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PETITIONER:

Douglas and Cathleen Starkey

PETITION:

Sketch/Preliminary Subdivision to divide Lot 9 into two lots

LEGAL:

Lot 9, Alpine Acres

LOCATION:

1900 CR 32; Located at the intersection of CR 32 and Alpine
Drive

ZONE DISTRICT:

Low Density Residential (LDR)

AREA:

0.88 acres
Proposed Lot 1 – 0.48 acres
Proposed Lot 2 – 0.39 acres

STAFF CONTACT:

Chris Brookshire cbrookshire@co.routt.co.us

ATTACHMENTS:

•
•
•
•
•
•
•
•
•
•

Narrative dated 5.23.21 from Four Points Surveying
Vicinity Map
Alpine Acres Subdivision Plat
Existing Conditions exhibit
Site,Utility and proposed replat
Site Distance Exhibit
City of Steamboat Utility Engineer Email 6/29/21
October 20, 2021 letter from Four Points Surveying
February 22, 2022, letter from Four Point Surveying
Draft Drainage Study

History:
Alpine Acres Subdivision was platted with 12 lots and recorded in the Routt County Clerk and
Recorders Office in 1969. This plat was approved by the Routt County Commissioners, but the
Planning Department was not established in 1969 so a Planning review was not processed.
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Lot 5 Alpine Acres has been divided into two lots. This is the only development that has
occurred in this subdivision.

Site Description:
The property is located at the intersection of CR 32 (Fish Creek Falls Road) and Alpine Drive on
the north side of CR 32. There is a single-family dwelling and an outbuilding located on the
west side of the lot. It was discovered during the review for this subdivision application that the
house and outbuilding do not meet required setbacks. The applicant did not own the lot when
the buildings were constructed. A building permit was issued for alterations/remodel in 2004 to
the applicant with approval by the Planning Department. Building plans are not kept after a
Certificate of Occupancy is issued so plans could not be reviewed. Planning has accepts and
acknowledges the siting of the structures as they are currently placed. Any future construction
will have to meet current regulations and requirements.
The southeast corner of proposed Lot 2 is located in the right of way of Alpine Drive. Four
Points Surveying has stated that approximately 119 sq.ft. of asphalt is within the property. An
easement for the right of way will have to be shown on the final plat and appropriate documents
recorded for the easement for the right of way along with the plat. A condition has been added
for this to be completed at Final Plat.
This property, which is located on the north side of CR 32, is surrounded by platted lots of
various sizes ranging from 0.81 – 0.91 acres. The platted lots on the south side of CR 32 are
located within the City of Steamboat Springs. Lot sizes are from 0.38-0.55 acres.
There is wildlife in the area, but this area is not mapped for critical habitat.

Project Description:
The applicant wants to divide the lot to create two parcels.
The existing home and out-building are located on the west side of the lot (Proposed Lot 1) with
the driveway access off of CR 32.
The east side of the lot is the proposed Lot 2, which is bordered by Alpine Drive on the east and
Fish Creek Falls Road (CR32) on the south. The proposed driveway for Lot 2 is from Alpine
Drive and would be located at the NE corner of the lot. The driveway will be approximately 161’
from the intersection of Alpine Drive and CR 32. The application explains that vegetation will be
removed during construction of the driveway that will increase sight distance for vehicles
traveling on Alpine Drive and also for vehicles exiting the property. There is an existing
driveway directly across Alpine Drive from the proposed driveway on Lot 2. A Site Distance
Exhibit has been submitted showing clear sight distance from the proposed driveway to the
north of approximately 280’ and to the south of 161’ feet.
The property is located within the old Fish Creek Water and Sanitation Distriction and will be
served by central water and sanitation services. A Work in the Right of Way permit will be
required to connect the water and sewer lines because they are across Fish Creek Falls Road.
Utilities are also located in the area and can serve the lot. Confirmation from utility companies
has not been supplied at this time and will need to be submitted as part of the Final Plat if this
application is approved.
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Staff Comments:
Fee In Lieu (FIL)
Section 3.5.4 requires that developers satisfy the requirements for open space, parks and
school sites to offset the impacts the additional population of the subdivision will have on these
services. This can be done either through conveyance of land or a FIL of land. The formula for
determing how much land is to be dedicated to schools and parks is found in Section 3.5.4 of
the Subdivision Regulations. This formula is based on the additional population that the
subdivision would add, not the size of the subdvision. The additional population is based on the
number of units that would be added. Because of the small size of the lots, dedication of land
for parks and schools was deemed unreasonable. Therefore, a FIL will be required. Among
other considerations, the FIL is based on the per acre value of land in the immediate vicinity.
The applicant has submitted the fair market value of land in the immediate area to be $562,800
per acre. All parcels in Routt County are allowed secondary dwelling units (SDU) with certain
restrictions. The proposed lots would be eligible to have SDU’s. The Department of Local
Affairs (DOLA) figures state that the average number of people living in a home is 2.3. The
formula to calculate the FIL is as follows, based on Section Section 3.5.2 and 3.5.3:
Schools
2 (dwelling units) x 2.3 (estimated population of a residence) x .017 (amount of land
needed per additional person) x $562,800 (per acre cost of land) = $44,010.96
Parks
2 (dwelling units) x 2.3 (estimated population of a residence) x .013 (amount of land
needed per additional person) x $562,800 (per acre cost of land) = $33,655.44
When the County’s formula for calculating the FIL amount for Park Lands and School sites is
applied to this project, the resulting FIL is determined to be $77,666.40. The applicant
submitted a proposed FIL fee of $7,000. It was still not clear how the proposed amount of
$7,000 was calculated. The applicant, Mr. Starkey, responded with an email with the following
comment: ‘We assessed the change in sales prices of like lots from 2017 to 2020 and noted an
approximate 50% increase sales price in like lots, meaning nearby lots of similar size in the city
proper and the LDR area of the County we are in. Obviously the Fox Grove lots played a large
part of our estimation. We factored in our much lower lot size to the Fox Grove lots,
approximately half the size of the Fox Grove lots. Fox Grove paid $4,787 FIL per lot. 50%
increase of the Fox Grove FIL is $7,180.50. We rounded down to $7,000 because the our
proposed lot is half the size of the Fox Grove lots.’
Staff feels that $77,666.40 is excessive for the proposed development. Section 3.5.4.3 of the
Subdivision Regulations states that the FIL shall not exceed the full fair market value of the land
to be dedicated so the $77,666.40 is the maximum that the Board could require. The Board has
the discretion to require less than the amount determined by the formula by taking into
consideration the standards in Section 3.5.4.B. A letter dated 2/22/22 from Four Points
Surveying addressing Section 3.5.4.B is attached for your review. This letter provides the
applicant’s justification for why the FIL should be $7,000 and not $77,666.40
Since the FIL is to be paid directly to the affected entity, these fees will be paid to the
Steamboat Springs Parks Department and the Steamboat Springs RE-2 School District. Based
on the proportions of the fee to be paid, if the County chooses to accept the total fee proposed
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by the applicant, $3,033.33 will be paid to the Parks Department and $3,966.67 will be paid to
the Steamboat Springs School District.
The language from Section 3.5 Open Spaces and Land Dedications is listed below.

***Issues for Discussion***
It should be determined if the division of the lot into two parcels is within Routt County Guidelines
and Regulations. These are listed below for your consideration.
Is the FIL amount offered by the applicant acceptable to offset the impacts of the additional
population this subdivision will create? As explained above and also under staff comments

under Section 3.5 below, staff feels that the calculated amount of $77,666.50 is excessive.
In order to allow the application to be processed, staff feels that the comments from the
applicant and the letters from Four Points Survey and Engineering (attached) provides a
detailed explanation of support based on Section 3.5.4 B of the Subdivision Regulations.
Planning Commission and the Board of Commissioners should determine if the proposed
amount of $7,000 is acceptable.

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,
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 seven (7) major categories:
1.
2.
3.
4.
5.
6.
7.

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

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.
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Public Health, Safety and Nuisances
Applicable Regulations – Routt County Zoning Resolution
6.1.7.C

Natural Hazards

6.1.7.H

Wildland Fire

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.

3.1.M

The soil and drainage conditions shall be of a sufficiently stable nature, as shown in a
current soils test, as to support development including whatever sewage disposal
treatment is utilized.

3.1.N

The proposed subdivision shall not create fire hazards and shall include wildland fire
mitigation measures if necessary.

Staff comments: There are no 30% slopes on the property and it is not subject to flooding.
A drainage report has been submitted and a summary of the conclusion has been supplied
within this report. Design elements are suggested as part of the planning of the structures
and development of the site to maintain drainage patterns. The property is served by
central water and sewer from the City of Steamboat Springs, so development will not
require an Individual Sewage Disposal System. There should be no fire hazard associated
with this development, but wildland fire mitigation measures are recommended.
**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

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

Applicable Regulations – Routt County Subdivision Resolution
3.1.O

No subdivision of land shall occur on an area of land with commercial mining potential
when such subdivision would preclude the extraction of a mineral resource of a
commercial value greater than that of the proposed subdivision. This shall not apply in
a case where the surface rights and the mineral rights are owned by the same
individual.

3.1.P

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

3.1.Q

Proposed subdivision shall be in substantial conformance with Section 6 of the Routt
County Zoning Regulations.

PL20210013 Alpine Acres Replat
Page 5 of 44

Applicable Policies – Routt County Master Plan
4.3.I

Routt County encourages adjoining property owners to work together for proposed land
use changes. Adjoining landowners should be consulted and encouraged to participate
if the project results in preservation of large tracts of agricultural land, preservation of
wildlife habitat, access to public lands, more efficient infrastructure (roads), and/or large
conservation easements.

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.D

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

5.3.F

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

Applicable Policies – Steamboat Springs Area Community Plan
Fish Creek Planning Area Goals and Policies
SPA-3.1

New development will maintain the residential character and natural landscape of the
Fish Creek area.

Staff comments: The surrounding area has been developed with comparable lot sizes. Fox
Grove Subdivision is located to the west and the remaining lots of Alpine Acres are located
to the north and east. The city limits of Steamboat Springs is located across CR 32 (south)
and immediately adjacent area has developed lots of comparable size.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Community Character and Visual Impacts
Applicable Policies – Routt County Master Plan
3.3.A

New residential, commercial and industrial developments and uses should occur within
the vicinity of designated growth centers and in compliance with the adopted
comprehensive plans of those areas.

3.3.B

Routt County supports infill development and redevelopment within the boundaries of
growth centers.

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.

3.3.D

Residential densities should generally decrease as the distance from Growth Centers
increase.

4.3.A

All new urban-type developments and appropriate uses are encouraged to occur within
designated Growth Centers.

5.3.C

Discourage development on ridges that result in skylining.

5.3.E

Routt County requires that all new developments do not contribute to light pollution.
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Applicable Policies – Steamboat Springs Area Community Plan
CD-1.5

Infill and redevelopment projects shall be compatiblewith the context of existing
neighborhoods and development.

Applicable Regulations – Routt County Zoning Resolution
6.1.6

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

6.1.7.G

Visual Amenities and Scenic Qualities.

6.1.7.K

Land Use Compatibility

6.1.7.O

Historical Significance

Applicable Regulations – Routt County Subdivision Resolution
3.1.K

The proposed subdivision shall not create water, air, noise or visual impacts that cannot
be mitigated.

3.1.L

The proposed subdivision shall include plans for adequate screening from major
access roads, including landscaping and other means to preserve privacy and mitigate
visual impacts to surrounding areas.

4.5.5

All fixtures shall be downcast and opaquely shielded. For purposes of this section,
opaquely shielded shall mean fixtures constructed so that light rays emitted are
projected below, and not above, the horizontal plane of the fixture and not onto the
facades of nearby residential dwellings.

4.6

The planting of vegetation of an appropriate native, drought tolerant species or
xeriscaping at appropriate locations may be required by the Planning Commission or
Board to be constructed at the subdivider’s expense within such time and in
conformance with the General Design Standards in Section 3.1 and as deemed
necessary and appropriate.

Staff comments: The proposed lot is located adjacent to the City of Steamboat Springs and
is within the boundaries of a growth center. The division will create a smaller lot, but it is
surrounded by comparably sized lots. The lot will meet skyline requirements. Development
of the lot will not be on a ridgeline and will not affect visual amenities due to the
topography and development surrounding the lot.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

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

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

Applicable Regulations – Routt County Zoning Resolution
6.1.4

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

6.1.7.A

Public Roads, Services and Infrastructure

6.1.7.B

Road Capacity, traffic, and traffic safety

6.1.7.N

Snow Storage
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Applicable Regulations – Routt County Subdivision Resolution
3.1

General Design Standards

3.1.A

The subdivision layout shall result in the creation of lots that are capable of being built
upon.

3.1.B

Street layout shall provide direct access to all lots.

3.1.C

The roads and trails within the proposed subdivision shall provide for existing and future
connectivity to surrounding lands.

3.1.G

The subdivision layout shall be designed to preserve natural topography and existing
vegetation to the greatest extent possible while still meeting all the technical
requirements of these Regulations (street width, street grade, access etc.). Overlot
grading shall not be allowed.

3.1.H

The proposed subdivision shall not create undue traffic congestion or traffic hazards.

3.1.I

No subdivision of land shall be approved on land that is accessed by a remote or
minimal maintenance County Road unless the land to be subdivided will be rezoned to
reduce residential density (downzoning), or there is a substantial public benefit that
mitigates the impact to the County Road system.

3.2

Roads, Streets, and Alleys – General Standards

3.2.A

The arrangements, classification, extent, width, grade and location of all streets shall
conform to the Master Plan and any sub-area plan and shall be designed in relation to
existing and planned streets, topographic conditions, public convenience and safety,
and the proposed uses of land to be served by such streets.

3.2.B

Where such is not shown in the Master Plan and any sub-area plan, the arrangement of
streets in a subdivision shall either:
1. Provide for the continuation or appropriate projection of existing principal streets in
surrounding areas; or
2. Conform to a plan for the neighborhood approved or adopted by the Planning
Commission to meet a particular situation where topographic or other conditions
make continuance or conformance to existing streets impractical.

3.2.C

Where a subdivision abuts or contains an existing or proposed major arterial street or
highway, the Planning Commission may require service roads, reverse frontage lots
with screen planting in a reservation strip along the rear property line, deep lots with
rear service alleys abutting the major arterial street or highway, or such other treatment
as may be necessary for adequate protection of residential properties and for
separation of through and local traffic.

3.2.D

Where a subdivision borders on or contains a railroad right-of-way or limited access
highway right-of-way, the Planning Commission may require a street approximately
parallel to and on each side of such right-of-way, at a distance suitable for the
appropriate use of the intervening land. Such land could be appropriately used for park
purposes in residential districts, or for commercial or industrial purposes in nonresidential districts. Such distance shall be determined with due regard for the
requirements of approach grades and future grade separations.

3.4

Lots

3.4.A

Lot dimensions and sizes shall conform to applicable zoning requirements.
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3.4.B

Each lot shall have access to the public street system.

3.4.C

Lots with double frontage shall be avoided, except where essential to provide
separation from major arterials, incompatible land uses, or topographic considerations.

3.4.D

Lot area requirements for water and sewer systems shall be required pursuant to the
Routt County Zoning Regulations and the ISDS Regulations.

3.4.E

Side lot lines shall be substantially at right angles or radial to street right-of way lines.

3.4.F

Wedge-shaped lots or lots fronting on cul-de-sacs shall not be less than thirty (30) feet
in width at the front property line.

3.4.G

Gerrymandered lot lines shall be discouraged unless necessary for specific open space
or conservation easement requirements.

Staff Comments: The City of Steamboat Springs will provide water and sewer to the
proposed lot. Roads are in place and no additional roads will be constructed. Driveway
access for the proposed lot will be located on Alpine Drive with adequate sight distance to
the main artery of Fish Creek Falls Road. Public Work Director Mike Mordi has accepted the
sight distance for the propose driveway. There are eight lots that border Alpine Drive with
five established driveways, one vacant lot and two lots that do not use Alpine Drive for
access. The addition of one driveway on Alpine Drive should not create any traffic hazards
and the Routt County Road and Bridge Department is not requiring a traffic study. The lot
dimensions meet the LDR zoning standard requirements of Section 3.4 as noted above. The
lot is and some vegetation will have to be removed for construction of structures and
driveway.

3.5

Open Spaces & Land Dedications

The Commission and the Board shall require, in addition to the requirements of Section 4.2
of these regulations, the dedication of sufficient open spaces park lands, and school sites
of a character, extent, and location suitable for a use that is essential to the public. Such
essential uses include open spaces, schools, and active park lands.
The requirements of this section do not alter and shall not be
percent (25%) “useable open space” requirement as set
Development Zone District of the Routt County Zoning
dedication for park lands and school sites is still required for
and is included within the 25% total.

in addition to the twenty-five
forth in the Planned Unit
Regulations. However, the
Planned Unit Developments

Lot Consolidations that do not increase the density beyond what is currently approved are
not subject to the requirements of Section 3.5.

3.5.1

ON-SITE OPEN SPACE
A.

All subdividers in Routt County not applying for a PUD shall convey a
minimum of ten percent (10%) of the gross area of the subdivision as open
space. Such open space shall be dedicated for the purpose of passive and
active recreation to serve the future residents of the project.

B.

The conveyance shall be to a property owners association or similar
organization formed for purposes including the perpetual maintenance of
such designated areas within the subdivision. Any such organization must
provide for funding of said maintenance. The open space area must meet
the following requirements:
1)

The use of the open space must be restricted for passive and active
recreation purposes on the plat.
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C.

3.5.2

2)

Active park lands shall contain land suitable for the type of
recreational amenity proposed. Development constraints such as,
but not limited to, wetlands, Waterbodies and Waterbody Setbacks,
slopes greater than 30%, critical wildlife habitat, etc. shall not be
counted towards the minimum required dedication.

3)

Be designed to assist in enhancing the environment and in
preserving community integrity in the most practical, attractive
manner possible.

4)

Promote continuity of open space links, trails and an overall
recreation system.

5)

Be consistent with the Master Plan and applicable sub-area plans.

6)

Protect natural and historical features, scenic vistas or watercourses.

Proposed public trail dedications, must meet the following requirements:
1)

The minimum width for such trail easement shall be based on the
particular reasonable needs of the trail, its location, the surrounding
terrain and the projected usage. In all cases the easement shall be
of adequate width to handle the proposed uses.

2)

There shall be adequate provision for public access to the trail
easement within the subject property.

3)

The trail easement may overlap and include other property previously
included in other easements such as ditch, canal or utility, public
open space or other easement provided no easement compromises
the functional use of any other easement.

PARK LANDS
The proposed subdivision shall contain lands dedicated for the purpose of active
recreation to accommodate some of the recreational needs of the proposed
project’s residents. Such dedication shall be .013 acres multiplied by the estimated
residential population of the proposed subdivision. The estimated residential
population shall be calculated by multiplying the proposed number of additional
dwellings by 2.3, or a current average household size for the project area as
determined by the Colorado Department of Local Affairs.

3.5.3

School Sites
The proposed subdivision shall contain lands dedicated for the purpose of school
sites. Such dedication shall be .017 acres multiplied by the estimated residential
population of the proposed subdivision. The estimated residential population shall
be calculated by multiplying the proposed number of additional dwellings by 2.3, or
a current average household size for the project area as determined by the
Colorado Department of Local Affairs.

3.5.4 Conveyance of Open Space, Park Lands, School Sites and Alternatives
A.

Prior to final plat recordation for all subdivisions, the developer shall satisfy
the requirements for Open Space, Park Lands, and School Sites through
one (1) or a combination of the following:
1)

Conveyance - Open Space, Park Lands, and/or public School Sites
to be conveyed to a homeowners association and/or public agency
may be dedicated on the Final Plat, conveyed by Warranty Deed, or
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other instrument acceptable to the Routt County Planning
Department. Any property to be conveyed shall be free and clear of
all liens and encumbrances at the time of conveyance.

B.

2)

Fee-in-Lieu for Park Lands and School Sites - When, after
recommendation of the Commission, dedication of all or portions of
the land for Park Lands, and/or School Sites is not deemed feasible
or in the public interest, the Board may require the subdivider, in lieu
thereof, to pay the County a fee. Such payment shall be based on
the per acre fair market value of the entire project. Such value shall
be based on completion of proposed platting, of the entire property
as it may exist without the required infrastructure.

3)

The amount of land required to be dedicated by Sections 3.5.1 and
3.5.2 shall be the maximum amount that could be required by the
County. If a fee-in-lieu of dedication is required, the total fee shall
not exceed the full fair market value of the acreage required by
Sections 3.5.1 and 3.5.2. The Board has the discretion to require
less than what is required by these regulations, taking into
consideration the standards contained in Section 3.5.4.B below.

The County and, in certain cases as outlined above, the subdivider, in
formulating the appropriate combination of the options set forth in
Subsection 3.5.2 and 3.5.3, shall take into consideration the following
standards:
a. The size of the proposed subdivision.
b. The projected additional population associated with the proposed
subdivision.
c. The projected need generated by the subdivision for Park Lands and
School Sites.
d. The impact of the proposed subdivision on the implementation of the
County’s Master Plan and its component parts, including
transportation, parks, and recreation.

C.

In determining the fair market value of the land for purposes of calculating a
fee-in-lieu payment, the applicant and Planning Director shall determine a
mutually agreed upon value. If such value cannot be agreed upon, the
applicant shall obtain an appraisal of the land. The appraisal shall be
undertaken at the subdivider’s cost by an appraiser, approved in advance by
the County. The appraiser shall be a Certified General Appraiser with at
least three years of local experience in commercial or for-development land
appraisals that demonstrates appropriate geographical competence. The
per acre appraisal value shall be used in determining the amount of the feein-lieu.

D.

In the event that the subdivider disagrees with the County's determination of
required dedication, the subdivider may prepare a study evaluating the
impacts of the proposed subdivision on area Park Lands and School Sites.
Such study shall be undertaken at the subdivider’s cost by a professional
approved in advance by the County. To the greatest extent possible, the
study shall include an evaluation of the present supply or capacity and
present demand for all Park Lands and School Sites required by the
proposed subdivision. The study shall identify and quantify the additional
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demand placed upon such Park Lands and School Sites by the proposed
subdivision. The study shall identify the necessary Park Lands and School
Sites required to be dedicated by the developer in order to serve the
demand generated by the proposed subdivision. The study shall be
considered by the County in determining the required dedication of land.
E.

All land to be dedicated shall be designated on the approved final plat as
parcels, and the restrictions or conditions of development for the parcels
shall be shown on the plat. Such land shall be deeded to any entities as
specified by the Board, at the time of recording of the final plat, or by
dedication on the final plat. A title commitment and prepaid fees for a policy
of title insurance acceptable to the County provided by a title insurance
company authorized to do business in the State of Colorado shall be
required for all such lands prior to recording of the final plat.

F.

All fees-in-lieu required to be paid to satisfy the School Sites requirement
shall be paid to the school district that the subdivision is located in. All feesin-lieu required to be paid to satisfy the Park Lands requirement shall be
paid to the parks department that the subdivision is closest to, or as agreed
upon by the applicant and Planning Director.

Staff Comments: There is not enough land area to dedicate land for public sites and there
are no trails in the area for connectivity. Therefore, the applicant has submitted a proposal
to satisfy Section 3.5.4 Fee-in-lieu for Park Lands and School Sites with a FIL of $7,000.
When the County’s formula for calculating the FIL amount for Park Lands and School sites
is applied to this project, the resulting FIL is determined to be $77,666.40.Staff feels the
amount is excessive and the applicant has justified their rational for a lower amount which
may be considered. A letter is attached from Four Points Surveying that addresses the FIL
requirement by determining the fair market value of the land to be used for calculating the
FIL payment. Additional explanation is provided on Page 1 of this report under the Fee in
Lieu title. Planning Commission and the Board of Commissioners need to determine the
acceptable amount for the FIL. The FIL must be paid prior to the recording of the final plat if
this application is approved.

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.

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.

6.3.I

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

11.3.A

All roads in rural residentiall 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.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.
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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.H

Protect and respect the rights of the pedestrian.

11.3.I

Encourage the use of non-motorized and public transit for recreational and local
transportation needs.

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.N

Encourage the separation of transportation modes as much as possible on County
roads through the use of parallel trails or wide shoulders.

11.3.O

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

11.3.AA

Avoid excessive intersections onto the County Road system.

Staff Comments: There are no new roads proposed and Alpine Drive is privately
maintained. CR 32 and Alpine Drive are paved roads. CDOT has responded that this
development will have no increased affect on US 40 of more than 20%, therefore, had no
comment on this application. There are no areas along Fish Creek Falls Road that have
been dedicated to non-motorized trails/use. This application is for the creation of one
additional lot in an area that is currenly developed with lots of comparable sizes
surrounding the proposal.

Natural Environment
Applicable Policies – Routt County Master Plan
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).

Staff comments: A wildlife mitigation plan is not required for this proposal. There is
wildlife in the area and conflict can occur, especially with bears, if measures are not taken
to avoid conflict such as appropriate trash/food containment.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Subdivision Improvements
Applicable Regulations – Routt CountySubdivision Resolution
3.1

General Design Standards

3.1.J

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

Sufficient area for leach fields where individual sewage disposal systems are proposed
in conformance with the Routt County Department of Environmental Health regulations;
and

3.3.F

Suitable location for wells where individual septic systems are proposed in conformance
with the Routt County ISDS Regulations.

4.2

Type of Improvements

For each new subdivision, the type, location, and extent of necessary public improvements shall be
presented to the Planning Commission as part of the Preliminary Plan. Improvements shall be
made by the subdivider at his expense according to the Subdivision Regulations and other
requirements deemed necessary by the Planning Commission and the Board. Unless specifically
waived by the Board, the subdivider shall be required to provide the following:
1.

Survey monuments;

2.

Roads and streets, including paving;

3.

Gutter and sidewalks;

4.

Street and road signs;

5.

Utilities including water and sewer, fire hydrants, storm drainage, street lighting, and
underground placement of utility lines;

6.

Landscaping; and

7.

Other improvements required by the Planning Commission and Board at the time of
final plan approval.

4.4

Roads and Street Paving

4.4.A

Asphaltic or higher type pavement shall be required on all arterial and collector streets
and in subdivisions or parts of subdivisions where commercial or industrial uses are
planned, where residential density is planned to exceed .5 units per net acre, or where
average lot size is less than one acre.

4.4.B

The Board may designate any street to be paved which in their opinion is necessitated
because of anticipated traffic volume or surface conditions which may make travel
hazardous.

4.4.C

Street and Road Signs. Street and road name signs shall be installed at all
intersections in every subdivision. All street and road names shall be approved in
accordance with the Routt County Road Addressing, Naming and Signing Policy.
Suitable warning signs and/or devices shall be installed at the subdivider’s expense at
all railroad and other hazardous crossings, or anywhere else on subdivision roads in
accordance with the Municipal Uniform Traffic Control Device standards.

4.5.1

Sanitary Sewage Disposal

4.5.1.A

No lots shall be platted unless an economical and practical method of disposal of
sanitary sewage is available or can be made available to that lot. Disposal by individual
systems may be permitted if the lot sizes are adequate as set forth in the Routt County
Zoning Regulations and the lots and systems comply with the ISDS Regulations, as
adopted by the Board.
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4.5.2

Water Supply

4.5.2.A

A potable and dependable water supply shall be available or be made available to all
platted lots intended for structures to be used for human occupancy or habitation.
Evidence to substantiate availability may include such documentation as:
1) evidence of ownership or right to acquire use of the water rights;
2) historic use of the water being claimed for the proposed subdivision;
3) whether the existing water rights are amenable to the proposed change in use;
4) evidence that the water can and will be supplied and a statement of the amount of
water available for this use and the feasibility of providing it; and

4.5.3

Fire Protection

4.5.3

Fire hydrants shall be required in subdivisions with an average density greater than one
dwelling unit per acre, or as required by the fire protection district with jurisdiction over
the proposed subdivision. Hydrants shall be spaced not more than 1,000 feet apart, be
provided with adequate water pressure for fire fighting purposes, and be designed in
compliance with the Uniform Fire Code, as adopted by the applicable fire districts.

4.5.4

Storm Drainage

4.5.4.A

Drainage easements, channels, culverts and required bridges shall be designed by a
registered professional engineer and shall be capable of handling a flow as determined
by a drainage study.

4.5.4.B

Drainage easements shall be provided as required to accommodate an expected
maximum flow in any 25 year period. In no case shall drainage easements be less than
20 feet wide, unless specifically approved by the Board.

4.5.4.C

Culverts or drainage pipes where required shall be galvanized, corrugated steel or the
equivalent with the strength design in accordance with the AASHTO or equivalent
standards.

4.5.6

Underground Utilities

4.5.6

Underground placement of utility lines shall be required in all subdivisions having an
average lot size less thatn thirty-five (35) acres. In all other subdivision, underground
placement of utility lines shall be required wherever practical and feasible to preserve
the natural character of the area.

4.7

Other Improvements

4.7

Other improvements not specifically mentioned herein and found appropriate and
necessary may be required as a condition of approval and shall be constructed at the
subdivder’s expense within such time and in conformance with such specifications as
deemed necessary and appropriate.

Staff comments: The water and sewer service will be supplied by the City of Steamboat
Springs. Minimal improvements will be needed because this area has developed roads,
utilities and signage. Alpine Drive is paved, but is privately maintained. Fire protection is
provided by the City of Steamboat Springs and a drainage report has been completed.
Utilities serve this area and can be accessed.
Additional improvements for the
development of this lot are not needed. The owner of the lot will be responsible for
construction of the driveway and bringing utilities to the lot.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No
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Natural Environment

Applicable Regulations – Routt County Zoning Resolution
6.1.7.D

Wildlife and Wildlife Habitat.

6.1.7.E

Water Quality and Quantity.

6.1.7.J

Wetlands.

6.1.7.Q

Noxious Weeds.

Applicable Regulations – Routt County Subdivision Resolution
3.1.E

Any land subject to flooding or in a natural drainage channel shall not be platted for
occupancy. The areas subject to flooding should be left as open space or reserved as
conservation easement areas.

3.1.F

Provisions shall be made to preserve as open space any natural features of the site
that would enhance the subdivision, i.e. unusual rock formations, lakes, rivers, streams,
trees, or attractive relief features.

3.2.2.D

Where a subdivision is traversed by a water course, stream or drainage way, there
shall be provided a storm water easement or drainage right-of-way conforming
substantially with the lines of such water course, and such further width or construction
or both that will be adequate for drainage purposes. Parallel streets, parkways,
walkways, culverts, bridges or storm sewers may be required in connection with such
drainage easement. In addition, storm sewers that meet water pollution prevention
standards shall be installed wherever necessary based on engineering surveys
although separate easements for storm sewers may not be required. Open space
areas should include any major streams or water courses on the property. Such
easements may be provided as dedicated public lands or held by quasi-public
organizations such as a homeowners association.

Staff comments: No flooding or waterways are associated with this lot. The property is
basically flat to gently rolling. Construction of structures would result in the removal of
vegetation and trees. A Drainage Report has been completed and conclusions and
recommendations are within this report.
**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 SketchPreliminary Subdivision 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 and Subdivision Regulations
and complies with the guidelines of the Routt County Master Plan.
2. Deny the Sketch/Preliminary Subdivision 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 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.
3. Table the Sketch/Preliminary Subdivision request if additional information is required to
fully evaluate the petition. Give specific direction to the petitioner and staff.
PL20210013 Alpine Acres Replat
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4. Approve the Sketch/Preliminary Subdivision 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 and Subdivision Regulations and the
Routt County Master Plan.

FINDINGS OF FACT that may be appropriate if the Preliminary Subdivision is approved:
1. The proposal has been determined to be in compliance with the guidelines of the Routt County
Master Plan and Sub Area Plan.
2. The proposal with the following conditions is in compliance with Sections 4, 5, and 6 of the
Routt County Zoning Regulations and Sections 3 and 4 of the Routt County Subdivision
Regulations.

CONDITIONS that may be appropriate may include the following:
General Conditions:
1. This Preliminary Subdivision Plan approval is contingent upon submittal of a complete
application for a Final Subdivision Plan within twelve (12) months. Extensions of up to one
(1) year may be approved administratively.
2. Prior to recordation, the applicant shall submit an electronic copy of the approved plat to
the County Planning Department in a .DWG format or other format acceptable to the GIS
Department.
3. All property taxes must be paid prior to the recording of the plat. A certificate of taxes due
shall be submitted showing a $0 balance prior to recording the plat.
4. The right of way for County Road 32 shall be appropriately dedicated on the final plat.
5. The following notes shall be shown on the plat:
a. Existing and new accesses shall meet access standards set forth by the Routt
County Road and Bridge Department and Fire Prevention Services.
b. Revegetation of disturbed areas shall occur within one growing season with a seed
mix that avoids the use of aggressive grasses. See the Colorado State Univertity
Estension Office for appropriate grass mixes.
c. Routt County (County) and the Steamboat Springs Fire District shall be held
harmless from any injury, damage, ir claim that may be made against the County or
the Distrcit by reason of the County’s or 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 dis due to in accessibility of the perperty by reason
of internal roads be impassable. This conditions ahll not relieve theCounty or
theDistrict of their responsibility to make a bona fide effort to provide emergency
services should the need arise.
6. Address signage shall be in conformance with Routt County Road Addressing, Naming,
and Signing Policy shall be located at the entrance to the driveway.
7. A current soils test showing that the soils are sufficiently stable to support development will
be required before obtaining a building permit.
8. All exterior lighting shall be downcast and opaquely shielded.
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9. The applicant shall pay a fee-in-lieu in the amount of $_____ in accordance with Section
3.5.4 of the Routt County Subdivision Regulations prior to recordation of the Final Plat.
10. The Final Plat shall show utility easements along all lot lines and such shall be dedicated
appropriately.
11. The Final Plat shall show the easement for the right of way of Alpine Drive located at the
southeast corner of proposed Lot 2. A legal description of the right of way shall be
submitted and documents recorded with the Final Plat.
12. New lot owners planning on building a home on the lot will be required to obtain a grading
and excavation permit from the Road and Bridge Department for any earth moving
activities that require more that 300 cubic yards of dirt.
13. Driveway grades are not shown on the plans. The driveways to the homes shall adhere to
the Road and Bridge Department standards. These standards are available on the the
Road and Bridge website.
14. Construction activities shall be confined to the lot limits.
15. No snow storage is shown on the plan. All snow storage shall be contained on the lots.
Home owners will not be allowed to plow snow across the road.

PL20210013 Alpine Acres Replat
Page 18 of 44

PL20210013 Alpine Acres Replat
Page 19 of 44

PL20210013 Alpine Acres Replat
Page 20 of 44

PL20210013 Alpine Acres Replat
Page 21 of 44

PL20210013 Alpine Acres Replat
Page 22 of 44

PL20210013 Alpine Acres Replat
Page 23 of 44

PL20210013 Alpine Acres Replat
Page 24 of 44

PL20210013 Alpine Acres Replat
Page 25 of 44

PL20210013 Alpine Acres Replat
Page 26 of 44

PL20210013 Alpine Acres Replat
Page 27 of 44

PL20210013 Alpine Acres Replat
Page 28 of 44

PL20210013 Alpine Acres Replat
Page 29 of 44

PL20210013 Alpine Acres Replat
Page 30 of 44

PL20210013 Alpine Acres Replat
Page 31 of 44

PL20210013 Alpine Acres Replat
Page 32 of 44

PL20210013 Alpine Acres Replat
Page 33 of 44

PL20210013 Alpine Acres Replat
Page 34 of 44

PL20210013 Alpine Acres Replat
Page 35 of 44

PL20210013 Alpine Acres Replat
Page 36 of 44

PL20210013 Alpine Acres Replat
Page 37 of 44

PL20210013 Alpine Acres Replat
Page 38 of 44

PL20210013 Alpine Acres Replat
Page 39 of 44

PL20210013 Alpine Acres Replat
Page 40 of 44

PL20210013 Alpine Acres Replat
Page 41 of 44

PL20210013 Alpine Acres Replat
Page 42 of 44

PL20210013 Alpine Acres Replat
Page 43 of 44

PL20210013 Alpine Acres Replat
Page 44 of 44

