motion carried 8 – 0, with the Chair voting yes.
ADMINISTRATOR ’S REPORT
Ms. Winser stated that the Board had ratified the 2022 Master Plan. She said that
all applications submitted after the ratification would be reviewed under the new
plan. She added that outreach to present to new plan to the community and all
stakeholders that had contributed to the update would begin soon. Ms. Winser
said she had applied for a DOLA grant to provide matching funds to support the
engagement of a consultant to assist with the update of the Zoning and
Subdivision Regulations, which will be a very technical process. She said that
they are hoping to have the consultant hired and ready to begin on January 1st.
Ms. Winser reviewed the upcoming agendas, including a presentation on solar
energy development on August 15th.
The meeting was adjourned at

8:05 p.m.
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Red Rock Gravel Pit SUP Renewal
ACTIVITY #:

PL20220010

HEARING DATE(S):

Planning Commission - September 15, 2022 at 6:00 pm
Board of County Commissioners - October 04, 2022 at
9:35 am

PETITIONER:

Peabody Williams Fork Mining

PETITION:

Special Use Permit - Mining to renew the existing Special
Use Permit PP2011-018 for the Red Rock Gravel Pit

LEGAL
DESCRIPTION:

TRS IN SE4NW4, SW4NE4, N2SW4, NW4SE4,
SW4SW4 SEC 20-5-88 TOTAL: 40.1 AC

LOCATION:

31305 COUNTY ROAD 53, ROUTT, CO 81639
Approx. 10 miles south of Hayden on RCR 53

ZONE DISTRICT:

Agriculture/Forestry (A/F)

HAUL ROUTE:

See map below

AREA:

Existing Permit area: 149.28 acres
New parcel and proposed permit area: 40.1 acres
Existing approved disturbance: 23.3 acres
Existing disturbed and reclaimed area: approx. 5.3 acres

STAFF CONTACT:
ATTACHMENTS:

Alan Goldich, agoldich@co.routt.co.us
•
•
•

Narrative
Hayden School District comments
Site map

History
Prior to the County permitting this pit in 2011, there was an existing 5-acre gravel pit on
the site that had never been permitted by Routt County; it had, however, been permitted
by the State of Colorado Division of Reclamation, Mining and Safety under Permit M78315. This State permit was originally issued to Routt County in 1978, but it has since been
transferred to Peabody Williams Fork Mining, LLC. The County has an agreement in
place with Peabody Williams Fork Mining, LLC that allows Routt County Road and Bridge
to mine, crush and haul gravel out of the pit. The terms of the lease agreement limit the
users of the pit to Routt County and Peabody.
Site Description
The project area is located approximately 10 miles south of Hayden on the west side of
Routt County Road 53. Adjacent land uses include rangeland and a single family
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residence. The subject site and surrounding area are zoned Agricultural and Forestry
(AF).

Project Description
Peabody Williams Fork Mining, LLC is requesting the renewal of Special Use Permit
PP2011-018. The current permit allows for 23.3 acres of total disturbance. The gravel pit
provides road base material for Peabody’s needs and road repair material for the Routt
County Road and Bridge Department. Mining activities will occur between May and
November on an as needed basis. The proposed pit would be mined in three (3) phases.
Proposed hours of operation are up to 12 hours per day (daylight hours); days operated
will be on an as needed basis, but are not expected to exceed 5 days per week. The
proposed operation is not expected to expose groundwater. The applicant estimates
gravel reserves to be 300,000 tons. Mining will occur using dozers and track/backhoes.
The material will be loaded onto road legal trucks using a front-end loader. Access to and
from the pit will be from RCR 53. Hauling to the Peabody Sage Creek Mine will be via
RCR 53 to Peabody’s Tie-Across Haul Road to RCR 27 to RCR 27A.

Routt County Planning Department
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Routt County’s use of the pit will be seasonal and on an as needed basis. Routt County
will crush and stockpile gravel on site to use for multiple years. Hauling off site will depend
on the Road and Bridge Department’s need for gravel. A typical year will include crushing,
stockpiling, and hauling gravel for approximately three to four weeks. Routt County’s
crusher will be in the pit on a temporary, as needed basis. Hauling during years with no
crushing activity will typically take place within approximately two to three weeks. Routt
County Road and Bridge’s use of the pit will typically occur between the hours of 6:00 a.m.
and 4:00 p.m., Monday through Thursday.
Staff Comments
• When this application was reviewed in 2011, the parcel size was 149.28 acres. A 41.8
acre permit boundary and a 23.3 acre mine were approved. In 2019 the parcel was
reduced to 40.1 acres. This results in a reduction in the permit area to correspond with
the size of the parcel.
•

During the review in 2011, CPW stated that there were no known threatened or
endangered species or critical wildlife habitat in the project area. Columbian Sharp
Tailed Grouse use adjacent lands; however, CPW did not anticipate any direct impacts
or significant loss of habitat. Planning Staff sent a new referral request to CPW but did
not receive a response from them.

•

Except for an increase in the amount of insurance required, none of the relevant
regulations and policies in the Master Plan and Zoning Regulations have changed
since the existing permit was issued. Therefore, a full review of the application for
compliance with these documents was not conducted.
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•

This review is limited to compliance with the conditions of approval.

•

The Town of Hayden was sent a referral. They did not have any concerns as long
as the school district was notified.

•

The Hayden School District was sent a referral. They said that they have students
who live in the area and two bus routes. They stated that they have not had any
conflicts with haul traffic and requested that the permittee continue to work with them
on scheduling.

•

The most recent inspections from the State occurred in 2021. No problems or
possible violations were noted during the inspection. The mine operation was found
to be in full compliance with Mineral Rules and Regulations of the Colorado Mined
Land Reclamation Board for the Extraction of Construction Materials.

•

Conditions of Approval
o As SUPs for gravel pits have been renewed, staff has taken the time to standardize
the format of the conditions of approval. Most of the changes to the COAs listed
below are the result of modifications to the standardized language.
o Additional reporting requirements are suggested. These include a breakdown of
material hauled, remaining reserves, and number of truck trips.
o The Weed Department has requested that an inventory of weeds be conducted,
and a map submitted each year. They also want a summary of what weed control
measures were taken in the last year. As gravel pit SUPs get renewed, this
condition gets added.

Issues for Discussion
1. Does the reduction in the size of the parcel from 149.28 to 40.1 acres increase the
intensity of use of this mine beyond acceptable levels?
PLANNING COMMISSION / BOARD OF COUNTY COMMISSIONER OPTIONS:
1. Approve the Special Use Permit renewal request without conditions if it is determined that
the petition will not adversely affect the public health, safety, and welfare and the proposed use
is compatible with the immediately adjacent and nearby neighborhood properties and uses and
the proposal is in compliance with the Routt County Zoning Regulations and complies with the
guidelines of the Routt County Master Plan.
2. Approve the Special Use Permit renewal request with conditions and/or performance
standards if it is determined that certain conditions and/or performance standards are
necessary to ensure public, health, safety, and welfare and/or make the use compatible with
immediately adjacent and neighborhood properties and uses and/or bring the proposal into
compliance with the Routt County Zoning Regulations and Routt County Master Plan.
3. Deny the Special Use Permit renewal request if it is determined that the petition will
adversely affect the public health, safety, and welfare and/or the proposed use is not
compatible with the immediately adjacent and nearby neighborhood properties and uses and/or
the proposed use is not in compliance with the Routt County Zoning Regulations and/or the
Routt County Master Plan, Make specific findings of fact; cite specific regulations or policies by
number from the Routt County Master Plan, and the Routt County Zoning Regulations.
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4. Table Special Use Permit renewal request if additional information is required to fully
evaluate the petition. Give specific direction to the petitioner and staff.

FINDINGS OF FACT that may be appropriate if the administrative renewal of the Special Use

Permit is approved:

1. The proposal with the following conditions is in compliance with Sections 3, 5, and 6 of the
Routt County Zoning Regulations.
2. The policies and regulations have not changed since the existing permit’s approval and no
complaints have been received.

CONDITIONS that may be appropriate may include the following:
General Conditions
1.

The SUP is contingent upon compliance with the applicable provisions of the Routt
County Zoning Regulations including but not limited to Sections 4, 5, 6 and 9.

2.

The SUP is limited to uses and facilities presented in the approved project plan. Any
additional uses or facilities must be applied for in a new or amended application.
Minor amendments may be approved by the Planning Director subject to Section
3.2.10 of the Zoning Regulations.

3.

Any complaints or concerns which may arise from this operation may be cause for
review of the SUP, at any time, and amendment or addition of conditions, or
revocation of the permit if necessary.

4.

In the event that Routt County commences an action to enforce or interpret this SUP,
the substantially prevailing party shall be entitled to recover its costs in such action
including, without limitation, attorney fees.

5.

No junk, trash, or inoperative vehicles shall be stored on the property.

6.

This permit is contingent upon any required permits being obtained and
complied with from all involved agencies including, but not limited to the
following:
a) Division of Reclamation, Mining and Safety (DRMS) 112 Construction
Materials Permit
b) Colorado Department of Public Health and Environment (CDPHE) Air
Pollution Control Division (APCD) Air Quality Permit
c) CDPHE Stormwater Management Plan
The operation shall comply with all Federal, State, and local laws. Copies of
permits or letters of approval shall be submitted to the Routt County Planning
Department prior to operations.
This approval is contingent upon all required federal, state and local permits being
obtained and complied with; the operation shall comply with all federal, state and
local laws. Copies of permits or letters of approval shall be submitted to the Routt
County Planning Department prior to operation.

7.

Fuel, flammable materials, and hazardous materials shall be kept in a safe area. Any
spills of fuels or hazardous materials shall be reported to the Routt County Planning
Department within three days of occurrence.

Routt County Planning Department
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8.

All exterior lighting shall be downcast and opaquely shielded.

9.

Prior to the issuance of the permit, the permittee shall provide evidence of
liability insurance in compliance with the County’s Insurance and Surety
Requirements policy then in effect. The certificate of insurance shall include
all permit numbers associated with the activity and Routt County shall be
named as an additional insured. Permittee shall notify the Routt County
Planning Department of any claims made against the policy.
Prior to the issuance of the permit, the Permittee shall provide evidence of liability
insurance in the amount of no less than $1,000,000 per occurrence with either
unlimited aggregate or a policy endorsement requiring notice to Routt County of all
claims made. Routt County shall be named as an additional insured on the policy.
Certificate of liability insurance shall include all permit numbers associated with the
activity.

10. Accessory structures/uses associated with this permit may be administratively
approved by the Planning Director without notice.
11.

Permits will be assessed an Annual Fee in accordance with the Fee Schedule in
Appendix B of the Routt County Zoning Regulations.

12. Transfer of this SUP may occur only after a statement has been filed with the
Planning Director by the transferee guaranteeing that they will comply with the
terms and conditions of the permit. If transferee is not the landowner of the
permitted area, transferee shall submit written consent to the transfer by the
landowner. Failure to receive approval for the transfer shall constitute
sufficient cause for revocation of the permit if the subject property is
transferred. Bonds, insurance certificates or other security required in the
permit shall also be filed with the Planning Director by the transferee to assure
the work will be completed as specified. Any proposal to change the terms and
conditions of a permit shall require a new permit.
13. The Permittee shall prevent the spread of weeds to surrounding lands, and comply
with the most current version of the Colorado Noxious Weed Act as amended in
2003 and the Routt County regulations for noxious weeds management plan. A
weed mitigation plan shall be developed by the Permittee and reviewed and
approved by the Weed Supervisor prior to issuance of the Special Use Permit.
14. The Special Use Permit shall not be issued until all fees have been paid in full. Failure
to pay fees may result in revocation of this permit. Permits/Approvals that require an
ongoing review will be assessed an Annual Fee. Additional fees for mitigation
monitoring will be charged on an hourly basis for staff time required to review and/or
implement conditions of approval.
15. Any land survey monuments shall be recorded in the Colorado Land Survey
Monument Records prior to commencement of mining, and if removed, shall be
replaced following reclamation.
16. Copies of all financial guarantees related to the project shall be submitted to the
Planning Director prior to issuance of the Special Use Permit. The Board of County
Commissioners may require a financial performance guarantee to insure restoration of
the site and access roads and compliance with other conditions of this permit. The
Routt County Planning Department
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County will not require financial guarantees that are duplicative of that required by the
State.
Specific Conditions:
17. The SUP is valid for ten (10) years from the BCC approval date, provided it is acted
upon within one year of approval.
The SUP shall be deemed to have
automatically lapsed if the uses permitted herein are discontinued for a period
of one (1) year.
18. Approved uses include:
a) Sales from the gravel pit shall not exceed 30,000 tons per year
b) Extraction of sand and gravel deposits
c) Crushing and processing of gravel
d) Stockpiling of topsoil, overburden, and extracted and processed gravel
e) Reclamation
19. The operation consists of: hours and days of operation shall not exceed the
following:
a) Sales from the gravel pit shall not exceed 30,000 tons per year
b) Extraction, reclamation, crushing, processing, loading, and hauling shall be from
7:00 a.m. to 7:00 p.m, Monday through Friday.
c) Extraction, reclamation, crushing, processing, loading, and hauling shall be from
7:00 a.m. to 4:00 p.m, Saturday.
d) No extraction, processing, hauling, or operation of trucks or other equipment on
Sundays and national holidays, which are Christmas Day, Thanksgiving Day, New
Year’s Day, Fourth of July, Presidents Day, Memorial Day, and Labor Day.
e) Warming of equipment is allowed 15 minutes prior to startup.
f) The Board of County Commissioners may grant temporary waiver of hours and/or
days of operation for public projects or for projects with special technical
requirements, by special hearing with at least 24 hours notice to adjacent property
owners.
g) The hours of operation may be amended to avoid conflicts with school busses at
the Planning Director’s discretion.
20. Any proposed amendments to the DRMS permit must be approved by the Planning
Director and may be cause for a review of the SUP.
21. Soil and vegetation shall not be stripped in excess of an area required for one
year of mining
22. Topsoil and overburden stockpiles shall have a minimum of 3:1 slopes, and
shall be revegetated if left undisturbed for more than six-months.
23. A maximum of 23.3 acres within the permit boundary shall be disturbed at any
time.
24. Prior to hauling under the SUP, the permittee shall enter into an agreement with
Routt County to protect from any future residential or commercial development on a
13.3 acre parcel of land located within five miles of the subject site.
Reporting:

Routt County Planning Department
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25. The operator permittee shall submit the current DRMS Annual Report for the pit to
the Planning Department on or before February 15th each year within two weeks of
due date each year for compliance verification.
26. The operator shall submit an annual report to the Planning Department and the
Assessor’s office on or before February 15th of each. The annual report shall
detail total materials imported and exported, remaining reserves, and total
number of truck trips to and from the site.
27. Permittee shall conduct an annual inventory of weeds on site each spring
including but not limited to species identification and map locations. Inventory
shall be submitted to Routt County Weed Program (RCWP) supervisor within 30
days of conducting the survey.
28. Permittee shall submit an annual report prior to December 31 of each year to
document all weed control measures undertaken, including herbicides used,
rates of application, and total gallons of mixed herbicide solution applied.
29. Any written or verbal notice of violation or citation issued to the Permittee by
DRMS, CDPHE, MSHA, or any other permitting agency will be provided to the
Routt County Environmental Health within 7 business days of the violation.
Any other inspection reports, annual reports, asphalt plant and crusher
relocation notices, and any other documentation required to be submitted to
DRMS, CDPHE, or MSHA for any permits obtained through those agencies shall
be available to the Routt County Environmental Health Department upon
request.
Reclamation
30. The permittee shall be responsible for reclamation as set forth by DRMS gravel
mining guidelines and the approved reclamation plan.
Permittee shall implement the Reclamation Plan in a manner concurrent with the
phased mining plan. The Reclamation Plan shall be approved by the DRMS as the
final Reclamation Plan for this site prior to the issuance of the SUP.
31. A SUP shall be in place through the end of reclamation. The permittee shall
engage in phased reclamation during the life of the permit, and is required to
proceed with due diligence upon the closing of the pit. Disturbed area is land
not covered by substantially noxious weed free vegetation, water, pavement, or
seed and mulch sufficient to resist wind and water erosion.
Access and Traffic:
32. The permittee shall obtain a Right of Way Access Permit from the Road and Bridge
Department prior to any change to the site access.
33. The permittee shall coordinate with the Hayden School District to determine
appropriate safety measures for hours that hauling may conflict with school bus
routes. Terms and conditions agreed upon by the permittee and Hayden School
Distric shall be submitted to the Routt County Planning Department.
34. Gravel loads shall be tarped if required by the Road & Bridge Department or by the
State of Colorado.
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35. Permittee shall install signage alond the haul route indicating heavy truck traffic, if
determined to be necessary by the Road & Bridge Department.
Air Quality and Noise:
36. The Special Use Permit is contingent upon the petitioner complying with the
applicable requirements of Regulation 1, Section III.D.1.b of the Colorado Air
Quality Control Commission, as a minimum standard. If applicable, the
operation shall maintain a State-approved fugitive dust control plan for the
sand and gravel operation. In addition, no off-site transport of visible dust
emissions shall be allowed. The Planning Administrator may require temporary
closure of the facility if dust control measures are not effective. All haul roads
and disturbed sites shall be watered and/or chemically stabilized to minimize
dust. Watering operations shall be increased immediately in response to
periods of high wind. The operator shall take all appropriate actions to mitigate
and control dust from all sources, including stockpiles. Environmental Health
Director may require temporary closure of facility if dust control measures are
not effective.
Fugitive dust will be controlled by the use of water and other control measures as
appropriate, as often as necessary, to reduce, control and minimize all dust
generated by traffic, material processing and other activities related to the gravel
mine that occur at the site and along the haul route. No off-site transport of visible
dust emissions shall be allowed. The Planning Director or Environmental Health
Director may require temporary closure of the facility if dust control measures are not
effective.
37. No off-site transport of visible dust emissions shall be allowed.
38. Noise from all on-site sources and from haul trucks shall be in compliance with the
performance standards in the State noise statute (C. R. S. 25-12-103). Violations of
performance standards shall be enforceable by the Routt County Environmental
Health Planning Department and may be cause for a review of the SUP by Planning
Commission and/or the Board of County Commissioners.
Miscellaneous:
39. The operator shall use the use of the mostly technologically advanced and
proven procedures and equipment to mitigate the significant impacts of mining
operations and associated uses.
The operation shall meet or exceed accepted industry standards and Best
Management Practices.
40. Any fencing shall comply with recommendations of Colorado Division of Parks
and Wildlife.

Routt County Planning Department
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Williams Fork Mining, LLC

Williams Fork Mining, LLC
29515 Routt County Road 27
Oak Creek, CO 80467

February 4, 2022
Alan Goldich
Routt County Planning Department
136 6th Street
Steamboat Springs, CO 80477
Mr. Goldich,
Williams Fork Mining, LLC was issued a Routt County Special Use Permit for gravel mining at the Red Rock
Gravel Pit (PP2011-018) in 2011. The Red Rock Pit is operated by Williams Fork Mining, LLC and the
property is owned by American Land Holdings of Colorado, LLC; both of which are entities of Peabody.
Peabody would like to renew the current SUP for the Red Rock Pit with no changes proposed from the previous
permit and the pit will operate under the existing conditions of approval.
If you have any questions or require any additional information please contact me.

Sincerely,

Miranda Kawcak

Environmental Manager
mkawcak@peabodyenergy.com
970-870-2718
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From:
To:
Subject:
Date:
Attachments:

Christy Sinner
Alan Goldich
Re: PL20220010
Wednesday, March 23, 2022 11:44:43 AM
image001.png

Thank you Alan.
Yes, we do have students and two different bus routes that are in this area. To date, we have not
had any problems with the haul traffic.
Thank you for checking.
Christy

Christy L. Sinner, Ph.D.| Superintendent | Hayden School District RE-1
300 Breeze Basin Blvd.| Hayden, Colorado 81639 | 970.276.3864

On Wed, Mar 23, 2022 at 9:50 AM Alan Goldich <agoldich@co.routt.co.us> wrote:
Thanks for letting me know. Attached is a map of the haul route. They travel north on CR 53 to the
Tie Across Haul Road and the south on CR 27 to CR 27A. Do y’all have any students that live on this
route? Have y’all had any conflicts with haul traffic and the bus?
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Email for COVID-19 related questions: CountyInfo@co.routt.co.us
Routt County COVID-19 website

From: Christy Sinner <csinner@haydenschools.org>
Sent: Wednesday, March 23, 2022 8:25 AM
To: Alan Goldich <agoldich@co.routt.co.us>; Christy Sinner <csinner@haydenschools.org>
Subject: PL20220010

Alan,

Thank you for including the Hayden School District on the correspondence sent. I tried to
provide comments online but could not find where after I signed in.

As long as they continue to work with us on the bus schedules and transporting times, we do
not have any other concerns.

Thank you,
Christy

Christy L. Sinner, Ph.D.| Superintendent | Hayden School District RE-1
300 Breeze Basin Blvd.| Hayden, Colorado 81639 | 970.276.3864
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Thunderstruck SUP Amendment
ACTIVITY #:

PL20220056

DECISION DATE:

Planning Commission - September 15, 2022
Board of County Commissioners - October 04, 2022

PETITIONER:

Clay Hockel

PETITION:

Special Use Permit - Amendment of Special Use permit
PL-21-155 to include a new building and expand the
permit boundary to include a 35-acre parcel

LEGAL DESCRIPTION:

TR IN SE4 26-7-88 LYING EASTERLY OF
CENTERLINE OF RCR 80 TOTAL 15ACS +/-

LOCATION:

929263001
C.R. 80, approx. ¾ mile from its split of C.R. 70,
California Park

ZONE DISTRICT:

AF

AREA:

35.00

STAFF CONTACT:

Kristy Winser, kwinser@co.routt.co.us

ATTACHMENTS:

•
•
•

Description of use
Vicinity map CR 80
Private leased area

PC – September 15, 2022
BCC – October 4, 2022

Activity # PL-2022-0056
Amendment Special Use Permit

History:

A Special Use Permit for snowmobile tours was issued to this operator on November 26, 2021.
There are no other Routt County snowmobile tour permits in the area.

Site Description:

The subject of this amendment is to add a 35-acre privately owned vacant parcel to the permit
boundary. The permit boundary currently includes:
·

2,800 acres of privately leased land consisting of rolling hills and open meadows with pine,
brush, and aspen areas.

·

Access the California Park area via Forest Service Road 42, located off CR 62 west of
Steamboat Lake. FS 42 travels west and accesses the California Park area. This road is
also used as an access for winter recreation users.

The parcel is located at the end of the CO RD 80 winter turnaround. County Road 80 is located
NE of Hayden, Co. It travels north to Forest Service lands to an area known as California Park.
The County Road is maintained during the winter season for approximately 0.75 miles, and then
maintenance ends. This area is used as an access point for winter recreation to access
California Park.

Project Description:

The application is for an amendment to an existing snowmobile operation for guided tours. The
amendment request is to add a 35-acre privately owned parcel to the permit boundary with the
intent to build a 60’x 120’ structure for Thunderstruck Adventures equipment. This building
would allow Thunderstruck Adventures to safely keep their snowmobiles, groomers, trucks, and
trailers in a locked and protected facility both during the day and overnight. Employees would
only use this structure to stage equipment directly from the building as opposed to trailer
equipment daily from Steamboat Springs. There are no other amendments requested to the
operation.
The permit allows for snowmobile tours using a portion of C.R. 80 and private property. The
applicant can use Forest Lands in the California Park area however, F.S. permits have not been
secured for 2022/2023 but will be required if they intend to use lands outside the 2,800 acres of
private leased land or access from C. R. 42, as allowable through this permit. A condition has
been added to address this requirement.

Operations are proposed as follows:
•
•
•
•
•
•

Snowmobiles will be kept onsite until they reach the private property or Forest Service
lands.
This structure would only be used by employees to stage equipment.
Clients still check-in att he steamboat office
Clients are still required to ride the shuttle bus from the Steamboat office to this location.
They are not proposing to change anything from our current SUP with how clients arrive
at this location.
Through the amendment, the operator would no longer have to drive multiple
trucks/trailers on a daily basis back and forth anymore. Employees would arrive on
location in the morning and then depart in the evenings. The shuttle bus would make 2-3
roundtrip trips a day between this proposed location and Steamboat.

Routt County Planning Department
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•
•

Activity # PL-2022-0056
Amendment Special Use Permit

Tours will be conducted from approximately December 1st through May 1st 7 days a
8:00am – 5:30pm.
Operator anticipates 3-6 guides per day working out of this area.
Operator has an emergency operations plan and Guide snowmobiles are equipped with
a first aid pack and each guide will have radios and be first-aid and CPR certified.

An attached narrative describes the revised operation plan in more complete detail.
Staff Comments:

Routt County received no formal complaints for this operator at CR 80 and on the 2,800 acres
private lease. This amendment request would reduce anticipated traffic by eliminating the need
to transport trucks/trailers daily back and forth.
The 35-acre parcel with structure will allow for safe site circulation, pick up/drop off, and
equipment parking off the county road.
Road and Bridge commented their gravel apron for their yard cannot be in the ROW. They show
the 80’ setback from the centerline of CR 80, but I would like to see where the edge of the 60’
ROW falls with the gravel in their yard. Staff included a COA to consider this request.
West Routt Fire commented that they wanted an opportunity to check in and review their
Emergency Operation Plan. Staff included a COA to consider this request.

***Issues for Discussion***
•

Does the amendment add additional off-site impacts, and can they be mitigated through
appropriate conditions?

Compliance with the Routt County Master Plan, Sub
Area Plans and Zoning Resolution

The Routt County Master Plan, Sub Area plans and Zoning Regulations contain dozens of policies
and regulations regarding land use. Section 5 of the Regulations are designed to limit or eliminate
conditions that could negatively impact the environment and/or use of surrounding properties, and
shall apply in all Zone Districts and to all land uses unless otherwise noted. Section 6 Regulations
apply to all Minor, Administrative, Conditional or Special Uses allowed by permit only, PUD plans,
Site plans, and Subdivisions.
The following checklist was developed by Planning Staff to highlight the policies and regulations
most directly applicable to this petition. The checklist is divided into six (6) major categories:
1.
2.
3.
4.
5.

Health, Safety and Nuisances
Regulations and Standards
Community Character and Visual ImpactsRoads, Transportation and Site Design
Natural Environment
Mitigation

Routt County Planning Department
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Interested parties are encouraged to review the Master Plan, Sub Area plans and Zoning
Regulations to determine if there are other policies and regulations that may be applicable to the
review of this petition.
Staff Comments are included at the end of each section, highlighting items about which the
public, referral agencies, or planning staff have expressed questions and/or comments
regarding the proposal. Staff comments regarding compliance with regulations and
policies are noted in bold below.

Public Health, Safety and Nuisances
Applicable Regulations – Routt County Zoning Resolution
5.1.1

Every use shall be operated so that it does not pose a danger to public health, safety or
welfare.

5.1.2

Every use shall be operated in conformance with all applicable federal, state and local
regulations and standards. Failure to comply with any and all applicable federal, state
and local regulations and standards may be cause for review and/or revocation of any
Land Use Approval granted pursuant to these regulations.

6.1.7.C

Natural Hazards

6.1.7.H

Wildland Fire

6.1.7.I

Noise

6.1.7.L

Odors

6.1.7.M

Vibration

Staff comments: Personnel will carry first-aid kits and radios/cell phones and will be firstaid and CPR certified. Tours will have two guides for each tour. Equipment is available in
case transport is needed for a client.
The snowmobiles are new 2-stoke engines for minimal noise from machines. There will be
noise from grooming of trails.
County Road 80 and trails will be groomed. The grooming of CR 80 will make this a safer
trail for both the tours and the general public. A permit from the R&B Department will be
required to groom trails on CR 80 and permits are required to operate on forest serive
lands.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Regulations and Standards
Applicable Regulations – Routt County Zoning Resolution
6.1.2

The proposal shall be consistent with applicable Master Plans and sub-area plans.

6.1.5

The proposal shall meet or exceed accepted industry standards and Best Management
practices (BMP’s).

Applicable Policies – Routt County Master Plan

Routt County Planning Department
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Recreation and Tourist-based development and use intensity should be

comparable to traditional agricultural use intensity. Intensity of permitted use
should be proportional to permitted acreage.

Staff comments: The petitioner will need to obtain a building permit and the site design has
been reviewed by staff. work with the Routt County Public Works Department to obtain a
permit for grooming of the County Road and to determine when the tours must cease due
to road conditions.
There will be no changes to the agricultural use of the property as this operation is
intended during the winter months. The tours will use approximately 12-15 miles of nonmaintained winter access on CR80 and have access to approximately 2,800 acres of private
property. Tours may also use forest service lands.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Community Character and Visual Concerns
Applicable Regulations – Routt County Zoning Resolution
5.1.4

Outdoor storage of materials which might cause fumes, odors, dust, fire hazard, or
health hazards is prohibited unless such storage is within enclosed containers or unless
a determination is made that such use will not have a detrimental impact on the
environment

5.9

Sign Standards

6.1.6

Outdoor Lighting: The proposal shall comply with the Outdoor Lighting Standards in
Section 6.3 of these Regulations.

6.1.7.G

Visual Amenities and Scenic Qualities.

6.1.7.K

Land Use Compatibility.

6.1.7.O

Historical Significance.

Applicable Policies – Routt County Master Plan
5.3.E

Routt County requires that all new developments do not contribute to light pollution.

5.3.F

Routt County will continue to consider the impacts of development and uses on view
corridors, water, wetland, and air.

6.3.B.

Disperse recreational users so that trails are not overused. Consider the
cumulative impacts of recreational permits on their target area.

6.3D

Encourage the use of shuttles by recreation operators to minimize the traffic
impacts of their businesses.

6.3.E

When appropriate, commercial recreational businesses should be immediately
accessed by US 40, Colorado State Highways 131 and 143, and County Roads
with Primary and Rural classification. Discourage commercial recreational
development that creates traffic on County roads other than Primary and rural.

6.3.G

Preserve public access to public lands.

Staff comments: There will be no outdoor storage or lighting. All tours will be conducted in
daylight hours. Signage is suggested in the conditions of approval to help prevent trespass
on private property off of CR 80.
Routt County Planning Department
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The structure will help mitigate visual impacts and equipment safety on the County road.
Potential visual impacts of the building are mitigated through muted colors of the design to
keep up with the area's nature and character.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Roads, Transportation and Site Design
Applicable Regulations – Routt County Zoning Resolution
5.4

Parking Standards

5.5

Addressing Standards

5.6

Access to Buildable Lot Standards

5.7

Right of Way Access Standards: A Right of Way Access Permit is required prior to
construction of any new access point onto a County Road or other Local Public Road or
Right of Way.

5.8

Road Construction Standards

6.1.4

Public Road Use Performance Standards: The proposal shall comply with the Public
Road Use Performance Standards in Section 6.2 of these Regulations.

6.1.7.A

Public Roads, Services and Infrastructure

6.1.7.B

Road Capacity, traffic, and traffic safety

6.1.7.N

Snow Storage

Applicable Policies – Routt County Master Plan
6.3.D Encourage the use of shuttles by recreation operators to minimize the traffic impacts
of their businesses.
6.3.E. When appropriate, commercial recreational businesses should be immediately
accessed by US 40, Colorado State Highway 131 and 134, and County Roads with
primary and rural classifications. Discourage commercial recreational development that
creates traffic on County roads other that Primary and Rural.
Staff comments: The operator will have to receive and comply with permits for maintenance
and use of CR 80 from the Routt County Road and Bridge Department. Conditions have
been added to address these requirements.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Natural Environment
Applicable Regulations – Routt County Zoning Resolution
5.11

Waterbody Setback Standards

6.1.7.D

Wildlife and Wildlife Habitat.
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6.1.7.E

Water Quality and Quantity.

6.1.7.F

Air Quality.

6.1.7.J

Wetlands.

6.1.7.P

Reclamation and Restoration.

6.1.7.Q

Noxious Weeds.

Activity # PL-2022-0056
Amendment Special Use Permit

Applicable Policies – Routt County Master Plan
5.3.B

While respecting private property rights, the County will not approve development
applications or special use permits that would lead to the degradation of the
environment without proper mitigation that would bring the proposal into compliance
with the Master Plan, appropriate sub-area plans, Zoning Resolution, and Subdivision
Regulations.

Staff comments: There is an unnamed stream located on the private property and trails
should be diverted if there is open water. There will be no disturbance of land and the
county road will be monitored for snow conditions to avoid any degradation of the road.
County Road 80 travels through areas mapped for Columbian Sharp Tailed Grouse winter
range and production areas and Elk winter concentration areas. These areas are not
mapped for critical wildlife concerns. There are no mapped winter wildlife concerns for the
private property.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

PLANNING COMMISSION / BOARD OF COUNTY COMMISSIONERS OPTIONS:
1. Approve the Special Use Permit request without conditions if it is determined that the
petition will not adversely affect the public health, safety, and welfare and the proposed use is
compatible with the immediately adjacent and nearby neighborhood properties and uses and
the proposal is in compliance with the Routt County Zoning Regulations and complies with the
guidelines of the Routt County Master Plan.
2. Deny the Special Use Permit request if it is determined that the petition will adversely affect
the public health, safety, and welfare and/or the proposed use is not compatible with the
immediately adjacent and nearby neighborhood properties and uses and/or the proposed use
is not in compliance with the Routt County Zoning Regulations and/or the Routt County Master
Plan. Make specific findings of fact, citing specific regulations or policies by number from the
Routt County Master Plan and the Routt County Zoning Regulations.
3. Table the Special Use Permit request if additional information is required to fully evaluate the
petition. Give specific direction to the petitioner and staff.
4. Approve the Special Use Permit request with conditions and/or performance standards
if it is determined that certain conditions and/or performance standards are necessary to
ensure public, health, safety, and welfare and/or make the use compatible with immediately
adjacent and neighborhood properties and uses and/or bring the proposal into compliance with
the Routt County Zoning Regulations and Routt County Master Plan.

FINDINGS OF FACT that may be appropriate if the Special Use Permit is approved:
1. The proposal, with the following conditions, meets the applicable guidelines of the Routt
County Master Plan and is in compliance with Sections 4, 5, 6 and of the Routt County Zoning
Regulations.
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CONDITIONS that may be appropriate may include the following:
General Conditions:
1. The SUP is contingent upon compliance with the applicable provisions of the Routt County
Zoning Regulations including but not limited to Sections 4, 5, and 6.

2.

The SUP is limited to uses and facilities presented in the approved project plan. Any
additional uses or facilities must be applied for in a new or amended application.

3.

Any complaints or concerns that may arise from this operation may be cause for review of
the SUP, at any time, and amendment or addition of conditions, or revocation of the permit
if necessary.

4.

In the event that Routt County commences an action to enforce or interpret this SUP, the
substantially prevailing party shall be entitled to recover its costs in such action including,
without limitation, attorney fees.

5.

Permits will be assessed an Annual Fee in accordance with the Fee Schedule..

6.

No junk, trash, or inoperative vehicles shall be stored or left on the property.

7.

This approval is contingent upon the acquisition of and compliance with any required
federal, state and local permits. The operation shall comply with all federal, state and local
laws. Copies of permits or letters of approval shall be submitted to the Routt County
Planning Department prior to the commencement of operations.

8.

Fuel, flammable materials, or hazardous materials shall be kept in a safe area and shall
be stored in accordance with state and local environmental requirements.

9.

Prior to the issuance of the permit, the permittee shall provide evidence of liability
insurance in compliance with the County’s Insurance and Surety Requirements policy then
in effect. The certificate of insurance shall include all permit numbers associated with the
activity and Routt County shall be named as an additional insured. Permittee shall notify
the Routt County Planning Department of any claims made against the policy.

10. Accessory structures/uses associated with this permit may be administratively approved
by the Planning Director, without notice.
11. The permit shall not be issued until all fees have been paid in full. Failure to pay fees may
result in revocation of this permit. Permits/Approvals that require an ongoing review will be
assessed an Annual Fee. Additional fees for mitigation monitoring will be charged on an
hourly basis for staff time required to review and/or implement conditions of approval.
12. Transfer of this SUP may occur only after a statement has been filed with the Planning
Director by the transferee guaranteeing that they will comply with the terms and conditions
of the permit. If transferee is not the landowner of the permitted area, transferee shall
submit written consent for the transfer by the landowner. Failure to receive approval for
the transfer shall constitute sufficient cause for revocation of the permit if the subject
property is transferred. Bonds, insurance certificates or other security required in the
permit shall also be filed with the Planning Director by the transferee to assure the work
will be completed as specified. Any proposal to change the terms and conditions of a
permit shall require a new permit.

Specific Conditions:
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13. The Special Use Permit (SUP) is valid for the life of the use provided it is acted upon
within one year of approval. The SUP shall be deemed to have automatically lapsed if the
uses permitted herein are discontinued for a period of one (1) year (except for uses that a
customarily operated seasonally or periodically).
14. Prior to operation, permittee shall submit to Routt County proof of a Sales Tax Account
/License if applicable.
15. All trash shall be packed out.
16. Any required permits from the Routt County Road and Bridge Department or Building
Department shall be obtained and any inspections completed before operations
commence.
17. Hours of operations shall be 8:00 a.m. to 5:00 p.m., 7 days per week, December 1st –
May 1st on FS Road 42 and December 1st to April 1st on CR 80 with weather and road
conditions permitting. Tours will be limited to two per day with a maximum of 16 clients per
tour. There will be two guides per tour.
18. All employees shall be first-aid certified and be trained on emergency procedures. Radios
or cell phones shall be provided to guides in case of emergency.
19. Any accidents requiring emergency services shall be reported to the Planning Department
within 72 hours.
20. Any wildlife encountered along or near the tours shall not be disturbed and shall be given
time to move away from any tours. No pets or firearms shall be allowed.
21. The operator shall avoid all wetlands and streams unless there is sufficient snow cover to
protect the vegetation and ground.
22. Private property boundaries will be posted to prevent trespass in areas where trails are on
private land.
23. Routt County has the authority to close any county road at its sole discretion if damage to
the road may occur by its use. To the extent that a road closure may affect Permittee’s
operations, Routt County will cooperate with Permittee to allow operations to be continued
in a safe and practicable stopping point.
24. Routt County roads shall not be completely blocked at any time. If traffic regulation is
deemed necessary, it shall be conducted in conformance with the Manual on Uniform
Traffic Control at the permittee’s expense and the Permittee shall notify the Routt County
Road and Bridge Director, or designee thereof, in advance to review and approve the
proposed traffic control plan:
a. The permittee shall provide traffic control during events in accordance with the
MUTCD at the intersection of the site access and CR 80. The traffic control plan
shall be submitted for review and approval of the Road and Bridge Department
annually prior to the first event each season.
25. Routt County roads affected by this SUP will be inspected by the Routt County Road and
Bridge Department at intervals determined by same. Any road damage, culvert damage,
cattle guard damage or repair or maintenance needs above and beyond typical
maintenance, attributable to this use, shall be made by the county or third-party contractor
as selected by the Routt County Road and Bridge Department and on a schedule
determined by same. Permittee shall solely bear the costs of repairs.
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26. Permittee shall apply for a plow permit to conduct grooming operations on the County
Road. Permittee shall designate limits on the plow permit as to the sections of the road
being groomed. Permittee shall understand that County Road 80 accesses an area where
the public regularly uses snowmobiles. Grooming operations shall not obstruct or impede
access to those areas.
27. There shall be no customer parking on County Road 80, the public parking lot, or the
corresponding right-of-way for any days that tours will be operated. Guests of tours shall
be transported to the site.
28. Operations shall be limited from December 1 to April 1 weather and road conditions
permitting. If operator plans to operate past the April 1 date, it must be approved by the
Road and Bridge Director in writing.

29. Permittee shall start and end tours from the 35-acre parcel, subject lot of this amendment.
at the end of County Winter Maintenance on County Road 80.

30. The applicant shall coordinate with Road and Bridge on the desing and access permit
for the gravel apron to their property, which cannot be in the ROW..
31. Applicant shall coordinate with West Routt Fire to review and approve their Emergency
Operation Plan.
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Vicinity Maps

Proposed merger of Smith Parcel & Powell Parcel
(yellow highlighted and blue highlighted)

Proposed area of site work & building
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CO RD 80 Winter turnaround
(Yellow box)

Written narrative of proposed use
Description of use The building we are proposing to build would serve as the primary and sole use of a secured structure
for Thunderstruck Adventures equipment to safely be kept in while we are operating our snowmobile
tours at the end of the CO RD 80 winter turnaround. This building would allow Thunderstruck
Adventures to safely keep their snowmobiles, groomer, trucks, and trailers in a locked and protected
structure both during the day, as well as overnight. This structure would only be used by employees to
stage equipment directly out of (instead of having to trailer equipment daily from Steamboat Springs).
Clients of Thunderstruck Adventures would still use our office that’s located in Steamboat to check in at.
We would not be running an office out of this proposed building, only a place to park our equipment on
sight throughout our operating season. Customers would also not be allowed to park at this location
either. They would still be required to ride the shuttle bus from our Steamboat office to this location.
We currently have to trailer our snowmobiles on a daily basis to the CO RD 80 winter turnaround. This
area is not a legit parking lot (its natural pasture) nor has any improvements whatsoever. When the
ground isn’t frozen, it is often a mud hole where huge ruts are created throughout the area. This
proposed building would allow us to park and stage from an area that has proper gravel, cement, and
improvements that are environmentally friendly.

Hours Of Operation
Our snowmobile tours start at 9:00 am and run until 4:00 pm. Clients would be on sight at 9:00 am and
then again when they return at 4:00 pm. Employees would be on sight as early as 8:00 am to start
getting things ready and as late as 5:30 pm when they close up for the day and prepare for the next day.
Hours of operation would be 8:00 am to 5:30 pm.

Anticipated Number of Employees
Due to offering 2 different types of snowmobile adventures (Trail Tour & our High Adventure Tour) and
also trying to keep a good guide to client ratio, we anticipate 3-6 guides per day working out of this area.
We will also have a shuttle bus driver that is coming and going throughout the day that is dropping off
clients.

Anticipated Traffic
We are not proposing to change anything from our current SUP with how clients arrive at this location.
We still intend for only our shuttle bus to transfer clients from Steamboat to this area. This approved
structure would actually cut down on the amount of traffic to this area. We would no longer have to
drive multiple trucks/trailers on a daily basis back and forth anymore. Employees would arrive on
location in the morning and then depart in the evenings. The shuttle bus would make 2-3 roundtrip trips
a day between this proposed location and Steamboat.

Access to the property
We will access the property from CO RD 80, just past the winter turnaround area. You can see in the
survey below where we are proposing for our driveway to go off of CO RD 80. Here is a platted map &
color map for reference.

CO RD 80

Driveway to building

CO RD 80 Winter Turnaround

CO RD 80 Winter Turnaround

Type of equipment & vehicles
Our equipment consists of the following:
2020 GMC 3500 Duramax, 2017 Chevy 3500 Duramax, 2015 Chevy 2500 Duramax, 2011 Chevy 2500 ext
cab, (2) 34’ Trails West RPM gooseneck trailers, (5) open place snowmobile trailers, 2005 Pisten Bully
Edge Groomer, Polaris RMK snowmobiles, Ski-Doo touring snowmobiles, CAN-AM Defender, 2016 ford
E350 Shuttle bus, 2018 Ford E350 Shuttle bus, 2022 Caterpillar 262 Skid-Steer with snow blower, and a
990 gallon fuel trailer

Site Plan (See attached PDF as well for better quality version)

Outdoor Staging area, Parking area, Snow Storage, & Sanitation Facilities

Grading & Excavation Plan (also have original PDF attached)

Floor plans of proposed building

