ROUTT COUNTY PLANNING COMMISSION AGENDA
September 16, 2021
6:00 PM
This hearing is available in person and/or through Zoom. You may access the Zoom hearing by
clicking here .

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. 07/15/21 Planning Commission Minutes
Documents:
071521-pc-corrected.pdf
4. ITEMS FOR CONSIDERATION
A. Toponas General Store
Activity #:
Petition:
Applicant:
Legal:
Location:

TPL-21-152
Conceptual and Final Planned Unit Development for a
general store.
Gehl Enterprises, LLC
Portion of Section 16-1-84; Total 1.91 acres
10000 STATE HIGHWAY 131, TOPONAS

Documents:
Staff Report 9.16.21.pdf
5. ADMINISTRATOR'S REPORT
Administrator's Report may include the reading of future Planning Commission agendas
and recent Board of County Commissioner decisions.
6. 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
JULY 15, 2021
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 Greg Jaeger, Andrew Benjamin, Linda Miller, Ren Martyn,
Brian Kelly, Paul Weese, Jim DeFrancia and Roberta Marshall. Bill Norris
recused himself, but listened in via Zoom. Planning Director Kristy Winser and
staff planner Chris Brookshire also attended. Sarah Katherman prepared the
minutes.
ELECTION OF OFFICERS
A ballot was distributed with the following candidates:
Chair: Steve Warnke
Vice Chair: Brian Kelly and Jim DeFrancia
All Planning Commission members voted. Bill Norris submitted his ballot via
email. The vote for Steve Warnke to serve as Chair was unanimous. The vote
was 7 – 3 in favor of Brian Kelly for Vice Chair.
PUBLIC COMMENT
There was no public comment.
MINUTES – June 17, 2021
Commissioner Martyn noted that his name had been misspelled.
Commissioner Kelly moved to approve the above cited minutes, as amended.
Commissioner DeFrancia seconded the motion. The motion carried
unanimously.
ACTIVITY: PL-21-121 (tabled from June 17, 2021)
PETITIONER:
Bear River Ranch – Sharon K. Warner
PETITION: Special Use Permit for Outdoor Recreational Facility with
Overnight Accommodations to operate a campground with six (6)
sites
LOCATION: Approximately 4.5 miles south of Yampa CO on the west side of
CR 7
Ms. Sharon Warner, president of the Clyncke Bear River Ranch Corporation,
responded to the issues than had been cited in the tabling of the petition on June
17. She stated that the yurt “glamping” units would be outfitted with queen-size
beds and would have an occupancy limit of two adults. The other sites would be
for tent camping only, and would be limited to two adults and no more than four
children per site. Any trailers, boats, etc. would have to be parked in the overflow
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parking area. Only one vehicle would be allowed per camp site. The use of ATVs,
remote operated vehicles, etc. would not be allowed. Ms. Warner stated that in
addition to answering phones, emails and checking-in clients, the employees
would be driving through the campground multiple times per day to monitor
activity. Clients will be asked to call from Yampa so that they can be met by an
employee, who will give them a packet including a registration form, the
campground regulations, and a map. All arriving clients will also be given tour so
that they will be fully aware of the campground boundary. Check-in will be
between 1 pm and 7 pm only, and check-out will be at 11 am. Ms. Warner said
that in response to the comments at the previous meeting she had decided not to
allow pets. She said each site and the sanitation facility would be equipped with a
20 lb. fire extinguisher. The site will be posted when fire bans are in effect. Ms.
Warner said that she had tested the cell reception at all sites and around the rest
of the property and had found that AT&T service is available throughout the ranch
and the proposed campground. An emergency phone with AT&T service will be
available at the sanitation facility. Ms. Warner said that the campground does
have an address provided by the Routt County GIS Department. She said that no
firearms and no fireworks would be allowed, and added that she is looking into
bear-proof food storage lockers for each camp site. There will be a 6-yard bear
proof dumpster on site. Alcohol will be restricted to the campsites only. Ms.
Warner said that they had looked into locating the campground in a more remote
spot on the ranch, but the lack of access made that unfeasible.
Ms. Warner said that the proposed regulations are as strict as she has ever seen,
but that she is not concerned about enforcement. She said that as the manager
of the Soaring Eagle RV park, she has found that campers tend to be very
cooperative. She said that there is a very high demand for glamping.
In response to a question from Commissioner Jaeger, Ms. Warner stated that two
phone numbers would be posted in the event of an emergency: the house phone
and a cell phone with AT&T service.
Commissioner Miller asked how many months the campground would be open.
Ms. Warner said that it would be open from June 1st through October 15th or the
first snowfall, whichever happens first.
Ms. Brookshire said that Ms. Warner had covered the issues well. She noted that
she had distributed a photo of the site from the access point. She added that she
had discussed the access road with Road & Bridge Director Mike Mordi, who
stated that he had no concerns and that no improvements to the road were
necessary. Ms. Brookshire stated that no other new referral comments had been
received.
In response to a question from Commissioner Benjamin, Ms. Brookshire said that
the fire pits would have to be inspected and approved by the Yampa Fire
Protection District prior to use. Ms. Warner described the proposed pits, which
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will be surrounded by gravel. She stated that when a fire ban is in effect, each fire
pit and the entry would be posted.
Public Comment
Ms. Noreen Moore, an adjacent property owner, stated that she is concerned with
the unintended consequences of allowing a campground at this site. She said
that if this operation is approved, many more such operations would appear
throughout the County, and that Planning Commission should consider the future.
She said that the area is agricultural, not recreational, and that there are plenty of
campsites 7 miles away. Ms. Moore expressed concern with bears being
attracted to the campground. Regarding the supplementary income that this
operation would provide to the working ranch operation, Ms. Moore said that
there are other alternatives, and cited the Land Preservation Subdivision
program. She expressed concern that clients would not obey the rules. She also
said that the road is busy and is dangerous. She said that the location was
inappropriate for the proposed use and urged Planning Commission to deny the
petition.
Seeing no further comment, Chairman Warnke closed public comment.
Roundtable Discussion
Commissioner Martyn stated that the applicant had addressed all his questions
and had added means to mitigate his concerns.
Commissioner Weese commended the petitioner and stated that she had done a
great job of planning the operation. He said that he had driven by the site and that
the campground is far off the road. He said it does not seem like a problematic
location and added that the Road & Bridge Department had confirmed that the
access road is safe for the proposed use. He asked Commissioner Martyn to
clarify his comments from the previous meeting regarding irrigation water.
Commissioner Martyn stated that he, as well as many, many others, hold water
rights on the Bear River and use water from this ditch. He stated that the only
way in which campers might be able to negatively impact the water would be
through polluting it as a result of fishing, but that this was not really a concern. He
noted that the drainage is over-appropriated and that no pumping out of the ditch
would be allowed.
Commissioner DeFrancia commended the petitioner for doing a thorough job of
addressing all the concerns. He said he feels the proposed regulations and
protocols will mitigate the potential problems. Regarding the proliferation of
similar operations, Commissioner DeFrancia stated that an approval does not
obligate the County to approve future similar operations, and that each proposal
and location is evaluated on its own unique merits. He added that camping is an
appropriate use for areas adjacent to agricultural operations and open space.
Commissioner DeFrancia stated his support for the proposal and noted that the
campground would only operate for a few months per year.
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Commissioner Martyn stated that he also supports the application, and is
appreciative of the need for agricultural operations to supplement their income
from other sources.
Commissioner Miller agreed that the applicant had done a good job of addressing
the concerns. She commended the decision to prohibit pets, but stated that the
proposed regulations had not changed her opinion that the potential impacts and
harm to the neighbors outweigh the potential benefits. She said that she also
appreciates the need for ranchers to supplement their income, but that she does
not feel that this is an appropriate location for this business.
Commissioner Benjamin stated that although he would personally prefer that a
campground were not located in this area, he feels that the mitigations proposed
are sufficient to address the potential impacts and that the proposal is in
compliance with the Master Plan and Zoning Regulations. He reiterated that
Planning Commission evaluates each petition individually and that an approval
does not set a precedent for future approvals.
Citing the dangers of fire and other potential impacts of camping, Commissioner
Kelly offered that locating camping in well-regulated and monitored campgrounds
might be preferable and safer than allowing dispersed camping in the forest. He
commended the petitioner for deciding to prohibit dogs. He stated that he would
support the petition.
Commissioner Marshall commended the applicant for the changes to the
proposal. She said that most of her concerns have been addressed, but that she
remains conflicted because she does not think that commercial uses belong in
agricultural areas. She cited Master Plan goal 10.2.B regarding conserving viable
land for agriculture and policy 10.3.B regarding protecting agricultural lands from
commercial recreation. Commissioner Marshall stated that she understands the
need for supplementary income, however, which is why she remains conflicted
regarding this petition.
Commissioner Jaeger stated that the property is zoned Agriculture/Forestry,
which allows for this use with a permit. He stated that the proposal is a good
balance between preservation and recreation. He offered that any activity is
going to have some impacts, but that the applicant has tried to mitigate the
potential impacts as much as possible. Commissioner Jaeger said that the
operation would have a very small footprint. He said that the fact that there is a lot
of camping only 7 miles away, and that the proposed use is in character with the
area. He said that the proposed low-impact camping is a compatible use.
Chairman Warnke noted the list of regulations and mitigations that the petitioner
described, and asked how these should be addressed in the conditions of
approval (COAs). He added that the County can approve the petition for a
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particular term that is less than life of use. There was a discussion of shorter
terms with options for renewal.
There was a discussion of firearms. Ms. Warner said that no firearms will be
allowed.
MOTION
Commissioner DeFrancia moved to recommend the approval of petition PL-21121 for a campground under the Outdoor Recreation Facility with Overnight
Accommodations regulations. This approval is based on the finding of fact that
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 8.2 of
the Routt County Zoning Regulations.
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
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 in Appendix B of the Routt County Zoning Regulations.

6. No junk, trash, or inoperative vehicles shall be stored 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. All exterior lighting shall be downcast and opaquely shielded.
10. All trash shall be stored either inside Interagency Grizzly Bear Committee
(IGBC) certified receptacles or bear proof bins.
5
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11. 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.
12. Accessory structures/uses associated with this permit may be
administratively approved by the Planning Director, without notice.
13. 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.
14. 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.
15. The Permittee shall prevent the spread of weeds to surrounding lands, and
comply with the Colorado Noxious Weed Act as amended in 2013 and
Routt County noxious weed management plan.
Specific Conditions:
16. The Special Use Permit (SUP) is valid for three (3) years, provided it is
acted upon within one year of approval. Following the initial three-year
term, a review will be conducted prior to renewal. 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).
17. Prior to operation, permittee shall submit to Routt County proof of a Sales
Tax Account /License.
18. Any required permits from the Routt County Road and Bridge Department
or Building Department shall be obtained and any inspections completed
before operations commence.
19. Hours of operations shall be 7 days per week, June 1st – October 15th.
6
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20. Any accidents requiring emergency services shall be reported to the
Planning Department within 72 hours.
21. Revegetation of disturbed areas shall occur within one growing season
with a seed mix that avoids the use of aggressive grasses. See the
Colorado State University Extension Office for appropriate grass seed
mixes.
22. Proper installation and continuing maintenance of vegetation, lighting,
and/or buffering materials or structures is required.
23. The campground is limited to six (6) camping sites with one tent pad per
site.
24. A sign permit shall be issued prior to operation. Signage should note that
campground is only for tent camping to avoid access by large vehicles.
25. Port-a-lets, potable water and grey water will be provided and serviced as
needed.
26. Port-a-lets and dumpsters shall be removed at the end of the season.
27. A camper information sign will be placed on-site and at a minimum provide
wildlife notices/information including bear education and food storage
requirements, emergency service contact, campfire regulations, camping
rules and boundary information to avoid trespass.
28. Access shall be surfaced to provide a reasonable level of all-weather
access.
29. Proof of sales tax license shall be submitted to the Routt County Planning
Department prior to operations.
30. Fire pits must be inspected and approved by Yampa Fire Protection
District prior to use.
31. Each camp site, the sanitation facility, and the storage facility shall be
equipped with fire extinguishers.
32. Emergency phones shall be located at the sanitation facility and the
storage facility.
33. Each campsite shall be equipped with a bear-proof food storage locker.
34. Campground conditions:


Pets are not allowed.



Occupancy shall be limited to 2 adults per glamping site; 2 adults/4
children per tent site.
All utility trailers, boats, etc. must be parked in overflow parking.
The use of ATVs, remote-operated vehicles, etc. is prohibited.
No firearms are allowed on site.
The use of fireworks is prohibited.
No fires are allowed outside of grills or fire pits.
Only one vehicle is allowed at each campsite.
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Commissioner Kelly seconded the motion.
The motion to table carried 9 – 0, with the Chair voting yes.
ADMINISTRATOR ’S REPORT
Ms. Winser stated that she had looked into holding daytime meetings, but that the
hearing room is fully booked. She reviewed the upcoming agendas.
Ms. Winser presented the Planning Department project list to demonstrate the
staff workload. She noted that the County is considering hiring a code
enforcement officer. She presented a chart showing the permit and planning
activities per month and noted that answering questions from the public and
handling the research, administrative and follow-up elements of permitting take a
great deal of staff time. Ms. Winser also reviewed a chart comparing historical
activity and current activity levels.
Ms. Winser reported that she had met with the Master Plan consultants, CushingTerrell, and had had a very productive meeting. She said that they are in the
process of forming a Technical Advisory Committee (TAC). The internal staff
kick-off will be held the first week in August and the Leadership Summit (official
kick-off) would be held in mid-August.
Ms. Winser discussed the protocol for site visits.
The meeting was adjourned at

8:00 p.m.
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Toponas General Store PUD
ACTIVITY #:

TPL-21-152

HEARING DATE(S):

Planning Commission - September 16, 2021
Board of County Commissioners - October 05, 2021

PETITIONER:

GEHL ENTERPRISES, LLC

PETITION:

Planned Unit Development - Final to Conceptual and
Final Planned Unit Development for a general store.

LEGAL DESCRIPTION:

TR IN NE4NE4 SEC 16-1-84
TOTAL 1.91 A

LOCATION:

10000 STATE HIGHWAY 131, ROUTT, CO 80479
approximately .5 miles north of the intersection of
Highway 131 and Highway 134

ZONE DISTRICT:

AF

AREA:

1.91

STAFF CONTACT:

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

ATTACHMENTS:

•
•
•

Narrative
DRAFT PUD Plan
Pictures

History:
The store has a long history. The structure was moved to its current location in 1938. During
the ‘40s and ‘50s the site had cabins that housed workers from the lettuce fields. The paving
of Highway 131 was completed in 1970. The Gehl’s have owned the property since 1996.
This operation has served a community need for travelers on this stretch of Highway 131 and
nearby 134 since its inception in the 1940s.
Site Description:
The site is located immediately adjacent to Highway 131. County Road 6E bisects the
property to the east of the store. Because of the close proximity to the highway, there is not a
lot of room for parking. It is estimated that 3-4 vehicles could safely pull off the road and park
on the site and off of the highway. The gas pumps are actually in the Highway 131 right of
way (ROW).
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The store is located in the central portion of the site approximately 10’ from the property
line/ROW. To the northeast of the store (in order) is a dilapidated and uninhabitable
residence that the Assessor says was built in 1929. Next to the uninhabitable residence is an
18-wheeler trailer used for cold storage for meat processing and then three shipping
containers used for personal storage.
Attached to the back of the store is a three bedroom residential unit. The fuel tanks are
buried to the southeast of the store/residence. Also in this location is a propane storage tank.
Immediately behind the fuel tanks is a flat area of the property that is used to store U-Haul
trucks and trailers when they are available. The northern and back portions of the site are
open grassland.
Miscellaneous junk is scattered throughout the site.
Project Description:
The landowners would like to get the historic uses codified into a PUD Plan so that they no
longer have to rely on the grandfathered status. They are not asking for any new uses that
have not taken place at the site in the recent past. These uses include:
•
•
•
•
•
•
•

General Store
Liquor Store
Residence attached to the business
Gasoline and propane sales
Meat processing with 18 wheeler trailer for cold storage
Convenience store type food service
Truck and trailer rental

Staff Comments:
•

Several years ago, the Planning Department was contacted in relation to the allowed
uses at the store. Since this use was in place prior to the adoption of zoning in 1972,
there was the potential for the “grandfathered” status to be bestowed upon it. Before this
could happen, the owners needed to show proof of continuous operation. Section 3.5.4.A
of the Zoning Regulations states, “Whenever a non-conforming use has been
discontinued for a period of twelve (12) months it shall not thereafter be re-established,
and any future use shall be in conformance with the provisions of these Regulations.”
Staff got in touch with the Gehl’s requesting documentation of continuous operation. The
landowners were able to submit evidence that the general store and liquor store never
ceased operating for 12 months or more but they were not able to provide this
documentation for the gas sales. After examining the documentation, the Planning
Department decided that the grandfathered status for the general store and liquor store
was still valid but not for gasoline sales. This was expressed to the landowners and they
decided to move forward with a PUD in order to re-instate the ability to sell gas.

•

A zone change to Commercial was discussed with the landowners but staff advised
against this because of the multiple other uses that are allowed in the Commercial zone
district as a use by right that are not appropriate in this location. It is staff’s opinion that
Planned Unit Development is the appropriate zoning for this property since there are no
uses permitted as a use by right in the PUD zone district. PUDs are site specific and all
uses must be approved by the County, unlike in the Commercial zone district.
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•

The Conceptual and Final PUD are being reviewed concurrently because the application
is to bring the existing operation into conformance with the Zoning Regulations and no
new uses or structures are proposed.

•

There are multiple small signs on the property. If approved, it is assumed a gas price
sign will be desired. Staff has chosen to address the multiple signs by finding out what
the total square footage of all the signs are and providing the ability to increase the total
square footage of all the signs by up to 20% without having to amend the PUD plan. An
increase above the 20% would require an administrative amendment to the PUD.

•

Referral agency comments:
o CDOT – Since the gas pumps are in the CDOT ROW, a lease agreement with CDOT
will be required. The landowners and CDOT are in discussions to resolve this issue.
If applicable, this agreement will need to be finalized prior to the PUD Plan being
recorded. A condition of approval is suggested.

•

Additional pictures of the site can be viewed by searching for PL-21-152 in the County’s
new software portal, located at https://cityview2.iharriscomputer.com/RouttCountyPortal.

***Issues for Discussion***
1. To address outdoor storage, staff suggests that this take place in the same location as the
U-Haul truck and trailer storage area. Condition #14 is suggested to address this. What are
Planning Commission and the Board’s opinion of this?
2. Should an additional parking area be required to accommodate additional parking and to
safely get vehicles off of the highway?
3. Should the truck and trailer storage area be screened to reduce the visual impact? As a
starting point, staff suggests that this area be screened. Please provide feedback.
4.

Is the provision for signs described in the staff comments above an acceptable way to
address this issue?

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

The Routt County Master Plan, Sub Area plans and Zoning Resolution 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 eight (8) major categories:
1.
2.
3.
4.

Health, Safety and Nuisances
Regulations and Standards
PUD Regulations and Standards
Zoning Amendment Standards
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5.
6.
7.
8.

Community Character and Visual Impacts
Roads, Transportation and Site Design
Natural Environment
Mitigation Techniques

Interested parties are encouraged to review the Master Plan, Sub Area plans and Zoning
Resolution 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 where 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: Based on the long operational history, it does not appear that this use
will be a danger to the public. A condition of approval is suggested requiring compliance
with all federal, state, and local regulations and laws. There are no mapped natural hazards
on this site and it is mapped as a low wildfire risk. No impacts from noise, odors, or
vibration are expected with this operation.
**Is the application in compliance with the Policies and Regulation 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).
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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: This application appears to be in compliance with the Master Plan
because of the historic nature of the operation and the lack of impact on the other goals
and policies of the plan. It will not lead to the degradation of the environment.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

PUD Regulations and Standards
Applicable Regulations – Routt County Zoning Resolution
7.3.A

The PUD shall be consistent with the intent and policies of the Master Plan and any
applicable sub-area plans.

7.3.B

The PUD shall comply with all applicable standards and mitigation techniques listed in
Sections 5, 6, 8 and 9 of these Regulations

7.3.C

The design and construction of the PUD shall include adequate, safe and convenient
arrangements for pedestrian and vehicular circulation, off-street parking and loading
space.

7.3.D

While there are no fixed setbacks and lot widths required for a PUD, the Planning
Commission may require such setbacks, lot widths, and space between buildings as
necessary to provide adequate access and fire protection, to ensure proper ventilation,
light, air and snow melt between buildings, proper locations from utility lines, and to
ensure that the PUD is compatible with other development in the area.

7.3.E

Open space for the PUD shall be planned to produce maximum usefulness to the
residents of the development for the purposes of recreation, scenery, and to produce
a feeling of openness. All areas designated as open space pursuant to the
requirements of this section shall be provided with access from a public road, street,
or right-of-way.

7.3.F

Open space: A minimum of 25% of the total PUD area shall be devoted to open air
recreation or other usable open space, public or quasi-public. Public sites as required
as part of a Subdivision may be included in the required 25%. Unusable open space
shall not be included in the required 25%. It shall be the option of the Board of County
Commissioners to require any of the “useable open space” of a Planned Unit
Development to be dedicated to a public agency or homeowners association.

7.3.G

The developer shall provide within the PUD central water and sewer facilities as may
be required by the Planning Commission, the Colorado Department of Public Health
and Environment, and the local health authorities.

7.3.H

Clustered housing shall be encouraged to promote maximum open space and
economy of development and variety in type, design, and layout of buildings.
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7.3.I

Residential density shall be limited as required by the Planning Commission and the
County Commissioners upon consideration of the Master Plan and individual
characteristics of the subject land.

7.3.J

The density of uses other than residential shall be limited as required by the Planning
Commission and the County Commissioners upon consideration of the Master Plan
and individual characteristics of the subject land and the adjoining properties.

7.3.K

Mixed Uses: The PUD shall be designed, in so far as practicable when considering
the overall size of the PUD, to provide commercial, recreational and educational
amenities conveniently located to its residents in order to alleviate the impacts of
increased traffic congestion.

7.3.L

Architecture: Each structure in the PUD shall be designed in such a manner as to be
compatible with other units in the area, yet to avoid uniformity and lack of variety of
structural designs among the PUD.

7.3.M

Maintenance of Open Space: No PUD shall be approved unless the County is satisfied
that the landowner has provided for or established an adequate organization for the
ownership and maintenance of open space and private roads, drives and parking.

7.3.1

Before an approved PUD plan or an amendment thereto is recorded, the land on which
it is located shall be zoned PUD or OR. If a Zone Change is required, all the applicable
Standards, including, but not limited to Section 8.2 of these Regulations shall apply.

Staff comments: This project is consistent with the intent and policies of the Master Plan
and complies with all of the mitigation standards. Because this application is to bring into
conformance a use that has existed since the 1940s and proposes nothing new, strict
compliance may not be achievable. The layout of the site including parking and loading
space has not changed for a long time. When evaluating a PUD, staff uses the standards
in the Zoning Regulations as a guide. The standard for a neighborhood store (closest
thing to the current operation) requires one space per 500 square feet of floor area. The
Assessor states that the store is 1,000 square feet. Based on the referenced standard, two
parking spaces would be required. There are areas to accommodate two parking spaces,
however they are very close to the highway and this area does not provide much room for
more than three to four vehicles to be safely off of the highway. If more than three or four
vehicles are parked at the store, an unsafe situation may be created if more vehicles want
to go to the store. The site has already been developed and no new development is
proposed. The existing layout has shown that utilities, fire protection, snow melt, etc. work
with the proposed operation and is compatible with the area. Over half of the land area in
this proposal is open space and nothing new is proposed in these areas. The open space
standards state that the open space is to “produce maximum usefulness to the residents
of the development for the purposes of recreation, scenery, and to produce a feeling of
openness.” The only residence on the property is the one that the owner lives in and the
amount of open space on the property produces a feeling of openness and contributes to
the expansive feel that is experienced in this portion of the County. The landowner stated
that they have a septic system on the property and a well. Neither the Environmental
Health nor the Division of Water Resources responded with any comments. No new
residential development is proposed with this application so 7.3.H – 7.3.L are not
applicable. Since no new uses are proposed on the open space, there are no maintenance
needs. See the next section for analysis of the zone change criteria.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No
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Zoning Amendment Standards
Applicable Regulations – Routt County Zoning Resolution
8.2.1

In any petition for zoning amendment, the petitioner shall have the burden of
showing that all of the following exist:

8.2.1.A

That the proposed zone change is consistent with the goals and policies of the Master
Plan and any applicable sub-area plans.

8.2.1.B

That the area in question possesses geological, physiological and other environmental
conditions compatible with the characteristic of the Zone District requested.

8.2.1.C

That the advantages of the Zone District requested substantially outweigh the
disadvantages to the County and neighboring land occasioned by the amendment.

8.2.1.D

That the applicable provisions of these Regulations have been met

8.2.1.E

That in the case of a zone amendment request that would increase allowable
residential, commercial, or industrial density, that adequate facilities such as roads,
water and sanitation, fire protection, emergency services and public utilities shall be
available to serve the areas.

8.2.2

In addition, zoning amendments shall be allowed only after the petitioner
demonstrates that rezoning is necessary for one or more of the following
reasons:

8.2.2.A

The existing Zone District is inconsistent with the policies and goals of the applicable
Master Plan and any applicable adopted area or community plan; or

8.2.2.B

The area for which rezoning is requested has changed or is changing to such a degree
that it is in the public interest to encourage a new use or density in the area; or

8.2.2.C

The proposed rezoning is necessary in order to provide land for a demonstrated
community need; or

8.2.2.D

The existing zone classification currently shown on the Official Zoning Map is an error.

Staff comments: The zone change is consistent with the goals and policies of the Master
Plan. The conditions of the site are compatible with the zone district requested in that the
operation is existing and no new uses would be allowed without County approval. The
advantage of the PUD zone district is that it give the owner certainty on what the approved
uses are instead of relying on a grandfathered status. All of the applicable provisions of
the Zoning Regulations have been met. There are adequate roadway facilities to
accommodate the proposed zone change.
The proposed rezoning provides the continuation of a demonstrated community need.
Since this use has been in existence for a long time it contributes to the character of the
community. If it were to go away, the character of the area would be affected. Also, this
is the first gas station north of I-70, which is 33 miles away. This serves a community need
for travelers on this stretch of Highway 131 and nearby 134.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No
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Community Character and Visual Impacts
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
4.3.B

Use Permits that significantly alter the historical use, intensity of use, or character of
an area may be deemed incompatible with this 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, wetlands, and air.

10.3.I

Discourage development that changes the rural character or historic agricultural uses
and/or practices.

Staff comments: Miscellaneous junk is scattered throughout the property. Planning
Commission and the Board will need to determine if these items need to be cleaned up
and to what extent. There is one sign on the face of the store that says, “Toponas General
Store.” There are three to four other signs advertising the U-Haul rentals and beer. If
gasoline sales resume, it is safe to assume that a sign advertising the price of the gas will
be desired. Although not specifically requested, a sign advertising the price of gas is
included in the suggested conditions as an allowed use. There is a light pole on the
property with two fixtures which are downcast and opaquely shielded and another light
pole with a typical street light on it which is not opaquely shielded. The eastern portion of
the site adjacent to CR 6E is identified as truck and trailer storage for the U-Haul business.
If desired by Planning Commission and the Board, screening of this area could be required.
Because this is an existing operation, no impacts to visual amenities and scenic qualities
are expected. This operation has historical significance and is compatible with the
surrounding areas due to how long it has been in existence.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

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

Parking Standards

5.5

Addressing Standards

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
4.3.D

Rural developments and uses should be limited to areas that have adequate access
to accommodate the projected traffic.

11.3.O

Ensure that future development occurs where roads can accommodate projected
traffic volumes and patterns.

12.3.I

Ensure that future development occurs where roads can accommodate projected
traffic volumes and patterns.

Staff comments: See the comments in the PUD section of this report related to parking.
This site has a valid address. The highway has adequate capacity to support this use and
there is enough room on the property for snow storage and removal.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

Natural Environment
Applicable Regulations – Routt County Zoning Resolution
6.1.7.D

Wildlife and Wildlife Habitat.

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.

Staff comments: No impacts to any of these elements are anticipated since no new
development will take place.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

Mitigation Techniques
Applicable Regulations – Routt County Zoning Resolution
Mitigation Techniques for Development Within Critical Wildlife Areas:
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6.6.G

Retain existing land use and vegetation.

Staff comments: Approval of this application will maintain the existing land use that has
been here for almost a century.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No
PLANNING COMMISSION / BOARD OF COUNTY COMMISSIONERS OPTIONS:
Approve the Conceptual and Final PUD and Zone Change 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. The applicable
provisions of Sections 5 and 6 have been reviewed and appropriate findings and conditions are
included in the approval outlined herein.
Deny the Conceptual and Final PUD and Zone Change 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.
Table the Conceptual and Final PUD and Zone Change request if additional information is
required to fully evaluate the petition. Give specific direction to the petitioner and staff.
Approve the Conceptual and Final PUD and Zone Change 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 Conceptual and Final PUD and Zone
Change request is approved:

1. The proposal with the following conditions meets the applicable guidelines of the Routt County
Master Plan and is in compliance with the applicable provisions of Sections 4, 5, 6, 7 and 8 of
the Routt County Zoning Regulations.
2. In review of the Final PUD and Zoning Amendment standards, it has been determined that
the Zoning Amendment standards have been met.
3. This approval is to bring a non-conforming operation into conformance with the Zoning
Regulations. No new uses or structures are being proposed, therefore 7.3.F and 7.3.H – 7.3.L
are not applicable.
CONDITIONS that may be appropriate may include the following:
General Conditions:
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1. Any complaints or concerns that may arise from this operation may be cause for review
of the PUD Plan, at any time, and amendment or addition of conditions, or revocation of
the permit if necessary.
2. In the event that Routt County commences an action to enforce or interpret this PUD
Plan, the substantially prevailing party shall be entitled to recover its costs in such action
including, without limitation, attorney fees.
3. 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.
4. 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.
5. All exterior lighting, except for the light pole immediately east of the store, shall be
downcast and opaquely shielded.
6. All trash shall be stored either inside a garage or inside Interagency Grizzly Bear
Committee (IGBC) certified receptacles
Specific Conditions:
7. All of the approved uses, and their locations, and the general conditions shall be shown
on the Final PUD Plan. Approved uses include:
a.
b.
c.
d.
e.
f.
g.
h.

General Store
Liquor Store
1 Residence attached to the business
Gasoline and propane sales (pumps and storage tanks)
Meat processing with 18 wheeler trailer for cold storage
Convenience store type food service
Truck and trailer rental
5 Signs totaling x square feet. Increases to the number and size of the signs can
be approved administratively. Increases of more than 20% of the combined total
square footage of all of signs shall require a minor amendment to the PUD.
i. Light pole immediately east of the store
j. Personal storage inside 3 shipping containers
k. Outdoor storage
8. The Final PUD and Zone Change Resolutions shall be recorded concurrently and within
one (1) year unless an extension is granted pursuant to Section 3.2.10, Routt County
Zoning Regulations. Extensions up to one (1) year may be approved administratively.
9. The change of zone from Agriculture/Forestry to Planned Unit Development shall
become effective upon the recording of a resolution amending the Official Zoning Map
by the Board of County Commissioners.
10. The Planned Unit Development approval shall become effective upon the recording of
the Final PUD and Zone Change Resolution.
11. Prior to recording the Final PUD, permittee shall submit to Routt County proof of a Sales
Tax Account /License.
12. The total square footage of all of the signs plus a gas price sign shall be shown on the
Final PUD plan.
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13. If applicable, an executed lease agreement with CDOT shall be submitted prior to the
recording of the Final PUD Plan and Zone Change Resolution. If a lease agreement is
not required, documentation of such from CDOT shall be submitted.
14. All outdoor storage shall take place in the same area as the U-Haul truck and trailer
storage.
15. The U-Haul truck and trailer and outdoor storage area shall be screened from view of
passing motorists.

12 of 26

Toponas Store Rezoning to PUD
Project Description
July 2021

I.

Background
The Toponas Country General Store has been a landmark in South Routt County since 1938 when the
building was moved to its current location on State Highway 131. The property has a rich history including
housing the lettuce field workers in cabins in the 40’s and 50’s. The highway paving was completed in
1970. Russell and Barbara Gehl have owned the store since 1996. Below is a photo of the store in 1940.

The store operates as a “mom-and-pop business” and has a rich history of serving motorists as well as locals
with groceries, fuel, ice cream, liquor and meat processing. About 90 percent of the store’s business is from
the tourists passing through as well as hunters in the fall. The Gehl’s upgraded the fuel pump system several
years later because, as Barbara told the Vail Daily in a 2017 article about the store: “The gas pumps are a
definite draw, as we are the first station off of the interstate from Wolcott and many are running on fumes
because they see several little ‘towns’ on the map and think that there are gas stations there.” Barbara adds:
“Since upgrading our fuel system, we have developed some very loyal local customers and enjoy being able
to serve them.”
When Routt County adopted the Zoning Regulations in 1972, the 1.9 acre property was zoned AF, making
the store and essentially all the uses on the property non-conforming. Most of the existing uses have
continued operating over the decades as non-conforming uses, allowing their continued existence under the
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Zoning Regulations. However, more recent financial difficulties prohibited the Gehl’s from continuing the
fuel system, resulting in their closure for more than a year. The result is that the fuel system no longer
qualifies as a non-conforming use based on this code section:
3.5.4. Discontinuance
A. Whenever a non-conforming use has been discontinued for a period of twelve (12)
months it shall not thereafter be re-established, and any future use shall be in
conformance with the provisions of these Regulations.

The Gehl’s would like to re-activate fuel system operations, which have been an integral part of the store
almost since its inception. In addition, the property is for sale and buyers believe the fuel sales component of
the business to be integral to the operations. There are other viable and appropriate uses that could occur on
the site as well.
To re-activate the fuel system operations requires a rezoning. “Convenience Stores with Gasoline Sales” are
allowed as Use by Right in only the Commercial Zone District (C). The C Zone District allows many large
commercial and industrial uses which may not be appropriate for the location, leaving the only viable
zoning as Planned Unit Development (PUD).
II.

The Property and the Request
Below is a photo of the site with the Routt County Assessor information:
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Below is a Site Plan produced by Emerald Mountain Survey in 2001.

The request is to rezone the property to PUD. The new PUD zone will provide long term stability for
existing and historical uses as well as possible future uses. It is the goal of the PUD to:
1. Allow the existing and historical uses (such as food service) to continue. No new uses are
proposed.
2. Allow the fuel system to begin operating again and continue as a use by right.
3. Allow for Accessory Uses and Structures
4. Provide appropriate Dimensional Standards such as setbacks and building height.
Since there is no development proposed as part of the rezoning, the application will be processed as a
combined Conceptual and Final PUD. In addition, the proposal includes a request for a waiver of the open
space requirements of a PUD as shown below:
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The open space requirements for a PUD are intended to mitigate the impacts of residential and/or commercial
development on the development site and to provide public access to the open space. Since there is no
development proposed with this PUD, no mitigation is required, and the open space requirement should not
apply. The requirement to designate 25% of the property as publicly-accessible open space is not equitable
with the benefit of the PUD to the applicant which is simply to re-instate prior gasoline sales.
III.

Toponas Store PUD Zone District

Below are tables indicating the proposed uses and dimensional standards.

Use Table
Use

Convenience stores with gasoline sales

Toponas
Store
PUD
R

Eating and Drinking Establishment,
Indoor or Outdoor
Meat Processing Facility
Truck and Trailer Rental
Dwelling Unit(s) attached to a business

R

Liquor Store
Accessory Uses and Structures

R
R
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R
R
R

Comment

Ongoing historical use except gasoline sales
discontinued for more than 1 year so no longer
qualifies as non-conforming use in AF Zone.
Historical use. Food service license re-instatement
required.
Ongoing historical use
Existing U-Haul Rental
Existing 3 bedroom apartment. Expansion up to
3,000 SF allowed as use by right.
Ongoing historical use
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Dimensional Standards Table
Standard
Structure Height
Structure Setbacks:
➢ Front

Toponas Store PUD
40’
10’ for existing store; 20’ for new structures

➢ Side
➢ Rear

Comment
Same as A/F
Existing store is
10’ from front
property line

20’
20’

IV. Compliance with Routt County Master Plan and Zoning Regulations
Standards and Criteria are in Aerial Font. Applicant responses are below each Standard/Criteria in Times New
Roman Italics Font.
7.3. PUD Standards
Any new or amended PUD shall comply with all of the following:
A. The PUD shall be consistent with the intent and policies of the Master Plan and any applicable
sub-area plans.
The proposal is consistent with the following goals, policies and actions from the RC Master Plan:
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B. The PUD shall comply with all applicable standards and mitigation techniques listed in Sections 5,
6, 8 and 9 of these Regulations.
The vast majority of these code sections is intended to regulate new development. No development is proposed.
Here is a summary of compliance with these code sections:
Section 5: General Performance and Development Standards
Access and parking are located in front of the store adjacent to the highway and is adequate for the gas
pumps and store. State and Federal regulations will be adhered to as applicable. Other code
sections/provisions do not apply to the proposal.
Section 6: General Standards and Mitigation Techniques for Land Use Approvals
Does not apply – the proposal does not include any new land uses or development so mitigation
techniques do not apply.
Section 8: Regulations and Standards for Specific Land Use Changes
Does not apply – the proposal does not include any new land uses or development so mitigation
techniques do not apply.
Section 9: Regulations and Standards for Mining and Related Uses
Does not apply.
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C. The design and construction of the PUD shall include adequate, safe and convenient
arrangements for pedestrian and vehicular circulation, off-street parking and loading space.
No development is proposed – not applicable.
D. While there are no fixed setbacks and lot widths required for a PUD, the Planning Commission
may require such setbacks, lot widths, and space between buildings as necessary to provide
adequate access and fire protection, to ensure proper ventilation, light, air and snow melt between
buildings, proper locations from utility lines, and to ensure that the PUD is compatible with other
development in the area.
Setbacks for the PUD are proposed in the table in Section 3 above. The store is approximately 10’ from the
front property line so that is the setback proposed for the store. New structures would be required to be setback
a minimum of 20’ from the front property line along Highway 131 as well as side and rear lot lines.
E. Open space for the PUD shall be planned to produce maximum usefulness to the residents of the
development for the purposes of recreation, scenery, and to produce a feeling of openness. All areas
designated as open space pursuant to the requirements of this section shall be provided with access
from a public road, street, or right-of-way.
F. Open space: A minimum of 25% of the total PUD area shall be devoted to open air recreation or
other usable open space, public or quasi-public. Public sites as required as part of a Subdivision may
be included in the required 25%. Unusable open space shall not be included in the required 25%. It
shall be the option of the Board of County Commissioners to require any of the “useable open space”
of a Planned Unit Development to be dedicated to a public agency or homeowners association.
The applicant requests a waiver of the 25% open space requirement for the following reasons:
1. The open space requirement is intended as a mitigation for new development and to provide public
access to the created open space. Neither is proposed or applicable in this case wherein the result of the
PUD is simply to allow the existing uses to move forward including the re-activation of the gas pumps.
2. The re-activation of the gas pumps is a public benefit to this remote rural area as well as travelers along
Highway 131.
3. The Toponas area is not in need of a publicly accessible open space on this site.
4. Existing open space on the site is about 95% of the property – no changes to this are proposed.
G. The developer shall provide within the PUD central water and sewer facilities as may be required
by the Planning Commission, the Colorado Department of Public Health and Environment, and the
local health authorities.
No development is proposed – not applicable.
H. Clustered housing shall be encouraged to promote maximum open space and economy of
development and variety in type, design, and layout of buildings.
No development is proposed – not applicable.
I. Residential density shall be limited as required by the Planning Commission and the County
Commissioners upon consideration of the Master Plan and individual characteristics of the subject
land.

Toponas Store Rezone Proj Descr

July 15, 2021

7

19 of 26

No development is proposed – not applicable.
J. The density of uses other than residential shall be limited as required by the Planning Commission
and the County Commissioners upon consideration of the Master Plan and individual characteristics
of the subject land and the adjoining properties.
No development is proposed – not applicable.
K. Mixed Uses: The PUD shall be designed, in so far as practicable when considering the overall size
of the PUD, to provide commercial, recreational and educational amenities conveniently located to its
residents in order to alleviate the impacts of increased traffic congestion.
No development is proposed – not applicable.
L. Architecture: Each structure in the PUD shall be designed in such a manner as to be compatible
with other units in the area, yet to avoid uniformity and lack of variety of structural designs among the
PUD.
No development is proposed – not applicable.
M. Maintenance of Open Space: No PUD shall be approved unless the County is satisfied that the
landowner has provided for or established an adequate organization for the ownership and
maintenance of open space and private roads, drives and parking.
No open space is proposed. See response to E and F above.
8.2. Standards for Zoning Amendments
8.2.1. Standards for Zoning Amendments – Part 1
In any petition for zoning amendment, the petitioner shall have the burden of showing that all of the
following exist:
A. That the proposed zone change is consistent with the goals and policies of the Master Plan and
any applicable sub-area plans.
See response to 7.3.A above.
B. That the area in question possesses geological, physiological and other environmental conditions
compatible with the characteristic of the Zone District requested.
No development is proposed – not applicable.
C. That the advantages of the Zone District requested substantially outweigh the disadvantages to
the County and neighboring land occasioned by the amendment.
The advantage of having gas available at the Toponas Store for Toponas area residents (do not have to travel
to Oak Creek for gasoline), Routt County residents and the general public traveling on Highway 131
substantially outweigh the disadvantage of the current situation of no gas operations.
D. That the applicable provisions of these Regulations have been met.
See “B” above and other response – the applicable provisions have been met.
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E. That in the case of a zone amendment request that would increase allowable residential,
commercial, or industrial density, that adequate facilities such as roads, water and sanitation, fire
protection, emergency services and public utilities shall be available to serve the area.
No development is proposed – not applicable.
8.2.2. Standards for Zoning Amendments – Part 2
In addition, zoning amendments shall be allowed only after the petitioner demonstrates that rezoning
is necessary for one or more of the following reasons:
A. The existing Zone District is inconsistent with the policies and goals of the applicable Master Plan
and any applicable adopted area or community plan; or
The existing zone district does not allow for many existing uses on the property which provide valuable and
needed goods and services to this area of the County and the traveling public. The store saves local residents
time, gas and money by preventing travel to Oak Creek and back for the services and goods provided. This is
not consistent with some of the goals and policies of the RC Master Plan (see A above).
B. The area for which rezoning is requested has changed or is changing to such a degree that it is in
the public interest to encourage a new use or density in the area; or
C. The proposed rezoning is necessary in order to provide land for a demonstrated community need;
Operation of the gas pumps in this location provides for a demonstrated community need.
or
D. The existing zone classification currently shown on the Official Zoning Map is an error
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Front façade of store.

Front façade of store.
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Looking southeast from the western end of the parking area.

Looking north/northwest from the eastern end of the parking area.
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Storage containers

Truck and trailer storage area. CR 6E is in the middle ground.
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Miscellaneous junk

Dilapidated residence
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