ROUTT COUNTY PLANNING COMMISSION AGENDA
JUNE 3, 2021
6:00 PM
Due to the COVID-19 pandemic, this hearing will be conducted through the Zoom application. You may
access this meeting 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. Minutes From April 1, 2021
Documents:
040121-pc-corrected.pdf
B. Minutes From April 15, 2021
Documents:
041521-pc-corrected.pdf
C. Minutes From May 6, 2021
Documents:
050621-pc-corrected.pdf
4. ITEMS FOR CONSIDERATION
A. Landaulet Subdivision (Tabled From May 6, 2021)
Activity #:
Petition:

Applicant:
Legal:
Location:

1. PL-21-108 2. PL-21-109
1. Sketch Subdivision review for a 10 lot subdivision 2. Zone
change from General Residential to Medium Density
Residential
Eagle Mountain Land Development, LLC
Lots 9, 9A, and 9B Snokomo Estates F2
approximately .5 miles east of the intersection of CR 16 and
CR 212

Documents:
Farrell tabling request.pdf
PC memo 6.3.21.pdf
Staff Report 5.6.21.pdf
5. ADMINISTRATOR'S REPORT
Administrator's Report may include the reading of future Planning Commission agendas

Farrell tabling request.pdf
PC memo 6.3.21.pdf
Staff Report 5.6.21.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
APRIL 1, 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 Billy Mitzelfeld, Bill Norris,
Roberta Marshall, Troy Brookshire, Peter Flint, Greg Jaeger and Linda Miller. Andrew Benjamin
was absent. County Commissioners Tim Redmond, Beth Melton and Tim Corrigan were also
present. Planning Director Kristy Winser and staff planners Alan Goldich and Chris Brookshire also
attended, as did Interim County Manager Mark Collins, and Public Engagement Officer Robin
Schepper. Sarah Katherman prepared the minutes.
PUBLIC COMMENT
There was no public comment.
MASTER PLAN PRESENTATION AND DISCUSSION
Ms. Winser outlined the goals of the meeting: confirming the conclusions described in the Master
Plan Update Outreach Summary and approving the scope of services for the Request for
Proposals (RFP) for professional services. She reviewed the outreach process that has been
completed thus far and the discussions with Planning Commission that had resulted in the
summary document. She noted that the summary document, along with Master Plan Update
Overview document and the Phase I Engagement Report would be attached to the RFP.
Ms. Winser presented the Routt County Land Use Story, a cloud-based storymap developed by
Planning and GIS staff, with assistance from other County staff members. The storymap includes
interactive charts, graphs and maps and contains information about the historical and projected
demographics, land use, transportation, water, and community plans in Routt County. She noted
that Erin Light of the Division of Water Resources had been consulted regarding the section on
water availability. Through the storymap, Ms. Winser offered that the primary goal (preservation of
the western rural character of Routt County) and the planning tool of directing new growth to
designated growth centers included in the existing Master Plan are still valid. Planning Commission
and the Board of County Commissioners confirmed that conclusion.
Ms. Winser presented the list of 12 topics included in the Outreach Summary identifying areas to
focus on in the Master Plan Update. She asked if there were other topics that should be included.
County Commissioner Melton asked about resiliency from natural disasters, citing wildfire in
particular. Ms. Winser confirmed that this issue is included in the broader topic of climate change.
She added that one of the tasks of the consultant would be to determine the best way of
referencing existing plans, such as the Hazard Mitigation Plan and the Climate Action Plan, in the
Master Plan. County Commissioner Redmond suggested that it might be appropriate to include the
issue of a changing/evolving economy. County Commissioner Corrigan offered that economic
development is generally not included in a Master Plan, which is specific to land use issues.
County Commissioner Melton suggested that this issue will have impacts on transportation,
demographics, development patterns, etc. Ms. Winser agreed and offered that how to incorporate
the issue of a changing economy into the Master Plan could be a question for the consultant.
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Commissioner Kelly offered that grants may become available for transportation improvements and
the expansion of broadband. He noted that the availability of broadband will have a significant
impact on economic diversification and development as more people are able to work remotely.
Ms. Winser reviewed the proposed RFP. There was consensus on the elements of the RFP from
Planning Commission and the Board of County Commissioners. County Commissioner Melton
suggested that even if the update of the regulations following the Master Plan is not specifically
included in the scope of work for the consultant, it would be appropriate to reference that as the
step that will follow. Ms. Winser agreed. Commissioner Marshall said that even if the consultant
were not involved in the revision of the regulations, he/she could be very helpful in identifying which
regulations need to be updated in the future.
Commissioner Brookshire suggested that the consultant could be helpful in exploring a new form of
transfer of development rights (TDR) program to incentivize development in the West of Steamboat
Springs Area. Ms. Winser said that developing incentives to direct growth would be discussed with
the consultant. County Commissioner Corrigan offered that the protection of wildlife and wildlife
habitat should be a focus point of the Master Plan.
Ms. Winser reviewed the proposed timeline for the update process, with the target of a May 2022
adoption of the Master Plan.
In response to a question from Chairman Warnke, Ms. Winser said that in addition to publishing the
RFP widely, she would be sending it directly to a list of select consultants with whom she is
familiar. County Commissioner Redmond asked about the consultant selection committee that
would make a recommendation to the Board of County Commissioners. Ms. Winser said that the
committee had not yet been formed, but would include representatives of the Board, Planning
Commission, Planning staff, and members of different departments. She said the selection process
would take approximately 60 days, with the consultant to begin work in late June.
Public Comment
Mr. Ben Beall commended staff on the presentation and the direction of the Master Plan update
process. He suggested that the goals of the Master Plan should include the maintenance and
improvement of the quality of life for the County’s residents. He stated that not just open spaces,
but public spaces need to be addressed. Mr. Beall stated that the areas immediately outside of the
growth centers should include opportunities for recreation and enjoyment of the rural outdoors. He
offered that employing destination management strategies to direct recreation activities to specific
areas would serve several goals of the Master Plan. He added that the former policy of Routt
County “not being in the recreation business” should be changed in order to ensure a continuing
high quality of life for the citizens of the municipalities. In response to a question from County
Commissioner Redmond, Mr. Beall acknowledged that access to public lands is an important
element, and provided some examples of parcels in the vicinity of Hayden that could provide
excellent recreational opportunities.
Mr. Ren Martyn offered that the existing Master Plan was developed in reaction to the growth of
Steamboat Springs. He asked what, other than general public comment, would be done to engage
and collaborate with the outlying communities. Ms. Winser reviewed the public meetings that had
been held in each community of the County and stated that future meetings would also be held
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throughout Routt County. She also discussed the importance of updating the Steamboat Springs
Area Community Plan (SSACP) and of establishing better collaboration with the City to address the
West of Steamboat Springs Area.
Ms. Winser said that the next phase of public engagement would include topic-specific meetings. In
response to Mr. Beall’s comments, she offered that quality of life could be included in several of the
targeted topics. She stated that these meetings would build on the community input received thus
far, and that Planning Commission would be involved in prioritizing the topics for community
outreach.
Commissioner Brookshire noted that the public surveys included many comments regarding the
preservation of open lands. He offered that there was not actually a definition of, or agreement,
about what “open lands” means. County Commissioner Corrigan suggested that the people of
Routt County would define what open lands means to them.
Noting that there was not an action item with which to conclude the discussion, Chairman Warnke
commended staff on the presentation and offered that Planning Commission and the Board of
County Commissioners had reached consensus on the path forward for the Master Plan update.
ADMINISTRATOR’S REPORT
Ms. Winser reviewed the upcoming agendas, noting that applications continue to pour in.
Ms. Winser said the newly hired Planner Tech would begin work on May 1st. She said that they had
not yet advertised for Ronee’s position, but that they would soon. She reported that in response to
the high level of interest and time involved in interviewing candidates for Planning Commission and
the Board of Adjustment, the Board of County Commissioners had tabled their decision on
appointments until next Tuesday.
The meeting was adjourned at 7:30 p.m.
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ROUTT COUNTY PLANNING COMMISSION
MINUTES
APRIL 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, Roberta Marshall, Linda Miller, Bill Norris, Brian Kelly, Paul Weese, Jim
DeFrancia and Ren Martyn. Peter Flint was absent. Planning Director Kristy Winser also attended.
Sarah Katherman prepared the minutes.
PUBLIC COMMENT
There was no public comment.
MINUTES – March 4, 2021
Commission Miller noted a typo in the minutes.
Commissioner Kelly moved to approve the minutes of the March 4, 2021 Routt County Planning
Commission meeting, as amended. Commissioner De Francia seconded the motion. The motion
carried 9 – 0.
MINUTES – March 18, 2021
Commissioner Kelly moved to approve the minutes of the March 18, 2021 Routt County Planning
Commission meeting, as written. Commissioner Norris seconded the motion. The motion carried
9 – 0.
ACTIVITY:
PL-21-108 & PL-21-109
PETITIONER: Eagle Land Development Inc.
Landaulet View Subdivision
PETITION:
1. Sketch Subdivision review for a 13-lot subdivision
2. Zone Change from General Residential to High Density Residential and
Medium Density Residential
LOCATION: Approximately .5 miles east of the intersection of CR 16 and CR 212 in
Stagecoach
MOTION
Commissioner Kelly moved to table item PL-21-108, the Landaulet Sketch Subdivision to the May
6, 2021 Planning Commission meeting. Commissioner Norris seconded the motion. The motion
carried 9 – 0, with the Chair voting yes.
MOTION
Commissioner Kelly moved to table item PL-21-109, the Zone Change from General Residential to
High Density Residential and Medium Density Residential to the May 6, 2021 Planning
Commission meeting. Commissioner Marshall seconded the motion. The motion carried 9 – 0,
with the Chair voting yes.
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ADMINISTRATOR’S REPORT
The three new Planning Commission members: Jim De Francia, Paul Weese and Ren Martyn
introduced themselves and reviewed their backgrounds.
Ms. Winser stated that with the new terms beginning, a Chair and Vice-chair of the Planning
Commission would need to be chosen. She proposed delaying the election until the Commission
members had had the opportunity to get to know each other. She reviewed the mechanism through
which an anonymous election could be conducted via email or through the private chat function of
Zoom. The election will be conducted during a future administrator’s report.
Ms. Winser discussed the annual training with the County Attorney. She said she would send out
an email of possible dates after having consulted with County Attorney Erick Knaus. Ms. Winser
announced that the Colorado Oil and Gas Conservation Commission would be making a
presentation to the Board of County Commissioners (BCC) next week regarding the state’s newly
revised oil and gas regulations. She invited all those interested to attend. In response to a question
from Commissioner Benjamin, she explained that the recent Epthatha petition had been tabled by
the BCC, pending input from the COGCC.
Ms. Winser stated that the County offices are now open to the public and that the BCC is
discussing how and when to move to in-person meetings. There was a discussion of the pros and
cons of remote and in-person meetings. Commissioner Weese stated that in a hybrid format it was
difficult for those attending remotely to fully participate. Ms. Katherman suggested that either fully
remote or fully in-person meetings were preferable to a hybrid format. She proposed that staff
could identify which meetings would be best held in-person based on the agenda and the
anticipated public participation. Meetings with very short agendas could continue to be held
remotely to reduce travel time for participants. Chairman Warnke agreed. No change in meeting
format is expected until June.
Ms. Winser stated that a new representative from Planning Commission would be needed on the
Area Plan Coordinating Committee (APCC). She reviewed the purpose of the committee and the
proposed timeline for updating the Steamboat Springs Area Community Plan (SSACP). She also
discussed the relationship between the SSACP and the West Steamboat Springs Area Plan
(WSSAP). Commissioner Marshall reviewed her experience on the APCC. She also discussed the
City’s plan to gather data regarding short-term rentals, noting that short-term rentals has also been
a controversial topic at the County level.
Ms. Winser reviewed the upcoming agendas.
The meeting was adjourned at 7:15 p.m.
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ROUTT COUNTY PLANNING COMMISSION
MINUTES
MAY 6, 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, Bill Norris, Brian Kelly, Paul Weese, Jim DeFrancia. and Peter
Flint. Roberta Marshall and Ren Martyn were absent. Planning Director Kristy Winser and staff
planner Alan Goldich also attended. Sarah Katherman prepared the minutes.
PUBLIC COMMENT
There was no public comment.
ACTIVITY:
PETITIONER:
PETITION:
LOCATION:

PL-21-111
J Quarter Circle Mineral Co., LLC
Renewal of Special Use Permit PP2011-020 for a gravel pit
Approximately 3 miles west of Hayden off of RC 65

Mr. Bruce Johnson, the owner of the gravel pit, stated that he had purchased the property
containing the gravel pit in 2017, and has been working towards getting the pit back into operation.
He said the original pit was around 9 acres, and that about half of it had been mined out. He said
that the staff report was accurate and represented the situation very well.
Mr. Goldich reviewed the petition for a renewal of the Special Use Permit (SUP) for the existing
gravel pit. He presented a vicinity map and an aerial photo of site. He indicated the location of the
access road and the scale. Mr. Goldich confirmed that the pit had been permitted for 9.9 acres, and
that approximately 4.5 acres of the pit has been mined. He offered that the operation was in the
perfect location for a gravel pit: it cannot be seen from the County Road or from US 40 and there is
a good buffer between the river and the pit. He added that due to the grading of the pit, no
stormwater leaves the pit. Mr. Goldich stated the permit for the pit was first issued in 2011. No
complaints have been received regarding the operation, which has been continuously in
compliance. Mr. Goldich noted that because the Master Plan has not changed since the pit was
originally reviewed and permitted, the review of the renewal application was limited to compliance
with the existing conditions of approval. All state permits are in place.
In response to a question from Chairman Warnke regarding the sale of topsoil, Mr. Goldich clarified
that no topsoil from the site is sold. He said that the state had reviewed the operation and
confirmed that the quantity of topsoil would be sufficient for reclamation. He added that the most
recent inspection by the Division of Reclamation, Mining and Safety (DRMS) was in 2016, when
the only problem identified was weed control, which has since been addressed.
Chairman Warnke asked about Condition of Approval (COA) #24, and whether it was duplicative.
Mr. Goldich said that the operator pays 6¢/ton to Routt County Public Works to cover road
maintenance. The tonnage reported to the assessor is used for valuation and tax purposes. This
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COA was specifically requested by the Assessor’s Office and is a standard condition on all gravel
pit permits.
In response to an inquiry from Chairman Warnke, Mr. Johnson said that he was fine with the
tonnage limit included in the existing permit. Mr. Goldich added that the 70,000 tons is a threshold
for a number of state permits. If the operation exceeds this threshold, additional permits would be
required.
Commissioner DeFrancia asked about the life expectancy of the pit and about reclamation of the
site when mining is finished. Mr. Johnson said that he thinks the pit will be mined out by the end of
the requested permit term (10 years). Mr. Goldich said that the state holds the reclamation bond
and calculates the amount of bonding required. It is Routt County’s policy that if the state bonds for
reclamation, the County will not require additional bonding. The 6¢/ton is collected to cover off-site
impacts. Mr. Johnson added that he also pays the County annually for the application of
magnesium chloride to the access roads.
Commissioner Jaeger asked who was responsible for the weed control plan. Mr. Goldich said that
weed control is state law, but that an annual weed report is submitted to the County Weed
Department. With regards to enforcement at the County level, Mr. Goldich said that while it has
been nonexistent in the past, the County is developing an inspection plan for all permits. Mr.
Johnson said that since purchasing the property he has been very aggressive with weed control.
There was no public comment.
MOTION
Commissioner Kelly moved to approve renewal of the SUP for the gravel pit, activity PL-21-111,
with the following findings of fact:
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.
This approval is subject to the following conditions of approval:
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. Accessory
structures/uses associated with this permit may be administratively approved by the
Planning Director without notice. Any additional uses or facilities not considered accessory
must be applied for in a new or amended application.

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.
2
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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.

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.

7.

All exterior lighting shall be downcast and opaquely shielded.

8.

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.

9.

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.

10.

The Permittee shall prevent the spread of weeds to surrounding lands, and comply with the
Colorado Noxious Weed Act as amended in 2013 and the Routt County noxious weed
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.

11.

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
d)Routt County Public Works Grading & Excavating permit
e)Colorado Department of Transportation (CDOT) access permit
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.

12. 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.
13. 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
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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:
14.

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.

15.

Approved uses include:
a)Sales from the gravel pit shall not exceed 70,000 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)Importation of concrete and asphalt to be recycled
f) Scale, scale house, fuel tank, crusher, and related equipment
g) Reclamation

16.

Days and hours of operation:
a)Monday through Friday: Hours of operation for extraction, reclamation, crushing,
processing, loading, and hauling shall be from 7:00 a.m. to 7:00 p.m.
b)Saturday: Hours of operation for extraction, reclamation, loading and hauling shall be from
7:00 a.m. to 4:00 p.m.
c) There shall be no operation 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.
d)Warming of equipment is allowed 15 minutes prior to startup.
e)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.
f) The hours of operation may be amended at the Planning Director’s discretion to avoid
conflicts with school busses.
Any amendments to the DRMS permit must be approved by the Planning Director and may
be cause for a review of the SUP.

17.
18.

Soil and vegetation shall not be stripped in excess of an area required for one year of mining.

19.

Topsoil and overburden stockpiles shall have a minimum of 3:1 slopes, and shall be
revegetated if left undisturbed for more than six-months.

20.

Any amendments to the DRMS permit must be approved by the Planning Director and may
be cause for a review of the SUP.

21.

The permittee shall be responsible for reclamation as set forth by DRMS gravel mining
guidelines and the approved reclamation plan.
Reporting:
22.

The permittee shall submit the current DRMS Annual Report for the pit to the Planning
Department on or before February 15th each year for compliance verification.
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23.

The operator shall submit an annual report to the Planning Department and the Assessor’s
office that details total materials hauled, remaining reserves, and total number of truck trips
by February 15th of the following year.

24.

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.

25.

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.

26.

Permittee shall notify the Routt County Environmental Health Department of any written or
verbal notice of violation or citation issued to the Permittee by DRMS, CDPHE, or any other
permitting agency. Copies of inspection reports, annual reports, asphalt plant and crusher
relocation notices, and any other documentation required to be submitted to DRMS, CDPHE,
or any other permitting agency for any permits obtained through those agencies shall be
submitted to the Routt County Environmental Health Department.

Access and Traffic:
27.

28.

29.

30.

The approved haul route shall be RCR 65 to Poplar Street to US 40. Revisions to the haul
route may be approved by the Planning Director subject to Section 3.2.10 of the Zoning
Regulations and upon recommendation and concurrence from the Routt County Road and
Bridge Department, Town of Hayden, and the Colorado Department of Transportation, as
applicable.
On days that school is in session, hauling shall not occur on County Road 65 (Breeze Basin
Road) and/or Poplar St., in the vicinity of the school, from 7:30-8:15 am and 3:30-4:30 pm. If
changes to the school bus schedule necessitate changes to these restrictions, such changes
may be approved administratively without notice, following consultation with the permittee
and school district.
The Permittee will be allowed to deliver to properties accessed by County Road 65 west of
the pit entrance to the Routt/Moffat County line. Prior to any deliveries from November 1st
through May 31st, the Permittee will contact the Road and Bridge Department to obtain
approval for any hauling.
The Permittee shall continue to pay a fee of $.06 per ton of gravel hauled to cover road
maintenance costs. The Permittee shall be responsible for dust control on County Road 65
from the end of current winter maintenance to the pit entrance.

31.

A maximum of thirty (30) trucks per day shall leave the pit. An increase to this maximum
may be approved by the Planning Director for a temporary time period for projects on public
roads.
Air Quality and Noise:
32.

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 Stateapproved 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
5
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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.
33.

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 Planning Department and
may be cause for a review of the SUP by Planning Commission and/or the Board of County
Commissioners.

Miscellaneous:
34.

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.

35.

Fencing shall comply with recommendations of Colorado Parks and Wildlife.

Commissioner DeFrancia seconded the motion.
The motion carried 9 – 0, with the Chair voting yes.
ACTIVITY:
PL-21-108 & PL-21-109
PETITIONER: Eagle Land Development Inc.
Landaulet View Subdivision
PETITION:
1. Sketch Subdivision review for a 9-lot subdivision
2. Zone Change from General Residential to High Density Residential and
Medium Density Residential
LOCATION: Approximately .5 miles east of the intersection of CR 16 and CR 212 in
Stagecoach
Commissioner Weese stated that due to a conflict of interest he would be unable to participate in
the consideration of this request. He recused himself. Commissioner Benjamin stated that he
works with Four Points Surveying, which is representing the petitioner. He said that he has not
worked on this project and has not discussed it. He stated that he would be able to evaluate the
petition without bias. There were no objections to Commissioner Benjamin’s participation.
Mr. Goldich reviewed Routt County’s three-part process for evaluating subdivision applications. He
stated that the Sketch Subdivision involves a high-level review of the proposal and the general
conformance of the project with the Routt County Master Plan and applicable sub-area plans. At
this level of review, the Planning Commission identifies any major issues that would need to be
addressed at the next level of review. Planning Commission makes a recommendation to the
Board of County Commissioners, which is the deciding body. If approved, the project moves on to
the Preliminary Subdivision review, which is also heard by both Planning Commission and the
Board of County Commissioners, and is far more detailed. It includes a review of engineered
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drawings of the infrastructure, wildlife mitigation plan, wildfire mitigation, traffic analysis, etc. If
approved, the project then moves on to the Final Subdivision, which is an administrative decision
without public hearings. At this level all documents related to the subdivision are reviewed to
ensure accuracy prior to recordation.
Mr. Goldich reviewed the Planning Department’s policy regarding information and comments that
are submitted after the staff packet has been distributed. All comments received up to 72 hours
prior to the hearing will be provided to Planning Commission and made available to the public. No
written comments are accepted after the deadline, but comments can be made at the hearing.
Mr. Walter Magill, representing the petitioner, presented a vicinity map of the area and indicated
the subject parcel, which currently consists of three lots. He pointed out that the parcel is
surrounded by large areas zoned High Density Residential (HDR). He indicated the easements on
the property and the access roads off of CR 16 that would serve the proposed lots. Mr. Magill
presented a site plan of the proposed subdivision which includes four lots along the southern road.
Four-plexes would be built on each of these lots. A trail would be located to the south of the lots
and a park would be located to the north, on the bench between these lots and those to be
accessed by the northern road. The northern road would serve six single family residential lots. Mr.
Magill acknowledged that the homes on the plateau would be visible from the surrounding area. All
the proposed lots would be served by central water and sewer.
Mr. Magill offered that the proposed subdivision, which would include modest single family
residences and multi-family residences, serves a need in the Stagecoach area and meets the
goals of the Master Plan. He suggested that higher density development in the areas of
Stagecoach that are served by central water and sewer is needed to make Stagecoach work as
envisioned in the Stagecoach Community Plan. He noted that similar high density development is
located at the corner of CR 16 and that the site is very close to the school site. Mr. Magill stated
that the applicant, who intends to build the homes within the subdivision, may also look to develop
the adjacent property to the west in the future
Mr. Magill clarified that the proposed zoning for the upper single family lots is Medium Density
Residential (MDR) and the proposed zoning for the lower multi-family lots is HDR. He reviewed the
lot sizes and said that the four-plex units would be about 2000 sq. ft. in size.
Mr. Goldich presented a site plan of the existing conditions. He said that the change from the
original zoning of HDR to the current zoning, General Residential (GR), was approved in 1998. In
2008 the County approved a subdivision of the property. Although the plat was never recorded,
extensions have been granted for filing the plat. Once platted, eight dwelling units could be
constructed. The current proposal would increase the number of dwelling units that could be built
by 14 over what is currently approved. Mr. Goldich noted that the developer intends to build and
sell the units, which would mean that the lots containing the four-plexes would have to be
condominiumized.
Mr. Goldich stated that the proposed subdivision would be served by central water and sewer. He
stated that the Stagecoach area is designated in the Routt County Master Plan as a Potential
Growth Center. He stated that what is being proposed is in compliance with the policies of the
Master Plan and the Stagecoach Community Plan, adding that rarely does a proposal comply with
7
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every policy in the Master Plan. A proposal that is deemed to be generally in compliance with the
applicable plans may be approved. Mr. Goldich stated that the Morrison Creek Metropolitan
Sanitation District (the District) provided information that there are currently 250 vacant lots that are
connected to the central water and sewer system in the Stagecoach area. It is not known how
many of these lots are for sale or how many can be accessed by existing roads.
Mr. Goldich reviewed the referral comments that had been received, all of which are included in the
staff packet. He noted that Colorado Parks and Wildlife (CPW) has requested that a wildlife
mitigation plan be required if the proposal moves forward. Mr. Goldich reviewed the issues for
discussion that are listed on page 3 of the staff report.
Commissioner Jaeger asked if the Sketch Subdivision and the Zone Change can be approved
separately. Mr. Goldich said that the Sketch Subdivision could not be approved without an approval
of the Zone Change.
Ms. Winser presented a zoning map of the vicinity. She noted that the subject property is
surrounded by HDR zoning and a Planned Unit Development (PUD). There is also some Low
Density Residential (LDR) zoning nearby. The minimum lot size in the GR zone district is 0.5 acre;
the minimum lot size in the MDR zone district is 6000 sq. ft; and in the HDR zone district the
minimum lot size is 3000 sq. ft.
Commissioner Kelly noted that many areas in Stagecoach that are zoned HDR have been
developed as single family residences, with the exception of the Wagon Wheel and Eagle’s Nest.
Ms. Winser noted that although there are many inexpensive vacant lots in the South Shore area,
none of those are connected to central water and sewer. Lots that are not served by central water
and sewer are not eligible for more than a single dwelling unit, regardless of zoning. She said that
although Meadowgreen is developed as single family residences, those lots are eligible for more
than a single unit.
Public Comment
Mr. Mike Farrell, a resident of Meadowgreen, stated that he had submitted a letter in opposition to
the proposal. He said that he does not think the project is in compliance with the Stagecoach
Community Plan, adopted in 2017. He cited the Future Land Use Map included in the Community
Plan and stated that the policy of the plan is for the zoning in this area not to change. He said that
the existing zoning in Stagecoach can accommodate a variety of housing types. He stated that the
proposed densities are not appropriate for this parcel. He noted that the parcel is located on a very
visible hilltop knoll and that despite the HDR zoning, the surrounding areas have all been
developed with single family residences. Mr. Farrell said that the proposed development would
have significant negative visual impacts on the Meadowgreen neighborhood and would reduce
property values in the area. He also questioned the demand for these lots, citing the 250 buildable
lots served by central water and sewer in Stagecoach. Mr. Farrell stated that the proposed
development is too much for a 5-acre parcel and offered that the development allowed under
current zoning would be much more appropriate. He said that the letter he had submitted had been
signed by every resident of Ormega Way and by 20-25 others who live in nearby neighborhoods.
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Mr. David Bingham, a resident of Redhawk Village, stated that when one purchases a property,
one expects the zoning in the area to remain as it is. He said that the entire area is developed as
single family residences. He said that he agrees that the current zoning should not be changed.
Mr. James Zimmerman, a resident of Redhawk Village, stated that all of the full-time residents in
that subdivision are opposed to the proposal. He said that the proposal is located on one of
highest, most visible areas in the vicinity and would destroy the views from the existing
neighborhoods. Mr. Zimmerman stated that the four-plexes are likely to be multiple story
structures. He also expressed concern with the increase in traffic. He cited the number of available
lots and stated that the project is not needed, is not appropriate for the area and is not wanted.
Mr. David Park asked if the owner of this parcel has an option to purchase the HDR-zoned property
to the north.
Mr. Nathan Wojcik, a resident of Redhawk, stated that the view from his house looks directly into
the proposed development. He asked about the change in the proposal from what was advertised
and noticed. He complained that the inaccurate noticing undermines the public trust and makes it
hard to evaluate what really might happen. He stated his agreement with the previous comments
about the inappropriate density of the project. He also expressed concern regarding the impact of
the development on the wildlife and the increase in traffic.
Mr. Chris Felton, a part-time resident of Redhawk, expressed concern with the likely high profile of
the four-plex buildings and the development of the ridgeline. He said the proposed development
would really impact the views. He said that if the proposal moves forward, he would like to see a
requirement that only low-profile structures be allowed. He also asked that the density be reduced
and expressed concern with the increase in traffic, and the impact of the headlights and the noise.
He requested that a traffic study be conducted to determine the impact on the traffic and the roads.
Seeing no further comment, Chairman Warnke closed public comment.
Mr. Magill stated that the proposal is a Sketch Subdivision and can be changed. He said that the
multi-family units proposed are four-plexes, with buildings in the 5500 – 8000 sq. ft. range, but that
a different layout for the subdivision would be possible. He offered that density allows for growth,
which ultimately will benefit Stagecoach and the community, where affordable housing is needed.
Mr. Magill said that the developer is a builder and could keep the units affordable. He noted that
there would be no size restriction on single family homes on 0.5-acre lots, and asked those
opposed to the proposal to consider the impacts of what could be built under current zoning. Mr.
Magill stated that the property is close to the school site, as well as to the potential general store
site, and is well located for higher density development.
Mr. Goldich stated that this a high-level review of the development concept. He said that details of
the proposal, as well as additional elements such as the traffic study and wildlife mitigation plan
would not be required until the Preliminary Subdivision phase. He noted the Sketch Subdivision
could be approved by Planning Commission and the Board of County Commissioners and then be
denied at the Preliminary Subdivision review if the negative impacts cannot be sufficiently
mitigated. Regarding the change in design since the project was noticed, Mr. Goldich stated that
the original proposal had been for 13 lots, but with the proposed zoning would have allowed for a
9
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maximum of 31 dwelling units. Under the revised proposal, 22 dwelling units would be allowed. He
explained that if the change had resulted in an increase, the project would have had to be renoticed, but because the change was for a reduction in density and therefore a reduction in
potential impacts, no new notice was required.
In response to a question from Commissioner Miller, Mr. Goldich reviewed that under current
zoning and approvals, eight single family dwelling units could be built, after a plat for the approved
subdivision is recorded. He confirmed that there are currently three lots on the property, but the
2008 approval for an eight unit subdivision is vested.
Commissioner DeFrancia offered that the staff report states that the proposal is in substantial
conformance with the Master Plan and the Stagecoach Community Plan, both of which support
higher density development in this area. He offered that the proposed subdivision is in line with the
surrounding pattern of development and zoning.
Commissioner Jaeger said that he is struggling with the proposed zone change, and cited Sections
8.2.1 and 8.2.1.c of the Subdivision Regulations. He said that with 250 available vacant lots he
cannot see how this project is needed. He also noted that all of the surrounding neighborhoods are
in opposition.
Ms. Winser stated that what is being proposed is conceptual. She noted that the applicant seems
flexible and amenable to modifications, perhaps with a reduction in density. She asked that
Planning Commission provide clear direction to the petitioner regarding what it would like to see if
this project moves forward. She noted that the Board would consider the input from Planning
Commission.
Commissioner Flint asked about Section 4.1.0 of the Subdivision Regulations, which states that
after a particular date no more HDR zoning would be created. Mr. Goldich stated that this policy
applies to unincorporated areas of the County, unless called for in an adopted sub-area plan. Ms.
Winser added that the sub-area plan (Stagecoach Community Plan) does support higher densities
in areas with central water and sewer, but also supports maintaining current zoning as indicated on
the Future Land Use Map. She noted that plans are for guidance only, and applications rarely
conform to every policy in a plan.
Commissioner Kelly noted that one difference between this property and the areas of
Meadowgreen that are also served by water and sewer is the topography. He stated that the pitch
of this parcel will likely require substantial retaining walls. He suggested that multi-family units
might be more appropriate on the adjacent, flatter properties. He stated that the eight currently
approved single family lots might be more appropriate for this piece of land.
Commissioner Miller noted that when the Stagecoach Community Plan was adopted in 2017, this
parcel had already been rezoned to GR. She asked about the requirements for a duplex in the
HDR zone district. Mr. Goldich said that this depends on the size of the lot. He said that both MDR
and HDR allow for multi-family units, but 6000 sq. ft. is required per dwelling unit in the MDR zone
district, whereas 3000 sq. ft. per dwelling unit is required in the HDR zone district.
Roundtable Discussion
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Commissioner Benjamin recalled that when Redhawk Village was originally proposed many of the
same comments were made by the neighbors, yet that development ended up being very
successful. He noted that the GR zoning of this parcel is an island surrounded by HDR zoning.
Commissioner Benjamin noted the lack of attainable housing in Routt County and stated that there
is a need for more affordable types of development, such as Eagle’s Nest. He added that there is
plenty of room for the petitioner to improve the proposal after this level of review, and that he would
support approval. He said that he would like to see what the plan would be to mitigate the visual
impacts of the development.
Commissioner Norris stated his agreement with Commissioner Benjamin. He stated that the area is
served by adequate infrastructure to support this type of development. He stated his support for the
proposal.
Chairman Warnke stated that he agrees that housing is an issue in the County and that there is a
need for this type of development. He said that he is uncertain if the visual impacts can be
mitigated, but that he would support approval of the proposal on a conceptual basis to allow the
petitioner to make modifications to improve the project.
Commissioner DeFrancia agreed with the previous comment, citing the petitioner’s stated flexibility
regarding the project design.
Commissioner Jaeger said that although he is not entirely opposed to the proposal, he feels that
the approved eight-lot subdivision is more appropriate for the parcel and would fit better with the
surrounding pattern of development. He said that his concern is with the zone change and the
increase in density.
Commissioner Kelly said that although he is not concerned with higher density development in this
area generally, he is concerned with the topography of this parcel. He noted that building on land
this steep is expensive. He offered that the upper areas might be more suitable for 3 – 4 duplexes,
with duplex or single family units on the lower portion. He said that he could not support the
proposed density for this parcel, but would consider something in between the approved eight units
and the proposed 22 units.
Commissioner Flint stated that he agrees with Commissioners Kelly and Jaeger and would not
support the proposal, as presented.
Commissioner Miller stated that she also agrees with Commissioners Kelly and Jaeger. She said
that 22 units was too many for this parcel, but that she would be willing to consider something in
between, perhaps including some duplexes. Commissioner Miller stressed that she would be
adamant, if the proposal moves forward, that the covenants prohibit short-term rentals.
Commissioner Benjamin reiterated that this is a high-level, conceptual review. He offered that a
creative architectural solution could make this level of density acceptable.
Mr. Goldich reviewed that if the project is denied at this level, no new proposal for any subdivision
of the parcel would be accepted for one full year. He noted that another option would be to table
the petition to a specific date to allow the petitioner to come back with a new design. Mr. Goldich
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stated that ultimately the Board of County Commissioner would be the deciding body, but that
tabling could allow Planning Commission to consider an alternative design before it makes a
recommendation to the Board.
Mr. Magill said that he would much prefer a tabling to a denial, and stated that the owner of the
property intends to develop. The parcel will not be left vacant. He discussed several ways in which
a revised subdivision proposal might be designed. He asked what Planning Commission and the
community really wants for the Stagecoach area.
Commissioner Kelly stated that he would support tabling the petition to allow the project to be
redesigned, and reiterated that he would like to see something in between the eight single family
homes and the density currently proposed. Commissioner Miller agreed.
MOTION
Commissioner Kelly moved to table items PL-21-108 and PL-21-109, the Landaulet Sketch
Subdivision and associated Zone Change, to the June 3, 2021 Planning Commission meeting to
allow the petitioner to amend the proposal and reduce the proposed density of the subdivision. All
information regarding the amended proposal must be submitted by May 20, 2021.
Discussion
Following a discussion of whether or not to specify in the motion a maximum number of units for
the revised application, Commission Miller offered a friendly amendment to simply say that the
density should be reduced. This amendment was accepted, as indicated above.
Commissioner DeFrancia seconded the motion.
The motion carried 8 – 0, with the Chair voting yes.

ADMINISTRATOR’S REPORT
Ms. Winser commended Planning Commission for the thorough discussion of the Landaulet
Subdivision proposal.
Ms. Winser discussed the annual training with the County Attorney and asked if Planning
Commission would be available for a daytime meeting on Thursday, May 20th (the day of the
regularly scheduled meeting). She noted that there were no other items scheduled to be heard on
that day. Hearing of no conflicts from those present, Ms. Winser said she would follow-up with the
County Attorney.
Ms. Winser stated that the County offices are now open to the public and that staff is in the office
on a rotating schedule. She said.that the BCC is planning to move to in-person meetings on June
10th. She suggested that Planning Commission would most likely move to in-person meetings in
July. Meetings with very short agendas could continue to be held remotely to reduce travel time for
participants.
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Ms. Winser reviewed the upcoming agendas and said that the Planning Department continues to
be very busy with a variety of different administrative decision applications in addition to those
heard by Planning Commission.
The meeting was adjourned at 9:00 p.m.
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Memorandum
To:

Planning Commission

From:

Alan Goldich, Planner II

Date:

June 3, 2021
Landaulet Sketch Subdivision and Zone Change; PL-21-108 and PL-21109
June 15, 2021 at 9:40 am
• DRAFT Planning Commission minutes from May 6, 2021
• Future Land Use Map
• Map of vacant lots connected to MCWSD system
• Farrell comments
• Revised narrative
• Revised site plan
• Revised zone change exhibit

Subject:
BCC Hearing:
Attachments:

Project History:
This item was heard at Planning Commission’s (PC) May 6, 2021 hearing. Half of the
Commissioners felt that the density that was proposed at that time was too much for the site.
The application was tabled so that the applicant could revise the proposal, taking PC’s
comments into consideration. PC placed a deadline of May 20 for when the revised application
materials had to be submitted. The deadline was met.
The applicant has revised the project in light of PC’s comments. The number of lots remains at
ten, but the zoning and the size of the lots have changed. The original proposal called for ten
lots. Six were designated as single family lots, were located on top of the hill, and the zoning
proposed was Medium Density Residential (MDR). The other four lots were located on the side
of the hill. These were to be zoned High Density Residential (HDR) and, based on the size of
the lots, were to have four-plexes. The total maximum density originally proposed was twentytwo units.
The basic layout of the project has not changed. The six single family lots on top of the hill
remain. The sizes have changed a bit but not to the degree that would result in a different
analysis. These are still proposed to be MDR. The multi-family lots on the lower portion have
changed. The size of the lots has been reduced and the zoning is now proposed to be MDR as
well. Based on the size of the lots and the proposed zoning, duplexes would be allowed and
are what is proposed. The applicant is also the builder/developer and intends to construct these
units themselves. The density for this development is now a maximum of 14 units, as opposed
to the 22 that was originally proposed. The size of the open space has increased from 0.96
acres to 0.986 acres.
Staff comments:

•

Because the revision resulted in a decrease in density, a corresponding reduction in
impacts is anticipated. This revision does not change staff’s opinion or comments
that were contained in the original staff packet.

1 of 28

136 6th St., Suite 200
Steamboat Springs, CO 80487
970-879-2704
www.co.routt.co.us/Planning

•

The Master Plan designates the Stagecoach area as a potential growth center. A growth
center is defined by the plan as, “an incorporated area that generally has, or is planned
for, an intensive and significant amount of development and uses at a higher density and
intensity.” Stagecoach does not meet the strict definition of a growth center and “could
only become a growth center if it could provide a full range of services and jobs to support
the housing supply.” However, the plan states that it should be considered a potential
growth center because of its existing platting, zoning (including Commercial), a special
district, and an approved sub-area plan.

•

The Stagecoach Community Plan (“Plan”), “is advisory, but its recommendations are
intended to serve as a guide for decision makers in evaluating the merits of development
proposals.” Non-compliance with one aspect of the Plan could be a reason for denial,
however non-compliance with one aspect of the Plan does not require a denial of an
application. As stated in the Plan, it is advisory and to serve as a guide. Strict
compliance with all aspects of the Plan is not necessary in order for an application to be
in compliance with the Plan.

•

Section 5.1 of the Plan contains core values of the Stagecoach community. One of those
values states, “Encourage diverse types of environmentally sensitive housing that are in
conformance with the Routt County Master Plan, Routt County Zoning Regulations, and
pertinent property owner association covenants.” The Stagecoach Plan contains a Future
Land Use Map. This site is labeled as ‘Existing Residential’. Appendix I states that, “The
purpose of this zone district is to permit no change over existing zoning. The underlying
zoning for these areas provide for a variety of housing types and densities.”

•

The Morrison Creek Water and Sanitation District recently conducted a study to see how
many vacant lots were already connected to their central systems. The study showed
that approximately 250 vacant lots are connected to the systems. The only thing that
would need to happen for service to be provided to these lots is the payment of the tap
fees. A map of these parcels is attached.

***Issues for Discussion***
1. Is the requested zoning, and the potential density that it would allow, appropriate for this
site?
2. Does the demand exist for more lots in Stagecoach? (MP Policy 3.3.C)
3. Are there visual impacts that cannot be mitigated?
____________________________________________________________________________
PLANNING COMMISSION / BOARD OF COUNTY COMMISSIONERS OPTIONS:
1. Approve the requests 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 and Subdivision Regulations and the Routt County Master Plan.
2. Approve the requests 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
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is in compliance with the Routt County Zoning and Subdivision Regulations and complies with
the guidelines of the Routt County Master Plan.
3. Deny the requests 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 and Subdivision 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.
4. Table the requests if additional information is required to fully evaluate the petition. Give
specific direction to the petitioner and staff.

Sketch Subdivision; PL-21-108
FINDINGS OF FACT that may be appropriate if the Sketch Subdivision is approved:
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) 5.5.1.A, J, and H
4) 5.4.1.B and E
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
CONDITIONS that may be appropriate may include the following:
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.
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6. The Preliminary Plan submittal shall include the following detailed information:
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
d. All lot dimensions
e. Site plan for the condominiumization of Lots 1-4
f.

Plan showing land to be dedicated as open space in conformance with Section 3.5.1
of the Subdivision Regulations.

g. 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.
h. Engineered drainage study of the site per 2016 Routt County Road & Bridge
Roadway Standards.
i.

A traffic study performed by a registered Colorado Engineer based upon the number
of approved lots. Comments shall be obtained from Routt County Public Works,
prior to submittal of the Preliminary Plan.

j.

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.

k. Engineer drawings for connection to the central water and sewer system.
l.

Draft Covenants

m. Wildlife Mitigation Plan approved by Colorado Parks and Wildlife.
n. Wildfire Mitigation Plan, if applicable
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.
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.
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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, septic
fields 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
d. All restrictions referenced in CPW’s letter dated March 31, 2021

Zone Chane; PL-21-109
FINDINGS OF FACT that may be appropriate if the Zone Change is approved:
1. The proposal with the following conditions meets the applicable guidelines of the Routt County
Master Plan and Stagecoach Community Plan and is in compliance with the applicable
provisions of Sections 4 and 8 of the Routt County Zoning Regulations.
CONDITIONS that may be appropriate may include the following:
1. The change of zone from General Residential to High Density Residential and Medium
Density Residential shall become effective upon signing of a resolution amending the
Official Zoning Map by the Board of County Commissioners. Said resolution shall be
recorded in the Routt County Clerk and Recorders Office concurrently with the final plat.
2. This approval is contingent upon gaining final approval for the subdivision of this land.
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3. Minor changes that do not affect the allowable density of the project may be approved by
the Planning Director, without notice, prior to the recording of the zone change resolution.

6 of 28

R.C.P.C.

MINUTES

May 6, 2021

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.
33.

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 Planning Department and
may be cause for a review of the SUP by Planning Commission and/or the Board of County
Commissioners.

Miscellaneous:
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.

35.

Fencing shall comply with recommendations of Colorado Parks and Wildlife.

AF
T

34.

Commissioner DeFrancia seconded the motion.

The motion carried 9 – 0, with the Chair voting yes.

D

R

ACTIVITY:
PL-21-108 & PL-21-109
PETITIONER: Eagle Land Development Inc.
Landaulet View Subdivision
PETITION:
1. Sketch Subdivision review for a 9-lot subdivision
2. Zone Change from General Residential to High Density Residential and
Medium Density Residential
LOCATION: Approximately .5 miles east of the intersection of CR 16 and CR 212 in
Stagecoach
Commissioner Weese stated that due to a conflict of interest he would be unable to participate in
the consideration of this request. He recused himself. Commissioner Benjamin stated that he
works with Four Points Surveying, which is representing the petitioner. He said that he has not
worked on this project and has not discussed it. He stated that he would be able to evaluate the
petition without bias. There were no objections to Commissioner Benjamin’s participation.
Mr. Goldich reviewed Routt County’s three-part process for evaluating subdivision applications. He
stated that the Sketch Subdivision involves a high-level review of the proposal and the general
conformance of the project with the Routt County Master Plan and applicable sub-area plans. At
this level of review, the Planning Commission identifies any major issues that would need to be
addressed at the next level of review. Planning Commission makes a recommendation to the
Board of County Commissioners, which is the deciding body. If approved, the project moves on to
the Preliminary Subdivision review, which is also heard by both Planning Commission and the
Board of County Commissioners, and is far more detailed. It includes a review of engineered
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drawings of the infrastructure, wildlife mitigation plan, wildfire mitigation, traffic analysis, etc. If
approved, the project then moves on to the Final Subdivision, which is an administrative decision
without public hearings. At this level all documents related to the subdivision are reviewed to
ensure accuracy prior to recordation.
Mr. Goldich reviewed the Planning Department’s policy regarding information and comments that
are submitted after the staff packet has been distributed. All comments received up to 72 hours
prior to the hearing will be provided to Planning Commission and made available to the public. No
written comments are accepted after the deadline, but comments can be made at the hearing.

AF
T

Mr. Walter Magill, representing the petitioner, presented a vicinity map of the area and indicated
the subject parcel, which currently consists of three lots. He pointed out that the parcel is
surrounded by large areas zoned High Density Residential (HDR). He indicated the easements on
the property and the access roads off of CR 16 that would serve the proposed lots. Mr. Magill
presented a site plan of the proposed subdivision which includes four lots along the southern road.
Four-plexes would be built on each of these lots. A trail would be located to the south of the lots
and a park would be located to the north, on the bench between these lots and those to be
accessed by the northern road. The northern road would serve six single family residential lots. Mr.
Magill acknowledged that the homes on the plateau would be visible from the surrounding area. All
the proposed lots would be served by central water and sewer.

D

R

Mr. Magill offered that the proposed subdivision, which would include modest single family
residences and multi-family residences, serves a need in the Stagecoach area and meets the
goals of the Master Plan. He suggested that higher density development in the areas of
Stagecoach that are served by central water and sewer is needed to make Stagecoach work as
envisioned in the Stagecoach Community Plan. He noted that similar high density development is
located at the corner of CR 16 and that the site is very close to the school site. Mr. Magill stated
that the applicant, who intends to build the homes within the subdivision, may also look to develop
the adjacent property to the west in the future
Mr. Magill clarified that the proposed zoning for the upper single family lots is Medium Density
Residential (MDR) and the proposed zoning for the lower multi-family lots is HDR. He reviewed the
lot sizes and said that the four-plex units would be about 2000 sq. ft. in size.
Mr. Goldich presented a site plan of the existing conditions. He said that the change from the
original zoning of HDR to the current zoning, General Residential (GR), was approved in 1998. In
2008 the County approved a subdivision of the property. Although the plat was never recorded,
extensions have been granted for filing the plat. Once platted, eight dwelling units could be
constructed. The current proposal would increase the number of dwelling units that could be built
by 14 over what is currently approved. Mr. Goldich noted that the developer intends to build and
sell the units, which would mean that the lots containing the four-plexes would have to be
condominiumized.
Mr. Goldich stated that the proposed subdivision would be served by central water and sewer. He
stated that the Stagecoach area is designated in the Routt County Master Plan as a Potential
Growth Center. He stated that what is being proposed is in compliance with the policies of the
Master Plan and the Stagecoach Community Plan, adding that rarely does a proposal comply with
7
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every policy in the Master Plan. A proposal that is deemed to be generally in compliance with the
applicable plans may be approved. Mr. Goldich stated that the Morrison Creek Metropolitan
Sanitation District (the District) provided information that there are currently 250 vacant lots that are
connected to the central water and sewer system in the Stagecoach area. It is not known how
many of these lots are for sale or how many can be accessed by existing roads.
Mr. Goldich reviewed the referral comments that had been received, all of which are included in the
staff packet. He noted that Colorado Parks and Wildlife (CPW) has requested that a wildlife
mitigation plan be required if the proposal moves forward. Mr. Goldich reviewed the issues for
discussion that are listed on page 3 of the staff report.
Commissioner Jaeger asked if the Sketch Subdivision and the Zone Change can be approved
separately. Mr. Goldich said that the Sketch Subdivision could not be approved without an approval
of the Zone Change.

AF
T

Ms. Winser presented a zoning map of the vicinity. She noted that the subject property is
surrounded by HDR zoning and a Planned Unit Development (PUD). There is also some Low
Density Residential (LDR) zoning nearby. The minimum lot size in the GR zone district is 0.5 acre;
the minimum lot size in the MDR zone district is 6000 sq. ft; and in the HDR zone district the
minimum lot size is 3000 sq. ft.

R

Commissioner Kelly noted that many areas in Stagecoach that are zoned HDR have been
developed as single family residences, with the exception of the Wagon Wheel and Eagle’s Nest.
Ms. Winser noted that although there are many inexpensive vacant lots in the South Shore area,
none of those are connected to central water and sewer. Lots that are not served by central water
and sewer are not eligible for more than a single dwelling unit, regardless of zoning. She said that
although Meadowgreen is developed as single family residences, those lots are eligible for more
than a single unit.

D

Public Comment
Mr. Mike Farrell, a resident of Meadowgreen, stated that he had submitted a letter in opposition to
the proposal. He said that he does not think the project is in compliance with the Stagecoach
Community Plan, adopted in 2017. He cited the Future Land Use Map included in the Community
Plan and stated that the policy of the plan is for the zoning in this area not to change. He said that
the existing zoning in Stagecoach can accommodate a variety of housing types. He stated that the
proposed densities are not appropriate for this parcel. He noted that the parcel is located on a very
visible hilltop knoll and that despite the HDR zoning, the surrounding areas have all been
developed with single family residences. Mr. Farrell said that the proposed development would
have significant negative visual impacts on the Meadowgreen neighborhood and would reduce
property values in the area. He also questioned the demand for these lots, citing the 250 buildable
lots served by central water and sewer in Stagecoach. Mr. Farrell stated that the proposed
development is too much for a 5-acre parcel and offered that the development allowed under
current zoning would be much more appropriate. He said that the letter he had submitted had been
signed by every resident of Ormega Way and by 20-25 others who live in nearby neighborhoods.
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Mr. David Bingham, a resident of Redhawk Village, stated that when one purchases a property,
one expects the zoning in the area to remain as it is. He said that the entire area is developed as
single family residences. He said that he agrees that the current zoning should not be changed.
Mr. James Zimmerman, a resident of Redhawk Village, stated that all of the full-time residents in
that subdivision are opposed to the proposal. He said that the proposal is located on one of
highest, most visible areas in the vicinity and would destroy the views from the existing
neighborhoods. Mr. Zimmerman stated that the four-plexes are likely to be multiple story
structures. He also expressed concern with the increase in traffic. He cited the number of available
lots and stated that the project is not needed, is not appropriate for the area and is not wanted.
Mr. David Park asked if the owner of this parcel has an option to purchase the HDR-zoned property
to the north.

AF
T

Mr. Nathan Wojcik, a resident of Redhawk, stated that the view from his house looks directly into
the proposed development. He asked about the change in the proposal from what was advertised
and noticed. He complained that the inaccurate noticing undermines the public trust and makes it
hard to evaluate what really might happen. He stated his agreement with the previous comments
about the inappropriate density of the project. He also expressed concern regarding the impact of
the development on the wildlife and the increase in traffic.

R

Mr. Chris Felton, a part-time resident of Redhawk, expressed concern with the likely high profile of
the four-plex buildings and the development of the ridgeline. He said the proposed development
would really impact the views. He said that if the proposal moves forward, he would like to see a
requirement that only low-profile structures be allowed. He also asked that the density be reduced
and expressed concern with the increase in traffic, and the impact of the headlights and the noise.
He requested that a traffic study be conducted to determine the impact on the traffic and the roads.

D

Seeing no further comment, Chairman Warnke closed public comment.
Mr. Magill stated that the proposal is a Sketch Subdivision and can be changed. He said that the
multi-family units proposed are four-plexes, with buildings in the 5500 – 8000 sq. ft. range, but that
a different layout for the subdivision would be possible. He offered that density allows for growth,
which ultimately will benefit Stagecoach and the community, where affordable housing is needed.
Mr. Magill said that the developer is a builder and could keep the units affordable. He noted that
there would be no size restriction on single family homes on 0.5-acre lots, and asked those
opposed to the proposal to consider the impacts of what could be built under current zoning. Mr.
Magill stated that the property is close to the school site, as well as to the potential general store
site, and is well located for higher density development.
Mr. Goldich stated that this a high-level review of the development concept. He said that details of
the proposal, as well as additional elements such as the traffic study and wildlife mitigation plan
would not be required until the Preliminary Subdivision phase. He noted the Sketch Subdivision
could be approved by Planning Commission and the Board of County Commissioners and then be
denied at the Preliminary Subdivision review if the negative impacts cannot be sufficiently
mitigated. Regarding the change in design since the project was noticed, Mr. Goldich stated that
the original proposal had been for 13 lots, but with the proposed zoning would have allowed for a
9
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maximum of 31 dwelling units. Under the revised proposal, 22 dwelling units would be allowed. He
explained that if the change had resulted in an increase, the project would have had to be renoticed, but because the change was for a reduction in density and therefore a reduction in
potential impacts, no new notice was required.
In response to a question from Commissioner Miller, Mr. Goldich reviewed that under current
zoning and approvals, eight single family dwelling units could be built, after a plat for the approved
subdivision is recorded. He confirmed that there are currently three lots on the property, but the
2008 approval for an eight unit subdivision is vested.
Commissioner DeFrancia offered that the staff report states that the proposal is in substantial
conformance with the Master Plan and the Stagecoach Community Plan, both of which support
higher density development in this area. He offered that the proposed subdivision and with the
surrounding pattern of development and zoning.

AF
T

Commissioner Jaeger said that he is struggling with the proposed zone change, and cited Sections
8.2.1 and 8.2.1.c of the Subdivision Regulations. He said that with 250 available vacant lots he
cannot see how this project is needed. He also noted that all of the surrounding neighborhoods are
in opposition.
Ms. Winser stated that what is being proposed is conceptual. She noted that the applicant seems
flexible and amenable to modifications, perhaps with a reduction in density. She asked that
Planning Commission provide clear direction to the petitioner regarding what it would like to see if
this project moves forward. She noted that the Board would consider the input from Planning
Commission.

D

R

Commissioner Flint asked about Section 4.1.0 of the Subdivision Regulations, which states that
after a particular date no more HDR zoning would be created. Mr. Goldich stated that this policy
applies to unincorporated areas of the County, unless called for in an adopted sub-area plan. Ms.
Winser added that the sub-area plan (Stagecoach Community Plan) does support higher densities
in areas with central water and sewer, but also supports maintaining current zoning as indicated on
the Future Land Use Map. She noted that plans are for guidance only, and applications rarely
conform to every policy in a plan.
Commissioner Kelly noted that one difference between this property and the areas of
Meadowgreen that are also served by water and sewer is the topography. He stated that the pitch
of this parcel will likely require substantial retaining walls. He suggested that multi-family units
might be more appropriate on the adjacent, flatter properties. He stated that the eight currently
approved single family lots might be more appropriate for this piece of land.
Commissioner Miller noted that when the Stagecoach Community Plan was adopted in 2017, this
parcel had already been rezoned to GR. She asked about the requirements for a duplex in the
HDR zone district. Mr. Goldich said that this depends on the size of the lot. He said that both MDR
and HDR allow for multi-family units, but 6000 sq. ft. is required per dwelling unit in the MDR zone
district, whereas 3000 sq. ft. per dwelling unit is required in the HDR zone district.
Roundtable Discussion
10
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Commissioner Benjamin recalled that when Redhawk Village was originally proposed many of the
same comments were made by the neighbors, yet that development ended up being very
successful. He noted that the GR zoning of this parcel is an island surrounded by HDR zoning.
Commissioner Benjamin noted the lack of attainable housing in Routt County and stated that there
is a need for more affordable types of development, such as Eagle’s Nest. He added that there is
plenty of room for the petitioner to improve the proposal after this level of review, and that he would
support approval. He said that he would like to see what the plan would be to mitigate the visual
impacts of the development.
Commissioner Norris stated his agreement with Commissioner Benjamin. He stated that the area is
served by adequate infrastructure to support this type of development. He stated his support for the
proposal.

AF
T

Chairman Warnke stated that he agrees that housing is an issue in the County and that there is a
need for this type of development. He said that he is uncertain if the visual impacts can be
mitigated, but that he would support approval of the proposal on a conceptual basis to allow the
petitioner to make modifications to improve the project.
Commissioner DeFrancia agreed with the previous comment, citing the petitioner’s stated flexibility
regarding the project design.
Commissioner Jaeger said that although he is not entirely opposed to the proposal, he feels that
the approved eight-lot subdivision is more appropriate for the parcel and would fit better with the
surrounding pattern of development. He said that his concern is with the zone change and the
increase in density.

D

R

Commissioner Kelly said that although he is not concerned with higher density development in this
area generally, he is concerned with the topography of this parcel. He noted that building on land
this steep is expensive. He offered that the upper areas might be more suitable for 3 – 4 duplexes,
with duplex or single family units on the lower portion. He said that he could not support the
proposed density for this parcel, but would consider something in between the approved eight units
and the proposed 22 units.
Commissioner Flint stated that he agrees with Commissioners Kelly and Jaeger and would not
support the proposal, as presented.
Commissioner Miller stated that she also agrees with Commissioners Kelly and Jaeger. She said
that 22 units was too many for this parcel, but that she would be willing to consider something in
between, perhaps including some duplexes. Commissioner Miller stressed that she would be
adamant, if the proposal moves forward, that the covenants prohibit short-term rentals.
Commissioner Benjamin reiterated that this is a high-level, conceptual review. He offered that a
creative architectural solution could make this level of density acceptable.
Mr. Goldich reviewed that if the project is denied at this level, no new proposal for any subdivision
of the parcel would be accepted for one full year. He noted that another option would be to table
the petition to a specific date to allow the petitioner to come back with a new design. Mr. Goldich
11
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stated that ultimately the Board of County Commissioner would be the deciding body, but that
tabling could allow Planning Commission to consider an alternative design before it makes a
recommendation to the Board.
Mr. Magill said that he would much prefer a tabling to a denial, and stated that the owner of the
property intends to develop. The parcel will not be left vacant. He discussed several ways in which
a revised subdivision proposal might be designed. He asked what Planning Commission and the
community really wants for the Stagecoach area.
Commissioner Kelly stated that he would support tabling the petition to allow the project to be
redesigned, and reiterated that he would like to see something in between the eight single family
homes and the density currently proposed. Commissioner Miller agreed.

AF
T

MOTION
Commissioner Kelly moved to table items PL-21-108 and PL-21-109, the Landaulet Sketch
Subdivision and associated Zone Change, to the June 3, 2021 Planning Commission meeting to
allow the petitioner to amend the proposal and reduce the proposed density of the subdivision. All
information regarding the amended proposal must be submitted by May 20, 2021.
Discussion
Following a discussion of whether or not to specify in the motion a maximum number of units for
the revised application, Commission Miller offered a friendly amendment to simply say that the
density should be reduced. This amendment was accepted, as indicated above.
Commissioner DeFrancia seconded the motion.

D

R

The motion carried 8 – 0, with the Chair voting yes.

ADMINISTRATOR’S REPORT
Ms. Winser commended Planning Commission for the thorough discussion of the Landaulet
Subdivision proposal.
Ms. Winser discussed the annual training with the County Attorney and asked if Planning
Commission would be available for a daytime meeting on Thursday, May 20 th (the day of the
regularly scheduled meeting). She noted that there were no other items scheduled to be heard on
that day. Hearing of no conflicts from those present, Ms. Winser said she would follow-up with the
County Attorney.
Ms. Winser stated that the County offices are now open to the public and that staff is in the office
on a rotating schedule. She said.that the BCC is planning to move to in-person meetings on June
10th. She suggested that Planning Commission would most likely move to in-person meetings in
July. Meetings with very short agendas could continue to be held remotely to reduce travel time for
participants.
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Ms. Winser reviewed the upcoming agendas and said that the Planning Department continues to
be very busy with a variety of different administrative decision applications in addition to those
heard by Planning Commission.

D

R

AF
T

The meeting was adjourned at 9:00 p.m.
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Appendix I
Definitions

Existing Residential: The purpose of this zone district is to permit no change over
existing zoning. The underlying zoning for these areas provide for a variety of housing
types and densities.
Large Lot Residential: The large lot zone district allows for the flexibility to build single
family homes on no less than 5-acres without a Central Sewage Collection System
CSCS or on 1-acre requiring a hook up to a Central Sewage Collection System.
Open Space: This zone district is intended allow rural residential development on 35acres compatible with adjacent agricultural uses while providing open areas for
connectivity for agricultural related uses.
Recreation Oriented Development: An area where the recreational component such
as but not limited to a ski area, marina or golf course is the central feature of the
development for leisure activity that may include an array of amenities to support the
overall use. This typically includes mixed use development of residential and
commercial type uses. Land uses and proposed general locations that make up the
Recreation Oriented Development are identified on a concept plan to be preliminarily
discussed for conformance with the community plan and all other applicable plans prior
to moving forward with the applicable regulatory process.
Small lot Residential: The small lot zone district allows for a variety of housing types
including single family, two family and multifamily dwellings low density lots. Typically
this allows for one unit per 10,000 sf. A Central Sewer Central System is required for
development within this zoning category.
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Ph: 970-871-6772 · Fax: 970-879-8023 · P.O. Box 775966 · Steamboat Springs, Colorado 80477

May 19, 2021
Routt County Planning Department
136 6th Street
Steamboat Springs, CO 80477
Phone: (970)-879-2704
RE:

Landaulet View Subdivision Project Narratives
Lot 9, 9A and 9B, Snokomo Estates Filing No. 2
Residential Development Sketch Plan and Zoning Amendment – Map
PIN’s 207600001 - 207600003

Dear Planning Department,
Please accept this application as a resubmittal of the Landaulet Subdivision sketch plan zoning amendment for Lots 9 –
9B, Snokomo Estates Filing No. 2. We have revised the plans based on the comments and input from the planning
commission hearing held April 15, 2021. Much of the discussion during the hearing was the proposed density of the plan
presented that included four four-plex units and High-Density Residential Zoning. The revised plan presents four duplex
lots and six single family lots with zoning changes from general residential to medium residential density only. In
addition, we have increased the open space, added an area for additional guest parking along the lower entry roadway, and
modified some of the single-family lots. We feel the new plan address the concerns of the planning commission and
public comments from the surrounding neighborhood. We look forward to presenting the plan at the next scheduled
planning commission meeting.
Background: The Snokomo Estates property is an undeveloped parcel of land that was originally subdivided on July 12,
1988 and recorded at Reception No. 373371, containing 9.11 acres. On May 28, 1999 a replat of the said Lot 9, Snokomo
Estates was further subdivided to become Snokomo Estates, Filing No. 2 at Reception No. 511458. The Filing No. 2 final
plat subdivided Lot 9 into three parcels ranging in size from 2.46 acres to 1.25 acres. The Filing No. 2 final plat included
easements from Routt County Road 16 to access the easterly Lot 9, Snokomo Estates Filing No. 2 across and over the
adjacent property. There is a platted 25’ wide building setback on Snokomo Estates that we are requesting be removed
since the zoning requirement for MDR requires a 15’ rear setback. We found no evidence of the need for the additional
setback width. There are additional easements on the southwesterly portion of the property to provide access to the
westerly property, (Snokomo Lot 8) and utility easements for a sanitary sewer force main for Morrison Creek Water and
Sanitation District. The property is currently higher in elevation on the easterly portion and falls sharply to the southwest
prior to flattening out. There are overgrown roadways at both access easement locations where unmaintained gravel
roadways have been constructed.
Sketch Plan. The owner of the property, Eagle Mountain Land Development is proposing creation of the Landaulet View
Subdivision. The Landaulet name is based on a luxury stagecoach carriage from the 1800s. The new subdivision will
create ten lots with a total of fourteen residences. Eagle Mountain Builders is planning a combination of duplex and single
family lots to be constructed by Eagle Mountain Builders. The proposed density for the duplexes is similar to Red Hawk
Townhomes to the southwest and the single-family homes match the density of Meadowgreen Subdivision to east and the
Neighborhood at Young’s Peak. The two existing access points will be reconstructed to become 24’ wide asphalt
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roadways with gravel shoulders. The lower southerly roadway will access the duplex lots that are lower and orientated
towards the southwest. The proposed zoning for the subdivision is medium density residential (MDR). The owner plans
to construct duplexes on the lower lots 1-4 and custom single-family homes on the upper lots 5-10. The upper single
family lots will take access from the westerly roadway and have a fire turnaround on the plateau.
The lots will be served with centralized water and sanitary sewer services connected to the Morrison Creek Water and
Sanitation District. There will be additional guest parking on the south roadway, an open space parcel, a fenced dog park,
a playground and a soft surface trail. The trail system will be designed to integrate with the Stagecoach Property Owner’s
Association trail network and loop subdivision. The home construction will be required to incorporate sustainable
building products and partial solar roofs by the declarations. High efficiency products to reduce water consumption and
smart technology on the thermostats, boilers and other appliances will be incorporated into all new houses. The goal of
the developer is to be built out and complete construction on all homes within three years or less limiting areas of
disturbance and re-establish vegetation.
Sketch Plan – Mitigation for Significant Negative Impacts
No significant negative impacts are expected from the proposed development aside from the potential impacts due to any
land development project which will be addressed with an approved construction site management plan and erosion
control plan.
The property is currently vacant with native vegetation including scrub oak, small trees, and variations of native grasses.
Rough grading has already been completed for the two proposed roads; Pioneer Way and Pioneer Lane, which are
currently overgrown with vegetation. This is beneficial as the proposed roads require minimal excavation and earthwork
to meet horizontal and vertical geometry standards, thus greatly reducing the risk of negative environmental impacts that
can be present from large cuts and fills. Particularly speaking; stormwater sediment pollution, dust pollution, and slope
failure.
The greatest risk for significant negative impacts is in regards to the slopes present on the property. The average slope
from the highest point on the lot to lower points along the property lines ranges from around 15-20% with some slopes
exceeding 30% slope but only for short runs. Slopes exceeding 30% along the east property line along RCR 16 would be
left undisturbed. Surrounding areas would not be subject to negative impacts with properly implemented mitigation
techniques.
Other negative impacts present with any land development project include sediment pollution to offsite areas via
stormwater erosion from disturbed areas, petrol-chemical spills from standard earthwork machinery, dust from disturbed
areas, and noise from typical construction machinery.
Mitigation techniques that shall be incorporated as part of an approved civil construction plan submittal for this project
include:
- Implementation of an engineered erosion control plan and stormwater control measures.
o E.g. Sedimentation pond, perimeter silt fence, ditch checks, dust mitigation, and temporary seeding.
- Implementation of a construction site management plan to address things such as debris, spills, and noise.
- Minimization of total land disturbance via a phasing plan.
- Dust mitigation during periods of high wind with application of water via sprayer truck if necessary.
- Proper final stabilization and establishment of vegetation as soon as possible with the use of seeding and straw
blanket stabilization on slopes.
Zoning Change – Map Amendment. Currently the Snokomo Filing No. 2 property is zoned General Residential (GR)
and the application is being made to modify the zoning to Medium Density Residential (MDR). The Covid-19 pandemic
has caused an unprecedented increase in home purchases within Colorado mountain communities. This has caused
housing market availability to drop near an all-time low and consequently caused housing prices to continue to increase in
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Steamboat Springs and surrounding communities, including Stagecoach. We are currently experiencing an affordable
housing shortage in the area and the proposed zoning change will improve this. The zoning change will allow for more
single-family homes to be built within the 5.50-acre property. The Landaulet View Subdivision with higher residential
density will provide more quantity as well as more affordable residential housing options serving the community of Routt
County.
Snokomo Estates Filing No. 2 possesses geological, physical, and environmental conditions and adequate area for useful
open space that is compatible with the characteristics of medium residential use. There are no wetlands, waterbodies or
geologically unstable areas on the project site. Modern engineering and construction solutions can address any
problematic conditions that may exist within the project area.
Due to the current state of the housing market as previously explained, the advantages of this zoning change far outweigh
the disadvantages. We feel the Landaulet View can provide a mix of housing types for local families. Disadvantages
include negligible increases in utility usage including water, electrical, and internet and a minor increase in traffic.
Applicable provisions of the Zoning Regulations can and will be met with the proposed zoning change. No variances are
proposed.
The proposed zoning change is compatible with the preferred direction and policies outlined in the Routt County Master
Plan adopted in 2003 and Stagecoach Community Plan adopted in 2017. The proposed residential housing project is
compatible with the goals, policies, and strategies in the Master Plan based on the following:
1.2 Philosophy of planning in Routt County per Routt County Master Plan 2003.
1.2.H. Growth in the County should be consistent with the rural character and should not promote sprawl.
1.2.I. When appropriate, Urban growth should occur in designated Growth Centers as identified and defined in
the Master Plan and Sub-Area Plans.
1.2.J. Development of rural areas outside of designated Growth Centers should be at a density consistent with
agricultural zoning or less.
1.2.K. The preferred pattern of rural residential growth is clustered development with protected parcels of open
land.
1.2.L. The developers of new projects, will assist in providing facilities to the extent that they are reasonably
related to the needs of the development and the future residents thereof. Such services and facilities should
include, but are not limited to, basic services such as roads, sewer, water, emergency services, and schools.
1.2.M. Proposals for development should minimize public and quasi-public service expenditures and promote the
general welfare of the citizens of Routt County.
1.2.N. Project developers shall provide the necessary internal and external infrastructure to support their projects
and future connections as development occurs.
1.2.O. Routt County discourages new development that would adversely affect wildlife habitat, recreation,
tourism, agriculture, mineral resource extraction, and timber production. Where development proposals create
conflict between two or more of these, the proposal that is found to be most beneficial to the community will be
preferred.
1.2.P. Development proposals should be planned in context with other nearby development. Development outside
of a Growth Center is discouraged. The resulting cumulative impacts associated with such developments should
factor in all potential developments.
Housing
1.2.DD. Diverse housing opportunities should be available to the citizens of Routt County in designated
growth centers.
The development project also meets the following policies from the Stagecoach Community Plan adopted 2017.
5.1 Preferred Land Use and Core Values
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Encourage “In-fill” of existing subdivisions and lot consolidations while focusing on implementation of
new infrastructure.
5.2 Neighborhood Marketplace; 5.2.2 Policy:

a. The development shall be designed and located in a manner to support the nature and
character of Stagecoach.
b. Where development has already taken place, infill and adjacent development of the same
type should fit in with the existing patterns of development.
c. Screening, landscaping and/or exterior finishes and colors shall be compatible with the
existing character of the site and adjacent properties. This shall be determined as part of
the review process.
d. All trash containers, including dumpsters, shall be bear resistant.
5.4 Infill and Replats (Lot Consolidation)
High density developments should be located in the North Area of Stagecoach
5.5 Natural, Scenic and Environmentally Sensitive Areas.
a. New construction should avoid the hazards associated with building on steep slopes and
geologically unstable areas.
b. New development should be designed in a manner to support the core values of
Stagecoach.
c. Development on ridges that results in skylining should be discouraged.
d. New development should be designed and constructed to avoid reductions in air and
water quality wherever possible.
e. New improvements should be located to minimize site grading, unless a site that would
require more extensive grading would reduce visibility from Routt CRs 16, 18A and 212.
f. New improvements should incorporate grass-lined swales between paved areas and
nearby streams.
5.6.1 Housing
a. New multi-family developments should be located where there is existing central water
and sewer or in areas that can be served by extending the existing infrastructure.
Finally, 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. Surrounding developments in the immediate area include the three hundred
plus acre property part of Meadowgreen Subdivision to the north, Red Hawk Village and Eagles Nest to the south, and
Wagon Wheel Condominiums to the east; all of which are currently zoned High Density Residential.
We look forward to the full review including our proposed sketch plan and zoning amendment packages. We look to add
Landaulet View scheduling for planning commission as soon as possible. Please call or reply with any questions.
Sincerely,

Walter N. Magill, PE-PLS
Four Points Surveying and Engineering
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Landaulet View
Sketch Subdivision and Zone Change
ACTIVITY #:

1. PL-21-108
2. PL-21-109

HEARING DATES:

Planning Commission:

4/15/21 at 6:00 pm

Board of County Commissioners:

5/4/21 at 9:40 am

PETITIONER:

Eagle Mountain Land Development, LLC

PETITION:

1. Sketch Subdivision review for a 10 lot subdivision
2. Zone Change

LEGAL:

Lot 9, 9A, and 9B Snokomo Estates Filing 2

LOCATION:

approximately .5 miles east of the intersection of CR 16 and
CR 212

ZONE DISTRICT:

Existing:

General Residential

Proposed: Medium Density Residential and High Density
Residential
AREA:

5.53 acres

STAFF CONTACT:

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

ATTACHMENTS:

•
•
•
•
•
•
•
•
•

Narrative
Existing Conditions, Subidivison plan, and Zoning Exhibit
Pictures of site
SPOA trails map
Commitment letter from MCMWSD
Applicant’s water and wastewater generation numbers
CPW comments
Comments from Mike and Tammy Farrell
Comments from Thomas and Hillary Courtright

History:

Portions of this property were originally part of the Meadowgreen Golf Course No. 11 parcel and
un-platted (but zoned High Density Residential) land. In 1988 a Subdivison Exemption was
approved by the Board which created Lots 8 and 9, Snokomo Estates. In 1998, the Board
approved Snokomo Estates F2, a subdivision of Lot 9 into the three lots (9, 9A, and 9B). Also
at this time, a zone change from High Density Residential to General Residential was approved.
In 2008 the Board approved Snokomo F3, a further subdivision of the current Lot 9 into two lots,
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however the plat has not been recorded. A deadline to have the plat recorded was included in
the approval but the previous owner requested several extensions to 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, 2021. Based on the size and zoning of the existing and approved lots
contained within the proposed project, the available residential density is eight dwelling units.
The landowner is vested in the approval from 2008 as long as extensions to the deadline to
record the plat is approved. A condition of approval is suggested that if this application is
approved, the approval from 2008 would be rescinded.

Site Description:

The site is located on the side and top of a hill. The hillside is visible from across the reservoir
and at various locations along CR 16 leading to, and passed the intersection with CR 212,
however the site is not skylined. The existing vegetation mainly consists of grasses and shrubs.
Both roads were preliminarily developed but have been covered over by grasses.

Project Description:

The applicant would like to subdivide the area that contains Lots 9, 9A, and 9B into 10 buildable
lots and one open space lot. Lots 1-4 would occupy the lower portion of the property in the
west/southwest portion of the site. Each of these lots are proposed to have multi-family units
(four-plex) on them. These lots would be accessed off of a common road that is proposed in
the existing roadway easement along the southwest property line. Lots 5-10 will be located on
the upper portion of the site. These lots are proposed to have detached single family
residences on them. These lots will be accessed via a separate common road that comes off of
CR 16 further north. Both accesses were developed in the past but have not been maintained.
The proposed open space parcel totals .96 acres. It contains a dog park, playground, and trails.
The proposed open space parcel is located along both the southeast and southwest borders of
the site as well as in between the upper lots and the lower lots. The proposed subdivision is in
the northern area of Stagecoach and will be connected to the Morrison Creek Water and
Sanitation District (District) central water and sewer system.
The applicant would also like to re-zone the site to High Density Residential (LDR) and Medium
Density Residential (MDR) as shown on the Zoning Exhibit submitted with the application. The
lower lots (1-4) are proposed to be zoned HDR and the upper lots (5-10) are proposed to be
zoned MDR. Based on the size and zoning of the proposed lots, and the applicant’s
development plan, the residential density would be twenty-two (22) dwelling units.

Staff Comments:
•

There are three steps to a subdivision project. The first is Sketch Subdivision. The purpose
of the Sketch Subdivision application review is to determine compliance with the Routt
County Master Plan (Master Plan) and the Stagecoach community plan and to provide
feedback to the applicant on the layout of the subdivision before in-depth engineering is
done. The nuts and bolts of the subdivision (roads, water, sewer, etc.) will be reviewed
during the Preliminary Subdivision review, which will be the next step in the subdivision
process. The last step is Final Subdivision where all of the final documentation is prepared
and recorded.

•

The Master Plan designates the Stagecoach area as a potential growth center. A growth
center is defined by the plan as, “an incorporated area that generally has, or is planned for,
an intensive and significant amount of development and uses at a higher density and
intensity.” Stagecoach does not meet the strict definition of a growth center and “could only
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become a growth center if it could provide a full range of services and jobs to support the
housing supply.” However, the plan states that it should be considered a potential growth
center because of its existing platting, zoning (including Commercial), a special district, and
an approved sub-area plan.
•

The Stagecoach Plan, “is advisory, but its recommendations are intended to serve as a
guide for decision makers in evaluating the merits of development proposals.”

•

Section 5.1 of the Stagecoach Community Plan (“Plan”) contains core values of the
Stagecoach community. One of those values states, “Encourage diverse types of
environmentally sensitive housing that are in conformance with the Routt County Master
Plan, Routt County Zoning Regulations, and pertinent property owner association
covenants.” The Stagecoach Plan contains a Future Land Use Map. This site is labeled as
‘Existing Residential’. Appendix I states that, “The purpose of this zone district is to permit
no change over existing zoning. The underlying zoning for these areas provide for a variety
of housing types and densities.”

•

The Morrison Creek Water and Sanitation District recently conducted a study to see how
many vacant lots were already connected to their central systems. The study showed that
approximately 250 vacant lots are connected to the systems. The only thing that would
need to to happen for service to be provided to these lots is the payment of the tap fees.

•

Comments from RC Public Works, Oak Creek Fire Protection District, Addressing, and
Colorado Parks and Wildlife (CPW) were received. CPW’s comments have been included
in this report. All other comments have been summarized in the staff comments and
therefore have not been attached to this report. They are available upon request.

•

In order to sell each individual unit on the multi family lots, the lot identified on the site plan
will need to be further subdivided through a condominium plat in order to separate the
interest in the lot. Staff suggests a condition of approval that would require the proposed
condo plat to be submitted for review at the Preliminary Subdivision step.

•

Staff spoke to a representative of Stahl Investments LP & Acorn Inn, the owners of the land to
the north and west. They requested a note on the final plat that would ensure continued access
to their land via the proposed lower road. The applicant is willing to provide for this. The exact
wording of this note will be determined during the Preliminary Subdivision review.

***Issues for Discussion***

1. Is the requested zoning, and the potential density that it would allow, appropriate for this
site?
2. Does the demand exist for more lots in Stagecoach? (MP Policy 3.3.C)
3. Are there visual impacts that cannot be mitigated?
4. Landscaping including size, type, quantity, and location
5. Should trash cans be required to be stored inside?

Compliance with the Routt County Master Plan, Sub
Area Plans and Subdivision Regulations
The Routt County Master Plan, Sub Area plans and Subdivision Regulations contain dozens of
policies and regulations regarding land use. Section 3 of the Subdivision Regulations are in place
to ensure that a subdivision application is designed in a manner to best serve the public. Section 4
Regulations are in place to make sure that all of the required infrastructure is accounted for,
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designed so as to create efficient and buildable lots and to ensure that the required infrastructure
is installed.
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.
6.

Health, Safety and Nuisances
Regulations and Standards
Community Character and Visual Issues
Roads, Transportation, Infrastructure, and Site Design
Natural Environment
Zoning Amendment Standards

Interested parties are encouraged to review the Master Plan, Sub Area plans and Subdivision
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 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
6.1.7.C

Natural Hazards

Applicable Regulations – Routt County Subdivision Resolution
3.1.D

Steep land greater than a 30% slope, unstable land, land subject to flooding or to
inadequate drainage, or otherwise substandard land shall not be platted for occupancy
or any use which might endanger health, life, property or which may aggravate flood or
erosion hazards. Land not usable for residential purposes may be set aside for open
area uses such as parks, conservation areas, farm land, recreational areas.

Applicable Policies – Routt County Master Plan
8.18.C

Development in Wildfire Hazard areas shall comply with the guidelines within the 'State
Foresters Guide to Wildfire and Defensible Space." As the Fire Districts within Routt
County adopt the Uniform Fire Code, (unless deemed inappropriate for a particular
development) all such requirements must be followed within these districts.

11.3.B

Emergency access on all roads and driveways is necessary and should be indicated on
final subdivision plats.

Routt County Planning Department
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Applicable Policies – Stagecoach Community Plan
5.5.1.A

New construction should avoid the hazards associated with building on steep slopes
and geologically unstable areas

5.5.1.F

New construction on slopes over 30% should not be approved, unless no other building
site is available on the parcel, or unless building on an alternative site would violate
other portions of this Plan.

5.5.1.J

New improvements for human occupancy should be located outside of designated
severe wildfire hazard areas wherever possible, and should be designed to comply with
the “Colorado State Forest Service Guidelines on Defensible Space.”

5.6.1.C

House numbers or fire numbering systems shall be legible and plainly visible from the
street or road in accordance with the Routt County addressing system.

Staff comments: There are no geologic hazards mapped on this site and the wildfire risk is
low to moderate. The Oak Creek Fire Dpt’s comments related to fire hydrants and the
prohibition of on-street parking. They were also consulted about the need for a fire
mitigation plan. They stated that due to the fuels on site (mainly grasses and sagebrush),
site development should alleviate most concerns but some mitigation may be warranted.
Conditions of approval are suggested addressing wildfire. Any land identified through this
review that is not suitable for development will have to be labeled as “no build zones” on
the final plat.
**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.

Applicable Regulations – Routt County Subdivision Resolution
3.1.P

Proposed subdivisions shall be in substantial conformance with the Routt County
Master Plan and all adopted sub-area plans.

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.

5.3.F

Routt County will continue to consider the impacts of development and uses on view
corridors, water, wetlands, and air.
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Staff comments: Through proper mitigation, it is staff’s opinion that this proposal can
substantially comply with the Routt County Master Plan and Stagecoach Community Plan.
Few impacts are expected to water, wetlands, and air.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Community Character and Visual Concerns
Applicable Policies – Routt County Master Plan
3.3.C

New residential subdivisions should be encouraged to occur only when the demand
exists for the type of improved, residential dwelling units proposed.

5.3.C

Discourage development on ridges that result in skylining.

5.3.D

Require Best Management Practices and grading plans and strongly discourage overlot
grading.

5.3.E

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

10.3.G

Noxious weeds should be controlled at the expense of the landowner. Subdivision
covenants will require that noxious weeds be controlled.

11.3.K

Since roads and highways provide the window from which many people view the
county, signage, landscape and road design and location should be coordinated and
tempered to preserve rural character.

11.3.V

Mitigation shall include dust suppression and revegetation and avoid unsightly hillside
road cuts.

11.3.W

Routt County shall strongly discourage proposals which include driveways and roadcuts that have visual impacts and erosion issues that cannot be mitigated.

Applicable Policies – Stagecoach Community Plan
5.2.2.B

The development shall be designed and located in a manner to support the nature and
character of Stagecoach.

5.2.2.C

Where development has already taken place, infill and adjacent development of the
same type should fit in with the existing patterns of development.

5.2.2.D

Screening, landscaping and/or exterior finishes and colors shall be compatible with the
existing character of the site and adjacent properties. This shall be determined as part
of the review process.

5.4.1.B

High density developments should be located in the North Area of Stagecoach.

5.4.1.E

Where development has already taken place, infill development should fit in with the
existing patterns of development.

5.5.1.C

Development on ridges that results in skylining should be discouraged.

5.5.1.D

If possible, site grading and driveway cuts should be located to minimize visibility from
CRs 16, 18A and 212. All cut or filled areas should be revegetated with native
vegetation within one growing season.
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5.5.1.H

New improvements should be located to minimize site grading, unless a site that would
require more extensive grading would reduce visibility from Routt CRs 16, 18A and 212.

5.6.1.A

Stagecoach should provide a diversity of housing types that meet the needs of those
who work in Stagecoach and in south Routt County.

Staff comments: PC and the Board will have to determine if the demand exists for these
additional lots. The Morrison Creek District stated that there are 250 vacant lots that are
already connected to the system, however demand is measured by more factors than just
availability of the central water and sewer system. Other factors that help determine this
are access, asking price for available lots, number of lots on the market, etc. This
proposal, if approved, will allow for a mixed use development to add a varieity of housing
options (single family, multi-family, affordable, workforce and attainable) which could result
in more affordable options.
The design of this subdivision is in keeping with the character of the surrounding area and
fits the pattern of development on adjacent properties. No new road cuts or scars will be
required by this subdivision, therefore visual impacts and erosion concerns from
infrastructure development should be minimal. The access roads that will be used have
been previously improved with road base but have not been used in some time. Except for
grading in the open space, parking area, and trails, very little grading is shown on the
proposed site plan.
This site is not in a mapped skyline area, however impacts to view corridors will occur
whenever development of vacant land occurs. It is PC’s and the Board’s responsibility to
decide whether the proposal will have a significant negative impact on current view
corridors, keeping in mind that this site already has approval to construct up to eight
dwelling units. Landscaping can be an effective screening tool. Staff would like PC to
provide input on what type, and quantity, of landscaping should be required. A plat note is
suggested to be included on the plat requiring downcast and opaquely shielded lighting.
Noxious weed control will be required by subdivision convenants.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Roads, Transportation, Infrastructure, and Site Design
Applicable Regulations – Routt County Subdivision Resolution
3.1.J

An adequate water supply shall be available for the proposed subdivision.

Applicable Policies – Routt County Master Plan
4.3.K

Driveways and roads shall be designed to minimize erosion, cuts and scarring. When
scarring of hillsides is unavoidable, prompt revegetation shall occur with native plant
species.

4.3.D

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

6.3.H

Provide for usable open space within all new developments in order to protect and
enhance the environment and the quality of life.
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6.3.I

Usable open space required for developments should provide active and passive
recreational environments.

11.3.A

All roads in rural residential subdivisions should be privately maintained. They will not
be accepted for maintenance, except at the option of the Board of County
Commissioners. This policy should be reflected in the restrictive covenants of the
subdivision.

11.3.E

Routt County will maintain existing levels of maintenance on rural residential roads.
Maintenance levels will not be increased due to new rural residential subdivisions.

11.3.F

New rural residential developments should be encouraged to occur in areas that have
improved access to accommodate the projected traffic. Proposed developments
should have traffic analysis to ensure that adequate access exists.

11.3.G

Pedestrian/bike system which connects retail areas, public facilities, recreational areas
and neighborhoods with a minimum of auto-truck-rail conflict is encouraged.

11.3.J

Trail systems can be a major community transportation asset. New development
proposals shall include provisions to create and link trail systems both as an alternative
to the automobile and for recreational use.

11.3.L

Roadways should be designed to minimize the impact on the rural mountain character
of the county while providing safe, free-flowing, effective and convenient transportation.
Roadway design should be compatible with topography, soils, vegetation, geology,
visual and other natural opportunities and limitations.

11.3.O

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

11.3.X

Routt County will strongly discourage developments that cannot mitigate the impacts of
additional intersections on County roads.

11.3.AA

Avoid excessive intersections onto the Coutny Road system.

Applicable Policies – Stagecoach Community Plan
5.3.1.1.A A system of non-motorized hike/bike/ski trails should be developed to link the various
recreational amenities and open spaces in Stagecoach and beyond.
5.6.1.B

New multi-family developments should be located where there is existing central water
and sewer or in areas that can be served by extending the existing infrastructure.

Staff comments: This subdivision will be connected to Morrison Creek’s central water and
sewer system. No new road cuts are required for this project. It is believed that the public
road system will be able to handle the increase in traffic associated with this subdivision
but a traffic study will be submitted during the Preliminary review to ensure adequate
capacity exists. The lower road connects into CR 16 directly across from the entrance to
the Wagon Wheel condos. Public Works submitted comments requesting a traffic and
drainage study to be submitted at the Preliminary review and a list of permits that would be
required if this project was approved.
An open space is identified on the plat. It contains a dog park, playground, and trails.
SPOA is currently working on a trails master plan and they were contacted as part of this
review. No comments were received. The trails map located on the SPOA website
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indicates that the trails shown on the site plan connect to the existing trail system. The
trails end very near the property line in the northwest portion of the site providing for easy
connection in case of development on adjacent lands. The applicant has stated that the
open space will be open to public use once connected to the Stagecoach trail system.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Natural Environment
Applicable Policies – Routt County Master Plan
9.3.C

Utilize wildlife habitat and species information, including new information as it becomes
available, in land use and site plan decision making.

9.3.D

Encourage land use practices that will minimize conflicts between wildlife and human
uses.

9.3.F

Include a Wildlife Mitigation Plan that is reviewed and approved by the CO District
Wildlife Manager, as part of major subdivisions or major subdivision exemptions (more
than 4 lots).

10.3.H

Domestic predators running at large are not accepted in Routt County. Not only are
they a threat to livestock, but also to wildlife and humans.

Applicable Policies – Stagecoach Community Plan
5.2.2.E

All trash containers, including dumpsters, shall be bear resistant.

5.5.1.E

New development should be designed and constructed to avoid reductions in air and
water quality wherever possible.

5.5.1.G

New improvements in critical wildlife habitat areas (as designated CPW) should not be
approved, unless no other building site is available on the parcel, or unless building on
an alternative site would violate other portions of this Plan. All property fencing should
be of a type approved by the CPW to minimize risks to wildlife.

5.5.1.K

New improvements should incorporate grass-lined swales between paved areas and
nearby streams.

Staff comments: CPW stated that they would like a wildlife mitigation plan to be developed
for this project. They also included items that they would like to see in the covenants. It
will include provisions to address domestic predators. Please see their comments. Staff
would like feedback on whether trash containers should be required to be stored inside a
structure. There is a drainage approximately 400’ to the west of the site. Because of the
distance from this development, impacts to the drainage are not anticipated.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Routt County Planning Department
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Zoning Amendment Standards
Applicable Regulations – Routt County Zoning Resolution
4.9

Medium Density
Except as provided for in the Routt County Master Plan or an adopted sub-area plan,
no additional land will be placed in the MDR Zone District after July 1, 2006. MDR
zoning is designed to provide areas for single family, two family and multiple family
dwellings on a medium density lots, designed in a manner to create livable space in a
rural community setting. The Zone District also provides for other uses (most requiring
permits) to create a residential area.
Minimu lot size is 6,000 square feet per dwelling unit.

4.10

High Density Residential
No additional land will be placed in the HDR Zone District after July 1, 2006. HDR
zoning is designed to provide areas for multiple family dwellings on existing lots zoned
and/or subdivided at a minimum lot size of 3,000 square feet. The Zone District also
provides for other uses (most requiring permits) to create a balanced residential area.

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:

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

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:

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.

Routt County Planning Department
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Staff comments: Both the Master Plan and the Stagecoach Plan support higher density
residential zoning in this area. The area possesses the environmental conditions needed to
support the requested residential zoning. The requested zoning would allow for additional
residential density in the Stagecoach area. Affordable housing is a concern in Routt
County and the re-zone would allow for additional units, above and beyond what is already
allowed, to be constructed. All of the proposed lots meet the dimensional standards of the
requested zone districts. Adequate infrastructure and services are available to support the
additional density proposed.
PC and the Board will have to determine if this proposal is consistent with the policies and
goals of both the RC Master Plan and the Stagecoach Plan. It provides land for housing,
which is in short supply in some areas of Routt County identified as growth areas or
potential growth areas.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

PLANNING COMMISSION / BOARD OF COUNTY COMMISSIONERS OPTIONS:
1. Approve the requests 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 and Subdivision Regulations and the Routt County Master Plan.
2. Approve the requests 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 and Subdivision Regulations and complies with the
guidelines of the Routt County Master Plan.
3. Deny the requests 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 and Subdivision 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.
4. Table the requests if additional information is required to fully evaluate the petition. Give
specific direction to the petitioner and staff.

Sketch Subdivision; PL-21-108
FINDINGS OF FACT that may be appropriate if the Sketch Subdivision is approved:
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) 5.5.1.A, J, and H
4) 5.4.1.B and E
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:
Routt County Planning Department
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3.3.C
4.3.D
6.3.H
9.3.F
11.3.F, G, J, O, and W

CONDITIONS that may be appropriate may include the following:
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. The approval of PS2008-001 for the subdivision of Lot 9, Snokomo Estates F2 is hereby
rescinded.
3. 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
4. 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.
5. All property taxes must be paid prior to the recording of the final plat.
6. If applicable, the right of way for County Road 16 shall be appropriately dedicated on the
final plat.
7. The Preliminary Plan submittal shall include the following detailed information:
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
d. All lot dimensions
e. Site plan for the condominiumization of Lots 1-4
f.

Plan showing land to be dedicated as open space in conformance with Section 3.5.1 of
the Subdivision Regulations.

g. 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.
h. Engineered drainage study of the site per 2016 Routt County Road & Bridge Roadway
Standards.
i.

A traffic study performed by a registered Colorado Engineer based upon the number of
approved lots. Comments shall be obtained from Routt County Public Works, prior to
submittal of the Preliminary Plan.

j.

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.

k. Engineer drawings for connection to the central water and sewer system.

Routt County Planning Department
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Draft Covenants

m. Wildlife Mitigation Plan approved by Colorado Parks and Wildlife.
n. Wildfire Mitiation Plan, if applicable
8. 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.
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.
9. A ‘no build’ zone shall be indicated on the plat to avoid construction of structures, septic
fields 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.
10. 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.
11. The Final Plat shall show a 10’ public utility easements along the interior of all lot lines and
such shall be dedicated appropriately.
12. Covenants shall include:
a. Requirement to control noxious weeds
b. Roads will be privately maintained
c. No on street parking
d. All restrictions referenced in CPW’s letter dated March 31, 2021

Routt County Planning Department
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Zone Chane; PL-21-109
FINDINGS OF FACT that may be appropriate if the Zone Change is approved:
1. The proposal with the following conditions meets the applicable guidelines of the Routt County
Master Plan and Stagecoach Community Plan and is in compliance with the applicable
provisions of Sections 4 and 8 of the Routt County Zoning Regulations.

CONDITIONS that may be appropriate may include the following:
1. The change of zone from General Residential to High Density Residential and Medium Density
Residential shall become effective upon signing of a resolution amending the Official Zoning
Map by the Board of County Commissioners. Said resolution shall be recorded in the Routt
County Clerk and Recorders Office concurrently with the final plat.
2. This approval is contingent upon gaining final approval for the subdivision of this land.
3. Minor changes that do not affect the allowable density of the project may be approved by the
Planning Director, without notice, prior to the recording of the zone change resolution.

Routt County Planning Department
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Ph: 970-871-6772 · Fax: 970-879-8023 · P.O. Box 775966 · Steamboat Springs, Colorado 80477

February 3, 2021
Revised April 27, 2021
Routt County Planning Department
136 6th Street
Steamboat Springs, CO 80477
Phone: (970)-879-2704
RE:

Landaulet View Subdivision Project Narratives
Lot 9, 9A and 9B, Snokomo Estates Filing No. 2
Residential Development Sketch Plan and Zoning Amendment – Map
PIN’s 207600001 - 207600003

Dear Planning Department,
Please accept this application for a sketch plan subdivision and zoning amendment for Lots 9 – 9B, Snokomo Estates
Filing No. 2. The Snokomo Estates property is an undeveloped parcel of land that was originally subdivided on July 12,
1988 and recorded at Reception No. 373371, containing 9.11 acres. On May 28, 1999 a replat of the said Lot 9, Snokomo
Estates was further subdivided to become Snokomo Estates, Filing No. 2 at Reception No. 511458. The Filing No. 2 final
plat subdivided Lot 9 into three parcels ranging in size from 2.46 acres, to 1.25 acres. The Filing No. 2 final plat included
easements from Routt County Road 16 to access the easterly Lot 9, Snokomo Estates Filing No. 2 across and over the
adjacent property. Additional easements were created on the southwesterly portion of the property to provide access to
the westerly property and utility easements for a sanitary sewer force main for Morrison Creek Water and Sanitation
District. The property is currently higher in elevation on the easterly portion and falls sharply to the southwest prior to
flattening on southwest side. There are overgrown roadways at both access easement locations where unmaintained
gravel roadways have been constructed.
Sketch Plan. The owner of the property, Eagle Mountain Land Development is proposing creation of the Landaulet View
Subdivision. The Landaulet name is based on a luxury stagecoach carriage from the 1800s. The new subdivision will
create ten lots in total. Eagle Mountain Builders is planning a variety of housing options with a combination of four lots
for multi-family housing and six single family custom homes to appeal to a cross section of buyers. The two existing
access points will be reconstructed to become 24’ wide asphalt roadways with gravel shoulders. The lower southerly
roadway will access multi-family lots that are lower and orientated towards the southwest. The proposed zoning for the
lower four lots is high density residential (HDR). The owner plans to construct four plex units on these properties and
create market rate condominiums. The upper single family lots will take access from the westerly roadway and have a fire
turnaround on the plateau. The requested zoning for these lots is medium density residential (MDR) and the owner will
build single family residential housing on the lots. .
The lots will be served with centralized water and sanitary sewer services connected to the Morrison Creek Water and
Sanitation District. There will be additional guest parking on the south roadway, an open space parcel, a fenced dog park,
a playground and a soft surface trail. The trail system will be designed to integrate with the Stagecoach Property Owner’s
Association trail network and loop subdivision. The home construction will be required to incorporate sustainable
building products and partial solar roofs by the declarations. High efficiency products to reduce water consumption and
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smart technology on the thermostats, boilers and other appliances will be incorporated into all new houses. The goal of
the developer is to be built out and complete construction on all homes within three years or less limiting areas of
disturbance and re-establish vegetation.
Sketch Plan – Mitigation for Significant Negative Impacts
No significant negative impacts are expected from the proposed development aside from the potential impacts due to any
land development project which will be addressed with an approved construction site management plan and erosion
control plan.
The property is currently vacant with native vegetation including scrub oak, small trees, and variations of native grasses.
Rough grading has already been completed for the two proposed roads; Pioneer Way and Pioneer Lane, which are
currently overgrown with vegetation. This is beneficial as the proposed roads require minimal excavation and earthwork
to meet horizontal and vertical geometry standards, thus greatly reducing the risk of negative environmental impacts that
can be present from large cuts and fills. Particularly speaking; stormwater sediment pollution, dust pollution, and slope
failure.
The greatest risk for significant negative impacts is in regards to the slopes present on the property. The average slope
from the highest point on the lot to lower points along the property lines ranges from around 15-20% with some slopes
exceeding 30% slope but only for short runs. Slopes exceeding 30% along the east property line along RCR 16 would be
left undisturbed. Surrounding areas would not be at for negative impacts with properly implemented mitigation techniques
to address potential impacts including stormwater sediment pollution, dust pollution, spills, and slope failure.
Other negative impacts present with any land development project include sediment pollution to offsite areas via
stormwater erosion from disturbed area, petrol-chemical spills from standard earthwork machinery, dust from disturbed
areas, and noise from typical construction machinery.
Mitigation techniques that shall be incorporated as part of an approved civil construction plan submittal for this project
include:
- Implementation of an engineered erosion control plan and stormwater control measures.
o E.g. Sedimentation pond, perimeter silt fence, ditch checks, dust mitigation, and temporary seeding.
- Implementation of a construction site management plan to address things such as debris, spills, and noise.
- Minimization of total land disturbance via a phasing plan.
- Dust mitigation during periods of high wind with application of water via sprayer truck if necessary.
- Proper final stabilization and establishment of vegetation as soon as possible with the use of seeding and straw
blanket stabilization on slopes.
Zoning Change – Map Amendment. Currently the Snokomo Filing No. 2 property is zoned General Residential (GR)
and the application is being made to modify the zoning to Medium Density Residential and High Density Residential.
The Covid-19 pandemic has caused an unprecedented increase in home purchases within Colorado mountain
communities. This has caused housing market availability to drop near an all-time low and consequently caused housing
prices to continue to increase in Steamboat Springs and surrounding communities, including Stagecoach. We are currently
experiencing an affordable housing shortage in the area and the proposed zoning change will improve this. The zoning
change will allow for more single-family homes to be built within the 5.50-acre property. The Landaulet View
Subdivision with higher residential density will provide more quantity as well as more affordable residential housing
options serving the community of Routt County.
Snokomo Estates Filing No. 2 possesses geological, physical, and environmental conditions and adequate area for useful
open space that is compatible with the characteristics of medium and high-density residential use. There are no wetlands,
waterbodies or geologically unstable areas on the project site. Modern engineering and construction solutions can address
any problematic conditions that may exist within the project area.
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Due to the current state of the housing market as previously explained, the advantages of this zoning change far outweigh
the disadvantages. The biggest advantage is more housing and more affordable housing which as we all know is of top
priority for the locals who live and work in and around Steamboat Springs. Disadvantages include negligible increases in
utility usage including water, electrical, and internet and increased traffic.
Applicable provisions of the Zoning Regulations can and will be met with the proposed zoning change. No variances are
proposed.
The proposed zoning change is compatible with the preferred direction and policies outlined in the Routt County Master
Plan adopted in 2003 and Stagecoach Community Plan adopted in 2017. The proposed residential housing project is
compatible with the goals, policies, and strategies in the Master Plan based on the following:
1.2 Philosophy of planning in Routt County per Routt County Master Plan 2003.
1.2.H. Growth in the County should be consistent with the rural character and should not promote sprawl.
1.2.I. When appropriate, Urban growth should occur in designated Growth Centers as identified and defined in
the Master Plan and Sub-Area Plans.
1.2.J. Development of rural areas outside of designated Growth Centers should be at a density consistent with
agricultural zoning or less.
1.2.K. The preferred pattern of rural residential growth is clustered development with protected parcels of open
land.
1.2.L. The developers of new projects, will assist in providing facilities to the extent that they are reasonably
related to the needs of the development and the future residents thereof. Such services and facilities should
include, but are not limited to, basic services such as roads, sewer, water, emergency services, and schools.
1.2.M. Proposals for development should minimize public and quasi-public service expenditures and promote the
general welfare of the citizens of Routt County.
1.2.N. Project developers shall provide the necessary internal and external infrastructure to support their projects
and future connections as development occurs.
1.2.O. Routt County discourages new development that would adversely affect wildlife habitat, recreation,
tourism, agriculture, mineral resource extraction, and timber production. Where development proposals create
conflict between two or more of these, the proposal that is found to be most beneficial to the community will be
preferred.
1.2.P. Development proposals should be planned in context with other nearby development. Development outside
of a Growth Center is discouraged. The resulting cumulative impacts associated with such developments should
factor in all potential developments.
Housing
1.2.DD. Diverse housing opportunities should be available to the citizens of Routt County in designated
growth centers.
The development project also meets the following policies from the Stagecoach Community Plan adopted 2017.
5.1 Preferred Land Use and Core Values
Encourage “In-fill” of existing subdivisions and lot consolidations while focusing on implementation of
new infrastructure.
5.2 Neighborhood Marketplace; 5.2.2 Policy:

a. The development shall be designed and located in a manner to support the nature and
character of Stagecoach.
b. Where development has already taken place, infill and adjacent development of the same
type should fit in with the existing patterns of development.
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c. Screening, landscaping and/or exterior finishes and colors shall be compatible with the
existing character of the site and adjacent properties. This shall be determined as part of
the review process.
d. All trash containers, including dumpsters, shall be bear resistant.
5.4 Infill and Replats (Lot Consolidation)
High density developments should be located in the North Area of Stagecoach
5.5 Natural, Scenic and Environmentally Sensitive Areas.
a. New construction should avoid the hazards associated with building on steep slopes and
geologically unstable areas.
b. New development should be designed in a manner to support the core values of
Stagecoach.
c. Development on ridges that results in skylining should be discouraged.
d. New development should be designed and constructed to avoid reductions in air and
water quality wherever possible.
e. New improvements should be located to minimize site grading, unless a site that would
require more extensive grading would reduce visibility from Routt CRs 16, 18A and 212.
f. New improvements should incorporate grass-lined swales between paved areas and
nearby streams.
5.6.1 Housing
a. New multi-family developments should be located where there is existing central water
and sewer or in areas that can be served by extending the existing infrastructure.
Finally, 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. Surrounding developments in the immediate area include the three hundred
plus acre property part of Meadowgreen Subdivision to the north, Red Hawk Village and Eagles Nest to the south, and
Wagon Wheel Condominiums to the east; all of which are currently zoned High Density Residential.
We look forward to the full review including our proposed sketch plan and zoning amendment packages. We look to add
Landaulet View scheduling for planning commission as soon as possible. Please call or reply with any questions.
Sincerely,

Walter N. Magill, PE-PLS
Four Points Surveying and Engineering

18 of 45

NORTH

0

500

1000
Feet

DRAFT - NOT FOR CONSTRUCTION
CIVIL CONSTRCTION DRAWINGS
PREPARED FOR ROUTT COUNTY
PLANNING BY FOUR POINTS
SURVEYING & ENGINEERING
DATE: 2/2/2021
JOB #: 1849-009
DRAWN BY: JLW/WNM
DESIGN BY: JLW/WNM
REVIEW BY:
IF THIS DRAWING IS PRESENTED IN A
FORMAT OTHER THAN 24" X 36", THE
GRAPHIC SCALE SHOULD BE UTILIZED.

No. DATE

REVISIONS

SHEET #

INT

Four Points Surveying & Engineering
440 S. Lincoln Ave, Suite 4A
P.O. Box 775966
Steamboat Springs, CO 80487
(970)-871-6772
matthew@fourpointsse.com

C1
19 of 45

ADDRESS TBD
OAK CREEK, COLORADO

NORTH

LANDAULET VIEW SUBDIVISION

No. DATE

REVISIONS

INT

440 S. Lincoln Ave, Suite 4A
P.O. Box 775966
Steamboat Springs, CO 80487
(970)-871-6772
www.fourpointsse.com

Horizontal Scale
40'

0

20'

1" = 40'
Contour Interval = 2 ft
DATE: 2-2-2021
JOB #: 1849-009
DRAWN BY: WNM
DESIGN BY:
REVIEW BY: JLW

EXISTING
CONDITIONS PLAN

DRAWING:

IF THIS DRAWING IS PRESENTED IN A
FORMAT OTHER THAN 24" X 36", THE
GRAPHIC SCALE SHOULD BE UTILIZED.

SHEET #

2

40'

SITE PLAN
OF LOTS 9, 9A AND 9B, SNOKOMO ESTATES FILING NO. 2,
LOCATED IN THE SE 14 NW 41 OF SECTION 6, TOWNSHIP 3
NORTH, RANGE 84 WEST OF THE 6TH P.M., ROUTT COUNTY,
COLORADO

NORTH

LOTS 9, 9A AND 9B,
SNOKOMO ESTATES FILING NO. 2
OAK CREEK, COLORADO

No. DATE

REVISIONS

INT

440 S. Lincoln Ave, Suite 4A
P.O. Box 775966
Steamboat Springs, CO 80487
(970)-871-6772
www.fourpointsse.com

Horizontal Scale
40'

0

20'

1" = 40'
Contour Interval = 2 ft
DATE: 4-27-2021
JOB #: 1849-009
DRAWN BY: WNM/JLW
DESIGN BY: WNM/JLW
REVIEW BY:

SKETCH
SUBDIVISION
SITE PLAN

DRAWING:

IF THIS DRAWING IS PRESENTED IN A
FORMAT OTHER THAN 24" X 36", THE
GRAPHIC SCALE SHOULD BE UTILIZED.

SHEET #

3

40'

ZONING EXHIBIT
OF LOTS 9, 9A AND 9B, SNOKOMO ESTATES FILING NO. 2,
LOCATED IN THE SE 14 NW 41 OF SECTION 6, TOWNSHIP 3
NORTH, RANGE 84 WEST OF THE 6TH P.M., ROUTT COUNTY,
COLORADO

NORTH

LOTS 9, 9A AND 9B,
SNOKOMO ESTATES FILING NO. 2
OAK CREEK, COLORADO

No. DATE

REVISIONS

INT

440 S. Lincoln Ave, Suite 4A
P.O. Box 775966
Steamboat Springs, CO 80487
(970)-871-6772
www.fourpointsse.com

Horizontal Scale
40'

0

20'

1" = 40'
Contour Interval = 2 ft
DATE: 4-27-2021
JOB #: 1849-009
DRAWN BY: WNM/JLW
DESIGN BY: WNM/JLW
REVIEW BY:

ZONING EXHIBIT

DRAWING:

IF THIS DRAWING IS PRESENTED IN A
FORMAT OTHER THAN 24" X 36", THE
GRAPHIC SCALE SHOULD BE UTILIZED.

SHEET #

1

40'

Lower road

Lower road with Red Hawk Village to the left.

23 of 45

Site

View of site from CR 16.

Site

View of site from intersection of CR 16 and CR 212. Red Hawk Village in the fore ground.
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Site

View of site from Ormega Way.

Site

View of site from CR 14 across the reservoir.
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MORRISON CREEK METROPOLITAN WATER & SANITATION DISTRICT
24490 Uncompahgre Road Oak Creek, Colorado 80467
Phone (970) 736-8250 FAX (970) 736-0177
Email: gdromero@mcwater.org

February 8, 2021
Mr. Kris Reinsberger
1205 Hilltop Parkway
Steamboat Springs, CO 80487
RE: Certification of ability to serve proposed Snokomo Filing 2 subdivision
Dear Mr. Rainsberger
This letter is to certify that the Morrison Creek Water and Sanitation District has adequate
water supply to serve the proposed development of the Snokomo filing 2 parcels into 14 new lots.
The Morrison Creek Water and Sanitation District currently has a 500,000-gallon tank
serving the north area of Stagecoach where the proposed project is located. The Tank is filled by
3 wells that can produce up to 70 gallons per minute (GPM). The tank is located at an elevation
of 7,745 feet above sea level and at linear distance of 4876 feet from the proposed project.
Gravity fed sewer is available near the Snokomo parcel. There are several manholes
behind Red Hawk Subdivision, one of which can be used to discharge from said subdivision.
Also, there is another manhole on County Road 16 just south of the proposed upper lots where
those could discharge into.
The Morrison Creek Water and Sanitation District stands ready to serve a properly
designed development with quality water and reliable sewer service.
Sincerely
Geovanny Romero
General Manager
Morrison Creek Water & Sanitation District.
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Ph: 970-871-6772 · Fax: 970-879-8023 · P.O. Box 775966 · Steamboat Springs, Colorado 80477

February 4, 2021
Routt County Planning Department
Attn: Alan Goldich
136 6th Street, Suite 200
Steamboat Springs, CO 80487
Phone: (970)-879-2704
Morrison Creek Water and Sanitation District
24490 Uncompahgre Road,
Oak Creek, CO 80467
Phone: (970)-736-8250
RE:

Landaulet View Subdivision – Zoning Amendment, Map
Four Points Surveying and Engineering Job No. 1849-009
Water Demand Report

Introduction
Four Points Surveying and Engineering (Four Points) prepared this water demand report as part of a
proposed zoning amendment for Snokomo Estates Filing No. 2. The property is currently zoned General
Residential (GR) and the application requests a zoning amendment to Medium Density Residential and
High Density Residential. This study includes all the data, methods, assumptions, calculations, and
results used by Four Points.
The facts and opinions expressed in this letter are based on Four Points understanding of the Project and
standards and other information gathered from:
- The proposed development per the sketch plan
- Water Supply Master Plan for the City of Steamboat Spring and Mount Werner Water and
Sanitation District, August 2019 (Master Plan)
- Water and Wastewater Master Plan Updates for the City of Steamboat Springs prepared by
McLaughlin Water, December 2009 (Master Plan)
- City and County of Denver Department of Public Works Sanitary Design Technical Criteria
Manual, latest revision March 2008.
Property and Project Description
Property Description
- Legal: Lot 9, 9A and 9B, Snokomo Estates Filing No. 2
- Zoning: General Residential (GR)
- Area: 5.50 Acres
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Project Description
- Landaulet View Subdivision : (11) single family lots and (2) duplex lots for a total of (15) single
family residences.
- Open space and amenities including a dog park, trail system, and playground.
- See sketch plan for proposed layout.
Methodology
The 2009 and 2019 Steamboat Springs Water and Sewer Master Plans use the Equivalent Residential
Units (EQR) method for determining water demands and wastewater flows, which are based on water use
per a standardized development.
“An EQR is generally considered to have a water demand equivalent to a single-family home, which
generally requires approximately 280 gallons of water per day. The use of EQRs in assessing water
demands is commonly applied to communities with similar influence by visitors, and provides a means for
assessing water demands not associated with permanent population.”
A single-family home for Steamboat Springs (and in this case, Stagecoach) can be classified as a threebedroom, two-bathroom home up to 2,500 square feet. The Landaulet View project is proposing (15)
single family homes. Therefore it is appropriate to expect a total buildout scenario of (15) EQRs. This
equates to a total expected water usage of 4,200 gallons of water per day.
Sanitary Sewer Capacity Study
The project proposes a total buildout of (15) EQRs. The following peaking factor was used per the City
and County of Denver Department of Public Works Sanitary Sewer Design Technical Criteria Manual, is:
Peaking Factor = 2.6*(Average Flow, CFS)-.16
Maximum peak flow generated from the Project is 0.043 CFS. Wastewater impact calculations are located
in Appendix A.
 (0.043 CFS / 15 Residences) = 0.003 CFS per Residence.
Landaulet View shall be serviced by a sewer network consisting of 8” PVC gravity sewer main that shall
connect to an existing main within the Morrison Creek Metropolitan Water & Sanitation District. Each
residence shall have its own 4” PVC service line connecting to the proposed 8” main line. An analysis of
sewer main size for the proposed development is not required as an 8” PVC main with a minimum
allowable 1% slope suffices for the calculated peak flows.
Potable Water Supply Study
Potable water shall be provided throughout the development from the Morrison Creek Metropolitan
Water & Sanitation District distribution system via 8” PVC main. The District maintains an existing 8”
water main along County Road 16 where the service connection shall be made in the southwest corner of
the property.
The peaking factors for the Maximum Day (2.4 x the Average Day) and the Maximum Hour
(2.0 x the Maximum Day) are per the Steamboat Springs 2009 Master Plan.
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Per the 2009 Master Plan, Four Points assumed a demand of 541 gallons per day per EQR to estimate full
buildout water usage which includes use of irrigation. An average day flow rate of 8.1 GPM was
calculated for the entire development with a max day flow rate of 16.0 GPM and a max hour flow rate of
29.6 GPM. Water demand calculations are located in Appendix B.

Appendices
Appendix A: Wastewater Impact Calculations
Appendix B: Water Demand Calculations

Please feel free to contact Four Points with any questions, comments, or concerns.
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This report was prepared by Joe Wiedemeier, P.E. – Four Points Surveying and Engineering
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Appendix A: Wastewater Impact Calculations
Description/Land Use
Single Family Home
Infiltration and Inflow2
Notes

Total

Calculations:

Assumptions:

Assigned
EQR

Area
(Acres)

# of
Units

EQRs

GPD per EQR
(gal/day/EQR)

1

5.5

15

15.0

280

15

Average Flow
Rate (GPD)

Peaking
Factor1

Peak Flow
Rate (GPD)

Peak Flow
Rate (CFS)

4,200

5.80

24,360

0.038

2,750
27,110

0.004
0.043

2,750
6,950

(1) Maximum peaking factor per City and County of Denver Dept of Public Works Sanitary Design Technical Criteria Manual
(2) Accounting for infiltration and inflow (I/I) based on 500 GPD per every tributary acre and estimating 5 tributary acres.
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Appendix B: Water Demand Calculations
Description/Land Use
Single Family Home
3
Open Space Irrigation
Total
Notes

Assigned
EQR

Area
(Acres)

# of
Units

EQRs

Assumptions:
Calculations:
Assumed Demand for the
Max Day1 Max Hour2 Average Day Max Day Max Hour
Average Day4
(gal/day/EQR)

(GPM/EQR)

(GPM/EQR) (GPM/EQR)

(GPM)

(GPM)

(GPM)

1

5.5

15

15.0

541

0.38

0.90

1.80

5.6

13.5

27.1

-

0.5

-

-

-

-

-

-

2.5
8.14

2.5
16.04

2.5
29.57

(1) Assumed Max Day peaking factor is 2.4 times the Average Day
(2) Assumed Max Hour is 2.0 times Maximum Day
(3) Open space irrigation area was assumed and may vary
(4) Assumed demand includes irrigation for an EQR.
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Steamboat Springs Service Center
925 Weiss Dr.
Steamboat Springs, CO 80487
P 970.870.2197 | F 970.871.2853

March 31, 2021
Routt County Planning Department
ATTN: Alan Goldrich
PO Box 773749
Steamboat Springs, CO 80477
Re: TPL-20-121
Dear Mr. Goldrich:
Colorado Parks and Wildlife (CPW) is in receipt of the above referenced permit application
and is familiar with the site. Based both on the location and type of action that is proposed
CPW believes that the creation of a Wildlife Mitigation Plan (WMP) is appropriate. Per our
phone conversation with your office, there was a request to submit the basic measures we
expect to expand upon in the final WMP in coordination with the developer and/or any
biological consulting entity. Please consider the topics below as a draft list. However, it is a
good indication as they closely follow the mitigation measures used in the Young’s Peak
Preserve plan that was recently finalized.
Deer and elk mitigation and management:
The proposed subdivision is within winter range for elk. However, due to the location of the
subdivision it is unlikely to encounter significant conflict with this species.
Columbian sharp-tailed grouse habitat:
The proposed subdivision is in Columbian Sharp-tailed Grouse production area habitat. CPW
would like to survey for this and other species of concern before any groundwork has started.
CPW will also be asking that impacted areas be reclaimed with native shrubs, grass and forb
seed mixes. CPW would like to review seed mixes prior to reclamation.
Black bear mitigation and management:
The proposed subdivision is in black bear fall and summer concentration habitat as well as a
human conflict area. Any mitigation measures taken to reduce conflicts with black bears will
also reduce conflicts with animals such as mountain lions, coyotes, skunks, raccoon, etc. CPW
recommends the following language be added to any covenants that may be created for a new
HOA and addressed in the mitigation plan.

Dan Prenzlow, Director, Colorado Parks and Wildlife • Parks and Wildlife Commission: Marvin McDaniel, Chair • Carrie Besnette Hauser, Vice-Chair
Marie Haskett, Secretary • Taishya Adams • Betsy Blecha • Charles Garcia • Dallas May • Duke Phillips, IV • Luke B. Schafer • James Jay Tutchton • Eden Vardy
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1. Installation and use of bear-proof trashcans and compost units. All garbage storage
containers must be certified to be bear-resistant by the Interagency Grizzly Bear
Committee (IGBC) standards All compost units must meet bear proof specifications
established by the North American Bear Society and/or the U.S. National Park Service.
Installing electrical fencing around compost piles is recommended.

2. Feeding, salting or baiting of wildlife shall be prohibited except the use of bird feeders
is permitted. However, bird feeders shall be removed during the evening hours or
when the homeowners are absent from the premises for an extended period of time.
Pet food shall be inaccessible to wildlife.

3. Any pet-access doors should have a locking mechanism installed on them to prevent
access to the home by black bears or other wildlife.

4. Unless in immediate use, garage doors shall be kept closed to prevent bears
associating human dwellings as food resources. As well as securing all doors.

5. A landscaping plan shall be utilized that minimizes the use of vegetation types that
produce heavy concentrations of mast (chokecherry, serviceberry, oak brush) that
would be attractive to black bears. In addition, fruit trees including but not limited to
crabapple trees may not be planted.
6. Minimizing the density of bushes and shrubs near the home, to limit cover for animals,
and allow clear view of area near the home.
Reducing conflicts between pets and wildlife:
CPW recommends the following language be added to any covenants that may be created for
a new HOA and addressed in the mitigation plan.

1. Pet food shall be inaccessible to wildlife, and all pets shall be fed indoors.
2. To prevent harassment to wildlife, cats and dogs will not be allowed to roam off leash.
3. To prevent loss or harm to pets, pets shall be restrained and brought indoors at night.
4. While on HOA trails, pets shall be under voice control or on a leash not to exceed 10’
in length.

5. Homeowners shall ensure that all pets are secured in a kennel or indoors when the
homeowners are absent from the premises.
6. Kennel fencing should be 6’ tall barrier fencing, solid or chain link.
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We appreciate the opportunity to comment on this subdivision proposal. Please feel free to
contact me if you have additional questions or comments at 970-367-3492 or via email at
adam.gerstenberger@state.co.us.
Sincerely,

Adam Gerstenberger,
District Wildlife Manager - Yampa

Cc:
Kris Middledorf, Area Wildlife Manager
Northwest Region File
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From:
To:
Subject:
Date:

Thomas Courtright
Alan Goldich
PL-21-108 and 109
Tuesday, April 6, 2021 9:55:04 AM

To Alan Goldich and the Routt County Planning Department Staff,
We are residents of the Ormega Way subdivision in Stagecoach. We are writing to express
our opposition to the proposed development plan for the Landaulet Subdivision (PL-21-108
and 109). This proposal would undermine the character and core values of the Stagecoach
community.
The proposal does not satisfy the policies of the Stagecoach Community plan from 2017 as
cited by the developer:
Section 5.1 encourages lot consolidation, not subdivision.
5.2.a: The character of Stagecoach is defined in part by space. Space between neighbors,
space for wildlife, space for views, space for quiet. Adding 13 homes on this hillside will not
provide much space to those residents, and would not be consistent with the rural and
agricultural character of the community.
5.2.b The existing pattern of development has been to reduce density, not increase it.
Redhawk was changed from commercial to HDR. Young's Peak Preserve was changed from
HDR to MRE. Other nearby developments are either low or medium density.
5.5.c Although this development would not technically be skylined, this is only because it is
so close to County Road 16. The fact is that if approved this project would create a visual
eyesore of several houses clustered on the top of a prominent hilltop.
5.5.e The proposed smaller lots are located on a hillside, and as such would likely require
extensive grading.
I have reviewed the original Stagecoach community development plans and find them to be
impressive and well thought out. The original developers made informed and consistent
decisions that were guided by an all encompassing vision for the future of the community.
They thought about the zoning of properties and made decisions for good reasons. Changing a
low density residential zoning to a high density would chip away at that vision.
Please take our arguments and opposition into consideration when evaluating the proposed
development.
Sincerely,
Thomas A. Courtright
Hilary A Courtright
30550 Ormega Way
Oak Creek, CO 80467
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