ROUTT COUNTY PLANNING COMMISSION AGENDA
September 19, 2019
6:00 PM
County Commissioners Hearing Room, Historic Courthouse
522 Lincoln Avenue, 3rd Floor, Steamboat Springs, Colorado

Live audio is available by calling (970) 870-5499
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 The August 15, 2019 Planning Commission Meeting
Documents:
081519-pc-corrected.pdf
4. ITEMS FOR CONSIDERATION
A. Hayden Gravel
Activity #:
Petition:
Applicant:
Legal:
Location:

PL-19-153
Amend SUP PL-18-114 to add an office building, vehicle
maintenance shop and extend the life of the permit.
Oldcastle SW Group, Inc.
Sections 11 & 12, T6N, R88W
2.2 miles east of Hayden, CO east of RCR 51A and south of
US-40.

Documents:
Staff Report Hayden Gravel Pit SUP 9.19.19.pdf
5. ITEMS FOR DISCUSSION
A. Discussion Regarding Development Fees; PL-19-102
Documents:
Development fees memo 9.19.19.pdf
6. ADMINISTRATOR'S REPORT
Administrator's Report may include the reading of future Planning Commission agendas
and recent Board of County Commissioner decisions.
7. ADJOURNMENT
WiFi access is available in the Hearing Room, and 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.
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ROUTT COUNTY PLANNING COMMISSION
MINUTES
August 15 , 2019
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 Troy Brookshire, Brian Kelly, Bill Norris, Andrew Benjamin,
John Merrill, Roberta Marshall, Greg Jaeger and Geoff Petis. Peter Flint was
absent. Planning Director Chad Phillips, Assistant Planning Director Kristy
Winser and Deputy County Manager Dan Weinheimer also attended. Sarah
Katherman prepared the minutes from a recording.
PUBLIC COMMENT
There was no public comment.
MASTER PLAN UPDATE
Ms. Winser reviewed that this discussion is a follow-up to the previous work
sessions and the DOLA presentation made at the previous meeting. She stated
that the purpose of this meeting is to provide a status report and review the
update process. She noted the comments provided by Commissioners Marshall
and Brookshire. Ms. Winser stated that an ad hoc committee had been formed to
assist with the update process. The committee consists of County Commissioner
Beth Melton, County Manager Tom Sullivan, Assistant County Manager Dan
Weinheimer, Planning Commissioners Troy Brookshire, Steve Warnke, Planning
Director Chad Phillips and Assistant Planning Director Kristy Winser. The
committee has met three times.
Chairman Warnke noted that when the Master Plan update process started many
Commissioners felt that only a very focused update was needed. He stated that
since then, he has come to understand the full scope of the update. He said that
public input is important and will take time. It will begin with a short survey to
provide initial direction, conducted by the County’s communication consultant,
Slate.
Ms. Winser stated that the survey will be the first step in a robust plan for the
public engagement. The survey will be broad-based, and will help to determine
what will be included in the scope of services listed in the RFP for a consultant.
The application for DOLA funding will be submitted during this time period. Ms.
Winser reviewed the elements of the public engagement plan. She stated that
following public input, the next steps include reviewing the document in
preparation for a first draft, the drafting of the document, reviewing and editing
the document, more public outreach, adoption of the plan and implementation.
Ms. Winser said that Slate, the communications consultant, will assist with
formulating the survey to ensure that it provides useful results.
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Mr. Phillips offered that one of the more difficult steps in the plan creation process
will be identifying community position. He noted the importance of ensuring that
the plan reflects the community’s vision and not just that of Planning Commission
and a small group of engaged citizens. He said that the consultant will assist with
this. He stated that the degree and nature of the involvement of the Board of
County Commissioner has yet to be determined, but will be active throughout the
process. Mr. Phillips stated that communication is important to make certain that
all parties are on the same page throughout the process.
Chairman Warnke stated that during the time and the beginning of December
when the survey will go out, it might be appropriate to invite Erin Light of the
Colorado Division of Water Resources (CDWR) to make a presentation to
Planning Commission on the status of Routt County’s water and the issue of
over-appropriation. He said that understanding the over-appropriation issue and
the seriousness of the problem would be important in the Master Plan update
process. He offered that a presentation from Colorado Parks and Wildlife (CPW)
might also be useful, as well as a review of the status mineral resources in
County, including oil & gas. Chairman Warnke acknowledged that the state Oil &
Gas regulations have not yet been finalized. Commissioner Petis suggested that
it might be preferable to have these agencies review the Master Plan and
comment on areas that need to be revised, updated or enhanced. Mr. Phillips
said that he would reach out to CDWR and CPW. Ms. Winser said she would
distribute to Planning Commission the list of stakeholders that have been
identified so far. Commissioner Brookshire suggested asking water attorney Tom
Sharp to attend the CDWR meeting to answer questions. Commissioner Merrill
noted that the current plan includes next to nothing regarding water.
Ms. Winser discussed the development of map overlays to use in the public
engagement process. These overlays could show many different features of the
County, such as water resources, conservation easements, recent development,
etc.
In response to a request from Chairman Warnke, Ms. Winser stated that vacation
rentals, wedding venues, agri-tourism operations, couch/meal-surfing, etc. are
examples of new land use trends in recreation and tourism that could be
considered under an updated Plan.
Commissioner Brookshire asked about the distinction between particular issues
to be addressed in regulations and the larger policies or goals suitable to the
Master Plan. Commissioner Petis cited the state statute regarding the suitable
contents of master plans. Mr. Phillips noted that the statute is very general. The
only required element is a section on Recreation and Tourism. Mr. Phillips stated
that after the consultant is provided with the input from Planning Commission,
from the referral agencies and the public, then goals may be formulated. The
policies and action items are then developed to support those goals.
Commissioner Brookshire offered that the goals of the existing Master Plan
remain valid.
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Chairman Warnke read a bullet point under the “updates/conversation topics”
section of the minutes from the July 31st meeting of the ad hoc committee
regarding the difference between a Master Plan and a Comprehensive Plan.
Following a discussion of the public perception, and what is to be included in the
plan, there was consensus on Planning Commission that the document should
continue to be called the Master Plan. Mr. Phillips agreed, stating that the
wording “Master Plan” is referenced in statutes, pending input from the public.
Commissioner Brookshire suggested the “Master Plan” has a more rural, simple
and straightforward connotation, as opposed to the urban, bureaucratic
connotation of “Comprehensive Plan.” Commissioner Petis added that the
Planning Commission has the statutory authority to create a Master Plan, not a
Comprehensive Plan.
ADMINISTRATOR ’S REPORT
Mr. Phillips reviewed the master list of all activities that go through the Planning
Department. He said this list would be provided to Planning Commission
periodically. He said that he used to do an annual report and is considering
resurrecting it. He said that he would discuss this matter with Chairman Warnke.
Mr. Phillips reviewed the upcoming agendas through November. Since Planning
Commission met last, the Board has not made any decisions regarding
recommendations from Planning Commission.
The meeting was adjourned at 7:15 p.m.
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Hayden Gravel
Amendment to Special Use Permit
ACTIVITY #:

PL-19-153

HEARING DATES:

Planning Commission:

9/19/19 at 6:00 pm

Board of County Commissioners:

10/8/19 at 1:30 pm

PETITIONER:

Oldcastle SW Group, Inc.

PETITION:

Amend SUP PL-18-114 to add an office building, vehicle
maintenance shop and extend the life of the permit.

LEGAL:

Sections 11 & 12, T6N, R88W

LOCATION:

2.2 miles east of Hayden, CO east of RCR 51A and south of
US-40.

ZONE DISTRICT:

Agriculture/Forestry (A/F)

AREA:

94.95 acres

STAFF CONTACT:

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

ATTACHMENTS:

•
•
•
•

Project narrative
Reclamation status map
Site Plan
Pictures

History:
The Camilletti Hayden Pit was first permitted to James Camilletti and Robinson and sons
in 1987 under PP1987-005 for a sand and gravel mine with an asphalt and concrete batch
plant with access from C.R. 51A. Connell Resources assumed operation of the pit in
1987 and three (3) SUP’s have been issued for similar operations at the site thereafter.
The original petition was for a 10-acre mine site, which was amended to reconfigure the
mine area in 1995. Then, in 2000, the permit was amended to expand the site to 21
acres. At this time the Colorado Division of Mining and Geology (DRMS) classification
changed from a “Limited Impact Permit” to a “Reclamation Permit Operation.”
Subsequently, in 2008, an expansion was approved to increase the mine area by another
13-acres (34 total acres) and finalize mining operations and reclamation of the entire site
prior to the spring of 2014.
In 2013, an expansion of 60.9 acres was approved, bringing the total pit area to 94.95
acres. As part of this application, the access off of CR 51A was abandoned and shifted to
US Highway 40. Highway improvements were required as part of this change and those
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improvements have been constructed. Oldcastle took over this site from Connell in the
spring of 2017. In 2018, a temporary second asphalt plant was approved to be located at
the pit. This was to create a special asphalt mix that CDOT needed for work that was
performed on Rabbit Ears pass.
Site Description:
The Camilletti Pit is an existing construction materials operation located approximately
2.23 miles east of the Town of Hayden, 1.0 miles north of the Yampa Valley Regional
Airport. US Highway 40 is immediately to the north.
The pit is surrounded by Agriculture/Forestry zoned parcels consisting of dryland pasture
and hay meadow. Routt County’s Funk gravel pit is immediately to the east. The Yampa
Valley Regional Airport is to the south.
The mining area is accessed directly off of US Highway 40 via a private road also used by
Routt County Public Works to access the Funk Pit. No other landowners currently use the
private access road.
The asphalt plant is located in the central portion of the pit. Stockpiles are located in the
central and western areas of the pit. The asphalt plant and associated equipment occupy
a little less than 2 acres. This area contains several aggregate sizing bins, conveyor belts,
several silos that store materials used in the production of asphalt and store mixed
asphalt, a drum that mixes and makes the final product, and several accessory pieces of
equipment. The scale house is located to the northeast of this area. The mining face is
located to the south of the asphalt plant and storage of imported concrete and asphalt is
located to the east.
The current area of disturbance is 40.64 acres.
Project Description:
The applicant would like to place a 24’x60’ office building and a 40’x60’ vehicle
maintenance building in this pit. Both of these structure exist at other Oldcastle sites
around the state and would be moved to this site. The office building is 12’ 10” tall and
would provide office space for on-site employees which include estimators, project
managers, and pit and batch plant managers and operators. The maintenance building
is 24’ 10” tall and will be used to maintain equipment that is used on-site for mining
purposes. A sand and oil separator will be installed in the maintenance building to keep
these substances from entering the on-site wastewater treatment system. These
structures would be located in the western portion of the site. This area is currently
used to store stockpiles of various products. Because of the current use, site
preparation in this area would be minimal. A new well will be drilled and a septic system
will be installed.
The applicant would also like to extend the life of the permit by 5 years, until August 1,
2029. The pit has an estimated eight years of life remaining. This estimate is based on
the amount of available reserves and the recycling of used concrete and asphalt. It will
take an estimated two years to completely reclaim the pit.

Routt County Planning Department
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Staff Comments:
• Currently only minor vehicle maintenance takes place on the site. If any major
maintenance is required, the vehicle is taken to Oldcastle’s maintenance shop in
Grand Junction. The proposed amendment is meant to allow the applicant the
ability to maintain the equipment on-site instead of having to truck the equipment out
of the County.
•

The County has not received any complaints about this operation since it was last
permitted in 2013. Since the operation of the pit is not changing, this review is
limited to the potential impacts created from the addition of office and vehicle
maintenance buildings.

•

The current permit allows for production up to 150,000 tons annually. In 2017
84,410 tons of asphalt and 4,975 tons of sand and gravel were produced, for a total
production in 2017 of 89,385 tons. In 2018 105,000 tons of product were produced.

•

Staff reviewed the Hayden Comprehensive Plan, which contains no policies that
pertain to this operation. The Town of Hayden was sent a referral on this application
and they had no comment.

•

The latest DRMS inspection took place in September of 2016. There were no
issues or violations noted in the inspection.

•

An amendment to the DRMS permit must take place. A condition of approval is
suggesting stating that the amended SUP will not be issued until evidence of
approval from DRMS is submitted.

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

Health, Safety and Nuisances
Regulations and Standards
Community Character and Visual Impacts
Roads, Transportation and Site Design
Natural Environment

Interested parties are encouraged to review the Master Plan, Sub Area plans and Zoning
Regulations to determine if there are other policies and regulations that may be applicable to the
review of this petition.

Routt County Planning Department
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Staff Comments are included at the end of each section, highlighting items about which the
public, referral agencies, or planning staff have expressed questions and/or comments
regarding the proposal. Staff comments regarding compliance with regulations and
policies are noted in bold below.

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

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

5.1.2

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

6.1.7.C

Natural Hazards

6.1.7.H

Wildland Fire

6.1.7.I

Noise

6.1.7.L

Odors

6.1.7.M

Vibration

Staff comments: The addition of these buildings do not appear to have any affect on public
health, safety or welfare. There are no mapped natural hazards on the site and the site is
mapped as a low to moderate fire danger. No impacts from noise, odor, or vibration are
anticipated.
The standard condition addressing permits from other agencies is included. During the
County’s review in 2018, all of the required permits were in place. An amendment to the
DRMS permit will be needed for the current proposal. Staff spoke with DRMS and they
stated that the required information to amend the state permit has not been submitted. A
condition of approval is suggested stating that the amended SUP will not be issued until
evidence is submitted to the Planning Department that the DRMS permit has been
approved.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Regulations and Standards
Applicable Regulations – Routt County Zoning Resolution
6.1.2

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

6.1.5

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

Routt County Planning Department
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Applicable Policies – Routt County Master Plan
5.3.A

The County encourages the use of “green” building techniques that lead to the
conservation of energy and overall reduction of pollution in our environment.

7.3.P

Routt County requires the use of the most technologically advanced procedures and
equipment to mitigate the significant negative impacts of mining operations and
associated uses.

Staff comments: The existing operation has been deemed in compliance with the Master
Plan. Conditions of approval are suggested requiring the operation to meet or exceed
industry standards and to use most recent technology. The re-use of existing buildings
could be considered a “green” building technique since it does not require the
construction of a new structure.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

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

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

6.1.6

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

6.1.7.G

Visual Amenities and Scenic Qualities.

6.1.7.K

Land Use Compatibility.

6.1.7.O

Historical Significance.

9.2.C

Equipment used for the operation will not be visible from adjacent or surrounding
residences, or will be mitigated to the extent possible to reduce visual impacts. The
Planning Commission and the Board of Commissioners will determine sufficiency of
mitigation.

Applicable Policies – Routt County Master Plan
5.3.F

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

Staff comments: No additional items in excessive of what is already stored on-site are
being requested to be stored. The existing hours of operation will remain the same. The
operation is well screened so no visual impacts are anticipated. The site is not visible from
the highway. A gravel pit and asphalt plant have been in operation at this site since 1987.
Previous approvals and the continued operation of this pit demonstrates that it is
compatible with the surrounding landscape.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

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

Parking Standards

5.5

Addressing Standards

5.7

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

6.1.7.A

Public Roads, Services and Infrastructure

6.1.7.B

Road Capacity, traffic, and traffic safety

6.1.7.N

Snow Storage

6.2.4.B

Projects shall mitigate their impacts to public roads such that all public roads used for
access to a project or development will remain in as good as or better than existing
condition.

6.2.4.E

Requirements for repairs, upgrades, development, and maintenance of public roads
may be included as a condition of any Land Use Approval. Such roadwork will be at
the proponent’s expense, unless otherwise determined by the Board of County
Commissioners.

6.2.4.I

Acceleration/deceleration lanes shall be developed as required by the Colorado
Department of Transportation (CDOT) and/or the Routt County Road and Bridge
Department. A review of the CDOT or County Access Permit will be requested by the
County based upon complaints, hazardous conditions, accident records, pertinent new
information, or any other concerns or changes in the area or use that may affect traffic
to and from the project.

6.2.4.L

Permittee shall undertake dust control resulting from project related traffic as may be
required by the Routt County Road and Bridge Department and/or the Routt County
Environmental Health Department.

Applicable Policies – Routt County Master Plan
4.3.D

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

Staff comments: There is adequate space on-site for parking and snow storage and the site
has an address for emergency service purposes. As part of the approval in 2013,
acceleration and decleration lanes were constructed on Highway 40. Except during
construction, traffic is not expected to increase as result of the proposed amendment.
Traffic may decrease due to the fact that broken equipment can be fixed on-site and will not
have to be removed from the site for maintenance.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Routt County Planning Department
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Natural Environment
Applicable Regulations – Routt County Zoning Resolution
6.1.7.E

Water Quality and Quantity.

6.1.7.Q

Noxious Weeds.

Applicable Policies – Routt County Master Plan
5.3.B

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

Staff comments: The applicant is in compliance with all of the weed reporting requirements
in the permit. A sand and oil separator will be installed in the vehicle maintenance building
which will help prevent any water contamination from vehicle maintenance. It is not
anticipated that the proposed uses will degrade the environment.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

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

FINDINGS OF FACT that may be appropriate if the Special Use Permit is approved:
1. The proposal, with the following conditions, meets the applicable guidelines of the Routt
County Master Plan and is in compliance with Sections 4, 5, 6, 8, and 9 of the Routt County
Zoning Regulations.

Routt County Planning Department
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CONDITIONS that may be appropriate may include the following:
General Conditions:
1. The SUP is contingent upon compliance with the applicable provisions of the Routt County
Zoning Regulations including but not limited to Sections 4, 5, 6, 8, and 9.
2. The Special Use Permit is limited to uses and facilities presented in the original project plan.
Any additional uses or facilities must be applied for in a new or amended application.
3. Any complaints or concerns that may arise from this operation may be cause for review of the
Special Use Permit, at any time, and amendment or addition of conditions, or revocation of the
permit if necessary.
4. In the event Routt County commences an action to enforce or interpret this Special Use
Permit, 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 or allowed to remain on the property.
6. This permit is contingent upon any required permits being obtained and complied with from all
involved agencies including, but not limited to the Division of Reclamation, Mining and Safety
(DRMS) Mined Land Reclamation (112 Construction Materials Permit), Colorado Department
of Public Health and Environment (CDPHE) Air Pollution Control Division (Air Quality Permit),
CDPHE (Stormwater Management Plan), Routt County Road and Bridge (Grading &
Excavating permits), and 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.
7. Fuel, flammable materials, or hazardous materials shall be kept in a safe area as approved by
the Chief Building Inspector and Department of Environmental Health. Any spills of fuels or
hazardous materials shall be reported to the Routt County Planning Department within three
days of occurrence.
8. All exterior lighting shall be downcast and opaquely shielded.
9. Prior to the issuance of the permit, the permittee shall provide evidence of liability insurance, in
the amount of no less than $1,000,000 per occurrence. Routt County shall be named as an
additional insured on the policy. Permittee shall notify Routt County Planning Department of
any claims make against the policy. Certificate of liability insurance shall include all permit
numbers associated with the activity.
10. Accessory structures/uses associated with this permit may be administratively approved by the
Planning Directore without notice.
11. Permits/Approvals shall not be issued until all fees have been paid in full. Failure to pay fees
may result in revocation of this permit. Permits/Approvals that require an ongoing review will be
assessed an Annual Fee. Additional fees for mitigation monitoring will be charged on an hourly
basis for staff time required to review and/or implement conditions of approval.
12. Transfer of this SUP may occur only after a statement has been filed with the Planning Director
by the transferee guaranteeing that they will comply with the terms and conditions of the
permit. if transferee is not the landowner of the permitted area, Transferee shall submit written
consent 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

Routt County Planning Department
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Planning Director by the transferee to assure the work will be completed as specified. Any
proposal to change the terms and conditions of a permit shall require a new permit.
13. The permittee shall prevent the spread of weeds to surrounding lands and shall comply with
the Colorado Noxious Weed Act as amended in 2013 and the Routt County approved noxious
weed management plan.
14. Any land survey monuments shall be recorded in the Colorado Land Survey Monument
Records prior to commencement of mining, and if removed, shall be replaced following
reclamation.
15. Copies of all financial guarantees related to the project shall be submitted to the Planning
Director prior to issuance of the Special Use Permit.
Specific Conditions
Operations Plan:
16. The Special Use Permit is valid for ten years and shall expire on April 1, 2024 August 1, 2029.
This timeframe includes completion of reclamation.
17. Approved uses include:
a)
b)
c)
d)
e)
f)

Extraction of gravel deposits
Crushing and process of gravel deposits
Stockpiling of topsoil, overburden, and extracted and processed gravel
Ashpalt plant
Concrete plant
Scale House, office building, and vehicle maintenance building and portable office
facilities
g) Recycling of soil, asphalt, and concrete rubble
h) Reclamation

18. The operation consists of:
a) A maximum yearly allowance of 150,000 tons of sales.
b) Hours of operation shall be 6:00 a.m. to 7:00 p.m. Monday through Saturday. Operation,
as used in this condition, shall include the firing up and operation of the crusher, loading,
hauling, extraction, sorting and crushing of gravel and other materials, use of the office,
equipment maintenance and repair, the warming up of equipment, and shipping and
receiving of non-aggregate materials.
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) A waiver of hours and/or days of operation for public projects or for projects with special
technical requirements may be approved by the Planning Director.
f) This condition approves a waiver of hours and/or days of operation for the second asphalt
plant for the US Highway 40 Rabbit Ears repaving project. Notice shall be given to Routt
County prior to operation outside of the normal operating timeframe defined in 22 a)-e).
This approval shall expire October 31, 2018, consistent with the timeframe the second
asphalt plant is allowed to be on-site.
19. A maximum of six acres shall be mined at a time. A maximum of 42.57 acres shall be
disturbed at any time. Disturbed acreage is defined as all areas not covered by water,
pavement, or substantially noxious weed-free vegetation. Reclamation according to approved
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plans including grading, topsoiling to a minimum of 12” in depth and seeding shall occur
concurrently with mineral extraction in each area.
20. Prior to the issuance of the amended SUP, the permittee shall submit evidence of
approval from DRMS for the proposed amendments. 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 mining of the northern ridge shall not be permitted by this Special Use Permit. No
disturbance of the ridge along the northern boundary of the gravel pit shall be permitted; which
would make the mining operation visible from US 40, or which would damage the stability of
the slope of the ridge.
22. Soil stockpiles shall have a minimum of 3:1 slopes.
23. This permit allows for the use of a second asphalt plant on a temporary basis. The approved
timeframe is from June 1, 2018 through October 31, 2018.
Reporting:
24. 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.
25. 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.
26. 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.
27. Prior to issuance of the permit, the reporting requirements detailed in conditions of approval 25
and 26 shall be submitted for the year of 2017.
28. 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.
Reclamation:
29. The permittee shall be responsible for reclamation as set forth by the Colorado Division of
Minerals and Geology gravel mining guidelines. All buffer zones required by the Division of
Minerals and Geology permit shall be included as a part of this permit, if they are more
stringent than those set forth herein.
Access and Traffic:
30. Overweight and over length permits for vehicles shall be obtained from the Routt County Road
and Bridge Director prior to the use of such vehicles.
31. All trucks and equipment accessing from the private access drive shall be able to exit and be
located on private property and off of State Highway road right of way before encountering a
fence, gate, or cattleguard. At a minimum, the distance from the County road right of way to
any gate, fence, or cattleguard shall be 1.5 times the length of the longest vehicle.
32. All access for the new site shall be via the existing private access to US 40. The only
exception is that if the site provides materials to the Yampa Valley Regional Airport and does
Routt County Planning Department
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not increase traffic over the volumes allowed when that access was permitted, it may use the
existing access to CR 51A.
Air and Water Quality:
33. 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. The operation shall maintain a State-approved fugitive
dust control plan for the sand and gravel operation. In addition, no off-site transport of visible
dust emissions shall be allowed. The Planning Administrator may require temporary closure of
the facility if dust control measures are not effective. All haul roads shall be chemically
stabilized or paved; all disturbed sites shall be watered 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.
34. The operator of the asphalt batch plant shall use a “best practices” standard in the operation of
the plant, including routine, continual monitoring of the plant operation and having the plant
operator become certified to perform opacity testing and conducting such testing on an
ongoing basis, but at least monthly. The plant operator shall keep records of such testing and
make such records reasonably available for inspection by the County. The asphalt batch plant
shall be operated so that noxious odors are not emitted beyond the boundary line on the
property on which the use is located. The Applicant shall also comply with all applicable
Colorado odor regulations.
35. A sand and oil separator shall be installed during the construction of the vehicle
maintenance building.
Noise:
36. 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 full review of the SUP by Planning Commission and/or the Board of County
Commissioners. Operator shall encourage drivers to not use their J brakes while entering or
leaving the site.
37. Permittee is responsible for maintaining historic flows to downstream users of all affected
ditches on the property.
Miscellaneous:
38. Sanitary facilities are to be located on or near the extraction site.
39. The design of any fence installations shall be approved by the Colorado Division of Wildlife.
40. The operator shall use the use of the mostly technologically advanced and proved procedures
and equipment to mitigate the significant impacts of mining operations and associated uses.
41. The operation will be reviewed annually by Planning staff to ensure compliance with permit
conditions, with recommendations to Planning Commission as appropriate.
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Hayden Gravel Pit SUP Amendment Narrative
July 24, 2019
Revised September 9, 2019
Routt County Planning Department
PO Box 773749
Steamboat Springs, CO 80477
970-879-2704
Attn:

Alan Goldich

Re:

Hayden Gravel Pit SUP Amendment Narrative

Oldcastle SW Group, Inc is seeking to amend their current Routt County Hayden Gravel Pit
Special Use Permit (SUP) to allow for the construction of a vehicle maintenance building and an
office building on-site. Additionally, Oldcastle is seeking to amend the expiration date of the
existing SUP from January 14, 2024 to August 1, 2029.
Background:
The Hayden Pit is an existing gravel pit and hot mix asphalt batch plant located approximately
two miles east of the Town of Hayden and one mile north of the Yampa Valley Regional Airport.
The pit is surrounded by Agriculture/Forestry zoned parcels consisting of dryland pasture and
hay meadow. Routt County’s Funk gravel pit is immediately to the east. The Yampa Valley
Regional Airport is to the south.
The Hayden Pit was first permitted to James Camilletti and Robinson and sons for a sand and
gravel mine with an asphalt and concrete batch plant having access from C.R. 51A. Connell
Resources assumed operation of the pit in 1987 and three (3) SUP’s have been issued for
similar operations at the site thereafter.
In 2013, Routt County approved an expansion of 60.9 acres. As part of that application, Connell
Resources abandoned the access off of CR 51A and constructed a new access from US
Highway 40 which is shared with Routt County Road and Bridge for access to their Funk gravel
pit. No other properties currently use the private access road.
Oldcastle took over this site from Connell in the spring of 2017.
Material stockpiles and an asphalt batch plant are located in the central portion of the pit. This
area contains several aggregate sizing bins, conveyor belts, several silos that store materials
used in the production of asphalt and store mixed asphalt, a drum that mixes and makes the
final product, and several accessory pieces of equipment.
The asphalt batch plant is currently permitted to produce 150,000 tons of hot mix asphalt per
year.
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Proposed Amendment:
Oldcastle is proposing two amendments to the existing Special Use Permit:
1. To allow for the construction for a 24’ x 60’ Office Building and a 40’ x 60’ Vehicle
Maintenance Building. The construction of the buildings will provide office space for five
employees that are estimators, project managers, pit and batch plant managers, and
operators of the asphalt batch plant and gravel pit and an in-door vehicle repair building
for the one mechanic that maintains the construction equipment that mines the gravel
on-site.
Both buildings are existing modular buildings located at other United gravel pits in
Colorado. They will be relocated to the Hayden Pit for the duration of operations there
and then as part of the reclamation of the pit, the office building will be moved elsewhere
and reused. The landowner has the option to keep the machine shop, water well and
equipment, and septic to support the agricultural use on their 600 acres of surrounding
land or have it moved elsewhere.
2. Extend the current permit expiration date from January 14, 2024 to August 1, 2029.
Based on the rate of consumption of gravel in 2018, Oldcastle anticipates that the
Hayden Pit currently has another 8 years of supply of gravel. Additionally, they
anticipate that reclamation operations at the pit will take another 2 years. The result is
another 10 years potential of operations at the pit.
Routt County typically reviews permit applications relative to six criteria. Those criteria are
listed below along with a brief discussion of the criteria relative to the proposed amendments
and their impact on them.
1. Health, Safety and Nuisances
The asphalt plant and gravel plant are being operated in conformance with all applicable
permits and regulations. There are no mapped natural hazards on the site and the site is
mapped as a low to moderate fire danger.
A new water well and septic system will be installed to serve the buildings. The vehicle
maintenance building will also be serviced by a sand oil separator.
2. Regulations and Standards
Routt County determined that the existing mining and asphalt batch plant operations
follow the Routt County Master Plan when they approved the original Special Use Permit.
The proposed building additions are accessory structures that support those activities onsite. The proposed buildings do not represent a change in use or the introduction of new
use at the site.
3. Asphalt and Concrete Plant Regulations and Standards
The current mining operations and asphalt batch plant are operating in compliance with
all local and state regulations and standards. The proposed amendment will not impact
those operations.
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4. Community Character and Visual Issues
The proposed amendment will not result in the storage of any new materials that are not
already allowed to be stored on-site. The existing hours of operation will remain in place.
Similar to the existing operations, the building locations are well screened so no visual
impacts are anticipated. The site is not visible from any adjacent properties or the
highway. A gravel pit and asphalt plant have been in operation at this site since 1987
and previous approvals of this operation demonstrate that it is compatible with the
surrounding landscape.
5. Roads, Transportation and Site Design
There is adequate space on-site for parking and snow storage and the site has an
address for emergency service purposes. As part of the approval in 2014, acceleration
and deceleration lanes were constructed on Highway 40.
The proposed buildings don’t represent in increase in employment or activity at the
gravel pit. They are proposed to facilitate existing activities at the site and the proposed
amendments do change the overall permitted capacity of the site to produce 150,000
tons of hot mix asphalt per year.
Additionally, vehicles that require repair are currently trucked to Grand Junction. The
proposed maintenance shop will allow repairs to take place on-site and reduce the
number of truck trips required to operate the plant.
6. Natural Environment
The proposed buildings will be serviced by a new well and a newly constructed septic
system. They will be removed from the site at the end of the permit as part of the
reclamation of the pit and will have no impact of the natural environment.
The approved reclamation plan for this property is to reclaim the affected mining areas
back to dryland agriculture. The slopes and all affected areas will graded, topsoiled, and
seeded successfully back to productive dryland agriculture before the bond is released.
If the machine shop is left in place it will only improve the original Funk farming operation
of the entire 600 acres.
If, after reviewing the proposed application, you have any questions or need any additional
material, please don’t hesitate to call me at 970.819.2742 or email me at ryans@landmarkco.com.
Sincerely,
Landmark Consultants, Inc

Ryan Spaustat, P.E., President
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Released Acreage: 44.7 Acres
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Memorandum
To:

Planning Commission

From:
Date:

Alan Goldich, Planner II
September 12, 2019
Exactions and Development Impact Fees
• Colorado Revised Statute for schools and parks
• Colorado Revised Statute for development impact fees
• Examples of other counties’ regulations

Subject:
Attachments:

This hearing is the initial discussion on fees the County could collect as part of the land use and
subdivision approval process. This issue is being raised due to potential shortcomings in section
3.5, Open Space & Public Sites, of the Subdivision Regulations. Instead of focusing on this
specific section, this hearing is being used to discuss all manner of development fees that the
County could collect. This document includes an explanation of the limits placed on the collection
of fees, a basic overview of the different services that development fees could be collected for, and
the required background studies, developer rights, and administration process for the collection
and distribution of the fees.

Collection Restrictions and Authority
There have been several cases that have been decided upon by the US Supreme Court
(SCOTUS) that guide how, and to what extent, local governments can require development fees.
The following paragraphs highlight the landmark cases that have been used as a basis for how the
State of Colorado has written its laws relating to development fees.

Essential Nexus:
Nollan v. California Coastal Commission. 1 SCOTUS reviewed a regulation under which the
California Coastal Commission required that a public easement along the Nollans’ beachfront lot
be recorded as a condition of approval of a permit to demolish an existing bungalow and replace it
with a three-bedroom house. The Coastal Commission had asserted that the public-easement
condition was imposed to promote the legitimate state interest of diminishing the “blockage of the
view of the ocean” caused by construction of the larger house. The Court held that in evaluating
such claims, it must be determined whether an “essential nexus” exists between a legitimate state
interest and the permit condition. In a 5-4 ruling, the Court held that the requirement by the CCC
was a taking in violation of the Takings Clause of the Fifth Amendment because they found that the
easement requirement did not bear enough of a connection to preventing blockage of the ocean
view. “The lack of nexus between the condition and the original purpose of the building restriction
converts that purpose to something other than what it was. The purpose then becomes, quite
1

483 U.S. 825 (1987)

simply, the obtaining of an easement to serve some valid governmental purpose, but without
payment of compensation. Whatever may be the outer limits of ‘legitimate state interests’ in the
takings and land use context, this is not one of them. In short, unless the permit condition serves
the same governmental purpose as the development ban, the building restriction is not a valid
regulation of land use, but ‘an out-and-out plan of extortion.’”
Going forward, the Planning Commission may consider:
• Is the concern leading to the exaction a legitimate state interest?
• Does the permit condition satisfy the rationale behind the interest?

Rough proportionality:
Dolan v. City of Tigard 2. SCOTUS reviewed a land use requirement that land be donated for a
public greenway and bike path. The City asserted that the dedication was required to mitigate
flooding and traffic concerns. In a 5-4 decision the Court held the city's dedication requirements
constitute an uncompensated taking of property. While the essential nexus test was satisfied, the
city’s dedication requirement failed to be “roughly proportional” to the expected impacts. No precise
mathematical calculation is required, but the city must make some sort of individualized
determination that the required dedication is related both in nature and extent to the proposed
development's impact. “The findings upon which the city relies do not show the required
reasonable relationship between the floodplain easement and Dolan's proposed building. The
Community Development Code already required that Dolan leave 15% of her property as open
space, and the undeveloped floodplain would have nearly satisfied that requirement. However, the
city has never said why a public, as opposed to a private, greenway is required in the interest of
flood control. The difference to Dolan is the loss of her ability to exclude others from her property,
yet the city has not attempted to make any individualized determination to support this part of its
request. The city has also not met its burden of demonstrating that the additional number of vehicle
and bicycle trips generated by Dolan’s development reasonably relates to the city’s requirement for
a dedication of the pathway easement. The city must quantify its finding beyond a conclusory
statement that the dedication could offset some of the traffic demand generated by the
development.”
•
•
•

Is the exaction reasonably related to the impacts (nature and extent)?
How precise is good enough?
How does the government make its individualized determination or quantification?

Applicability:
In Koontz v. St. Johns River Water Management District 3, the property owner applied to the water
district for a permit to develop 3.7 acres of wetlands under the district’s jurisdiction. Koontz offered
to mitigate the loss of wetlands by conveying to the district a conservation easement over 11 acres
of adjacent land. The district declined Koontz’s mitigation offer, instead proposing that Koontz
either reduce the size of his development to one acre, or pay for improvements to unrelated
property owned by the district several miles away. In another 5-4 decision, the SCOTUS clarified
that the standards of Nollan and Dolan apply even when a permit is denied because the applicant
refuses to agree to an exaction, and even when the exaction consists of a payment of money,
rather than a dedication of land.
Thus, the local government has the burden of showing that the exaction was:
• Adopted pursuant to a duly adopted law or regulation (Authority);
• Advances a legitimate local government interest; and
• Is roughly proportional to the impact created.
2

3

512 U.S. 374
570 U.S. 595 (2013)

Authority:
The Local Government Land Use Control Enabling Act of 1974 is the state statute that grants local
governments the ability to plan for and regulate the use of land to ensure development is orderly
and the environment is protected in a manner consistent with constitutional rights. “The general
assembly further finds and declares that local governments will be better able to properly plan for
growth and serve new residents if they are authorized to impose impact fees as a condition of
approval of development permits.” This Act allows for the following:
•
•
•

•
•
•
•
•
•

•
•
•
•
•

Authority to regulate use of land based on impact. 4
Authorizes imposition of an impact fee. 5
Requires impact fees be:
o Legislatively adopted;
o Generally applicable to a broad class of property; and
o Intended to defray impacts on capital facilities caused by proposed development.
Requires impact fee be quantified.
At a level no greater than necessary to defray impacts directly related the development.
Prohibits fees to fix problems without regard to the proposed development.
Requires conferral with emergency services provider and developer to assess and
determine whether there should be an impact fee.
Prohibits double-dipping of impact fee and land dedication and double-dipping of payments
to the local government and the provider of emergency services.
Defines “capital facility” as:
o It is directly related to any service that a local government or a fire and emergency
services provider is authorized to provide;
o Has an estimated useful life of five years or longer; and
o Is required pursuant to a resolution or ordinance.
Requires special accounting practices.
Allows for waiver for affordable housing.
Prohibits assessment if application occurred before adoption of fees, prohibits collection
prior to issuance of the development permit.
Establishes specific rights of actions for developers challenging impact fees.
Establishes that these are matters of statewide concern.

The Regulatory Impairment of Property Rights (RIPRA) 6, is a sub-section of the Local Government
Land Use Control Enabling Act of 1974. It states, “The general assembly hereby finds,
determines, and declares that the right to own and use private property is a fundamental right,
essential to the continued vitality of a democratic society; governmental regulation of conduct,
while equally essential to public order and the preservation of universally held values, must be
carried out in a manner that appropriately balances the needs of the public with the rights and
legitimate expectations of the individual …. (A)n individual private property owner should not be
required, under the guise of police power regulation of the use and development of property, to
bear burdens for the public good that should more properly be borne by the public at large.
In imposing conditions upon the granting of land-use approvals, no local government shall require
an owner of private property to dedicate real property to the public, or pay money or provide
services to a public entity in an amount that is determined on an individual and discretionary basis,
unless there is an essential nexus between the dedication or payment and a legitimate local
4

§ 29-20-104 (1)(g)
§ 29-20-104.5
6
§ 29-20-201
5

government interest, and the dedication or payment is roughly proportional both in nature and
extent to the impact of the proposed use or development of such property. This section shall not
apply to any legislatively formulated assessment, fee, or charge that is imposed on a broad class
of property owners by a local government.
No local government shall impose any discretionary condition upon a land-use approval unless the
condition is based upon duly adopted standards that are sufficiently specific to ensure that the
condition is imposed in a rational and consistent manner.
In a challenge to an exaction under RIPRA, “the burden shall be upon the local government to
establish, based upon substantial evidence appearing in the record, that such dedication or
payment is roughly proportional to the impact of the proposed use of the subject property.” In
making its determinations, the court shall include the following considerations:
•
•
•
•

Whether the exaction has been accomplished pursuant to a duly adopted law,
regulation, policy, or requirement;
Whether such exaction advances a legitimate local government interest;
Whether such exaction is roughly proportional to the impact of the proposed use;
Whether there are adequate legislative standards and criteria to ensure that the local
law, regulation, policy, or requirement is rationally and consistently applied.

Remedies include:
•
•
•

Ordering the local government to modify any required dedication to make it roughly
proportional to the impact of the proposed use
Invalidate the enforcement or application of the law, regulation, policy, or requirement
as applied to the subject property
Award the prevailing party its costs and reasonable attorney fees.

C.R.S. 30-28-133 is another enabling statute that allows counties to collect development fees. It
states that county Subdivision Regulations “shall include, as a minimum, provisions governing sites
and land areas for schools and parks when such are reasonably necessary to serve the proposed
subdivision and the future residents thereof.” Such provisions may include:
• Reservation of such sites and land areas, for acquisition by the county;
• Dedication to the county, to a school district, or to the public or, in lieu thereof, payment of a
sum of money
o not exceeding the fair market value
o can combine dedication and payment
o any sums may be paid directly to a school district
o if land is dedicated, it may be sold
 subdivider shall have a right of first refusal
 may not exceed the fair market value at time of dedication
• Dedication of such sites and land areas for the use and benefit of the owners and future
owners in the proposed subdivision (including storm water detention facilities)
• After final approval of a subdivision plan or plat and receipt of dedications of sites and land
areas or payments in lieu thereof the board of county commissioners shall give written
notification to the appropriate school districts and local government entities.
o school district or local government entity may request such land or moneys
o requires demonstration of a need for long-range capital plan or evidence of the impact
of the subdivision
o the district or entity shall use the transferred land or moneys only for acquisition of
reasonably necessary sites and land areas or for other capital outlay purposes for
schools or parks, for the development of the sites and land areas for park purposes, or
for growth-related planning functions by school districts for educational purposes

o

Any moneys received by the county are not county revenues

There is additional express authority for requiring emergency vehicle lanes. 7

Fee Administration:
Fees collected through an approval process must be deposited into an interest bearing account.
This account must clearly identify the type of capital expenditure that the fee was collected for.
Because of this, fees collected for different capital expenses must be help in separate accounts.
The monies collected must also be used in the area where the development impact was created.
This ensures that these fees are used to offset impacts that are attributable to the development.

Services Other Counties’ Collect Fees For
Below is a summarized list of services that other communities collect fees for. Following this list
are brief explanations about the intent and purpose of these fee collections. Links to these
communities’ regulations and studies that support these fees are included in each section.
•
•
•
•
•
•
•
•
•
•

Impact Fee for Change of Use
Fire and Emergency Service Impact Fee
Road Impact Fee
Wildfire Mitigation Fee
Exterior Energy Fee
Affordable Housing
Schools
Library Impact Fee
Parks and Recreation
Human Services
City of Steamboat Springs
• Road Impact Fee - Used to offset impacts to roads from development.
• Construction Excise Tax – Helps defray the costs of capital improvements and
infrastructure
Pitkin County (access regulations and study here)
• Road Impact Fee - The establishment of a system for the imposition of transportation
capital expansion fees is to assure that development contributes its equitable share of the
cost of providing, and benefits from, the provision of road capital improvements.
• Employee Housing Impact Fee - The purpose of the employee housing impact fee is to
require the applicable development to pay to mitigate the impacts of development and land
use to the employee housing stock managed or controlled by Pitkin County or its housing
designee, the Aspen/Pitkin County Housing Authority (APCHA).
• Parks /Recreation/Open Space Exaction - Pitkin County established a Parks/
Recreation/Open Space program to insure an ample supply of parks/recreation/open space
to satisfy the needs of residents and visitors.
• Trails Exaction - Pitkin County trails standards are based upon consideration of the Pitkin
County Comprehensive Plan and adopted open space and trails plans.
• School Land Dedication Standards - School land dedication standards shall be assessed
upon all new subdivisions containing residential units within unincorporated Pitkin County
that are located within the boundaries of the Aspen School District or the Roaring Fork
School District (RE-1).
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Boulder County (access regulations and study here)
• Library Impact Fees – Components of the library fee include costs for library buildings and
materials included in the library’s collection.
• Parks and Recreation Impact Fees - Three main components are included in the fee
calculation: Outdoor Park Improvements, Recreation Facilities and Pools, and
Administrative/Support Facilities. Additional land for parks is not included in the impact fee
calculation because the City has an inventory of parkland on which it intends to make
improvements with impact fees.
• Human Services Impact Fees - Components of the Human Services fee include costs for
Senior Centers and the Children, Youth and Family Center.
• Municipal Facilities Impact Fees
o Municipal Facility office buildings: Incremental expansion approach to allow for
future expansion in City office space for general government purposes to
accommodate growth.
o Land for Municipal Facilities: Cost recovery approach to capture growth’s share of
the cost of acquiring the Boulder Community Hospital site for use for future
Municipal Facilities.
o Municipal Court Facility: Plan-based approach to capture growth’s share of future
facility.
• Police Impact Fees – Components of this fee are incremental facility expansion and
communications infrastructure.
• Fire Impact Fees - The Fire impact fee is based on the incremental expansion cost of Fire
Services facilities, Fire apparatus, and land for future Fire stations.
Adams County (access regulations and study here)
• Land Dedication - The purpose of this section is to insure adequate land areas and/or funds
for the acquisition and development of public sites and open space are made available
through the development process. Public sites and open space needs include parks and
recreation facilities, aesthetic natural features, historic sites and structures, school sites and
sites for other public buildings, such as fire stations.
• Regional Traffic Impact Fee - Adams County imposes a regional traffic impact fee on new
development to offset growth related impacts.
• Oil and Gas Road Impact and Maintenance Fee - Operators must pay oil and gas road
impact and maintenance fees for all proposed oil and gas wells and pads.
• Fire District Impact Fees (multiple districts) - Based on unit type and residential or
nonresidential.
Weld County (access regulations and study here)
• Public Sites and Open Spaces – May include common open space, parks, wildlife
preserves, riparian areas, trails or other lands to be preserved.
• School District - A residential subdivision application shall be referred to the applicable
school district for review and recommendation regarding school district requirements. The
Department of Planning Services, Planning Commission and Board of County
Commissioners shall consider the recommendation of the school district.
• Road Impact Fee
• Drainage Impact Fee
• County Facilities Impact Fee - The updated fee will be based on the existing level of service
for all existing County facilities, including the jail, courthouse, administration buildings
(including sheriff), public works yards, communication center, etc.

Eagle County (access regulations and study here)
• School Land Dedication Standards – Applicant shall allocate and convey sites and land
areas for schools, when such are reasonably necessary, to serve the proposed subdivision
and the future residents thereof.
• Road Impact Fee – Assure that new development contributes its proportionate share of the
cost of providing, and benefits from the provision of, Road Capital Improvements identified
as needed to be built in the Road Capital Improvement Plan.
• Emergency Service Impact Fee – System for identifying and mitigating growth-related costs
associated with growth and development and the expansion of emergency services and
facilities made necessary by land development activities, a growing population and
economic activity levels.
• Exterior Energy Use Fee – Assessed on projects with exterior energy uses including snow
melt, pools and spas over a certain threshold.
• Wildfire Mitigation Fee - A fixed $200 fee is due for land parcels classified as moderate,
high or extreme wildfire hazard

Issues for Discussion
1. What is the County’s appetite for adding additional fees onto the development of new
subdivisions/single family homes, thereby increasing the cost of development in the
County?
2. Is the County interested in collecting any development fees to offset the impacts from
development? If so, which services should be further pursued?
3. Is the County willing to fund studies that would help determine if an impact fee would be
feasible and what the fee amount should be?
4. Should the developer be responsible for conducting the study to determine what the impact
of the proposed development will be on services?

