ROUTT COUNTY BOARD OF COUNTY COMMISSIONERS
Timothy V. Corrigan
District I

Timothy Redmond
District II

M. Elizabeth Melton
District III

Regular Meeting
July 19, 2022

Times listed on the agenda are approximations and may be longer or
shorter, or being earlier than scheduled, with no notice. Agendas are
subject to change 24 hours before the meeting start time. To ensure you
have the most up -to -date information, please check the agenda after 24
hours of its start time.
If you are joining the meeting for a specific item, please join 10 minutes
before the item to ensure you are present for the beginning of the item.
All regular meetings are open to the public unless otherwise noted. All meetings will be held
in the Routt County Historic Courthouse - 522 Lincoln Avenue, Hearing Room, Steamboat
Springs - or otherwise noted.
Please C L I C K H E R E to join the webinar via Zoom.
To join by telephone dial 1 -346 -248 -7799
Webinar ID: 851 5180 1592 Password: 444052

1.

9:30

A.M.

CALL TO ORDER

2. APPROVAL OF ACCOUNTS PAYABLE, MANUAL WARRANTS, AND PAYROLL
3. CONSENT AGENDA ITEMS
Items of routine and non - controversial nature are placed on the consent agenda
to allow the Board of County Commissioners to spend its time and energy on
more important items on a lengthy agenda. Any Commissioner may request that
an item be "PULLED" from the consent agenda and considered separately. Any
member of the public may "REQUEST" any item to be "PULLED" from the consent
agenda.
A. APPROVAL OF AND AUTHORIZATION FOR THE CHAIR TO SIGN AN IGA
WITH OAK CREEK FOR THE FUNDING OF INFRASTRUCTURE
IMPROVEMENTS
Documents:
IGA RC-TOC FUNDING INFRASTRUCTURE IMPROVEMENTS.PDF
B. APPROVAL OF COUNTY COMMISSIONERS' MINUTES: MEETING OF
JUNE 14, 2022
Documents:
JUNE 14 2022 DRAFT.PDF

B. APPROVAL OF COUNTY COMMISSIONERS' MINUTES: MEETING OF
JUNE 14, 2022
Documents:
JUNE 14 2022 DRAFT.PDF
4. CONSIDERATION OF ITEMS PULLED FROM THE CONSENT AGENDA
5. PUBLIC COMMENT
Public Comment will be heard on any item except quasi-judicial land use
items. County Commissioners will take public comment under consideration
but will not make any decision or take action at this time.
IF YOU ARE ATTENDING THE MEETING REMOTELY, To make a public
comment raise your hand on the Zoom platform if online; if calling in press
*9. Another option is to download the Zoom app that allows you to raise
your hand as well. The moderator will then select you when it is your turn.
Written public comment can also be submitted to bcc@co.routt.co.us.
Please make sure to indicate in the subject line of your email that it is public
comment and reference the agenda item to which it relates. Public comments
will be entered into the record.
6.

9:35 A.M. PLANNING
Kristy Winser, Planning Director
A. SNOW COUNTRY NURSERY
Consideration of the Conceptual/Final PUD - PL20220029; Lot Line
Adjustment - PL20220027; and a Floodplain Development Permit PL20220042
Documents:
BCC COMM FORM_SNOW COUNTRY.PDF
STAFF REPORT_SNOW COUNTRY.PDF
B. SNOKOMO ESTATES F3; PS2008-001
Consideration of an extension to the deadline to record the final plat.
Documents:
7-19-22 BCC COMM FORM EXTENSION REQUEST.PDF

7.

10:40 A.M. PURCHASING
Julie Kennedy, Purchasing Agent

A. RFP 770 YVRA BRISTLES 2022 AWARD APPROVAL
Consideration for the Board of County Commissioners to approve the
award and authorize the County Manager to electronically sign the
Purchase Order to United Rotary Corporation in the amount not to
exceed $25,072.30 for the YVRA Bristles 2022 purchase.
Documents:
RFP 770 YVRA BRISTLES 2022 BCC AGENDA COMMUNICATION
FORM.PDF
RFP 770 YVRA BRISTLES 2022 BID TABULATION.PDF
8.

10:45

A.M.

MEETING ADJOURNED

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

RFP 770 YVRA BRISTLES 2022 BID TABULATION.PDF
8.

10:45

A.M.

MEETING ADJOURNED

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.

STATE OF COLORADO
COUNTY OF ROUTT
OFFICE OF THE CLERK
J UNE 1 4 , 2 0 2 2
Commissioner M. Elizabeth Melton, Chair, called the meeting of the Routt County Board
of County Commissioners to order. Commissioner Tim Redmond, Commissioner Timothy V.
Corrigan, County Manager Jay Harrington, and Executive Assistant Jennifer Parent were also
present. Samantha Pearce prepared the minutes.

EN RE: APPROVAL OF ACCOUNTS PAYABLE, MANUAL WARRANTS, AND
PAYROLL
There were no accounts payable to present.

EN RE: CONSENT AGENDA
The following items were presented for consideration, approval, and signing on the
consent agenda:
A. APPROVAL OF AND AUTHORIZATION FOR THE CHAIR TO SIGN
THE ABATEMENT HEARING RECOMMENDATIONS FOR
ACCOUNTS R3204131 & R205603;
B. APPROVAL OF AND AUTHORIZATION FOR THE CHAIR TO SIGN
THE 2021 ROUTT COUNTY AUDIT ENGAGEMENT LETTER;
C. APPROVAL OF AND AUTHORIZATION FOR THE CHAIR TO SIGN
AN AGREEMENT RELEASE;
D. RATIFICATION OF THE APPROVAL OF AND AUTHORIZATION FOR
THE CHAIR TO SIGNATURE ON A LETTER OF SUPPORT FOR THE
STEAMBOAT SKI RESORT & CORPORATION'S CDECE GRANT
FUNDS APPLICATION.
MOTION
Commissioner Redmond moved to approve consent items A., B., C., & D. on the
consent agenda with item A. having numbers R3204131 & R3205603.
Commissioner Corrigan seconded; the motion carried 3-0.

EN RE: PUBLIC COMMENT
No public comment was made.

P a g e | 154
June 14, 2022
Routt County Board of County Commissioners’ Minutes

EN RE: PLANNING
Alan Goldich presented to the board a consideration of the Pedersen Zone Change from
Agriculture/Forestry to Medium Density Residential. This item was heard and reviewed by the
Planning Commission on June 2, 2022. It was recommended for approval with a 7-0 vote.
Mr. Todd Pedersen reviewed his request to re-zone the subject lot from
Agriculture/Forestry (A/F) to Medium Density Residential (MDR) to allow for a secondary
dwelling unit (SDU) on the property at some point in the future. He stated that the 0.7-acre lot is
rather oblong in shape and with required setbacks of 50 ft. from all property lines in the A/F
zone district there is not enough width to accommodate an SDU. He noted that all the
surrounding properties are either within the City limits or are zoned General Residential (GR),
Low Density Residential (LDR) or MDR. Mr. Pedersen stated that the setbacks in the MDR zone
district are 15 ft. He said that they had looked into applying for a variance, but had decided that
the zone change was a better option and provided more flexibility, as they do not have any
current plans to build.
Mr. Goldich presented an area map, but noted that the zoning on this parcel is A/F (it is
incorrect on the GIS mapping). He said that the City of Steamboat Springs was sent a referral
and responded that they had no comments. He said that the Steamboat Springs Area
Community Plan Future Land Use Map shows this area as Neighborhood Residential, Low. Mr.
Goldich said that staff had received a few letters of support for the application and no comments
opposing it. He said that Planning Commission unanimously approved the petition with the
finding of fact and condition of approval as included in the staff report.
In response to a question from Commissioner Corrigan, Mr. Goldich clarified that when
the adjacent Fox Grove Subdivision was approved, conditions were added requiring easements
to allow for the extension of the high-pressure water system across the property to the lots to
the north. He explained that the area to the north is currently on the low water pressure system
and when they were subdivided it was stipulated that they could not be developed until the highpressure system was extended to serve them. This area is served by Steamboat Springs water
and sewer, and the subject lot has sufficient water pressure. In response to a question from
Commissioner Melton, Mr. Goldich indicated the location of the Urban Growth Boundary.
Commissioners Corrigan and Redmond stated their support for the proposal, particularly as the
lot is within the UGB, is served by central water and sewer and fits into the existing character of
the neighborhood. Commissioner Melton agreed.
MOTION
Commissioner Corrigan moved to approve item PL20220019, a zone change from A/F to
MDR for Lot 1 Pielstick-Friesell Subdivision Exemption with the findings of fact that the proposal
with the following conditions meets the applicable guidelines of the Routt County Master Plan
and Steamboat Springs Area Community Plan, is within the Urban Growth Boundary, and is in
compliance with the applicable provisions of Sections 4, 5, and 8 of the Routt County Zoning
Regulations.
This approval is subject to the following condition:
The change of zone from Agriculture/Forestry to Medium Density Residential shall
become effective upon signing of a resolution amending the Official Zoning Map by the Board of
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County Commissioners, said resolution to be recorded in the Routt County Clerk and Recorders
Office.
Commissioner Redmond seconded; the motion carried 3-0.
EN RE: COLORADO MOUNTAIN COLLEGE
Randall Rudasics with Yampa Valley Entrepreneurship Center presented to the Board a
consideration to approve financial support for Colorado Mountain College’s 2022 Business Plan
Competition.
Colorado Mountain College in conjunction with the SCORE counselors in Yampa Valley
will offer an open community business plan competition during 2022. This competition is open to
submissions from any aspiring entrepreneur or small business owner looking to start a business
within Routt County, Colorado. The goal of this program is to encourage in depth planning,
entrepreneurial education and to improve presentation skills while fostering economic
development in the community.
The submission date for the 2022 competition will be October 17th. The grading criteria
and scoring rubrics for this competition will be posted on line and available in print at the Yampa
Valley Entrepreneurship Center at CMC. Participants submitting plans will be required to
acknowledge rules and judging criteria in writing. A minimum of six print ads will be run in the
Steamboat Pilot during the summer months. A story will be submitted to the Pilot on the
competition for their publication. Three business plan-writing seminars will be offered to the
public at no charge during the summer.
There will be a minimum of three judges reviewing these written plans. Presentations will
occur before the judges for the top scoring six plans. These judges will include at least two
certified SCORE counselors and local business leaders or business consultants. Yampa Valley
Entrepreneurship Center Manager, Randy Rudasics will coordinate the planning and execution
of this competition.
To support a robust competition and encourage submissions from aspiring
entrepreneurs, Yampa Valley Entrepreneurship Center is seeking business sponsorships of at
least $10,000 to offer a prize package as an incentive to write a thorough and well-researched
business plan. Yampa Valley Entrepreneurship Center is seeking a program sponsor for this
event to provide financial support for all expenses including event promotion. Supporting prize
sponsors of $1,000 or higher will receive recognition in press releases and have their logo on
flyers and the website that promote this program. Business Advocate sponsors that donate at
least $2,000 will receive larger logo visibility, personal introductions and signage at seminars
and presentations if desired. This prize money is taxable and will be paid directly to the 1st and
2nd place winners of this completion upon announcement of the winners in November of 2022.
Sixty percent of the accumulated prize money will go to the 1st place winner and forty percent
will go to a 2nd place winner. Winning competitors may use the prize money for any business
financial needs the entrepreneur requires. The prize money will be reimbursed to sponsors if
less than five plans are submitted as part of this competition. The Steamboat Springs Chamber
will be the fiscal agent for all sponsorships and distribute prize money upon the announcement
of the winners. Prize sponsors will be kept abreast of all activities and are invited to participate
in the presentation phase of the competition but will not be judging the finalists.
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The Commissioners asked clarifying questions about the competition before agreeing
that a commitment should be made.
MOTION
Commissioner Redmond moved to approve the commitment of $2,000 for prize money
for the Colorado Mountain College’s 2022 Business Plan Competition.
Commissioner Corrigan seconded; the motion carried 3-0.
EN RE: HUMAN SERVICES
The Board considered to approve and authorize the Chair to sign a Memorandum of
Understanding to outline the goals, programs to be supported, and ensure funding is received to
continue the Collaborative Management Program (CMP) in Routt County. CMP works to prevent
and lessen the load of Child Welfare, empower schools and other service providers to provide
resources to families, and create more effective services for families.
MOTION
Commissioner Corrigan moved to approve and authorize the Chair to sign a
Memorandum of Understanding to outline the goals, programs to be supported, and ensure
funding is received to continue the Collaborative Management Program (CMP) in Routt County.
Commissioner Redmond seconded; the motion carried 3-0.
EN RE: FACILITIES
Joe Stepan, Maintenance Operations Manager presented to the Board a consideration
to approve emergency repair project at Detention Center with spending limit of $100,000.
Facilities Management has discovered issues with the plumbing sewer lines at the
Detention Center rendering A and B Pods unusable. Multiple actions will be required for repair,
including cutting of an exterior wall, excavation, plumbing repairs, compaction grouting, masonry
repair, concrete repair, and likely other yet to be specified actions. Likewise, FM Division
Manager Joe Stepan requests delegation of authority to make purchases of goods and services,
per Routt County Purchasing Policies, less than or equal to $20,000. This approval will allow for
more efficiency with minor purchases in general and will allow for fewer delays related to the
emergency jail repair. Through general activities of the FM Department, repeat purchases less
than $20,000 occur frequently and are oftentimes services through existing vendors, such as
preventative maintenance contracts.
The Routt County Detention facility was constructed in 1991. Building is high-use (24/7)
and experiences much abuse from inmates. Plumbing repairs are normal business for the
Facilities Management department but the sewer issues were unforeseen.
MOTION
Commissioner Redmond moved to approve emergency repair project at Detention
Center with spending limit of $100,000 noting that this will require a supplemental budget.
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Commissioner Corrigan seconded; the motion carried 3-0.
EN RE: ROUTT COUNTY SHERIFF'S OFFICE
Undersheriff Doug Scherar presented to the Board a consideration to approve the sole
source purchase, and authorize the County Manager to electronically sign the Purchase Order
to IA Pro in the amount not to exceed of $15,600.00 for the purchase of IA Pro and Blue Team
software and $5,550.00 for the purchase of standalone data base storage and operating
system.
The Routt County Sheriff's Office does not currently have a software program to
document or track deputy complaints or Internal Affairs Investigations. Currently, complaints and
IA investigations are completed on a word document and stored in the investigating supervisor's
U drive. There is no tracking mechanism to ensure that documents are not changed or
disappear. Due to changes in legislation regarding Peace Officer Accountability, there is need
for some form of Professional Standards Software to document, track, and store complaints and
IA Investigations.
The Commissioners asked clarifying questions about the effectiveness this software
would provide. Commissioner Corrigan requested that if approved, there be an update around a
year after use to discuss if this software is the most efficient or being utilized to justify keeping it,
or changing to different software.
MOTION
Commissioner Corrigan moved to approve the sole source purchase, and authorize the
County Manager to electronically sign the Purchase Order to IA Pro in the amount not to exceed
of $15,600.00 for the purchase of IA Pro and Blue Team software and $5,550.00 for the
purchase of standalone data base storage and operating system noting that this will require a
supplemental budget.
Commissioner Redmond seconded; the motion carried 3-0.

No further business coming before the Board, same adjourned sine die.

_______________________________
Jenny L. Thomas, Clerk and Recorder

______________________________
M. Elizabeth Melton, Chair

______________________________
Date
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ROUTT COUNTY BOARD OF COUNTY COMMISSIONERS
AGENDA COMMUNICATION FORM
ITEM DATE: July 19, 2022

FROM:

ITEM TIME: 9:35

Alan Goldich

July 12, 2022
TODAY’S DATE:
AGENDA TITLE:
Snow Country Nursery
CHECK ONE THAT APPLIES TO
YOUR ITEM:
X

ACTION ITEM

 DIRECTION
 INFORMATION
I. DESCRIBE THE REQUEST OR ISSUE:

1. Conceptual/Final PUD; PL20220029
2. Lot Line Adjustment; PL20220027
3. Floodplain Development Permit; PL2022042

II.

RECOMMENDED ACTION (motion):

I move to approve the Final PUD, PL20220029, and Lot Line Adjustment, PL20220027 with the following
findings of fact:
1. The proposal with the following conditions meets the applicable guidelines of the Routt County Master
Plan and Steamboat Springs Area Community Plan and is in compliance with the applicable provisions of
Sections 5, 6, 7, and 8 of the Routt County Zoning and Sections 2 and 3 of the Routt County Subdivision
Regulations.
2. In review of the Final PUD and Zoning Amendment standards, it has been determined that the Zoning
Amendment standards have been met.
3. The Final PUD is substantially similar to the use that has been approved through Planning permit
PP2011-012.
4. The proposal is located within the Urban Growth Boundary.
5. The residences have received approval for sewer service from the Mt. Werner Water and Sanitation
District.
This approval is subject to the following conditions:
Rezoning
1. The Zone Change Resolution shall be recorded concurrently with the Final PUD Plan and Final Plat if
applicable.
Final PUD:

ROUTT COUNTY BOARD OF COUNTY COMMISSIONERS
AGENDA COMMUNICATION FORM
1. This approval shall become effective upon the recording of the Final PUD plan.
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. Prior to operation, permittee shall submit to Routt County proof of a Sales Tax Account /License.
4. The Final PUD Plan shall be recorded concurrently with the Final Plat and Zone Change Resolution.
5. Prior to recording the Final PUD Plan, the permittee shall provide evidence of liability insurance in
compliance with the County’s Insurance and Surety Requirements policy then in effect. The certificate of
insurance shall include all permit numbers associated with the activity and Routt County shall be named
as an additional insured. Permittee shall notify the Routt County Planning Department of any claims
made against the policy.
6. Prior to recording the Final PUD Plan, evidence of approval of Out of District sewer service by Steamboat
Springs City Council and Mt. Werner Water and Sanitation District shall be submitted.
7. Prior to recording the Final PUD Plan, an issued Watershed Protection Permit from the City shall be
submitted.
8. The abandonment of the septic system shall follow all procedures as outlines in Regulation 43 for Onsite
Wastewater Treatment Systems.
9. A 20’ trail easement along the eastern bank of the Yampa River dedicated to the public, and accepted by
Routt County shall be shown on the plat and PUD. Routt County shall draft a document that is recorded
concurrelty with the Final PUD Plan that contains the following conditions:
a. The City shall purchase the easement from the landowner.
b. The City shall not act on the easement until all easements are in place to extend it to the City’s
Legacy Ranch.
c. The City shall not act on the easement until all funding is in place to construct it to Legacy Ranch.
d. The City shall construct the trail at its expense
e. The City shall construct fencing and/or other natural barriers to prevent trespass onto the subject
property.
f.

If not acted upon within 20 years, this easement shall be void.

10. Notes on the Final PUD Plan shall include:
a. This PUD allows for the operation of a landscape nursery, storage of items associated with a
landscape nursery, and structures shown on this plan. Accessory structures/uses associated with this
permit may be administratively approved by the Planning Director, without notice.
b. Any complaints or concerns which may arise from this operation may be cause for review of the
Administrative Permit, at any time, and amendment or addition of conditions, or revocation of the
permit if necessary.
c. No junk, trash, or inoperative vehicles shall be stored on the property.

ROUTT COUNTY BOARD OF COUNTY COMMISSIONERS
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d. All exterior lighting shall be downcast and opaquely shielded in accordance with Section 6.3 of the
Routt County Zoning Regulations.
e. The permittee shall prevent the spread of weeds to surrounding lands, and comply with the most
current version of the Colorado Noxious Weed Act and Routt County regulations for noxious weeds
No chemical pesticides, herbicides, fertilizers, or hazardous material shall be stored, used, or located
on the site.
f.

Vehicle and equipment maintenance including fueling and oil changes are to be conducted on an
impermeable membrane with containment.

g. Stormwater from parking area, office area, or snow storage site to be directed to the east towards the
US 40 ditch.
h. In case of spill or release of any hazardous materials, Snow Country will notify the Mount Werner
Water District immediately.
i.

Trash collection facilities or dumpsters will be situated to prevent effluent contribution to surrounding
soils.

j.

Use of IGBC certified bear-resistant canisters shall be used to reduce human-bear conflict.

k. Any fencing installed on the property should be wildlife friendly to prevent entanglement and
entrapment of wildlife. Recommendations can be found in CPW’s Fencing with Wildlife in Mind
publication.
l.

Prior to Planning signing off on any building permits for the residential structures, the City of
Steamboat Springs and/or Mt. Werner Water and Sanitation District have signed off on the building
permit.

m. The lowest floor of all residential structure shall be elevated to 2’ above the base flood elevation.
Building plans indicating the finished floor elevation of such structures shall be submitted with the
building permit. Elevation Certificates for the lowest floor of the structures must be submitted to the
Floodplain Administrator at three different points during development. These are:
•

During building permit review and prior to signing off on the foundation only building permit, and

•

Once forms have been constructed and prior to signing off on the full building permit, and

•

Prior to the issuance of a Certificate of Occupancy (as built).

n. The landowner shall be aware of river flows during the spring runoff season and shall remove items
from the floodway if flows are expected at a volume that will overtop the riverbank.
o. An access permit from CDOT for the main nursery access shall be obtained by April 1, 2023. An
extension of up to one year for this requirement may be granted administratively without notice by the
Planning Director.
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Lot Line Adjustment:
1. The plat shall be finalized and recorded within one (1) year unless an extension is granted pursuant to
Section 2.1.6, Routt County Subdivision Regulations. Extensions to up to one (1) year may be approved
administratively.
2. The Final Plat shall be recorded concurrently with the final PUD Plan and Zone Change Resolution.
3. 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.
4. All property taxes must be paid prior to the recording of the plat.
5. A ‘no build’ zone shall be indicated on the plat for Lot 2 to avoid construction of structures and septic
fields within the special flood hazard area. The “no build” zones shall be approved by the Planning
Director before the plat is recorded.
6. The notes on the plat shall include, but are not limited to the following:
a. Routt County is not responsible for maintaining or improving subdivision roads. The roads shown
hereon have not been dedicated nor accepted by the County.
b. The suitability of these lots for an individual septic disposal system and the availability of permits for
individual septic disposal systems have not been established. The issuance of permits for individual
septic disposal systems shall be a condition of obtaining a building permit for these lots.
c. Existing and new accesses shall meet access standards set forth by the Routt County Road and
Bridge Department and Fire Prevention Services.
d. The availability of water and permits for wells on the lots or parcels hereon shown has not been
established.
e. Revegetation of disturbed areas shall occur within one growing season with a seed mix that avoids
the use of aggressive grasses. See the Colorado State University Extension Office for appropriate
grass mixes.
f.

Routt County (County) and the Steamboat Springs Area Fire Protection District (District) shall be
held harmless from any injury, damage, or claim that may be made against the County or the District
by reason of the County’s or the District’s failure to provide ambulance, fire, rescue or police
protection to the property described on this plat, provided that the failure to provide such services is
due to inaccessibility of the property by reason of internal roads being impassable. This conditions
shall not relieve the County or the District of their responsibility to make a bona fide effort to provide
emergency services should the need arise.

g. Address signage in conformance with Routt County Road Addressing, Naming, and Signing Policy
shall be located at the entrance to the driveway.
h. A current soils test showing that the soil is of a sufficient stable nature to support development will be
required before obtaining a building permit.
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i.

Prior to Planning signing off on a building permit for development on Lot 2, a development permit
from the Army Corps of Engineers shall be submitted, if required.

I move to approve Floodplain Development Permit, PL20220042, with the finding of fact that the proposal with
the following conditions is in compliance with the applicable provisions of Sections 5.13 of the Routt County
Zoning Regulations.
This approval is subject to the following conditions:
Floodplain Development
1. This Permit is contingent upon compliance with the applicable provisions of the Routt County Zoning
Regulations including but not limited to Section 5.13.
2. This Permit is limited to uses and facilities presented in the project plan approved through this permit and
through PL20220029. Any additional structures or grading must be applied for in a new or amended
application.
3. In the event that Routt County commences an action to enforce or interpret this Permit, the substantially
prevailing party shall be entitled to recover its costs in such action including, without limitation, attorney
fees.
4. This approval is contingent upon any required federal, state and local permits being obtained and
complied with; the operation shall comply with all federal, state and local laws.
5. Revegetation of disturbed areas shall occur within one growing season following completion of the project,
with a seed mix which avoids the use of aggressive grasses. See the Colorado State University Extension
Office for appropriate grass seed mixes.
6. The lowest floor of all residential structure shall be elevated to 2’ above the base flood elevation. Building
plans indicating the finished floor elevation of such structures shall be submitted with the building permit.
Elevation Certificates for the lowest floor of the structures must be submitted to the Floodplain
Administrator at three different points during development. These are:
a. During building permit review and prior to signing off on the foundation only building permit, and
b. Once forms have been constructed and prior to signing off on the full building permit, and
c. Prior to the issuance of a Certificate of Occupancy (as built).
7. The landowner shall be aware of river flows during the spring runoff season and shall remove items from
the floodway if flows are expected at a volume that will overtop the riverbank.
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III.

DESCRIBE FISCAL IMPACTS (VARIATION TO BUDGET):

PROPOSED REVENUE (if applicable): $
CURRENT BUDGETED AMOUNT: $
PROPOSED EXPENDITURE: $
FUNDING SOURCE:
SUPPLEMENTAL BUDGET NEEDED: YES 
Explanation:

NO X

IV. IMPACTS OF A REGIONAL NATURE OR ON OTHER JURISDICTIONS
(IDENTIFY ANY COMMUNICATIONS ON THIS ITEM):
V.

BACKGROUND INFORMATION:

Planning Commission heard this project at their July 7, 2022 hearing. Nearly all of the discussion revolved
around the extension of the Core Trail. The applicant proposed easements for a trail along the north, east, and
west property lines. However, The City of Steamboat Springs instead requested that a 20’ easement along the
east bank of the river be required because it aligns with their long range planning efforts, maintains trail
character, and is a safer option by separating pedestrians and bicycles from vehicular traffic. The motion was
to recommend approval of the PUD and Lot Line Adjustment with a 20’ easement along the east bank of the
river, which would be subject to conditions (see condition 9 for these conditions). It passed with a 4-3 vote.
Commissioners Kelley, Benjamin, and Martyn voted to deny the motion, stating that they did not think the
easement should be along the river and that the easements that were proposed by the applicant were
sufficient.
Public comment in support of the easement along the river were given from the City of Steamboat Springs and
citizens Chris Wilson and Cedar Beauregard. Public comment in opposition to the easement along the river
came from Mt. Werner Water and citizen Ed McArthur. Both Mt. Werner and Mr. McArthur own land to the
south of the subject site. Their cooperation would be required in order for the core trail to extend to the Legacy
Ranch, which is the City’s goal. Both stated that they are opposed to the trail going through their property, and
therefore, the subject site should not be required to dedicate an easement that could potentially put the trail on
their property. The history of past Core Trail discussions were presented which showed a past willingness to
having the trail on their properties and examples of how land owners who initially were opposed changed their
positions through negotiations.
The PUD regulations require that 25% of the land area of the PUD be “devoted to open air recreation or other
usable open space, public or quasi-public.” The applicant proposed three tree storage areas throughout the
property and easements along the edge of the property to satisfy this requirement. A majority of Planning
Commission agreed that these tree storage areas satisfied the PUD open space requirement. One of the
conditions of the easement is that it has to be acted upon within a certain amount of time (20 years). There
was discussion as to whether the open space requirement would be satisfied if the easement was not acted
upon because the suggested easement conditions could not be met. Since PC determined through their
recommendation, that the tree storage areas satisfied the open space requirement, there is no concern with
compliance with the PUD regulations if the easement along the river was not acted upon and the easement
went away.
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After the motion was approved, there was some confusion as to whether the 20’ easement along the east bank
of the river was in addition to, or in replacement of, the easements that were proposed by the applicant. The
motion to recommend approval by Planning Commission did not include the removal of the proposed
easements so they are to remain.
To help guide the discussion on the open space requirements, the Board should answer the following
questions.
1. Does the three tree storage areas satisfy the 25% open space requirement or a portion of the
requirement?
2. If yes, should the additional trail easement be required?
3. If no, which trail easements should be required?
The following are the options that the Board has for when considering this element of the application.
A) Determine that the tree storage areas meet the 25% open space requirement and the proposed
easements on the north, east and west property lines and the easement along the east bank of the
river are required. (PC recommendation)
B) Determine that the tree storage areas meet the 25% open space requirement and no easements are
required.
C) Determine that the tree storage areas do not meet the 25% open space requirement and both of the
easements are required to satisfy the open space requirement.
D) Determine that the tree storage areas do not meet the 25% open space requirement and the proposed
easements on the north, east and west property lines are required.
E) Determine that the tree storage areas do not meet the 25% open space requirement and the easement
along the east bank of the river is required.
Planning Commission also unanimously recommended approval of the associated Floodplain Development
Permit.
VI.

LEGAL ISSUES:

N/A
VII.

CONFLICTS OR ENVIRONMENTAL ISSUES:

N/A
VIII.

SUMMARY AND OTHER OPTIONS:

1. Deny
2. Table for additional information
IX.
•
•

LIST OF ATTACHMENTS:
DRAFT minutes from the July 7, 2022 Planning Commission hearing
Staff packet

ROUTT COUNTY PLANNING COMMISSION
DRAFT MINUTES
July 7, 2022
The regular meeting of the Routt County Planning Commission was called to order at 6:00 p.m.
with the following members present: Chairman Steve Warnke and Commissioners Brian Kelly, Bill
Norris, Paul Weese, Ren Martyn, Andrew Benjamin, and Linda Miller. Commissioners Greg Jaeger
and Jim DeFrancia were absent. Planning Director Kristy Winser and staff planners Alan Goldich
and Michael Fitz also attended. Sarah Katherman prepared the minutes.
PUBLIC COMMENT
There was no public comment.

AF
T

ACTIVITY:
PL20220029, PL20220027, and PL20220042
PETITIONER: Southshore Plow Service LLC d/b/a Snow Country Nursery; and Back Atcha,
LLC
PETITION:
1) Final Planned Unit Development
2) Lot Line Adjustment
3) Floodplain Development Permit
LOCATION: 35975 US Highway 40; located immediately south of the city limits of
Steamboat Springs and behind the Steamboat Christian Center

D

R

Mr. Walter Magill of Four Points Surveying and Engineering, representing the petitioner, reviewed
the site plan and described the proposal to reconfigure the lots and define the uses for the PUD
parcel. He indicated the access road and the bridge across the Yampa River that provides access
to the western most portion of the parcel. Mr. Magill noted that Snow Country Nursery has been
operating on the site since at least 2011 and that the proprietor of Snow Country, Mr. Mitch Clark,
purchased both parcels in 2020. Mr. Magill reviewed that in 1995 the zoning of the northern parcel
was changed from Agriculture/Forestry (A/F) to Planned Unit Development (PUD), but no Final
PUD plan describing the allowed uses was ever recorded, so there are no uses allowed on the
property. Snow Country currently operates a nursery business on the southern parcel under an
existing Administrative Permit. Mr. Magill indicated the proposed reconfiguration of the lots that
would preserve the acreage of the parcels but divide the total property along a common property
line running north/south. The western parcel would retain the A/F zoning, which would allow for the
potential construction of a residence, and the eastern parcel would retain the PUD, with defined
uses to be reviewed and approved through the Final PUD Plan. Mr. Magill also presented the
FEMA floodplain maps and indicated the areas of the parcel within the floodplain. Mr. Magill
reviewed the proposed uses and structures for the PUD and noted that the existing A-frame would
be relocated. He stated that initial approval had been received from Mt. Werner Water and
Sanitation District (Mt. Werner) to provide out of district sanitary sewer service to the property. The
existing A-frame, which is currently served by a mound-design septic system, would be connected
to the central sewer line and the existing septic system would be removed. Mr. Magill stated that
because no agreement had been reached with the Steamboat Christian Center regarding the
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construction of a permanent restroom, employees of Snow Country would continue to use portable
toilets.
Mr. Magill presented the proposed plan and indicated three proposed easements to be publicly
dedicated. The 50 ft. easements are located on the western property line of the A/F parcel and on
the north and east property lines of the PUD parcel. Mr. Magill stated that the City is requesting an
easement through the middle of the PUD parcel to accommodate the extension of the Core Trail,
which currently ends at the northern border of the property. He stated that the applicant is opposed
to this easement, and is instead offering the easements along the property borders, which would
allow the Core Trail to follow Dougherty Rd. to the east and then travel south along US 40, or travel
west along the property line, cross the river and travel south on the west side of the river. The trail
could then proceed to Legacy Ranch across City owned property. He clarified that if the latter
alignment were chosen, a new bridge to accommodate the trail would need to be constructed by
the City. Mr. Magill presented photos of the land on the west side of the river and noted that the
balloon launch use would be discontinued if a residence is constructed there. He also noted that a
utility easement would be required for any development on the west side of the river.

R

AF
T

Mr. Goldich reviewed the three elements of the petition, described the parcel and proposed
reconfiguration. He indicated on a site plan the adjacent properties and noted that this parcel and
all of those adjacent to it are within the watershed protection zone. He indicated the location of the
two Mt. Werner parcels, both of which contain infiltration galleries for the City’s drinking water
supply. He reviewed the history of the subject parcel and some of the many uses that have
occurred there. He stated that Mr. Clark purchased the property in 2020 and that the County had
received a complaint last summer that the Snow Country operation had expanded beyond the
borders of the northern (currently A/F zoned) parcel. The County issued a notice of violation, and
since then staff has been working with the landowner to bring the property into conformance. Mr.
Goldich reviewed the proposed uses, structures, and their locations to be listed on the Final PUD
Plan. He added that the Floodplain Development Permit is needed for the storage of trees and
materials in the floodplain.

D

Mr. Goldich reviewed the comments submitted by referral agencies, as follows:
• Mt. Werner said that an initial approval had been granted for out of district service for
sanitary sewer service. The City will need to issue the final approval for the sewer service.
Conditions of approval (COAs) regarding water quality mitigation activities, the removal of
the septic system, and the Watershed Protection Permit are included in the suggested
COAs.
• The City of Steamboat Springs requested an easement along the river, through the
eastern parcel (to become the PUD) to accommodate the extension of the Core Trail. The
City also commented on the need for the Watershed Protection Permit.
• Colorado Parks and Wildlife (CPW) requested bear-proof trash receptacles, wildlife friendly
fencing and the opportunity to participate in planning for the Core Trail extension using a
holistic approach that would consider the entire trail alignment at once.
Mr. Goldich offered that the Core Trail easement was likely to be the most difficult issue to resolve,
as there are many variables involved. He stated that the goal of the City is to extend the Core Trail
all the way to the Legacy Ranch, located at the intersection of Hwy 131 and US 40. He noted that

2

R.C.P.C.

MINUTES

July 7, 2022

the extension of the Core Trail was identified in the Master Plan update public outreach as very
important. The City’s preferred alignment is along the east bank of the river, which is the alignment
identified in a variety of planning documents. This alignment would be safely away from traffic and
would avoid the need to construct two river crossings. Mr. Goldich reviewed the easements along
the property lines proposed by the applicant. He noted that placing the Core Trail next to US 40
would be less safe than along the river, and added that the sidewalks on the Christian Center
property were not built to the Core Trail standards. He stated that the last existing portion of the
Core Trail crosses Mt. Werner property at the shared property line with the PUD parcel. Mt. Werner
does not, however, want the Core Trail to cross their 17-acre parcel that borders Mr. Clark’s
property on the south. Mr. Goldich added that CPW would like there to be a holistic approach to
planning the trail alignment, rather than piecing it together one easement at a time. Calling
attention to proposed COA #9, Mr. Goldich said that the City is willing to consider some constraints
on the easement being requested. He stated that it is up to Planning Commission and the Board to
decide if it will require the City’s requested easement, and if so, if some or all of these constraints
are appropriate. He stated that if the easement is required, a separate easement document would
be drafted and recorded, and referenced on the Final Plat and Final PUD Plan.

AF
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Chairman Warnke asked if the petitioner would retain use of the 20-ft. easement along the river up
to the time that the trail were built. Mr. Goldich stated that he would. He also clarified that the
easement would be entirely within the required 50-ft. waterbody setback from the river. He
confirmed, however, that although nothing can be built within the 50-ft. setback, the storage of
trees in the setback would be allowed.

R

In response to a question from Commissioner Martyn, Mr. Goldich reviewed the previous proposal
for a mini-storage facility on the property. He reviewed the PUD process and explained that the
PUD parcel cannot be re-zoned to A/F because it does not meet the minimum lot size for the A/F
zone district. He confirmed that a residence or any other use by right allowed in the A/F zone
district would be allowed on the reconfigured A/F lot. He stated that the existing nursey business
operates under an Administrative Permit for that use.

D

Chairman Warnke asked about access to the parcel. Mr. Goldich said that an access permit is in
place for Dougherty Rd., but not for the nursery business. An access permit from CDOT for the
nursery is required in the suggested COAs.
Public Comment
Mr. Craig Robinson, Parks, Open Space and Trails manager for the City of Steamboat Springs,
stated that the easement being requested along the east side of the Yampa River corresponds to
the preferred Core Trail alignment as it has been identified on a variety of planning documents
going back 20+ years. He added that the extension of the Core Trail both to the west to Steamboat
II and to the south to Legacy Ranch was identified through the recent Master Planning process as
being very important to the community, and is part of the a proposed regional Yampa River Trail.
He said that the City has taken a very opportunistic approach to acquiring easements for the Core
Trail, and acknowledged that the process takes time. Regarding the suggested COAs pertaining to
the requested easement, Mr. Robinson said that although the City has not heretofore purchased or
condemned land for the trail, it would consider purchasing the proposed easement. He offered,
however, that the timeframe of 15 years included in COA # 9.f might not be realistic, and
suggested that it may be in conflict with the purchase of the easement. Mr. Robinson said that the
3
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City has worked with CPW on plans for the Core Trail and has discussed different alignments. In
response to a question from Chairman Warnke, Mr. Robinson said that he could not speak to the
City’s willingness to purchase the easement, and said that more information may be needed prior
to the Board hearing. He said that the City has constructed fencing for other sections of the trail
and is prepared for the cost of constructing the trail. He discussed previous proposed alignments
and stated that the preferred alignment currently being proposed by the City eliminates the need
for two river crossings, which would significantly reduce the cost of constructing the trail.
Commissioner Martyn noted that the City owns a large property to the west and asked what the
City’s long-term plans are for it. Mr. Robinson said that the plan is to conserve the land and install
an additional infiltration gallery.

AF
T

Mr. Ed MacArthur, the former owner of the 17-acre parcel owned by Mt. Werner to the south of the
subject property and the owner of the next property to the south of that, stated that he fully
supports the applicant’s proposal. He described his past negotiations with the City that resulted in
an agreement for a trail alignment that would cross the river twice and then follow the railroad
alignment across his land. He said that the City never acted on this agreement and that he has
since made different plans for his property and no longer wants the trail to cross the western
portion of his land. He said that he would agree to an easement along the front of the property
(along US 40). Mr. MacArthur stated that if the easement crosses Mr. Clark’s property along the
east side of the river, it will dead end there, because neither he nor Mt. Werner are willing to grant
the connecting easements. He described the problems associated with dead-end trails. He offered
that other alignments are available that would allow for the extension of the Core Trail to the
Legacy Ranch, but that the alignment along the river was not going to happen. He indicated
alternative alignments for the trail on an aerial map.

D

R

Mr. Frank Alfone, General Manager of Mt. Werner Water and Sanitation District since 2015, stated
his support for Mr. Clark’s proposal. He said that the removal of the existing septic system and
leach field was very important as it would eliminate the possibility of it contaminating the City’s
water supply. He noted that the infiltration gallery along the Yampa would be the only source of the
City’s drinking water if there were a failure at Fish Creek Reservoir. Mr. Alfone stated that Mr. Clark
and Mr. MacArthur were both excellent neighbors, and thanked Mr. Clark for his help and
cooperation with the most recent infiltration gallery installation. Mr. Alfone described the process
through which out of district sanitary sewer service can be provided. He explained that a resolution
from the Mt. Werner Board of Directors would be approved, followed by the execution of an out of
service agreement, and then both of these would have to be approved by City Council. Mr. Alfone
stated that although Mt. Werner collects waste, it is the City that treats it and any expansion of the
collection system must be approve by City Council.
Mr. Alfone indicated on an aerial map the location of the Mt. Werner properties on either side of the
subject parcel, the location of the existing Core Trail and the location of the new infiltration gallery,
which is 800 ft. long and 25 – 35 ft. deep within the groundwater alluvium of the Yampa River. He
noted the problems that had occurred on northern Mt. Werner property as a result of the trail dead
end and subsequent residential development nearby. He stated that Mt. Werner is unwilling to
grant an easement for the extension of the trail across the southern property, and cited concerns
with trespass, vandalism, contamination and potential loss of continuity of service. Mr. Alfone
acknowledged that these decisions, including the language and conditions included in the

4

R.C.P.C.

MINUTES

July 7, 2022

resolution approving out of district service, would be made by the Mt. Werner District’s Board, and
that he would take all information back to the Board.

AF
T

Mr. Chris Wilson, a resident of Steamboat Springs, stated that for many years in his capacity as
Trails Coordinator and Parks and Recreation Director for the City of Steamboat Springs he worked
on all the plans cited by Mr. Robinson that identify the future alignment of the Core Trail. He stated
his support for staff’s recommendation to require an easement along the east side of the river. He
reviewed the history of the development of the existing Core Trail and provided examples of some
landowners who had at first opposed providing an easement for the trail and then later changed
their minds. He offered that it would be short-sighted to not require the easement because Mt.
Werner has said that it will not at this time grant a connecting easement. He acknowledged that the
process of acquiring easements all the way to Legacy Ranch will take an indeterminate amount of
time and cautioned against conditioning this easement on the completion of that process within a
certain number of years. Mr. Wilson stated that the applicant would have full use of the easement
in the interim and that it was important to look at the long term. Mr. Wilson reviewed the process
through which the City negotiated the easement and constructed the trail and fencing across Mt.
Werner’s northern parcel and said that Mt. Werner has always been a supporter of the Core Trail.
He urged Planning Commission to require an easement that follows the City’s preferred alignment.
In response to a question from Chairman Warnke, Mr. Wilson recommended that no timeframe be
specified.

R

Chairman Warnke asked if a PUD could be amended by a future landowner. Mr. Goldich said that
the owner could apply for amendments at any time. He also acknowledged that the suggested 15year trigger listed in COA #9.f was essentially arbitrary. He said that Planning Commission could
change that number or not include a time trigger at all. He added that any of the proposed triggers
could be removed or modified.

D

Commissioner Martyn asked if the City had proposed an easement across the 17-acre southern
parcel when Mt. Werner went through the permitting process for the infiltration gallery. Mr. Alfone
said that it did not.
Mr. Cedar Beauregard, a resident of Steamboat Springs, offered that if the City did not build a
dead-end trail, there would be no Core Trail. He stated that he supports the proposal, but that he
would like there to be many easement options to allow the trail to follow whatever alignment
becomes possible in the future.
Seeing no further comment, Chairman Warnke closed public comment.
Commissioner Benjamin stated his support for the petition. He said he was having a hard time
understanding why the City prefers a Core Trail alignment that crosses multiple private properties
rather than one that provides access to the public land to the west. He stated his preference for a
trail alignment that would provide greater opportunities for recreation and fewer conflicts.
Commissioner Miller asked what would become of an easement purchased by the City if the City
were to decide to locate the trail across its property to the west because it could not extend the trail
through the Mt. Werner parcel to the south.

5
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In response to a question from Commissioner Weese, Mr. Goldich said that the easement
proposed by staff was requested by the City through the referral process. He said that the County
generally supports the requests made by referral agencies, adding that the extension of the Core
Trail was identified by the community as a high priority. Commissioner Weese asked why the City
could not negotiate an easement with the landowner independently of this process. Ms. Winser
stated that the trails easement being proposed by the applicant is part of the 25% open space
requirement. She added that the tree storage areas are also proposed by the applicant to meet the
open space requirement. She indicated those areas on a site plan. Trees are only stored on the
property for a portion on the year. Ms. Winser said that it would be up to Planning Commission and
the Board to determine if the tree storage areas should be considered open space.
Commissioner Kelly suggested that the easement should be dedicated or not, but that there should
not be a time requirement associated with it. If the City purchases the easement then it should be
in perpetuity. Commissioner Kelly offered that this would provide certainty for both the City and the
landowner.

AF
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Commissioner Martyn expressed concern with the County’s efforts to address the extension of the
Core Trail through a single property. He said that the result would be only a minor extension of the
trail with no certainty that it could be extended beyond that point. Commissioner Martyn said that
he would support the applicant with the three easements proposed by the applicant with the
conditions or triggers included in COA #9 applied to them. The onus would then be on the City to
negotiate with the landowner and to pursue the options for extending the trail with the other
relevant landowners.

R

In response to a question from staff, a large majority of Planning Commission determined that the
tree storage areas should qualify as open space. Mr. Goldich noted that those areas are sufficiently
large that the 25% open space requirement would be satisfied without any of the easements being
included. Mr. Magill clarified that the easements along the perimeter proposed by the applicant
would be publicly dedicated in any case, without compensation.

D

Commissioner Miller noted that, as written, suggested COA #9 does not refer specifically to the
easement along the river.
Commissioner Kelly expressed concern with allowing the Core Trail to be built right up to the water
infiltration gallery. He stated that while trails are important, water is more important.
When surveyed regarding their preferred location for the trails easement, Commissioners
Benjamin, Kelly and Martyn stated that the easements along the perimeter as proposed by the
applicant were preferable. Commissioner Miller suggested that the easement along the river should
be required, either without any of the triggers listed under COA #9, or at least without the time limit
(COA #9.f). Commissioner Norris supported the river easement without COA #9.F, but with all the
other triggers. Commissioner Weese stated that he would support the river easement only if COA
#9.f were included, but that he would support a timeframe of no more than 20 years. He stated that
if COA #9.f were deleted, he would not support the river easement.
MOTION
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Commissioner Miller moved to recommend approval of the Final PUD and Lot Line Adjustment
(items PL20220029 and PL20220027) with the following findings of fact:
1. The proposal with the following conditions meets the applicable guidelines of the Routt County
Master Plan and Steamboat Springs Area Community Plan and is in compliance with the
applicable provisions of Sections 5, 6, 7, and 8 of the Routt County Zoning and Sections 2 and
3 of the Routt County Subdivision Regulations.
2. In review of the Final PUD and Zoning Amendment standards, it has been determined that the
Zoning Amendment standards have been met.
3. The Final PUD is substantially similar to the use that has been approved through Planning
permit PP2011-012.
4. The proposal is located within the Urban Growth Boundary.
5. The residences have received approval for sewer service from the Mt. Werner Water and
Sanitation District.

AF
T

This approval is subject to the following conditions:

Rezoning
1.
The Zone Change Resolution shall be recorded concurrently with the Final PUD Plan and
Final Plat if applicable.
Final PUD:
1.
This approval shall become effective upon the recording of the Final PUD plan.
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.

Prior to operation, permittee shall submit to Routt County proof of a Sales Tax Account
/License.

4.

The Final PUD Plan shall be recorded concurrently with the Final Plat and Zone Change
Resolution.

5.

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

6.

Prior to recording the Final PUD Plan, evidence of approval of Out of District sewer service
by Steamboat Springs City Council and Mt. Werner Water and Sanitation District shall be
submitted.

7.

Prior to recording the Final PUD Plan, an issued Watershed Protection Permit from the
City shall be submitted.

8.

The abandonment of the septic system shall follow all procedures as outlines in Regulation
43 for Onsite Wastewater Treatment Systems.

D
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A 20’ trail easement along the eastern bank of the Yampa River dedicated to the public,
and accepted by Routt County shall be shown on the plat and PUD. Routt County shall draft a
document that is recorded concurrelty with the Final PUD Plan that contains the following
conditions:
a. The City shall purchase the easement from the landowner.
b. The City shall not act on the easement until all easements are in place to extend it to the
City’s Legacy Ranch.
c. The City shall not act on the easement until all funding is in place to construct it to Legacy
Ranch.
d. The City shall construct the trail at its expense
e. The City shall construct fencing and/or other natural barriers to prevent trespass onto the
subject property.
f.

Notes on the Final PUD Plan shall include:

AF
T

10.

If not acted upon within 20 years, this easement shall be void.

a. This PUD allows for the operation of a landscape nursery, storage of items associated with
a landscape nursery, and structures shown on this plan. Accessory structures/uses
associated with this permit may be administratively approved by the Planning Director,
without notice.
b. Any complaints or concerns which may arise from this operation may be cause for review
of the Administrative Permit, at any time, and amendment or addition of conditions, or
revocation of the permit if necessary.

R

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

d. All exterior lighting shall be downcast and opaquely shielded in accordance with Section
6.3 of the Routt County Zoning Regulations.

D

e. The permittee shall prevent the spread of weeds to surrounding lands, and comply with the
most current version of the Colorado Noxious Weed Act and Routt County regulations for
noxious weeds No chemical pesticides, herbicides, fertilizers, or hazardous material shall
be stored, used, or located on the site.
f.

Vehicle and equipment maintenance including fueling and oil changes are to be conducted
on an impermeable membrane with containment.

g. Stormwater from parking area, office area, or snow storage site to be directed to the east
towards the US 40 ditch.
h. In case of spill or release of any hazardous materials, Snow Country will notify the Mount
Werner Water District immediately.
i.

Trash collection facilities or dumpsters will be situated to prevent effluent contribution to
surrounding soils.

j.

Use of IGBC certified bear-resistant canisters shall be used to reduce human-bear conflict.
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k. Any fencing installed on the property should be wildlife friendly to prevent entanglement
and entrapment of wildlife. Recommendations can be found in CPW’s Fencing with Wildlife
in Mind publication.
l.

Prior to Planning signing off on any building permits for the residential structures, the City
of Steamboat Springs and/or Mt. Werner Water and Sanitation District have signed off on
the building permit.

m. The lowest floor of all residential structure shall be elevated to 2’ above the base flood
elevation. Building plans indicating the finished floor elevation of such structures shall be
submitted with the building permit. Elevation Certificates for the lowest floor of the
structures must be submitted to the Floodplain Administrator at three different points
during development. These are:
During building permit review and prior to signing off on the foundation only building
permit, and

•

Once forms have been constructed and prior to signing off on the full building permit,
and

•

Prior to the issuance of a Certificate of Occupancy (as built).

AF
T

•

n. The landowner shall be aware of river flows during the spring runoff season and shall
remove items from the floodway if flows are expected at a volume that will overtop the
riverbank.
o. An access permit from CDOT for the main nursery access shall be obtained by April 1,
2023. An extension of up to one year for this requirement may be granted administratively
without notice by the Planning Director.

R

Lot Line Adjustment:

D

1. The plat shall be finalized and recorded within one (1) year unless an extension is granted
pursuant to Section 2.1.6, Routt County Subdivision Regulations. Extensions to up to one (1)
year may be approved administratively.
2. The Final Plat shall be recorded concurrently with the final PUD Plan and Zone Change
Resolution.
3. 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.
4. All property taxes must be paid prior to the recording of the plat.
5. A ‘no build’ zone shall be indicated on the plat for Lot 2 to avoid construction of structures and
septic fields within the special flood hazard area. The “no build” zones shall be approved by the
Planning Director before the plat is recorded.
6. The notes on the plat shall include, but are not limited to the following:
a. Routt County is not responsible for maintaining or improving subdivision roads. The roads
shown hereon have not been dedicated nor accepted by the County.
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b. The suitability of these lots for an individual septic disposal system and the availability of
permits for individual septic disposal systems have not been established. The issuance of
permits for individual septic disposal systems shall be a condition of obtaining a building
permit for these lots.
c. Existing and new accesses shall meet access standards set forth by the Routt County
Road and Bridge Department and Fire Prevention Services.
d. The availability of water and permits for wells on the lots or parcels hereon shown has not
been established.
e. Revegetation of disturbed areas shall occur within one growing season with a seed mix
that avoids the use of aggressive grasses. See the Colorado State University Extension
Office for appropriate grass mixes.

AF
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f. Routt County (County) and the Steamboat Springs Area Fire Protection District (District)
shall be held harmless from any injury, damage, or claim that may be made against the
County or the District by reason of the County’s or the District’s failure to provide
ambulance, fire, rescue or police protection to the property described on this plat, provided
that the failure to provide such services is due to inaccessibility of the property by reason
of internal roads being impassable. This conditions shall not relieve the County or the
District of their responsibility to make a bona fide effort to provide emergency services
should the need arise.
g. Address signage in conformance with Routt County Road Addressing, Naming, and
Signing Policy shall be located at the entrance to the driveway.
h. A current soils test showing that the soil is of a sufficient stable nature to support
development will be required before obtaining a building permit.
Prior to Planning signing off on a building permit for development on Lot 2, a development
permit from the Army Corps of Engineers shall be submitted, if required.

R

i.

D

Commissioner Weese seconded the motion,

The motion carried 4 – 3, with the Chair voting yes.
Commissioners Benjamin, Kelly and Martyn voted in dissent.
MOTION
Commissioner Kelly moved to recommend approval of the Floodplain Development Permit (item
PL20220042) with the finding of fact that the proposal with the following conditions is in compliance
with the applicable provisions of Sections 5.13 of the Routt County Zoning Regulations.
This approval is subject to the following conditions:
Floodplain Development
1. This Permit is contingent upon compliance with the applicable provisions of the Routt County
Zoning Regulations including but not limited to Section 5.13.
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2. This Permit is limited to uses and facilities presented in the project plan approved through this
permit and through PL20220029. Any additional structures or grading must be applied for in a
new or amended application.
3. In the event that Routt County commences an action to enforce or interpret this Permit, the
substantially prevailing party shall be entitled to recover its costs in such action including,
without limitation, attorney fees.
4. This approval is contingent upon any required federal, state and local permits being obtained
and complied with; the operation shall comply with all federal, state and local laws.
5. Revegetation of disturbed areas shall occur within one growing season following completion of
the project, with a seed mix which avoids the use of aggressive grasses. See the Colorado
State University Extension Office for appropriate grass seed mixes.

AF
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6. The lowest floor of all residential structure shall be elevated to 2’ above the base flood
elevation. Building plans indicating the finished floor elevation of such structures shall be
submitted with the building permit. Elevation Certificates for the lowest floor of the structures
must be submitted to the Floodplain Administrator at three different points during development.
These are:
a. During building permit review and prior to signing off on the foundation only building
permit, and
b. Once forms have been constructed and prior to signing off on the full building permit, and
c. Prior to the issuance of a Certificate of Occupancy (as built).

7. The landowner shall be aware of river flows during the spring runoff season and shall remove
items from the floodway if flows are expected at a volume that will overtop the riverbank.

R

Commissioner Norris seconded the motion.

D

The motion carried 7 – 0, with the Chair voting yes.
The meeting was adjourned at 9:00 p.m.
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Snow Country Landscaping
Final PUD, Lot Line Adjustment, and
Floodplain Development Permit
ACTIVITY #:

1. PL20220029
2. PL20220027
3. PL20220042

HEARING DATE(S):

Planning Commission - July 07, 2022 at 6:00 pm
Board of County Commissioners - July 19, 2022 at
9:35 am

PETITIONER:

1. Southshore Plow Service LLC D/B/A Snow Country
Nursery
2. Back Atcha LLC

PETITION:

1. Final Planned Unit Development
2. Lot Line Adjustment
3. Floodplain Development Permit

LEGAL DESCRIPTION:

1. 5A TR IN SE4SW4 SEC 28-6-84 TOTAL 5 A
2. TR IN NE4NW4 SEC 33-6-84 TOTAL 4.3A

LOCATION:

35975 US HIGHWAY 40, SFR, ROUTT, CO 80487
Immediately south of the city limits of Steamboat
Springs and behind the Steamboat Christian Center.

ZONE DISTRICT:

Agriculture/Forestry (A/F) and Planned Unit
Development (PUD)

AREA:

9.30

STAFF CONTACT:
ATTACHMENTS:

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

Narrative(s)
Site Plan
DRAFT PUD Plan
City of Steamboat Springs comments
Mt. Werner Water District comments
Colorado Parks and Wildlife comments
Pictures
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Site Description:

The subject property is divided into two separate parcels. See the attached map for reference.
Parcel A is 4.3 acres and is located immediately to the west of the Steamboat Christian Center.
This parcel is zoned Planned Unit Development (PUD). Parcel B is 5 acres and is immediately
to the south of Steamboat Christian Center. This parcel is zoned Agriculture/Forestry (A/F).
The property line that separates Parcels A and B runs east/west. The Steamboat Springs city
limit line surrounds the subject properties on three sides. The Yampa River runs through the
western portion of both parcels. Access for Parcel A is via Dougherty Rd. which then extends
over the river. Parcel B is accessed directly off of US Highway 40. Mt. Werner Water and
Sanitation District (Mt. Werner Water) owns the parcel to the south of Parcel B. Last summer,
Mt. Werner Water installed a new infiltration gallery on this parcel. The Yampa River Core Trail
terminates at the north property line of Parcel A. These properties are also located within the
Watershed Protection Zone for the Steamboat Springs and Mt. Werner Water Districts’ drinking
water wells, as well as the FEMA mapped floodplain.

History:

There have been many uses that have taken place on this site over the years including a
concrete batch plan, residential use, firewood processing, wood milling, commercial balloon
tours, and landscape nurseries. In 1995, a zone change from A/F to PUD was approved for
Parcel A. PUDs require PUD Plans to be in place which dictate the uses that are allowable on
the property. There were several PUD applications over the years, but none were ever
finalized. Since there is no approved PUD plan, no uses are allowed to occur on Parcel A
because of the PUD zoning.
In 2006, the County sued Butch Dougherty (the previous owner) and Mtn West (the tenant at
the time, and operator of a landscape nursery business) because of alleged violations of the
Zoning Regulations, including operating the landscape business on the PUD zoned portion of
Routt County Planning Department
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the property without a PUD Plan and depositing fill in the floodplain without receiving the proper
permits. The County and the landowner entered mediation which resulted in required actions
that were agreeable to both the property owner, the tenant and the County.
In 2011, Snow Country nursery obtained an Administrative permit for a Tree Nursery with retail
sales on Parcel B. In 2017 a Conceptual PUD was approved for mini storage units on Parcel A.
Commissioner Hermacinski made the motion to approve the Conceptual PUD. In the motion
she noted, “that the petitioner shall be allowed to operate under their administrative permit
including the outdoor storage that is on the back side of Parcels A and B as long as the
applicant submits for final PUD within 60 days of this hearing (hearing date was September 12,
2017) and receives final approval within ten months after the expiration of the 60 day approval
therefore allowing 12 months total (September 12, 2018).” In 2018, the Final PUD was tabled
pending the City’s issuance a Watershed Protection permit for the mini storage use. The City
never issued this permit and the application was withdrawn.
In 2020, Mitch Clark, the owner/operator of Snow Country Nursery purchased both Parcels A
and B from Butch Dougherty, the previous owner.

Project Description:

There are three different actions that are being requested through this application. They are:
1. Lot Line Adjustment – Currently the property line between Parcels A and B runs east west.
The applicant is asking to adjust this line so that it runs north/south, is on the east side of
the river, and generally follows the path of the river. Lot 1 (east side of the river) is
proposed to be 4.3 acres. Lot 2 (west side of the river) is proposed to be 5 acres. The
acreages of the existing lots are not changing, only the configuration.
2. Conceptual/Final PUD – Landscape nursery
• Three tree storage areas: southeast corner, southwest corner, and northwest corner
(existing and proposed)
• Structures
o 2 greenhouses (existing)
o 2 office strucutres (existing)
o Retail structure (existing)
o Shop (existing)
o Bathroom facility (proposed)
o 800 sq ft A Frame residence (existing and to be re-located to the northeast corner of
site)
o 900 sq ft empolyee residence (conversion of existing storage shed)
o Landscape material storage (proposed)
• Hours of operation: Monday – Friday 9:00 am – 5:00 pm; Saturday and Sunday 9:00 am
- 4:00 pm
• 30’ public access easement along north property line and eastern property line adjacent
to Hwy 40 to accommodate the extension of the Core Trail. 30’ public access easement
on the west property line of the proposed Lot 2. Lot 2 is proposed to be zoned A/F. For
more details on the trail alignment, please see the additional comments below.
• As part of the PUD review, Lot 1 is proposed to be zoned PUD. Lot 2 is proposed to be
zoned Agriculture/Forestry.
3. Floodplain Development permit – A permit is required for:
• The storage of materials in the floodplain (trees and landscape materials), and
• To ensure structures meet the finished floor elevation height requirements.
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Staff Comments:
•

Since the PUD request is for a use that is present on the site, staff determined that the
Conceptual and Final PUD processes could take place concurrently.

•

Steamboat Springs Area Community Plan Future Land Use Plan
Both of the existing parcels are classified as ‘Neighborhood Residential – Low’ on the
SSACP Future Land Use Plan. See the chart below for a description of this classification.

•

Mt Werner Water District Comments
The applicant requested, and received verbal approval of, out of district sewer service from
Mt. Werner to serve Lot 1. The applicant recieved verbal approval at Mt. Werner’s May 20,
2022 Board. After the Mt. Werner Board approves a resolution granting out of district
service, the applicant will then have to obtain approval from the Steamboat Springs City
Council for out of district service as well.
Mt. Werner Water also stated the that a Watershed Protection Permit is required since this
site is within the wellhead protection zone. They also requested conditions (11.f-I below)
meant to ensure the applicant’s acitivities will not have negative impacts on the District’s
wells.

•

City of Steamboat Springs Comments
The City provided comments on the Core Trail which are incorporated below. They also
provided comments relating to the need for a Watershed Protection permit.

•

Colorado Parks and Wildlife (CPW) Comments
CPW provided comments concerning the use of bear resistant trash receptacles and wildlife
friendly fencing. Their comments on the Core Trail are incorporated below.

•

Core Trail Comments
As stated earlier, the Yampa River Core Trail terminates at the north property line. It has been
a goal of the City to extend it to the Legacy Ranch located immediately north of the Highways
40 and 131 intersection. The applicant has proposed a 30’ wide easement along the north
property line of his property, which would connect with an easement on Mt. Werner property to
the north that allows residents in the Majestic development (immediately north of the Christian
Center) to access the Core Trail. However, this trail has not been developed. The proposed
configuration would allow access to the sidewalk that was recently installed in front of the
Christian Center. This sidewalk would then connect to a 30’ wide easement the applicant has
proposed on the eastern property line of Lot 1, adjacent to Highway 40. The applicant is also
proposing an easement on the west side of Lot 2 (west side of river) in case the City installs a
bridge over the river to the Core Trail on the west side of the river.
Throughout the Master Plan outreach, the Core Trail has been identified as a very important
recreation amenity and transportation asset. From a long range planning and safety
perspective, an alignment along the river is the preferred alignment. There are many Master
Plan and SSACP policies that support trails and trail connections. Some of them even state
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that motorized and non-motorized users should be separated to minimize conflict between
these two users and that the rights of pedestrians should be protected and respected (MP
6.3.F, 11.3. G, and 11.3.H). The adopted 2008 Steamboat Springs Area Open Space and
Trails Master Plan and the City’s 2019 Parks, Recreation, Open Space, and Trails Master Plan
all conceptualy show the trail being located in the river corridor. CPW also provided comments
requesting that a review of the entire alignment of the Core Trail be conducted so that impacts
to wildlife in the area can be fully evaluated.
The proposed alignment is not ideal due to the fact that it parallels roads, crosses multiple
vehicular access points off of Highway 40, and is not the ideal width (the sidewalk on the
Christian Center property is not constructed to the same width as the Core Trail). Pending
further study, the ideal location for the trail would be along the river, similar to its alignment
through the rest of the City. Mt. Werner Water, who owns land to the south of this site, has
stated that they do not want the Core Trail running through their property. Although this
landowner’s position should be considered, it should not be the only consideration because
these positions could change, as they have in the past. The City is requesting a 20’ easement
along the river and has expressed a willingness to discuss development constraints in hopes of
obtaining this easement for the extension of the trail along the river including:
•
•
•
•
•

Purchasing the easement from the landowner
Not acting on the construction of the trail until all easements are in place to extend it to the
City’s Legacy Ranch.
Not acting on the construction of the trail until all funding is in place to construct it to
Legacy Ranch.
Constructing the trail
Constructing fencing and other natural barriers to prevent trespass onto the subject
property.

The out of district service agreement prevents the applicant from agreeing to the easement,
however, Planning Commission and the Board have the ability to require the easement to be in
place through this review process. Planning Commission and the Board also has the ability to
add conditions to that approval as well. Any combination of the above constraints can be
made a condition of the approval requiring the easement. In addition to those listed above, a
time limit on the construction of the trail could also be required.

***Issues for Discussion***

1. What is Planning Commission’s and the Board’s opinion on requiring the easement for the
Core Trail to be located along the river? Which conditions should be added to this
requirement?

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

The Routt County Master Plan, Sub Area plans and Zoning Resolution contain dozens of policies
and regulations regarding land use. Section 5 of the regulations are designed to limit or eliminate
conditions that could negatively impact the environment and/or use of surrounding properties, and
shall apply in all Zone Districts and to all land uses unless otherwise noted. Section 6 Regulations
apply to all Minor, Administrative, Conditional or Special uses allowed by permit only, PUD plans,
Site plans, and Subdivisions.
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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 nine (9) major categories:
1. Health, Safety and Nuisances
2. Regulations and Standards
3. PUD Regulations and Standards
4. Zoning Amendment Standards
5. Lot Line Adjustment Standards
6. Flood Damage Prevention
7. Community Character and Visual Impacts
8. Roads, Transportation and Site Design
9. Natural Environment
10. Mitigation Techniques
Interested parties are encouraged to review the Master Plan, Sub Area plans and Zoning
Resolution to determine if there are other policies and regulations that may be applicable to the
review of this petition.
Staff Comments are included at the end of each section, highlighting items where the public,
referral agencies, or planning staff have expressed questions and/or comments regarding the
proposal. Staff comments regarding compliance with regulations and policies are noted in
bold below.

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

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

5.1.2

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

6.1.7.C

Natural Hazards

6.1.7.H

Wildland Fire

6.1.7.I

Noise

6.1.7.L

Odors

6.1.7.M

Vibration

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

Staff comments: Due to the proximity of this project to the river, the City’s and Mt. Werner
Water’s infiltration galleries, and being in the FEMA mapped floodplain, there is a
possibility that this use could impact the the water supply. A Watershed Protection permit
from the City will be required and is a suggested condition of approval. A Floodplain
Development Permit will be required for the storage of items in the floodplain. Please see
the Flood Damage Prevention section of the staff report for additional details on this permit
and review criteria.
The subject property is mapped as having a low wildland fire hazard. Impacts from noise,
odors, and vibration are expected to be minimal.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

Regulations and Standards
Applicable Regulations – Routt County Zoning Resolution
5.3

Secondary Dwelling Unit Standards

6.1.2

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

6.1.5

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

Applicable Regulations – Routt County Subdivision Resolution
3.1.P

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

3.1.Q

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

Applicable Policies – Routt County Master Plan
5.3.B

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

5.3.D

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

Staff comments: Two dwelling units are proposed on Lot 1 (east side of the river). Pending
approval from the City, both will be connected to the central wastewater system. Water is
supplied through a well on the property. Planning Commission will need to determine if the
application is in compliance with the Master Plan and the SSACP.
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**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

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

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

7.3.B

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

7.3.C

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

7.3.D

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

7.3.E

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

7.3.F

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

7.3.G

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

7.3.H

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

7.3.I

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

7.3.J

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

7.3.K

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

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

7.3.M

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

Staff comments: The layout of the site provides safe and convenient movements on the site
for pedestrians and vehicles. Twelve parking spaces are shown on the site plan. There is
no equivalent use in the parking section of the Zoning Regulations. The one that best
matches this use is Retail which requires one space for every 300 sq ft of floor area. This
does not translate well to this application. There are other places on-site that could be
utilized for parking. The site plan shows a 10’ setback for structures, which is met by all of
the existing structures. Space between buildings will be dictated by the Building Code.
Two residences are proposed. Both are in existing structures. One of the structures, the A
frame, will be re-located adjacent to the other structure that is proposed to be converted.
The applicant has proposed three open space areas and easements for the core trail to
meet the 25% open space requirement. The open space areas are located in the tree
storage areas to be utilized by customers of the nursery. These areas will be maintained
since they are within areas that sees a high amount of nursery activity. The applicant’s
proposed trail easements are along the northern property line of Parcel A and the eastern
property line of Parcel B, along the highway. In addition, an easement is proposed along
the western property line of both parcels, on the west side of the river. Staff is however
suggesting that the easement for the Core Trail be located along the river.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

Zoning Amendment Standards
Applicable Regulations – Routt County Zoning Resolution
7.3.1

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

8.2.1

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

8.2.1.A

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

8.2.1.B

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

8.2.1.C

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

8.2.1.D

That the applicable provisions of these Regulations have been met

8.2.1.E

That in the case of a zone amendment request that would increase allowable
residential, commercial, or industrial density, that adequate facilities such as roads,
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water and sanitation, fire protection, emergency services and public utilities shall be
available to serve the areas.
8.2.2

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

8.2.2.A

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

8.2.2.B

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

8.2.2.C

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

8.2.2.D

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

Staff comments: The reason for the zone change request is because of the proposed lot
line adjustment. Currently 4.3 acres is zoned A/F and 5 acres is zoned PUD. If the zone
change and lot line adjustment are approved, the resulting acreages would be 5 acres in
A/F and 4.3 acres in PUD. Even though the A/F parcel would be undersized, it would bring
this parcel more into conformance with the Zoning Regulations.
This change is consistent with the Master Plan and SSCAP. The proposed configuration
makes the land more usable and provides a distinct boundary (the river) between the two
zone districts. Staff views this proposal to be more of a re-configuration of the zone
districts, than a new zone change request. Historically, this site has been used for many
different things, albeit none were ever approved by the County. This shows that the
property possesses the conditions that are appropriate for the requested uses. As part of
the proposal, the exsiting septic system will be removed which will help protect the City’s
drinking water supply.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

Lot Line Adjustment Regulations and Standards
Applicable Regulations – Routt County Subdivision Resolution
2.4.1

In order to be considered under this section a lot line adjustment shall meet all of the
following standards:

2.4.1.A

Only lines common to the lots may be adjusted.

2.4.1.B

No new parcels shall be created.

2.4.1.C

All parcels must be deemed “Buildable Lots” by the Planning Director. In the case of a
Land Preservation Subdivision Exemption, Minor Development Subdivision Exemption,
or non-conforming lot, the Lot Line Adjustment shall not reduce the size of any existing
non-conforming lot to less than five (5) acres or reduce the size of any existing lot
which is less than five (5) acres.

2.4.2

Standards: A Lot Line Adjustment must meet all the applicable requirements of
Sections 2, 3, 4, and 5 of the Routt County Subdivision Regulations and the Routt
County Zoning Regulations. However, any new zoning or subdivision regulations
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adopted since the recordation of the plat under consideration shall not apply to the Lot
Line Adjustment plat, unless required by the County.
Staff comments: The application meets all of the standards found in Section 2.4.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Flood Damage Prevention
Applicable Regulations – Routt County Zoning Resolution
5.13

Flood Damage Prevention

5.13.5.B.1 New construction and substantial improvement of a residential structure shall have the
lowest floor (including basement), electrical, heating, ventilation, plumbing, and air
conditioning equipment, and other service facilities (including ductwork), elevated to two
feet above the base flood elevation. A registered Colorado Professional Engineer,
architect, or land surveyor shall submit a certification to the Floodplain Administrator
that this standard has been satisfied.
6.5.9.A

Ensure development does not aggravate an existing flood hazard or increase flood
hazard to upstream or downstream properties.

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.

Applicable Policies – Routt County Master Plan
8.4.A

Routt County strongly discourages buildings in the 100-year floodplain and in flood
prone areas. When an owner chooses to build in a 100-year flood plain, Routt County is
not responsible for assisting the owner during a flood event or preventing floods in the
area.

8.4.B

Where development in a flood prone area or 100-year floodplain occurs, the county
encourages:
* all structures to be built above expected high flood water levels,
* flood-proofing of all construction in the flood prone area, and
* other techniques for construction that would prevent damage to said structure and
would not raise the flood elevation for downstream residents.

8.4.C

Routt County discourages the placement and storage of materials in flood prone areas
and 100-year floodplains which could significantly obstruct flows, thereby creating
additional damage to others or cause damaging debris to be carried downstream.

8.4.F

Routt County encourages that all structures in a flood prone area and 100-year
floodplain be securely anchored.
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Applicable Policies – Steamboat Springs Area Community Plan
NS-1.1

New development will not occur in the 100-year floodplains and will be designed to
protect water quality and riparian areas.

Staff comments: Open space area 1 in the northwest portion of the site is where trees will
be stored. This area is within the 50’ waterbody setback as well as the FEMA mapped
floodway. The floodway is the area of highest risk associated with a flood. As such, the
standards for development in this area are extremely strict. The goal of flood insurance
program is to assess risk to the subject properties and adjacent propertiis. In discussions
with FEMA about this project, they stated that items should not be stored in the floodway.
Staff reviewed the base flood elevations (BFE), which are the water surface elevations for
the 1% chance flood and the topography of the site. The BFEs for the site range from 6767’
in the southern portion of the site to 6766’ in the northern area. The top of the bank is
6766’. Based on this, the water from a 1% chance flood that flows over the bank would be
shallow. Also, last year FEMA revised the river flow data down to show that less water is
flowing in the river. Although the flow data has been revised downward, the corresponding
mapping has not been modified. After taking into consideration all of this information, it is
staff’s opinion that the threat of a flood taking plant material downstream to the detriment
of other landowners is low. As a result, a condition is suggested that the applicant be
aware of flows during runoff so that actions can be taken to remove plant material from the
floodway if a flood is expected. In addition the finished floor elevation of all habitable
structures must be 2’ above the base flood elevation.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Community Character and Visual Impacts
Applicable Regulations – Routt County Zoning Resolution
5.9

Sign Standards

6.1.6

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

6.1.7.G

Visual Amenities and Scenic Qualities.

6.1.7.K

Land Use Compatibility.

6.1.7.O

Historical Significance.

Applicable Policies – Routt County Master Plan
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.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.
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4.3.B

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

5.3.E

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

5.3.F

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

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.

10.3.C

Approval of development should be kept in or near growth centers.

12.3.B

Where appropriate, encourage mixed use residential and commercial infill in new
developments.

12.3.I

For each new PUD project application, the project's employee housing needs should be
analyzed and proof provided that these needs are being met within or in association
with project.

Applicable Policies – Steamboat Springs Area Community Plan
GM-2.2

Development will only be allowed in areas where it can be adequately served by critical
public facilities and services.

CD-3.1

Maintain the rural landscape outside of the City of Steamboat Springs.

CD-4.1

Major highways and arterials shall maintain a high quality of design.

CD-4.2

Protect Scenic Corridors and the community’s key gateways.

NS-4.1

Maintain the quality of visually sensitive areas.

OS-2.2

New development within and adjacent to the designated Steamboat Springs Area
Community Plan area should protect adjacent agricultural operators and preserve
sensitive wildlife areas.

Staff comments: The applicant has already received a permit for their sign. No changes are
proposed to the sign. The standard condition addressing lighting is suggested. This
operation is one of the first things that one sees as one enters the City, however, it is
immediately adjacent to the Christian Center. A majority of the proposed operation will be
located behind the Christian Center and, therefore, not visible by the traveling public. The
current operation has been at this location for the past 10 years as was preceded by a
different landscape operation. Two residences are proposed to provide housing for
employees. As long as the City approves the out of district service request, the project will
be served by the central wastewater system.
Staff determined that this is an appropriate use on this site when the Administrative Permit
for this use was issued in 2011.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No
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Roads, Transportation and Site Design
Applicable Regulations – Routt County Zoning Resolution
5.2

Dimensional Standards

5.4

Parking Standards

5.5

Addressing Standards

5.6

Access to Buildable Lot Standards

5.7

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

6.1.4

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

6.1.7.A

Public Roads, Services and Infrastructure

6.1.7.B

Road Capacity, traffic, and traffic safety

6.1.7.N

Snow Storage

Applicable Regulations – Routt County Subdivision Resolution
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.

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.

6.3.B

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

6.3.F

Separate non-motorized from motorized uses to avoid conflicts. Use natural or cultural
boundaries (roads) so that the boundaries are clearly defined.

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.
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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.

Applicable Policies – Steamboat Springs Area Community Plan
T-2.2

Improve the existing trail system to promote its use as a legitimate transportation mode
and explore opportunities to create effective trail/transit/shuttle networks.

T-2.4

Promote the use of alternative modes of transportation by both locals and tourists.

OS-3.1

Take a comprehensive approach to the region’s trail system, to link existing trails as a
contiguous system; give neighborhoods access to trails; and connect city and county
trails and public lands.

Staff comments: There are no dimensional standards in the PUD zone district. The
minimum lot size in the A/F zone district is 35 acres. Although the proposed A/F lot is only
5 acres, it is more in conformance than the current A/F lot which is only 4.3 acres. Both of
the lots currently have valid addresses but these will be modified when development of
these parcels occurs. CDOT stated that there is an access for Dougherty Lane but none for
the main access used by nursery. An access permit will be required and a condition of
approval requiring this is suggested. There is enough capacity of Highway 40 for this use
and it complies with the Public Road Use Performance Standards. This is a seasonal use
that will not operate during the winter. Snow storage is not a concern for the business and
there is ample room on Lot 2.
Both of the proposed lots are capable of being built upon and both of them have direct
access to the public road system. No major earthwork is required for this lot line
adjustment.
**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

Natural Environment
Applicable Regulations – Routt County Zoning Resolution
5.11

Waterbody Setback Standards

6.1.7.D

Wildlife and Wildlife Habitat

6.1.7.E

Water Quality and Quantity

6.1.7.F

Air Quality

6.1.7.J

Wetlands

6.1.7.P

Reclamation and Restoration

6.1.7.Q

Noxious Weeds

6.7.H

Provide buffers from waterbodies, rivers, streams, wetlands etc; buffers/setbacks in
excess of 50 feet may be required depending on site conditions and proposed use.
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Applicable Regulations – Routt County Subdivision Resolution
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.

3.1.J

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

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.

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.

Applicable Policies – Steamboat Springs Area Community Plan
NS-1.2

Provide water body and riparian area buffers from development to protect water quality.

NS-2.2

The city and county will ensure that both groundwater and surface waters are protected
from degradation and are of a high quality.

NS-3.2

New development will be designed to respect Wildlife Habitat.

Staff comments: Open space area 1 in the northwest portion of the site is where trees will
be stored. According the US Fish and Wildlife Service wetland mapper, all of proposed Lot
2 (west side of river) is mapped as wetlands. A plat note requiring submission of a wetland
permit to the Army Corps of Engineers is suggested.
CPW recommends that IGBC-certified bear-resistant canisters be used to reduce
human/bear conflict and that any fencing that is installed be wildlife friendly to prevent
entanglement and entrapment of wildlife. They also requested further engagement in a
holisitic planning effort for the extension of the Core Trail to the south.
Water quality is a major concern considering the proximity of the site to several of the
City’s and Mt. Werner Water’s infiltration galleries. The applicant is proposing to remove
the septic system currently serving the existing A frame residence, pending approval of out
of district service from the City. Also, a Watershed Protection permit from the City is
required.
The standard condition addressing weeds is included. No impacts to air quality is
expected. With the conditions and mitigation measures that are suggested, it is staff’s
opinion that this use can be operated without leading to degradation of the environment.
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**Is the application in compliance with the Policies and Regulation outlined above? Yes or No

PLANNING COMMISSION / BOARD OF COUNTY COMMISSIONERS OPTIONS:
Approve the Conceptual and Final PUD, Zone Change and Lot Line Adjustment request
without conditions if it is determined that the petition will not adversely affect the public health,
safety, and welfare and the proposed use is compatible with the immediately adjacent and nearby
neighborhood properties and uses and the proposal is in compliance with the Routt County Zoning
Regulations and complies with the guidelines of the Routt County Master Plan. The applicable
provisions of Sections 5 and 6 have been reviewed and appropriate findings and conditions are
included in the approval outlined herein.
Deny the Conceptual and Final PUD, Zone Change and Lot Line Adjustment request if it is
determined that the petition will adversely affect the public health, safety, and welfare and/or the
proposed use is not compatible with the immediately adjacent and nearby neighborhood properties
and uses and/or the proposed use is not in compliance with the Routt County Zoning Regulations
and/or the Routt County Master Plan. Make specific findings of fact; cite specific regulations or
policies by number from the Routt County Master Plan, and the Routt County Zoning Regulations.
Table the Conceptual and Final PUD, Zone Change and Lot Line Adjustment request if
additional information is required to fully evaluate the petition. Give specific direction to the
petitioner and staff.
Approve the Conceptual and Final PUD, Zone Change and Lot Line Adjustment 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.

STAFF RECOMMENDATION
Staff recommends approving the Final PUD and Lot Line Adjustment application,
including requiring an easement for the Core Trail along the river, with the following
conditions of approval, based on the following findings of fact.
FINDINGS OF FACT that may be appropriate if the Final PUD, Lot Line Adjustment, and Zone
Change is approved:

1. The proposal with the following conditions meets the applicable guidelines of the Routt County
Master Plan and Steamboat Springs Area Community Plan and is in compliance with the
applicable provisions of Sections 5, 6, 7, and 8 of the Routt County Zoning and Sections 2 and
3 of the Routt County Subdivision Regulations.
2. In review of the Final PUD and Zoning Amendment standards, it has been determined that the
Zoning Amendment standards have been met.
3. The Final PUD is substantially similar to the use that has been approved through Planning
permit PP2011-012.
4. The proposal is located within the Urban Growth Boundary.

Routt County Planning Department

17 of 46

PC – July 7, 2022
BCC – July 19, 2022

Snow Country Nursery

5. The residences have received approval for sewer service from the Mt. Werner Water and
Sanitation District.

CONDITIONS that may be appropriate may include the following:
Rezoning
1. The Zone Change Resolution shall be recorded concurrently with the Final PUD Plan and Final
Plat if applicable.
Final PUD:
1. This approval shall become effective upon the recording of the Final PUD plan.
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. Prior to operation, permittee shall submit to Routt County proof of a Sales Tax Account
/License.
4. The Final PUD Plan shall be recorded concurrently with the Final Plat and Zone Change
Resolution.
5. Prior to recording the Final PUD Plan, the permittee shall provide evidence of liability insurance
in compliance with the County’s Insurance and Surety Requirements policy then in effect. The
certificate of insurance shall include all permit numbers associated with the activity and Routt
County shall be named as an additional insured. Permittee shall notify the Routt County
Planning Department of any claims made against the policy.
6. Prior to recording the Final PUD Plan, evidence of approval of Out of District sewer service by
Steamboat Springs City Council and Mt. Werner Water and Sanitation District shall be
submitted.
7. Prior to recording the Final PUD Plan, an issued Watershed Protection Permit from the City
shall be submitted.
8. The abandonment of the septic system shall follow all procedures as outlines in Regulation 43
for Onsite Wastewater Treatment Systesms.
9. A 20’ trail easement dedicated to the public, and accepted by Routt County shall be shown on
the plat and PUD. Routt County shall draft a document that is recorded concurrelty with the
Final PUD Plan that contains the following conditions:
a. The City shall purchase the easement from the landowner.
b. The City shall not act on the easement until all easements are in place to extend it to the
City’s Legacy Ranch.
c. The City shall not act on the easement until all funding is in place to construct it to Legacy
Ranch.
d. The City shall construct the trail at its expense
e. The City shall construct fencing and/or other natural barriers to prevent trespass onto the
subject property.
f.

If not acted upon within 15 years, this easement shall be void.

10. Notes on the Final PUD Plan shall include:
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a. This PUD allows for the operation of a landscape nursery, storage of items associated with
a landscape nursery, and structures shown on this plan. Accessory structures/uses
associated with this permit may be administratively approved by the Planning Director,
without notice.
b. Any complaints or concerns which may arise from this operation may be cause for review
of the Administrative Permit, at any time, and amendment or addition of conditions, or
revocation of the permit if necessary.
c. No junk, trash, or inoperative vehicles shall be stored on the property.
d. All exterior lighting shall be downcast and opaquely shielded in accordance with Section
6.3 of the Routt County Zoning Regulations.
e. The permittee shall prevent the spread of weeds to surrounding lands, and comply with the
most current version of the Colorado Noxious Weed Act and Routt County regulations for
noxious weeds No chemical pesticides, herbicides, fertilizers, or hazardous material shall
be stored, used, or located on the site.
f.

Vehicle and equipment maintenance including fueling and oil changes are to be conducted
on an impermeable membrane with containment.

g. Stormwater from parking area, office area, or snow storage site to be directed to the east
towards the US 40 ditch.
h. In case of spill or release of any hazardous materials, Snow Country will notify the Mount
Werner Water District immediately.
i.

Trash collection facilities or dumpsters will be situated to prevent effluent contribution to
surrounding soils.

j.

Use of IGBC certified bear-resistant canisters shall be used to reduce human-bear conflict.

k. Any fencing installed on the property should be wildlife friendly to prevent entanglement
and entrapment of wildlife. Recommendations can be found in CPW’s Fencing With
Wildlife in Mind publication.
l.

Prior to Planning signing off on any building permits for the residential structures, the City
of Steamboat Springs and/or Mt. Werner Water and Sanitation District have signed off on
the building permit.

m. The lowest floor of all residential structure shall be elevated to 2’ above the base flood
elevation. Building plans indicating the finished floor elevation of such structures shall be
submitted with the building permit. Elevation Certificates for the lowest floor of the
structures must be submitted to the Floodplain Administrator at three different points during
development. These are:
•

During building permit review and prior to signing off on the foundation only building
permit, and

•

Once forms have been constructed and prior to signing off on the full building permit,
and

•

Prior to the issuance of a Certificate of Occupancy (as built).

n. The landowner shall be aware of river flows during the spring runoff season and shall
remove items from the floodway if flows are expected at a volume that will overtop the
riverbank.
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o. An access permit from CDOT for the main nursery access shall be obtained by April 1,
2023. An extension of up to one year for this requirement may be granted administratively
without notice by the Planning Director.
Lot Line Adjustment:
1. The plat shall be finalized and recorded within one (1) year unless and extensionis granted
pursuant to Section 2.1.6, Routt County Subdivision Regulations. Extensions to up to one (1)
year may be approved administratively.
2. The Final Plat shall be recorded concurrently with the final PUD Plan and Zone Change
Resolution.
3. 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.
4. All property taxes must be paid prior to the recording of the plat.
5. A ‘no build’ zone shall be indicated on the plat for Lot 2 to avoid construction of structures and
septic fields within the special flood hazard area. The “no build” zones shall be approved by the
Planning Director before the plat is recorded.
6. The notes on the plat shall include, but are not limited to the following:
a. Routt County is not responsible for maintaining or improving subdivision roads. The roads
shown hereon have not been dedicated nor accepted by the County.
b. The suitability of these lots for an individual septic disposal system and the availability of
permits for individual septic disposal systems have not been established. The issuance of
permits for individual septic disposal systems shall be a condition of obtaining a building
permit for these lots.
c. Existing and new accesses shall meet access standards set forth by the Routt County
Road and Bridge Department and Fire Prevention Services.
d. The availability of water and permits for wells on the lots or parcels hereon shown has not
been established.
e. Revegetation of disturbed areas shall occur within one growing season with a seed mix
that avoids the use of aggressive grasses. See the Colorado State University Extension
Office for appropriate grass mixes.
f.

Routt County (County) and the Steamboat Springs Area Fire Protection District (District)
shall be held harmless from any injury, damage, or claim that may be made against the
County or the District by reason of the County’s or the District’s failure to provide
ambulance, fire, rescue or police protection to the property described on this plat, provided
that the failure to provide such services is due to inaccessibility of the property by reason of
internal roads being impassable. This conditions shall not relieve the County or the District
of their responsibility to make a bona fide effort to provide emergency services should the
need arise.

g. Address signage in conformance with Routt County Road Addressing, Naming, and
Signing Policy shall be located at the entrance to the driveway.
h. A current soils test showing that the soil is of a sufficient stable nature to support
development will be required before obtaining a building permit.
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Prior to Planning signing off on a building permit for development on Lot 2, a development
permit from the Army Corps of Engineers shall be submitted, if required.

STAFF RECOMMENDATION
Staff recommends approving the Floodplain Development permit as requested with
conditions of approval, based on the following findings of fact.
FINDINGS OF FACT that may be appropriate if the Floodplain Development Permit is approved:
1. The proposal with the following conditions is in compliance with the applicable provisions of
Sections 5.13 of the Routt County Zoning Regulations.
Floodplain Development
1. This Permit is contingent upon compliance with the applicable provisions of the Routt County
Zoning Regulations including but not limited to Section 5.13.
2. This Permit is limited to uses and facilities presented in the project plan approved through this
permit and through PL20220029. Any additional structures or grading must be applied for in a
new or amended application.
3. In the event that Routt County commences an action to enforce or interpret this Permit, the
substantially prevailing party shall be entitled to recover its costs in such action including,
without limitation, attorney fees.
4. This approval is contingent upon any required federal, state and local permits being obtained
and complied with; the operation shall comply with all federal, state and local laws.
5. Revegetation of disturbed areas shall occur within one growing season following completion of
the project, with a seed mix which avoids the use of aggressive grasses. See the Colorado
State University Extension Office for appropriate grass seed mixes.
6. The lowest floor of all residential structure shall be elevated to 2’ above the base flood
elevation. Building plans indicating the finished floor elevation of such structures shall be
submitted with the building permit. Elevation Certificates for the lowest floor of the structures
must be submitted to the Floodplain Administrator at three different points during development.
These are:
a. During building permit review and prior to signing off on the foundation only building permit,
and
b. Once forms have been constructed and prior to signing off on the full building permit, and
c. Prior to the issuance of a Certificate of Occupancy (as built).
7. The landowner shall be aware of river flows during the spring runoff season and shall remove
items from the floodway if flows are expected at a volume that will overtop the riverbank.
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March 30, 2002
Routt County Planning
P.O. Box 773749
Steamboat Springs, CO 80477
Attn: Planning Department
Re:

Snow Country Nursery – P.U.D. Narrative
Four Points Surveying and Engineering (Four Points) Job No. 1530-002:
P.U.D. Narrative

Dear Routt County Planning;
Please accept this letter as the narrative for a conceptual P.U.D. for the proposed Lot 1, aka Snow Country
Nursery Parcel. The conceptual P.U.D. is based on the concurrent applications for a Zoning Amendment and
Lot Line Adjustment applications for two parcels of land in Routt County just south of the City of Steamboat
Springs municipal boundary. The north parcel, Pin No. 936283005 owned by Backatcha LLC, contains 5.0
acres and is zoned P.U.D. The south parcel, Pin No. 936332001 owned by Southshore Plow Service LLC, dba
Snow Country Nursery, contains 4.3 acres and is zoned Agricultural/Forestry, (A/F). The properties were
purchased in July 2020 by the aforementioned entities and the south portion of the property has been operating
as a landscaping business for the last ten years.
The proposed Lot line adjustment between the new properties will create a new Lot 1 on the east side of the
Yampa River. The new Lot 1 will be a 150’ wide parcel with access to US Highway 40 and a larger parcel to
the east of the Yampa River to south line of Mt. Werner Water and Sanitation District (MWW) at the north
property line. The total acreage for the new Lot 1 will be 4.3 acres. The Lot 1 parcel will not include any of the
Yampa River. The parcel will have access from both US Highway 40 and Dougherty Road.
Infrastructure Description
Access
No changes are being proposed for the existing access points. Access via US Highway 40 will remain the
primary access for Snow Country Nursery on proposed Lot 1. Access for proposed Lot 2 will continue to
use existing Dougherty Road located on the north side of the property. Both access points have been
functioning for many years. The north access has a 60 feet wide easement centered along the north property
line of the Christian Church property and the north line of the west property.
Utilities
The Applicant has worked closely with MWW over the last year. MWW has agreed to review an out of
district sewer service for Lot 1 for the relocated residential A-Frame and a possible employee unit in the
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northeast portion of the property. In addition, the owner is discussing with both MWW and the Christian
Center to connect a public restroom on the southeast portion of the property to the existing service line for
the Christian Center. Sewer service will be provided by a 2” low pressure HDPE line fed by a grinder pump
or similar lift station. The low pressure sewer line will feed into a proposed 4” PVC service line installed at
the nearest sanitary sewer manhole on Dougherty Road.
Additional utility improvements include abandoning the septic leech field for the existing A-frame house on
Lot 1 and installing a gravity sewer line or a low pressure HDPE service line to a proposed 4” PVC service
line serving a public restroom that will connect to the nearest 8” sanitary sewer service line located in the
parking lot of the Christian Center.
Drainage and Surface Runoff Treatment
Drainage from the proposed Snow Country Nursery site will be filtered through the gravel driveways,
planting media, and natural grasses.
Trails
The owner is planning to dedicate trail easements to the public as outlined below for the City of
Steamboat Springs future south valley trail extension map
1. The Lot 1, the existing Snow Country Nursery parcel, will dedicate a 30’ wide public access easement
along the east property line adjacent to US Highway 40.
2. Lot 2 will dedicate a 30’ wide public access easement along the west property line of the property
adjacent to the City owned parcel.
3. Along the north line of Lot 1 the property owner will dedicate a 30’ wide public access easement to the
east property line.
The owner does not plan to dedicate any easements along or adjacent to the Yampa River due to the lack
of easements the City has on southerly properties. The present terminus of the core trail has resulted in
public trespass by trail users on the properties and the river, with the associated issues of trash, camping,
fires and other negative environmental impacts. The property owner is in contact with the Mt. Werner
Water and Sanitation District the MacArthur Trust and neither property owner is supportive of the City
of Steamboat Springs south valley trail extension plan. Furthering the trail extension is extremely
costly, has large wetland impacts and will only be usable from late June to late October.

Sketch P.U.D. Plan Compliance with the Routt County Master Plan, Sub Area Plans and Section 7. 3
PUD Standards per Routt County Zoning Regulations
a. The P.U.D. for Lot 1 is consistent with the intent and policies of the Master Plan and other
applicable sub-area plans.
b. The P.U.D. complies with all applicable standards and mitigation techniques listed in Sections 5,
6, 8 and 9 of the Zoning regulations.
c. The P.U.D. for Lot 1 provides adequate, safe and convenient arrangements for vehicular
circulation, emergency access, off-street parking and loading. There are two entrances for the
property, angled parking along the existing roadway and areas for loading and deliveries.
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d. The applicant proposes ten foot side setbacks for all buildings on the P.U.D. and a high
restriction of forty feet. Space between buildings will be dictated by the Routt County building
regulations.
e. The goal of the open space in the Zoning regulations is to produce maximum usefulness to the
residents of the development for the purposes of recreation, scenery, and to produce a feeling of
openness. The proposed Lot 1, P.U.D. contains 4.3 acres which requires 25% open space, or
1.07 acres. Since the use for the property is to continue as a landscape yard and nursery with
trees, plants, and landscape materials available to the buyer and the site to be dormant in the
winter; we had to consider how to meet the goals of the regulations. The owner is planning to
dedicate open space within the three tree growing areas on the property by installing benches
among the rows of evergreen, aspen and others trees growing and for sale. Each of these areas is
open to the customers of the landscape business and is maintained. The open space areas will be
available during operational hours of the landscape business and available to the residents of the
parcel.
f. The proposed housing is clustered in the northeast corner of the parcel which will provide more
areas for open space. The housing is proposed as the relocated A-frame building to be moved
once the P.U.D. is approved and a future employee housing unit in the remodeled storage shed
near the relocated building.
g. The landowner agrees to provide for the maintenance of open space and private roads, drives and
parking.
h. No new roads are proposed. There are two existing and improved access points to the project
site. The nursery business on proposed Lot 1 will continue to use the existing access onto
Highway 40.
Sub Area Plans
Policy NS-2.2: The city and county will ensure that both groundwater and surface waters are
protected from degradation and are of a high quality.
Applicant Response:
As described above, adequate and multiple mitigation measures are proposed for water quality
and protection of the river. Required permits, including a Watershed Protection Permit from the
City, will be obtained and applicable BMP’s will be followed. An existing leach field for a septic
system will be eliminated. A Floodplain Development Permit will be obtained so all applicable
regulations related to the flood zones will be complied with. All new structures will be at least
one foot above base flood elevation. Regarding wildlife, only IGBC dumpsters will be utilized
per CPW recommendation. No wetlands will be impacted. Existing riparian vegetation along the
river will be preserved.
1. Mitigation Techniques
Applicant Response:
Mitigation measures have been discussed above. Adequate mitigation measures will be
implemented for proposed uses. BMP’s, as applicable, will be implemented.
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The P.U.D. as proposed provides a route for the existing Snow Country Landscape business to remain
operational at the entry to Steamboat Springs and provide an environmentally friendly business to continue
to serve residents of Routt County and provide sales tax to the City of Steamboat Springs.
We believe the P.U.D. as presented meets the requirements of the Zoning regulations and we look forward
to future public hearings on the proposed uses. Please call Walter Magill at 970-819-1161 with any
questions.
Sincerely;

Walter Magill
Four Points Surveying and Engineering
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March 30, 2002
Routt County Planning
P.O. Box 773749
Steamboat Springs, CO 80477
Attn: Planning Department
Re:

Snow Country Nursery – Zoning Amendment
Four Points Surveying and Engineering (Four Points) Job No. 1530-002
Zoning Amendment

Dear Routt County Planning;
Please accept this letter as the narrative for Zoning Amendment for two parcels of land in Routt County just
south of the City of Steamboat Springs municipal boundary. The north parcel, Pin No. 936283005 owned by
Backatcha LLC, contains 5.0 acres and is zoned P.U.D. The south parcel, Pin No. 936332001 owned by
Southshore Plow Service LLC, dba Snow Country Nursery, contains 4.3 acres and is zoned
Agricultural/Forestry, (A/F). The properties were purchased in July 2020 by the aforementioned entities and
the south portion of the property has been operating as a landscaping business for the last ten years.
The west portion of the north parcel is accessed via a bridge across the Yampa River and is utilized for hot air
balloon launches and recreation. A portion of the east portion of the north parcel is used by Snow Country
Nursery. The south parcel is used for the Snow Country Nursery landscaping business with an access on US
Highway 40. Both parcels of land fall within the City’s Watershed Protection Area and will require a
Watershed Protection Permit from the City. This application will be submitted to the City for approval.
Additional applications are being submitted to County planning for a Lot Line Adjustment /Replat of the
property and a P.U.D. Sketch Plan for the proposed Lot 1 (east lot – Snow Country Nursery).

The Zoning Amendment request is based on the proposed Lot Line Adjustment being approved. The owner
proposes to create a 4.3 acre lot on the east side property to become P.U.D. zoned with the westerly line being
east of the Yampa River. The westerly part of the property will become a 5.0 acre lot to be zoned
Agricultural/Forestry, (A/F).
Location
The 9.3-acre site is comprised of two lots located south and west of the Steamboat Christian Center on the west
side of US HWY 40 (see attached vicinity map). The lots are located in Routt County and within the Urban
Growth Boundary of the Steamboat Springs Area Plan. The City of Steamboat Springs’ boundary is located on
the north property line. Mount Werner Water District (MWW) owns property north and south of the site and
operates the MWW well fields on both the properties. The site is up gradient from the community well fields
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and falls within the Watershed Protection Area. Property to the west is open space owned by the City of
Steamboat Springs.
The existing south parcel, Pin No. 936332001, is zoned P.U.D. but has no defined uses because the previous
Final P.U.D. Plan process was not completed, so there is no actual definition to the P.U.D. zoning relative to
allowed uses, setbacks, building heights and other zoning regulations.
Site Description
The site is relatively flat and separated into two existing lots. Each lot is bisected by the Yampa River with land
on both sides of the river. Access to the western portion of the site is from a bridge on the north side of the
property to Dougherty Road. The southerly lot, is 4.3 acres zoned AF and is a plant nursery with retail sales
and a dwelling unit. The eastern side of the lot has frontage and direct access onto HWY 40. The northern lot is
a 5.0 acre vacant parcel zoned Planned Unit Development (P.U.D.). The south property has access from US
Highway 40 and via Dougherty Road. The terminus of the Core Trail is northeast of the bridge on the northeast
portion of the property, north of Dougherty Road.
Project Goal
The goal is to bring clear definition to the zoning of the property through a new P.U.D. that allows the existing
nursery and landscaping business and residential unit to remain and provides for a new employee unit.
Environmental goals include eliminating an existing old septic system, cleaning up existing fill materials and
enhancing the Yampa River with flow improvements, and natural buffers.
This application is made in accordance with the Zoning Changes Per Section 8.2.1. of the Routt
County Zoning Regulations. All of the following exist on the two parcels of land under
consideration for the zoning amendment.
a. The proposed zone change is consistent with the goals and policies of the Master Plan and
any applicable sub-area plans. The plan as proposed is consistent with the following plans
and maps.
SSACP/Future Land Use Map
The Future Land Use Map (FLUP) designates this parcel Neighborhood Residential
– Low (NR-L). The description of NR-L is: “Uses may range from single family
development to small scale attached development but also includes some
neighborhood-serving-uses such as small retail stores and offices. Live-work and
home offices are also appropriate secondary uses in this category.” The plan as
proposed is consistent with the uses defined by the SSACP/ Future Land Use Map.
Routt County Master Plan
The proposal is consistent with the Routt County Master Plan and is not located
within an adopted sub-area plan.
The proposed use for Lot 1 (East Parcel) and Lot 2 (West parcel) is consistent with
the following selected RCMP policies:
1.2.R. Development in the County should not contribute to the degradation of the
natural environment by adding to water, noise, air, light, and visual pollution. The
scope of the proposed developmental growth includes relocating an existing dwelling
on site, proposing a public restroom facility and proposing converting an
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approximately 900 square foot storage shed to future employee housing. These
proposed conditions are considered to be too small in impact to contribute to the
degradation of the natural environment. Required permits, including a Watershed
Protection Permit from the City, will be obtained and applicable BMP’s will be
followed. An existing leach field for a septic system will be eliminated. A Floodplain
Development Permit will be obtained so all applicable regulations related to the flood
zones will be complied with. All new structures will be at least one foot above base
flood elevation. Regarding wildlife, only IGBC dumpsters will be utilized per CPW
recommendation. No wetlands will be impacted. Existing riparian vegetation along
the river will be preserved.
1.2.CC. New growth should minimize impacts on transportation (county-wide). The
only new growth being proposed is public restroom facility and converting an
approximately 900 square foot storage shed, adjacent to the relocated A-Frame
residential unit, into future employee housing. This will have negligible impacts on
transportation.
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. All proposed development would occur
in the appropriate non-encumbered areas.
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. Three public access
easements are being proposed as part of this application process. Proposed Lot 1 will
dedicate a 30-ft wide public access easement along the east property line adjacent to
US Highway 40. Along the north property line of proposed Lot 1 will dedicated a
30-ft wide public access easement to the east property line. Proposed Lot 2 will
dedicate a 30-ft wide public access easement along the west property line of the
property adjacent to the City owned parcel.
11.3.I. Encourage the use of non-motorized and public transit for recreational and
local transportation needs. Non-motorized transit is being encouraged by the
aforementioned public access easements being proposed.
b. That the area in question possesses geological, physiological and other environmental
conditions compatible with the characteristic of the Zone District requested. Lot 1 is
compatible with P.U.D. Zoning based on the on-going and historical uses for the property.
The P.U.D. classification and definition of uses will permit long-term stability for the
business owners. Lot 2 is compatible with A/F Zoning despite not being greater than 35
acres due to the size and lack of development potential of the surrounding properties.
c. That the advantages of the Zone District requested substantially outweigh the disadvantages
to the County and neighboring land occasioned by the amendment. The zoning amendment
will permit a defined use on the west parcel (Lot 2) and define uses on Lot 1. In addition,
the existing septic field will be removed from the Lot 1 property which will protect the City
of Steamboat Springs watershed.
d. That the applicable provisions of the Zoning Regulations have been met. Lot 1 will meet
zoning regulations defined within the final P.U.D. to be approved and Lot 2 will meet A/F
regulations for setbacks but does not meet residential Lot Area minimum. The parcel may
require a variance to the Dimensional Standards for A/F Zoning.
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e. That in the case of a zone amendment request that would increase allowable residential,
commercial, or industrial density, that adequate facilities such as roads, water and sanitation,
fire protection, emergency services and public utilities shall be available to serve the area.
The parcels both have exiting access to US Highway 40. Lot 1 is requesting an out of
district sewer service agreement. The agreement would grant a pumped sanitary sewer
system for the relocated A-Frame residential building and future employee housing unit, as
well as a gravity fed service for the proposed public restroom facility, to connect with the
existing service line for the Christian Center.
Per Section 8.2.2 Standards for Zoning Amendments – Part 2
In addition, zoning amendments shall be allowed only after the petitioner demonstrates that
rezoning is necessary for one or more of the following reasons:
a. The existing Zone District is inconsistent with the policies and goals of the applicable
Master Plan and any applicable adopted area or community plan; The property owner and
Four Points Surveying and Engineering believe the existing zoning for the property is
inconsistent with the current uses and an error. The P.U.D. classification for the north parcel
without any defined uses or a completed plan does not meet the current regulations of the
Routt County Planning Department or the Routt County Master Plan.
b. The area for which rezoning is requested has changed or is changing to such a degree that it
is in the public interest to encourage a new use or density in the area; Non-Applicable (N/A)
c. The proposed rezoning is necessary in order to provide land for a demonstrated community
need; Non-Applicable (N/A)
d. The existing zone classification currently shown on the Official Zoning Map is an error.
Non-Applicable (N/A)
Based on the above criteria being met, we look forward to approval of the Zoning Amendment.

Please call Walter Magill at 970-819-1161 with any questions.
Sincerely;

Walter Magill
Four Points Surveying and Engineering
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May 3, 2022
Alan Goldich
Routt County Planning Department
PO Box 773749
Steamboat Springs, CO 80477
Sent via Email: agoldich@co.routt.co.us
RE: Project Name: Snow Country Landscaping, 35975 US Highway 40, SFR, Routt, CO 80487
Dear Alan,
Thank you for the opportunity to comment on the Final PUD, Zone Change, and Lot Line Adjustment
for Snow Country Landscaping’s (Applicant) application prepared by Walter Magill of Four Points
Surveying and Engineering. I have broken down Mt. Werner Water and Sanitation District’s (District)
response into two components:
1. Sewer Service Request
2. General Comments and Concerns
1. Sewer Service Request
The subject property, herein referred to as the Snow Country Nursery Property (Property), lies outside
of the District boundary. The applicant has requested the District provide sewer service to the
relocated A-Frame and a public restroom, both to be located on proposed Lot 1. In December 2021,
the applicant presented their plans to the District Board of Directors (Board). At that time, the
proposed Sewer Service to the public restroom was not discussed. The applicant is scheduled to
present their plans for this additional sewer service and discuss a potential Access Easement across the
Property with the Board at their May 20th, Board meeting. Additionally, the proposed new Out of
District Sewer Services Agreement (Agreement) will be reviewed.
Approval of the Agreement and prior to providing sewer services to the Property is subject to the
following:
A. All provisions, terms, and conditions, of the Agreement must be agreed to.
B. Both the Board and the Steamboat Springs City Council must approve the Agreement for
Sewer Services.
Location ּ Fish Creek Filtration Plant ּ3310 Clear Water Trail
Mailing Address ּP.O. Box 880339 ּSteamboat Springs, CO 80488-0339
Ph (970) 879-2424 ּFax (970) 879-8169 ּE-mail: info@mwwater.com ּWebsite: www.mwwater.com
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A copy of the draft Agreement will be forwarded to County Planning after the May 20th, Board
meeting.
2. General Comments and Concerns
A. Wellhead Protection Program
In 2002, the District commissioned a study to determine the 2, 5 and 10 year zones of
contribution to the District’s infiltration galleries located west of Majestic Valley Townhomes
and north of the Property. These galleries, along with the City’s infiltration gallery, provide
approximately 20% of the total annual water consumption within the District and the City.
The property sits within the 2-year zone of contribution to the infiltration galleries. Within the
2-year zone, any contamination to the ground surface will, by permeation and groundwater
flow over time, be potentially intercepted by the infiltration galleries and introduced into the
municipal water system.
To protect this important water source, the District Board adopted a wellhead protection plan
in the fall of 2002 which specifies the restrictions, limitations, and prohibitions to the
properties within the zones of contribution. However, the District does not have the authority
to impose the wellhead protection regulation on properties outside the district boundary. We
therefore support and reinforce a requirement by the City of Steamboat Springs that as a
condition of approval for the proposal, the applicant obtain a Watershed Protection Permit
(Permit) from the City’s Public Works Department. The Permit is instrumental to maintaining
water quality.
Additionally, Snow Country Nursery currently operates a business on the Property regulated
by the General and Specific Terms of Routt County Special Administrative Permit # PP 2011012. The District and the owners of Snow Country Nursery entered into an agreement letter
(Letter) describing conditions agreed to by the owners and the District with respect to the
Permit. We request that as a condition of approval for this application that all existing terms,
conditions, and obligations of both the permit and Letter continue to be honored by the
Nursery owner, enforced by the County, and included for final approval of this application, the
Letter be subject to review, and revisions agreed to by both the District and nursery owner.
These two documents are attached for your review.
B. City of Steamboat Springs Core Trail Extension Easement
We understand that this topic is identified in the Applicants submittal. A conversation about
this matter between the applicant and the Board about District land located due south of the
subject property might occur at the May 20th, Board meeting. At this time, the Board has not
taken a formal position on this matter.
We appreciate the cooperation and assistance of the County in helping to protect our public drinking
water resources. If you have any questions, please do not hesitate to call me at 879-2424.

Location ּ Fish Creek Filtration Plant ּ3310 Clear Water Trail
Mailing Address ּP.O. Box 880339 ּSteamboat Springs, CO 80488-0339
Ph (970) 879-2424 ּFax (970) 879-8169 ּE-mail: info@mwwater.com ּWebsite: www.mwwater.com
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Sincerely,

Frank Alfone, General Manager
Mount Werner Water and Sanitation District
falfone@mwwater.com
Enclosures
cc:

Jon Snyder, Public Works Director, City of Steamboat Springs
Julie Baxter, Water Resources Manager, City of Steamboat Springs
Rebecca Bessey, Director of Planning and Community Development, City of Steamboat
Springs
Mt. Werner Water and Sanitation District Board of Directors
Tom Sharp, Legal Counsel for Mt Werner Water

Location ּ Fish Creek Filtration Plant ּ3310 Clear Water Trail
Mailing Address ּP.O. Box 880339 ּSteamboat Springs, CO 80488-0339
Ph (970) 879-2424 ּFax (970) 879-8169 ּE-mail: info@mwwater.com ּWebsite: www.mwwater.com
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Steamboat Springs (Area 10) Service
Center
PO Box 775777 | 925 Weiss Drive
Steamboat Springs, Colorado 80487
P 970.970.2197

Routt County Planning
Attn: Alan Goldich
136 6th St., Suite 200
Steamboat Springs, CO 80477
Re: Snow Country Landscaping PL20220029
Dear Mr. Goldich,
Thank you for the opportunity to comment on PL 2022-0029 (a final PUD, zone change, and lot
line adjustment for Snow Country Landscaping). Colorado Parks and Wildlife (CPW) has a
statutory responsibility to manage all wildlife species in Colorado; this responsibility is
fulfilled through CPW’s mission to protect, preserve, enhance, and manage the wildlife of
Colorado for the use, benefit, and enjoyment of the people of the State and its visitors.
This proposal comprises the following actions:






Create a new lot (Lot 1) on the east side of the Yampa River. Lot 1 will be 150' wide
with access to US-40 and Dougherty Rd. The total acreage of Lot 1 will be 4.3. No
changes to the existing access points are proposed.
Mt. Werner Water & Sanitation District has agreed to review the sewer service for Lot
1, is considering the relocation of a residential A-frame, and the construction of a
possible employee unit. A public restroom may be installed and added to the sewer
service. The improved sewer service will result in the abandonment of a leach field for
the existing A-frame house on Lot 1.
Lot 1 would dedicate 1.07 acres to open space per PUD requirements. This will be
within 3 tree growing areas of the nursery and will provide benches for public
enjoyment.

CPW recommends the following best management practices for this property.



Use of IGBC-certified bear-resistant canisters to reduce human-bear conflict.
Any fencing installed on the property should be wildlife friendly to prevent
entanglement and entrapment of wildlife. Recommendations can be found in CPW’s
Fencing With Wildlife in Mind publication.

This application notes that neither property owner associated with this referral is supportive
of the City's South Valley Trail Extension Plan along the Yampa River due to the cost,

Dan Prenzlow, Director, Colorado Parks and Wildlife • Parks and Wildlife Commission: Carrie Besnette Hauser, Chair  Charles Garcia, Vice-Chair
Luke B Schafer, Secretary  Taishya Adams  Karen Bailey  Betsy Blecha  Marie Haskett  Dallas May  Duke Phillips, IV  James Jay Tutchton  Eden Vardy
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wetlands impacts, and limited season of use. Public trail easements in this proposal would be
dedicated to facilitating the South Valley Trail Extension. However, these easements are
along the property lines; the owner does not plan to dedicate any easements along or
adjacent to the Yampa River due to the lack of easements the City has on southerly
properties. CPW requests continued engagement in South Valley Trail Extension conversations
as they occur. There may be additional recommendations from CPW regarding the extension
of the Core Trail to the south due to possible impacts to wildlife species and their associated
habitats.
CPW appreciates the opportunity to be involved in Routt County’s planning process. Please
contact Kyle Bond, District Wildlife Manager, at (970) 457-0075.
Sincerely,

Kris Middledorf
Area Wildlife Manager
Cc.

Kyle Bond, District Wildlife Manager
Danielle Neumann, NW Region Land Use Specialist
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View of greenhouses from parking lot

View of material storage area. Christian Center in the background.
44 of 46

Tree storage area #1 looking downstream.

Looking upstream.
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Central portion of site.
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ROUTT COUNTY BOARD OF COUNTY COMMISSIONERS
AGENDA COMMUNICATION FORM
ITEM DATE: July 19, 2022
FROM:

ITEM TIME: 10:35 am

Alan Goldich
July 12, 2022

TODAY’S DATE:
AGENDA TITLE:
Snokomo Estates, Filing 3
CHECK ONE THAT APPLIES TO
YOUR ITEM:
x ACTION ITEM
q DIRECTION
q INFORMATION
I. DESCRIBE THE REQUEST OR ISSUE:
The owner of Lot 9 Snokomo Estates F2 has requested an extension to the deadline to record the
Snokomo Estates Filing 3 final plat.
II. RECOMMENDED ACTION:
I move to approve a two year extension to record the Snokomo Estates Filing 3 final plat, PS2008001. The new deadline to record the plat is July 8, 2024.
III. DESCRIBE FISCAL IMPACTS (VARIATION TO BUDGET):
PROPOSED REVENUE: N/A
PROPOSED EXPENDITURE: N/A
FUNDING SOURCE: N/A
IV. IMPACTS OF A REGIONAL NATURE OR ON OTHER JURISDICTIONS
(IDENTIFY ANY COMMUNICATIONS ON THIS ITEM):
N/A
V. BACKGROUND INFORMATION:
An application to subdivide Lot 9 Snokomo Estates F2 into two, was approved on July 8, 2008. Over
the years requests to extend the deadline for recording the plat has been approved. The current
deadline to have the plat recorded was July 8, 2022.
Last year, the landowner received Sketch Subdivision and Zone Change approval for a different
subdivision layout of this lot. Although the Sketch Subdivision was approved, this approval does not
vest the landowner in this approval. Only after Preliminary and Final Subdivision approval is obtained,
is a project vested. The landowner purchased the adjacent parcel and has applied to reconfigure the
approval from last year and to include the new parcel. Staff is currently reviewing the application. As
a backup in case the approved or proposed project does not receive final approval, the landowner has
requested that the deadline to record the plat be extended.
Planning 1

ROUTT COUNTY BOARD OF COUNTY COMMISSIONERS
AGENDA COMMUNICATION FORM
The Routt County Master Plan and Subdivision Regulations have not changed or changed to an extent
that would impact this approval if it was to be considered today. The Stagecoach Plan was amended in
2017, but staff does not think that the amendments would impact this project. Additionally, the recent
Sketch Subdivision and Zone Change approval on this site at a higher density shows than the currently
approved density is in compliance with any application Master Plan, and Stagecoach Community Plan
policies, and the Zoning and Subdivision Regulations.
Staff suggests that this extension only be granted for two additional years.
VI. LEGAL ISSUES:
NA
VII. CONFLICTS OR ENVIRONMENTAL ISSUES:
NA
VIII. SUMMARY AND OTHER OPTIONS:
Deny or table the request

Planning 2

ROUTT COUNTY BOARD OF COUNTY COMMISSIONERS
AGENDA COMMUNICATION FORM
ITEM DATE: July 19, 2022

ITEM TIME:

FROM:
J. Kennedy/K. Booth
July 7, 2022
TODAY’S DATE:
AGENDA TITLE:
RFP 770 YVRA Bristles 2022 Award Approval
CHECK ONE THAT APPLIES TO YOUR
ITEM:
X ACTION ITEM
r DIRECTION
r INFORMATION
I. DESCRIBE THE REQUEST OR ISSUE:
Request the Board of County Commissioners approve the award and authorize the County
Manager to electronically sign the Purchase Order to United Rotary Corporation in the amount not
to exceed $25,072.30 for the YVRA Bristles 2022 purchase.
Motion by the Board of County Commissioners to approve the award and authorize the County
Manager to electronically sign the Purchase Order to United Rotary Corporation in the amount not
to exceed $25,072.30 for the YVRA Bristles 2022 purchase.
III. DESCRIBE FISCAL IMPACTS (VARIATION TO BUDGET):
PROPOSED REVENUE (if applicable):
CURRENT BUDGETED AMOUNT: $40,000
PROPOSED EXPENDITURE: $25,072.30
FUNDING SOURCE: 45100977 741000 $38,000 / 45352377 741000 $2000
SUPPLEMENTAL BUDGET NEEDED: YES q NO X
IV. IMPACTS OF A REGIONAL NATURE OR ON OTHER JURISDICTIONS
(IDENTIFY ANY COMMUNICATIONS ON THIS ITEM):
None
V. BACKGROUND INFORMATION:
Routt County Purchasing sent out RFP 770 YVRA Bristles 2022 to 6 suppliers. We received 2
complete proposals and 2 incomplete proposals only:
Supplier
MB Company
United Rotary
Myslik
Sherwin Industries

Price
$30,671.74
$25,072.30
Incomplete
Incomplete

We have selected United Rotary as the best proposal for a complete order at a reasonable price.
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ROUTT COUNTY BOARD OF COUNTY COMMISSIONERS
AGENDA COMMUNICATION FORM
VI. LEGAL ISSUES:
None
VII. CONFLICTS OR ENVIRONMENTAL ISSUES:
None
VIII. SUMMARY AND OTHER OPTIONS:
Recommend the Board of County Commissioners approve the award and authorize the County
Manager to electronically sign the Purchase Order to United Rotary Corporation in the amount not
to exceed $25,072.30 for the YVRA Bristles 2022 purchase.
IX. LIST OF ATTACHMENTS:

RFP 770 Bid Tabulation
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RFP 770 ATTACHMENT A - Bristle and Cutting Edge Response Tabulation
To be delivered to Yampa Valley Regional Airport, 11005 RCR 51A, Hayden, Colorado 81639-1060
Supplier
Qty

Broom
Rows per
Bristle Type
Head Size Core Size
Core
(feet)

Description

Application

United Rotary

MB Cpmpany
Brand Unit Price Total Price

Myslik

Brand

Unit Price

Total Price

MB
MB
RUNWAY 907-1979 $8,099.23 $16,198.46
BROOM
32

URB

$6,200.00

$12,400.00

SIB

Sherwin Industries

Brand Unit Price Total Price

Brand

Unit Price

Total Price

SIB

$6,900.00

$13,800.00

Wire

Split Core Broom Head 4618
Cassette Refill Kit
URB# 29-CW265224

8'10"

Wire

Flat Wafer Refill, 46"
URB# 05-191460WWAH

MB
MB
RUNWAY 101-9210
BROOM
9

$38.06

$6,394.08

URB

$33.80

$5,678.40

No Bid

$0.00

No Bid

$0.00

18'

8'10"

Poly

Flat Wafer Refill, 46"
URB# 05-191460PWA

MB
MB
RUNWAY 101-1371
BROOM
32

$25.45

$4,275.60

URB

$22.55

$3,788.40

No Bid

$0.00

No Bid

$0.00

18'

8'10"

Spacer Rings

Spacer Rings Refill,
For 46" Wafers.
URB# 05-SPACER1912

MB
MB
RUNWAY 402-9431
BROOM
4

$3.10

$1,041.60

URB

$3.75

$1,260.00

No Bid

$0.00

No Bid

$0.00

Conv Poly
Wafer
Conv Wire
Wafer
Flat Poly
Wafer

Wafers Refill, 10" x 32"
URB# 04-100320PC24
Wafers Refill, 10" x 32"
URB# 09-100320WC24
Wafers Refill, 10" x 32"
URB# 01-100320PW28

2

18'

8'10"

168

18'

168

336

4 Boxes
3 Boxes
1 Boxes
Freight to YVRA
Sub Total for YVRA

28

$6,856.00 $13,712.00

BOBCAT

MB

$336.00

$1,344.00

URB

$221.00

$884.00

No Bid

$0.00

No Bid

$0.00

BOBCAT

MB

$360.00

$1,080.00

URB

$266.50

$799.50

No Bid

$0.00

No Bid

$0.00

BOBCAT

MB

$308.00

$308.00

URB

$262.00

$262.00

No Bid

$0.00

No Bid

$0.00

$30,641.74

$25,072.30

$13,712.00 Incomplete

$13,800.00

Incomplete

