ITEM DATE: May 28, 2019

ITEM TIME: 1:30 p.m.

FROM:
TODAY’S DATE:

Kristy Winser, Staff Planner
May 22, 2019
Young’s Peak Preserve Preliminary Subdivision and Zone Change Attachments:
-5.16.19 Planning Commission minutes
AGENDA TITLE:
-Staff report
-Memo from Tom Braun, representative for the applicant
CHECK ONE THAT APPLIES TO
YOUR ITEM:
X ACTION ITEM


DIRECTION

 INFORMATION
I. DESCRIBE THE REQUEST OR ISSUE:
1.) Rezone the subject property from High Density Residential (HDR) to Mountain Residential Estates
(MRE), and
2.) Preliminary Plan Subdivision review to create eight (8) single-family lots and an open space

parcel.
II. RECOMMENDED ACTION (motion):
There should be two motions one for the Zone Change and other for the Preliminary Plat:
1. Approve the Zone Change/Preliminary Subdivision request without conditions if it is
determined that the petition will not adversely affect the public health, safety, and welfare and the
proposed use is compatible with the immediately adjacent and nearby neighborhood properties and
uses and the proposal is in compliance with the Routt County Zoning 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.
2. Approve the Zone Change/Preliminary Subdivision request with conditions and/or
performance standards if it is determined that certain conditions and/or performance standards are
necessary to ensure public, health, safety, and welfare and/or make the use compatible with
immediately adjacent and neighborhood properties and uses and/or bring the proposal into
compliance with the Routt County Zoning Regulations and Routt County Master Plan.
3. Deny the Zone Change/ Preliminary Subdivision request if it is determined that the petition will
adversely affect the public health, safety, and welfare and/or the proposed use is not compatible
with the immediately adjacent and nearby neighborhood properties and uses and/or the proposed
use is not in compliance with the Routt County Zoning Regulations and/or the Routt County Master
Plan. Make specific findings of fact; cite specific regulations or policies by number from the Routt
County Master Plan, and the Routt County Zoning Regulations.
4. Table the Zone Change/ Preliminary Subdivision request if additional information is required to
fully evaluate the petition. Give specific direction to the petitioner and staff.
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IV. IMPACTS OF A REGIONAL NATURE OR ON OTHER JURISDICTIONS
(IDENTIFY ANY COMMUNICATIONS ON THIS ITEM):
V. BACKGROUND INFORMATION:
This application was heard by the Planning Commission at their 5/16/19 hearing. It was recommended for
approval unanimously by a 5-0 vote. Details of the history and request are included in the attached staff
report and minutes from the Planning Commission discussion.
Additional Information not included in staff report:
•

Although the project narrative, wildlife mitigation and proposed C&R’s are summarized in the staff
report, the details of those documents are included in the project submittal. A link to the application
in its entirety is provided on the cover page of the staff report.

•

Update from the Division of Water Resources. They responded with: Provided you obtain a
contract with Upper Yampa Water Conservancy District for a sufficient amount of water to replace
your depletions associated with indoor and outdoor uses, I do not see any reason why we would not
be able to issue a well permit. Augmentation water is available for indoor and outdoor use. COA #
10 covers this: Proof of water to serve all lots must be provided with the Final Plat Application.

•

Oak Creek Fire District requested two COA’s in addition to No.14 & 17 to address their concerns
regarding fire mitigation. As it were explained, with the increasing frequency in fires they are looking
to better manage their response and resources. Planning Commission recommended to include the
added conditions. They are:
o To reduce property loss or damage from wildfire. Annual brush hogging an additional
distance from the road shoulders along both access roads.
o Each parcel is required to submit with their building permit request, a Wildfire Mitigation Plan
developed in coordination with the Colorado State Forest Service, and that that plan is
implemented and completed prior to sign off for a CO.

•

A public lands dedication for up to 5% of the total site area of the subdivision is required by County
regulations. The applicant would like to propose a trail to connect to an existing trail network in the
Stagecoach area. Details and a map of this proposal will be provided to the BCC for discussion and
consideration. Planning Commission was in support of the proposal and is an element supported
under policy 5.2.1.1A and Implementation section 6.3.8 of the Stagecoach Community Plan.

•

In addition to Specific COA No. 16, which states “A wildlife mitigation plan will be finalized with the
Colorado Department of Parks and Wildlife, and included as part of the final plat application”
Planning Commission recommended COA No. 20 to minimize risks to wildlife with fencing approved
by CPW. It states “Any internal lot line fencing shall comply with the recommendations from CPW”.
The concern was that fencing is addressed in the Stagecoach community plan but the draft wildlife
mitigation plan did not explicitly address fencing.

•

A memo (attached) was provided by the applicant requesting a waiver of subdivision requirements
for gutters, sidewalks, fire hydrants and streetlights as outlined in Section 4.2 of the Subdivision
Regulations.

VI.

LEGAL ISSUES:

N/A
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VII. CONFLICTS OR ENVIRONMENTAL ISSUES:
Involved interested agencies have provided suggested COA’s to address any concerns.
Site analysis of the plans submitted indicate that the buildable areas are adequate based on County
mapping, information submitted and a skyline test that concluded the location of home sites coupled with
surrounding topography (hillsides that prevent ridge-lining) will mitigate the potential ridgeline development
and sensitive areas.
VIII. SUMMARY AND OTHER OPTIONS:
With respect to the request for a change of zone from HDR to MRE, in addition to the Future Land Use Map
(FLUM) designation of Large Lot Residential for the subject lot, the following policies of the Stagecoach
Community Plan are applicable to the request:
Section 5.6.2: The Stagecoach Community Plan supports re-zoning of high density lands to the lower
density, 5-acre lot development in order to allow the use of OWTS (On-site wastewater treatment systems).
Section 5.4.1A: The Plan also states that the preservation of open space and limited-density development
should be encouraged in areas that lack infrastructure.
Section 5.4.E: The plan states that where development has already taken place (like areas in the north),
infill development should fit in with the existing pattern of development. Both Young’s Creek Estate
Subdivision to the north and Lynx Basin subdivision to the east are 5-acre developments.
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ROUTT COUNTY PLANNING COMMISSION
DRAFT MINUTES
May 16, 2019
The regular meeting of the Routt County Planning Commission was called to order at 6:00 p.m.
with the following members present: Acting Chairman Troy Brookshire and Commissioners Brian
Kelly, Bill Norris, Greg Jaeger and Geoff Petis. Commissioners Andrew Benjamin, John Merrill,
Peter Flint, Roberta Marshall, Karl Koehler and Steve Warnke were absent. Planning Director
Chad Phillips, Assistant Planning Director Kristy Winser and staff planner Alan Goldich also
attended. Sarah Katherman recorded the meeting and prepared the minutes.
PUBLIC COMMENT
There was no public comment.
MINUTES – April 4, 2019
Commissioner Kelly moved to approve the minutes of the above cited Planning Commission
meeting as written. Commissioner Norris seconded the motion. The motion carried, 5 - 0.
ACTIVITY:
PL-16-66
PETITIONER: Young’s Peak Preserve, LLC; Mike Roach
PETITION:
1) Rezone the subject property from High Density Residential (HDR) to
Mountain Residential Estates (MRE);
2) Preliminary Subdivision Plan review to create eight (8) single-family lots
and an open space parcel
LOCATION: 23585 Young’s Creek Way, Oak Creek; located between the south side of CR
16 and the north side of CR 212
Mr. Tom Braun of Braun Associates, Inc., representing the petitioner, reviewed the history of the
subdivision request. He noted that the project had been stalled due to comments received from the
Colorado Division of Water Resources (DWR) regarding the use of onsite water wells in overappropriated basins. He stated that those issues have now been resolved. Mr. Braun reviewed the
petition to re-zone the property and create eight lots and a large open space parcel. He presented
an aerial photo of the site and reviewed the site plan. He also indicated the zoning on the adjacent
subdivisions, the road accesses to the proposed lots and the open space parcel that will include
Young’s Peak. He noted that the Roaches purchased this property in part to protect the area from
high density development and preserve Young’s Peak. Mr. Braun indicated the areas within the
subdivision with slopes over 30% and the areas that are subject to the County’s Skyline
Regulations. He said that these issues, as well as drainages, view corridors and access had all
been considered in planning the location of the proposed lots. He stated that each lot has a
sufficient buildable area outside the skylined areas, with plenty of space in between the building
sites. He noted that the lots are served by two different access points because a single road
through the development would have been too impactful. He stated that the proposed subdivision
is in conformance with the Routt County Master Plan and the Stagecoach Community Plan.

BCC 5.28.19

Page 4 of 46

Mr. Braun stated that the applicant has no issues with any of the suggested conditions of approval
(COAs), including the new COAs suggested by the Oak Creek Fire Protection District (OCFPD)
regarding defensible space and wildfire mitigation. He reviewed that the DWR will require the
purchase of augmentation water prior to the issuance of well permits for the lots. He stated that the
petitioner will obtain water through the Yampa River Augmentation Water Program administered by
the Upper Yampa Water Conservancy, and that this plan has been reviewed and approved by the
Morrison Creek Water and Sanitation District.
Mr. Braun reviewed the proposal to provide an easement for a public trail along the northwest
portion of the property that will connect with the larger Stagecoach Property Owners Association
(SPOA) trail system. The petitioner will construct the trail. Mr. Braun said that the petitioner is
working with SPOA on this project and intends to request consideration of this trail to fulfill at least
a portion of the requirement of 5% dedication of land or cash-in-lieu of land for public sites. He
noted that the decision regarding the payment or dedication of land for public sites will be made by
the Board of County Commissioners.
Mr. Braun stated that the wildlife mitigation plan is almost complete. He said that the two
outstanding issues are the seasonal closures of the trail and the management of trash. He stated
that while some portions of the proposed access road have a 10% grade, the OCFPD has
approved of the road design.
Ms. Winser stated that Mr. Braun had provided a good overview of the petition. She noted the letter
he had submitted outlining the resolution of the water well permit issue. She stated that the Road
and Bridge Department had not made any changes to its comments submitted in 2017, and that
they had deferred to OCFPD regarding the road design. These issues are addressed in COAs #14
and #17. Ms. Winser reviewed the two new COAs being requested by OCFPD: one regarding the
clearing of brush to reduce wildfire fuel and the other requiring a wildfire mitigation plan (defensible
space) to be submitted with an application for a building permit and approved prior to the issuance
of a Certificate of Occupancy.
Ms. Winser confirmed that the buildable areas on each lot are sufficient in size for development
and are not skylined. She reviewed the applicant’s proposal to use the trail easement to fulfill at
least a portion of the land or fee in lieu of land for parks or public sites. The trail would be
constructed by the applicant.
Ms. Winser reviewed that in the Stagecoach Community Plan the area is designated for large-lot
residential development (5-acre minimum lot size without central water and sewer or 1-acre
minimum with water and sewer). She said that the proposal is in conformance with policies 5.6.2,
5.4.1.A and 5.4.1.E of the Stagecoach Community Plan. Ms. Winser noted the topics for discussion
listed in the staff report.
In response to a question from Commissioner Petis, Ms. Winser confirmed that all the concerns
regarding water had been addressed. She said that with an augmentation plan well permits for
both indoor and outdoor use will be allowed. Commissioner Petis asked whether any research had
been done regarding the safety and effectiveness of the proposed public trail. Ms. Winser stated
that the applicant had conducted a study of the trail alignment and its use is addressed in the draft
wildlife mitigation plan.
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Chairman Brookshire asked about the cuts and fills that would be required for the access road to
Lots 4 – 6. Mr. Roach stated that the road had been roughed in and although it still needs road
base and pit run, the construction is mostly complete and no additional cuts and fills should be
needed. Regarding the plan for trails, Mr. Roach described the plan to construct a private, internal
trail that would provide access between CR 16 and CR 212 for residents. He stated that the
perimeter fence on the northwest portion of the property had been built 6 – 8 feet inside the
property boundary to accommodate a public trail to the outside, along the property line. He said
that he was working with SPOA on how best to link this trail with the larger network of trails in
Stagecoach. He said that he would ask the Board of County Commissioners for consideration of
land and cost of construction of this trail in determining the amount owed in lieu of land for parks
and public sites. Mr. Roach stated that SPOA had recently approved an expenditure of $10,000
toward study of how best to connect the trails within Stagecoach into a coherent system.
Chairman Brookshire asked about fencing around and within the subdivision. Mr. Roach stated that
the covenants include a fencing plan that mandates wildlife-friendly fencing, but that there is no
requirement for property owners to construct fencing around their lots. He said that although there
is a perimeter fence around the entire property, cattle from the adjacent properties do get in. Mr.
Braun said that no decision had been made regarding whether lot owners would be allowed to
have horses. He said that this issue would be addressed prior to the Board of County
Commissioners’ hearing.
Chairman Brookshire asked if CPW had commented on the uses of the north side of Young’s Peak
and impact on elk. Ms. Winser stated that the wildlife mitigation is nearly complete and would be
reviewed with the Final Plat. She said that the draft plan, which was included in the online version
of the meeting materials, discusses mitigations for elk and grouse habitat. Mr. Roach described
how the elk move across the area, but noted that the CPW is mostly concerned with the south
facing slope of Young’s Peak, which provides winter range for the elk. Mr. Braun said that CPW
had not expressed any concern regarding uses on the north side of Young’s Peak, but that they
had requested complete closure of the south side during the winter.
In response to a question from Commissioner Brookshire regarding the availability of water, Mr.
Roach reviewed the subdivisions in the vicinity that are served by central water and those that are
served by individual wells. He stated that his well is very good and that he intends to drill a well on
Lot 2 of Young’s Creek Estates soon.
There was no public comment.
In response to a question from Commissioner Brookshire, Mr. Braun stated that an easement for
Yampa Valley Electrical Association lines would be provided along the internal access road and
along the perimeter of each lot.
Regarding the proposal to dedicate land for a public trail on the northwest property line,
Commissioner Kelly stated that a 20 ft. wide easement along the proposed section of property line
to allow for variations in the alignment of the trail would amount to approximately one acre of land.
Mr. Braun said that additional research would be needed to determine how the trail should be
routed to ensure that it is useable. Chairman Brookshire asked how owners of Lots 4 – 8 would
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access the trail. Mr. Braun acknowledged that this had not been considered. He suggested that an
adjustment could be made at the north end of the access road such that the trail would be
accessible to all lot owners. He said that this issue would be addressed prior to the review by the
Board of County Commissioners.
MOTION – Zone Change
Commissioner Norris moved to recommend approval of the zone change from HDR to MRE with
the findings of fact that the proposal with the following conditions meets the applicable guidelines of
the Routt County Master Plan ans Stagecoach Community Planand is in compliance with the
applicable provisions of Sections 8 of the Routt County Zoning Regulations. This approval is
subject to the following conditions:
1. The change of zone from High Density Residential (HDR) to Mountian Residential Estates
(MRE) shall become effective upon signing of a resolution amending the Official Zoning Map
by the Board of County Commissioners. Said resolution shall be recorded concurrently with
the final plat.
2. This approval is contingent upon the recordation of the associated Final Plat.

Commissioner Kelly seconded the motion.
The motion carried 5 – 0, with the Chair voting yes.
MOTION – Preliminary Subdivision Plan
Commissioner Norris moved to recommend approval of the Preliminary Subdivision Plan with the
following findings of fact:
1. The proposal with the following conditions meets the guidelines of the Routt County Master
Plan and Sub Area Plan and is in compliance with Sections 4, 5, and 6 of the Routt County
Zoning Regulations and Sections 3 and 4 of the Routt County Subdivision Regulations.
2. The application is substantially similar to the approved Sketch Plan.
This approval is subject to the following conditions:
General Conditions:
1. This Preliminary Subdivision Plan approval is contingent upon submittal of a complete
application for a Final Subdivision Plan within twelve (12) months. Extensions of up to
one (1) year may be approved administratively.
2. Prior to recordation, the applicant shall submit an electronic copy of the approved plat to

the County Planning Department in a .DWG format or other format acceptable to the GIS
Department.

3. The approval shall not be issued until all fees have been paid in full.
4. All property taxes must be paid prior to the recording of the plat.
5. The Final Plat shall include the following notes:

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 and such
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 Oak Creek Fire 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. All exterior lighting shall be downcast and opaquely shielded.
i.

A current soils test showing the sufficient stable nature to support development will be
required before obtaining a building permit as referenced in the Colorado Geological
Survey letter dated May 23, 2017.

6. The Final Plat shall show and appropriately dedicate a minimum of 4 acres for necessary

public purposes or developer shall pay a fee-in-lieu in accordance with Section 3.5.2 of
the Routt County Subdivision Regulations prior to recordation of the Final Plat.

7. A ‘no build’ zone shall be indicated on the plat to avoid construction of structures, septic

fields and roads in areas including, but not limited to 30% or greater slopes. The “no build”
zones shall be defined on the plat and approved by the Planning Director before the plat is
recorded.

8. The open space parcels and trail easements shall be deeded to the property owners

association or the public and such deed(s) shall be concurrently recorded with the Final
Plat.

9. The Final Plat shall show utility easements along all lot lines and such shall be dedicated

appropriately.
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10. Proof of water to serve all lots must be provided with the Final Plat Application.

Specific Conditions
11. A new parcel agreement shall be recorded along with the final plat with dedication of

easements to the Morrison Creek Water and Sanitation District.

12. The Preliminary Plat could be approved contingent upon the submittal of an individual

augmentation plan approved by the Division 6 Water Court, or upon the submittal of a
contract with the Upper Yampa Conservancy District to join an approved umbrella
augmentation plan.

13. Prior to road construction a grading and excavation permit will be required for any earth

moving activity that exceeds more than one acre of disturbance or 300
cut or fill.

cubic yards of

14. Local fire department approval is required for final road design.
15. Utility easements for the subdivision shall be shown on the Final Plat.
16. A wildlife mitigation plan will be finalized with the Colorado Department of Parks and

Wildlife as part of the final plat review.

17. To reduce property loss or damage from wildfire, property owners should be made aware

of the 2008 Stagecoach Community Wildfire Protection Plan, the building location
guidelines and the vegetation management guidelines for “defensible space” published by
the Colorado State Forest Service and included in the C&R’s for the development.

18. To reduce property loss or damage from wildfire. Annual brush hogging an additional

distance from the road shoulders along both access roads.

19. Each parcel is required to submit with their building permit request, a Wildfire Mitigation

Plan developed in coordination with the Colorado State Forest Service, and that that plan
is implemented and completed prior to sign off for a Certificate of Occupancy.

20. Any internal lot line fencing shall comply with the recommendations from CPW.

Commissioner Kelly seconded the motion.
Discussion and Friendly Amendments
Commissioner Petis, referring to the language in Subdivision Regulation 3.5.3 regarding the
dedication of land and/or a fee in lieu of land, stated that the dedication of the trails easement in
conjunction with a payment should fulfill the requirement.
Commissioner Petis asked about COA #5.d. Ms. Winser stated that the wells have not yet been
drilled. She said that the availability of water could be demonstrated through the existence of a
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nearby producing well. Mr. Braun added that this condition (plat note) is to protect the County in the
event that water is not found.
Ms. Winser stated that normally the Final Plat would not be reviewed by Planning Commission. Mr.
Phillips offered that because the negotiations regarding the dedication of land and/fee in lieu may
be ongoing, Planning Commission may see the Final Plat for a recommendation regarding this
issue. He asked if Planning Commission wants to review the final wildlife mitigation plan, or
whether approval by CPW would suffice. No response was provided.
Commissioner Brookshire stated that his concern regarding the wildlife mitigation plan could be
addressed by adding a COA stating that any internal lot line fencing shall comply with the
recommendations of CPW. This amendment was accepted, as indicated above. Mr. Winser said
that she thinks this issue will also be covered in the wildlife mitigation plan.
The motion carried 5 – 0, with the Chair voting yes.
ACTIVITY:
PL-19-121 & PL-19-125
PETITIONER: Edward Wunsch
PETITION:
1) Preliminary Subdivision Plan review to create 2 buildable lots
2) Vacation of a maintenance easement for CR 36
LOCATION: Lot 1 Spring Creek Exemption; located approximately 3,200 ft. south of the
intersection of CR 36 and Amethyst Dr.
Commissioner Jaeger disclosed that in his work for the City he attended a Technical Advisory
Committee discussion of this property. He said that he does not feel that this would influence his
ability to make a fair and unbiased assessment of the petition. Commissioner Kelly disclosed that
he occasionally co-works with Mr. Patten on projects, but that there are no such projects ongoing
at this time. Planning Commission had no concerns with the participation of Commissioners Kelly
and Jaeger.
Mr. Wunsch reviewed the history of the parcel, which was given to him by his father-in-law in
exchange for assisting with the sale of other property. He reviewed the proposal to create two
quarter-acre buildable lots and a 5-acre open space parcel. Mr. Wunsch stated that he had spoken
with the affected neighbors and that they all support the proposal. He noted that because only two
lots will be created, a homeowners’ association (HOA) was no longer being proposed. He added
that the HOA for the nearby lots is not active. He said that the concerns of the neighbors could be
addressed through covenants. Mr. Wunsch stated that the use of the open space will be defined as
passive, with no development, and a height restriction of 29 ft. will be imposed on any structures
built on the two lots.
Commissioner Jaeger asked about maintenance of the open space. Mr. Wunsch said that since he
will continue to own the property, it would be his responsibility. He noted that there have not been
any issues with property and no need for fencing or weed control over the past 60 years. He said
that the open space would be left in its natural state. He said that the plat notes would clearly state
that the property should continue as passive open space in perpetuity, regardless of ownership.
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Youngs Peak Preserve
Preliminary Subdivision & Zone Change
ACTIVITY #:

PL-16-66

HEARING DATES:

Planning Commission:

5/16/2019 at 6:00 pm

Board of County Commissioners:

5/28/2019 at 1:30 pm

PETITIONER:

Mike Roach, Youngs Peak Preserve LLC

PETITION:

LEGAL:

1.)

Rezone the subject property from High Density
Residential (HDR) to Mountain Residential Estates
(MRE), and

2.)

Preliminary Plan Subdivision review to create eight
(8) single-family lots and an open space parcel

TRS IN SW4NE4, PT OF LOT 10, LOT 12, TR IN SE4SE4
SEC 6-3-84 TOTAL: 75.72 AC
Located between the south side of CR16 and north side of
CR 212.

ADDRESS:

23585 Youngs Creek Way, Oak Creek

ZONE DISTRICT:

Existing: HDR
Proposed: MRE

AREA:

80 acres

STAFF CONTACT:

Kwinser@co.routt.co.us

ATTACHMENTS:

•
•
•
•

Aerial Map
Preliminary Subdivision Plan
Sketch Plan Minutes
http://www.co.routt.co.us/190/Pending-Applications

History:
The Sketch Plan for the subject property was approved October 14, 2014. The Preliminary Plan
and rezoning applications for this application were submitted to the County in April 2017, but
comments received from the Division of Water Resources (DWR) regarding the use of onsite wells
caused a delay in the review of the application. For the most part the applicant has addressed
those comments and will follow-up with details.
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The property is a vacant 80-acre parcel located within the Morrison Creek Water and Sanitation
District (MCWSD). The property is currently zoned High Density Residential (HDR), which has a
minimum lot size of 3,000 sf and requires a Central Sewer Collection System (CSCS) or a
qualifying sealed vault system for development. Water and sewer, however, are not currently
supplied to the subject site by MCWSD.
The adjacent Young’s Creek Estate four‐lot subdivision was approved in 2001. It is zoned
Mountain Residential Estate (MRE) and is served by individual water wells and individual onsite
waste treatment systems (OWTS). The Neighborhoods at Young’s Peak subdivision is located
below the subject site to the north and northwest. The Neighborhoods project, which was
approved in 2006, is zoned Low Density Residential (LDR) and is served by both central water and
central sewerby MCWSD.

Site Description:
The subject property is located between CR 16 to the north and CR 212 to the south. The site
is undeveloped land with scrub oak and grasses on the south, east and west facing slopes and
coniferous forest on most of the steep north facing slopes of Young’s Peak, which is the major
topographical feature of the southern portion of the property. The subject property is located
within a mapped County-wide skyline area.
Project Description:
The proposal is for the development of eight 5-acre residential lots with a large common open
space parcel of 34 acres featuring Young’s Peak. A trail easement located along the north and
western boundary of the project is proposed. The application also includes a request for a zone
change from HDR to MRE which has a minimum lot size of 5 acres and can be developed with
OWTS.
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Due to the topographical constraints of the site, the applicant is proposing two points of access.
Roadway drawings, profiles and typical details have been submitted showing two proposed lots to
be accessed from CR 212, and six lots to be accessed from CR 16 via Young’s Creek Way.
Young’s Creek Way is a private drive that serves Young’s Creek Estates from CR 16. The four
owners of Young’s Creek Estates have approved the use of this road by Young’s Creek Preserve
and authorization was provided as part of the Sketch Plan approval. Traffic generated by the
proposed project is expected to be low and split between the two County Roads. The reduction in
density resulting from the proposed zone change would also have less impact on the surrounding
area than development under the existing zoning. The overall site layout, as approved at the
Sketch Plan review, is designed around the topographical constraints and other natural hazard
areas. The residential sites are located to avoid sensitive terrain and potential ridgeline conditions.
As part of the Preliminary Plan review, the home site locations on each parcel were identified by
“no-build areas,” as discussed in Section 3 (General Design Standards), and are in conformance
with Section 6 (Significant Negative Impacts) of the Regulations. This review also included a
ridgeline analysis performed by staff for properties within a mapped skyline area. No-build areas
were designated in lieu of building envelopes to identify the “buildable area” for each parcel. It
should be noted that although building envelopes were common practice at one time, it is no
longer County policy to use them. No-build areas accomplish the same objective by limiting where
development may occur, but are not as rigid as building envelopes. No-build areas allow property
owners more flexibility to choose their preferred building site while avoiding development
constraints. The buildable area allowed on each proposed lot varies, but generally averages +/20,000 square feet. Locations for development are guided by setbacks, no-build areas and
possibly covenants.
Please see the applicant’s narrative for a detailed description of the project proposal,
subdivision plan, description of the road layout, and proposed mitigation measures. The
complete application and details can be accessed on the Routt County website under pending
applications.
Referral Comments:
Referrals were sent to interested and applicable agencies for comment. Summaries of the
comments from agencies that had substantive remarks on the application are provided below.
Please see the actual letters for additional details.
•
•
•

•

Soil testing concludes that OWTS should be feasible for the proposed lots.
Colorado Geologic Survey (CGS) concluded that the site is developable as proposed
provided NWCC’s recommendations (provided in their May 23, 2017 letter) are strictly
adhered to. A condition of approval was added.
MCWSD supports the project with the provision that the applicant provide dedication of
easements to MCWSD, along with a New Parcel Agreement to be recorded with the Plat.
This agreement states that if water or sewer trunk lines are constructed through Young’s
Peak Preserve, appropriate service lines will be constructed to connect homes to such
trunk lines. These items have been added to the suggested specific conditions of approval.
Well permits will need to be obtained by the DWR. Comments made by DWR at Sketch
Plan review were in support of individual wells for interior domestic use only. However,
comments received in 2017 from DWR indicated that DWR could not issue well permits for
this subdivision, including in-house use only permits, without a plan for augmentation.
Since that time, representatives of DWR and Planning staff have discussed the issuance of
well permits in river basins are over-appropriated in Routt County. It was concluded (after
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•

•

•

•
•

•

the submission of the revised application) that an augmentation plan will now be required
for both indoor and outdoor usage for new lots under 35 acres in over-appropriated basins.
The applicant will need to work with the Upper Yampa Water Conservancy District and
DWR to coordinate this effort which seems to be attainable. A condition of approval
regarding this can be added.
Originally, the Upper Yampa Water Conservancy District indicated that it would be possible
for the applicant to purchase water for irrigation and outdoor use, and the applicant did
consider this option. At this point, with the new information from DWR, staff is waiting on
additional information regarding an individual augmentation plan for this project. The
Preliminary Plat could be approved contingent upon the submittal of an individual
augmentation plan approved by the Division 6 Water Court, or upon the submittal of a
contract with the Upper Yampa Conservancy District to join an approved umbrella
augmentation plan.
Public Works commented that the plans show 10% road grades. The County regulations
do not allow for 10% grades unless approved by the local fire district. Approval from the
local fire district has been included in the specific conditions of approval. A grading and
excavation permit was applied for and coordinated through Public Works for the access
road to CR 212.
YVEA will provide electric service to the site via extended underground lines from the main
lines along CR 16 and CR 212. A 60’ foot Private Driveway and Utility Easement is drawn
on the plan. Details and final locations will be drawn up after Preliminary Plan approval. A
specific condition addressing this issue has been included in the suggested conditions of
approval.
Natural Gas is not available in this area. Instead, individual propane tanks will be used for
home heating.
A draft wildlife mitigation plan was coordinated with Colorado Department of Parks and
Wildlife (CPW) and submitted with the Preliminary Subdivision review. This mitigation plan
will be finalized and provided with the Final Plat application. A condition of approval was
added.
There is a small, isolated area of United States Army Corps of Engineers jurisdictional
wetlands on land adjacent to the site. Home sites avoid this area but the access road to
CR 212 may impact the wetlands area. This issue could be addressed through the permit
process.

Staff Comments:
For the Sketch Plan, the applicant presented the basic design of a subdivision, land use and
determination of the location, which was reviewed under the County’s various development
constraint maps. The design and location of the residential lots, common area and road
locations have taken these development constraints into account. At this point, all general
conditions from the Sketch Plan approval have been met.
The current petition is a combined Preliminary Plan Subdivision and re‐zoning application. This
step in the subdivision process is key because it is at this stage that the design details, the site
analysis and any necessary impact mitigation will be determined. This step will also re-zone the
land. Should the re‐zoning and Preliminary Plan applications be approved, the fourth step will
be to submit a Final Plat application for review and approval.
Site analysis of the plans submitted indicate that the buildable areas are adequate based on
County mapping, information submitted and a skyline test that concluded the location of home
sites coupled with surrounding topography (hillsides that prevent ridge-lining) will mitigate the
potential ridgeline development and sensitive areas.
BCC 5.28.19
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The proposed zone change from HDR to MRE is consistent with the goals and policies of the
Master Plan and Stagecoach Community Plan. Specifically, the Stagecoach Community Plan
supports re-zoning of high density lands to the lower density, 5-acre lot development (as permitted
in the MRE zone district).
The proposed Preliminary Plan provides a trail easement intended to allow for the development of
a trail that could link to an existing trail on the western side of the project (the Neighborhoods at
Young’s Peak) and at some point in the future link to a trail on the north side of the project.
As proposed, the trail would add to the overall open space of the project. County regulations
stipulate that 10% of a project’s total area be conveyed as open space, parks or recreation and
such conveyance be to a property owners’ association or similar organization. This requirement
equates to approximately 8 acres for the proposed project. The proposed 34-acre open space
tract and the trail easement fulfill this requirement.
In addition, a dedication of land for public sites equal to 5% of the total site area of the subdivision
is required by County regulations. During Sketch Plan review the BCC indicated that it would
prefer a cash-in-lieu of land dedication. When the application for a Final plat is submitted the
applicant will propose that the cash-in-lieu of dedication be provided by the land area of the trail
easement and cost of trail construction towards the public trail system. The amount of this cash
payment will be finalized before the Final Plat application.
The applicant has also provided Draft Covenants as required as part of the Sketch Approval.
***Issues for Discussion***
•
•

Does the applicants proposal for public sites and/or fee-in-lieu comply with section 3.5?
Considering where development has already taken place, does this development
proposal fit in with existing patterns of development? Is this considered infill in
accordance with the Master Plan Polices?
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•

Do the conditions of approval address/satisfy concerns or information needed for a
decision on the Preliminary Plat?

Compliance with the Routt County Master Plan, Sub
Area Plans and Subdivision Regulations
The Routt County Master Plan, Sub Area plans and Subdivision Regulations contain dozens of
policies and regulations regarding land use. Section 5 of the zoning regulations are designed to
limit or eliminate conditions that could negatively impact the environment and/or use of
surrounding properties, and shall apply in all Zone Districts and to all land uses unless otherwise
noted. Section 6 Regulations apply to all Minor, Administrative, Conditional or Special uses
allowed by permit only, PUD plans, Site plans, and Subdivisions.
The following checklist was developed by Planning Staff to highlight the policies and regulations
most directly applicable to this petition. The checklist is divided into seven (7) major categories:
1.
2.
3.
4.
5.
6.
7.

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

Interested parties are encouraged to review the Master Plan, Sub Area plans and Subdivision
Regulations to determine if there are other policies and regulations that may be applicable to the
review of this petition.
Staff Comments are included at the end of each section, highlighting items where the public,
referral agencies, or planning staff have expressed questions and/or comments regarding the
proposal. Staff comments regarding compliance with regulations and policies are noted
in bold below.

Zoning Amendment Standards
Applicable Regulations – Routt County Zoning Resolution
4.5
8.2.1

Mountain Residential Estates
Standards for Zoning Amendments – Part 1
In any petition for zoning amendment, the petitioner shall have the burden of showing
that all of the following exist:

8.2.1. A

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

8.2.1. B

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

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

8.2.1. D

That the applicable provisions of these Regulations have been met

8.2.1.E

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

8.2.2

Standards for Zoning Amendments – Part 2
In addition, zoning amendments shall be allowed only after the petitioner demonstrates
that rezoning is necessary for one or more of the following reasons:

8.2.2.A

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

8.2.2.B

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

8.2.2. C

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

8.2.2. D

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

Staff Comment:
The subject property is located in the north area of Stagecoach and is currently zoned HDR.
Although the Stagecoach Plan supports directing high density development to the north areas of
Stagecoach within MCWSD and equipped to support those kinds of developments, the project
area is not currently served by water or sewer. The proposed MRE zoning is consistent with the
Stagecoach Future Land Use Map (FLUM) designation of Large Lot Residential which allows for
the flexibility to build single family homes on no less than 5-acres without a Central Sewage
Collection System or on 1-acre requiring hook up to a CSCS. The 5-acre parcels coupled with no
build zones allows for a better site design of the subdivision to avoid sensitive areas. Additionally,
there are a number of provisions in the Stagecoach Community Plan that support re-zoning of high
density lands to the lower density, 5-acre lot development (as permitted by the MRE zone district)
in order to allow the use of OWTS. Specifically, the Plan states that the preservation of open
space and limited-density development should be encouraged in areas that lack infrastructure. In
addition, the Plan states that where development has already taken place (like areas in the north),
infill development should fit in with the existing pattern of development. Both Young’s Creek
Estate Subdivision to the north and Lynx Basin subdivision to the east are 5-acre developments.
The proposal appears to be consistent with 8.2.1A-E as well as, 8.2.2.A.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Public Health, Safety and Nuisances
Applicable Regulations – Routt County Zoning Resolution
5.5

Addressing Standards

6.1.7. C

Natural Hazards
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6.1.7. H

Wildland Fire

Applicable Regulations – Routt County Subdivision Resolution
3.1.D

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

3.1. M

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

3.1. N

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

Applicable Policies – Sub-Area Plan
5.4.1C.

the consolidation of lots originally platted and zoned for higher densities into parcels of
5 acres or more should be encouraged.

5.4.1F.

the development of single family lots of sufficient size to ensure safe setbacks from
individual septic systems and water wells should be supported through the lot
consolidation process.

5.5.1A.

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

5.5.1E.

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

5.5.1F.

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

5.5.1J.

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

5.6.1C.

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

Staff comments:
Although the proposal is not a consolidation of previously platted lots, the subject property is zoned
HDR. The intent of the Stagecoach Community Plan is to direct higher density development to
areas with services that can support the population as a Potential Growth Center. Areas that are
not served are commonly found in the south area of Stagecoach and in a few unplatted lands in
the north, such as the subject of this application. In those instances, re-zoning to allow 5-acre lots
is encouraged. Five-acre lots ensure safe setbacks between individual septic systems and water
wells.
The site has been carefully designed with respect to existing land forms to avoid hazards and
steep slopes. With respect to fire mitigation, a large portion of the Stagecoach area is classified by
the Colorado State Forest as either “Severe Hazard Brush” or “Severe Hazard Trees.” In response
BCC 5.28.19
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to this, from 2010 to 2015 the Fire District and SPOA engaged in a major fire mitigation project
funded through grants to reduce wildfire fuels, while improving forest health. While a new fire
station has also reduced the risk of property damage or loss, wildfire mitigation measures should
still be considered through conditions of approval as new development occurs. Suggested
conditions of approval are included to address fire safety and emergency response.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Regulations and Standards
Applicable Regulations – Routt County Zoning Resolution
6.1.2

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

6.1.5

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

Applicable Regulations – Routt County Subdivision Resolution
3.1. 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
3.3. A.

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

3.3. B.

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

5.3. D

Require Best Management Practices and grading plans and strongly discourage over
lot grading.

Applicable Policies – Sub-Area Plan
5.4.1A.

the preservation of open space and limited-density development should be encouraged
in areas that lack infrastructure, unless infrastructure can be provided.

5.4.1B.

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

5.4.1C.

The consolidation of lots originally platted and zoned for higher densities into parcels of
5 acres or more should be encouraged.

5.4.1D.

Infill development and consolidations for residential development should be encouraged
in the South Area of Stagecoach.

5.4.1E.

Where development has already taken place, infill development should fit in with the
existing patterns of development.
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5.4.1F.

The development of single family lots of sufficient size to ensure safe setbacks from
individual septic systems and water wells should be supported through the lot
consolidation process.

Staff comments:
Stagecoach is identified in the Master Plan as a Potential Growth Center and while many of the
HDR areas that are key development drivers are located in the north area of Stagecoach and are
served by utilities, the subject lot is one of the few exceptions. The existing HDR zoning was
explicitly designed with the understanding that central services would be provided, and
development of these areas under current zoning is contingent upon the extension of the water
and sewer lines. MRE zoning, with a minimum lot size of 5-acres for development, can
accommodate an OWTS.
The proposed zone change from HDR to MRE appears to be consistent with the goals and policies
of the Master Plan and Stagecoach Community Plan. Specifically, the Stagecoach Community
Plan supports re-zoning of high density lands to the lower density, 5-acre lot development (as
permitted by MRE zoning).
The site is undeveloped land which varies from scrub oak and grasses on the south, east and
west facing slopes to coniferous forest on most of the steep north facing slopes of Young’s
Peak. The site layout, as described in the Sketch Plan, takes the existing vegetation, building
constraints and other natural hazard areas into consideration to avoid sensitive terrain and
potential ridgeline conditions. The home sites for each parcel were determined by identifying
“no build areas” discussed in Section 3 (General Design Standards) and in conformance with
Section 6 (Significant Negative Impacts) of the Regulations. Additionally, measures included in
the subdivision design guidelines will prevent the removal of excess vegetation and minimize
grading required for construction.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Community Character and Visual Concerns
Applicable Regulations – Routt County Zoning Resolution
6.1.6

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

6.1.7.G

Visual Amenities and Scenic Qualities.

6.1.7.K

Land Use Compatibility

6.1.7.O

Historical Significance

Applicable Regulations – Routt County Subdivision Resolution
3.1.K

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

3.1.L

The proposed subdivision shall include plans for adequate screening from major
access roads, including landscaping and other means to preserve privacy and mitigate
visual impacts to surrounding areas.
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4.5.5

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

4.6

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

Staff comments:
The proposal is consistent with the existing surrounding character. This site does not
have any known historical significance. The existing HDR zoning was explicitly designed
to be served by a central water and sewer.
The lands surrounding the subject parcel have been subdivided for residential uses. Although the
property is zoned HDR, the two adjacent subdivisions also not served by central water and
sewer are zoned MRE. The Neighborhoods Subdivisions to the west and below the subject
property are served by central water and sewer and are zoned for a higher density development.
An analysis of the plans submitted indicate that the buildable areas on each proposed lot are
adequate. The analysis was based on County mapping, information submitted, and a skyline test
that concluded the location of home sites coupled with surrounding topography (hillsides that
prevent ridge-lining) will mitigate the potential ridgeline development and sensitive areas.
Although sign and lighting details have not been submitted at this stage, proposed signs will
need to comply with the Routt County sign standards and all lighting must be downcast and
opaquely shielded. This requirement will be included in the subdivision’s covenants
and in a note on the final plat.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Roads, Transportation and Site Design
Applicable Regulations – Routt County Zoning Resolution
6.1.4

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

6.1.7.A

Public Roads, Services and Infrastructure

6.1.7.B

Road Capacity, traffic, and traffic safety

6.1.7.N

Snow Storage

Applicable Regulations – Routt County Subdivision Resolution
3.1

General Design Standards

3.1.A

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

BCC 5.28.19

Page 21 of 46

3.1.B

Street layout shall provide direct access to all lots.

3.1.C

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

3.1.G

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

3.1.H

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

3.1.I

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

3.2

Roads, Streets, and Alleys – General Standards

3.2.A

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

3.2.B

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

3.2.C

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

3.2.D

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

3.2.1

Streets and Roads

3.2.1.A

All streets and roads shall conform to the requirements of the Routt County Road &
Bridge Department and the Routt County Zoning Regulations and amendments thereto.

3.2.1.B

Streets and roads proposed to serve a subdivision shall be reviewed concurrently with
the proposed subdivision or resubdivision.

3.2.1.C

In certain areas, the Uniform Fire Code as currently adopted by the fire district in which
the land lies, may apply.
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3.2.2

Alleys and Easements

3.2.2.A

Alleys in residential subdivisions shall be encouraged where appropriate to continue an
existing pattern, provide essential access or property service entrances, and/or promote
sound neighborhood design principles.

3.2.2.B

Alleys shall be provided in commercial and industrial areas, except this provision may
be waived when other facilities are made and approved for service access.

3.2.2.C

Utility easements shall be provided to and approved by the utility companies. Utility
easements shall be sufficient in width to make maintenance practical and utilities easily
accessible regardless of slope or other conditions of terrain.

3.3

Blocks

Block lengths and widths shall be approved by the Planning Commission and made suitable for the
types of land uses permitted in the subdivision as determined by zoning; said land uses are
described for each zone district in the Routt County Zoning Regulations. As a guide for
determining the suitability of block lengths and widths, the subdivider and the Planning
Commission shall consider the following standards:
3.3.A

Provision of adequate building sites suitable to the special needs of the type of use
contemplated.

3.3.B

Zoning requirements as to lot sizes and dimensions.

3.3.C

Needs for convenient access, circulation, control, and safety of street traffic.

3.3.D

Limitations and opportunities of topography.

3.3.G

In general, block lengths should not exceed sixteen hundred (1600) feet.

3.3.H

Dead-end streets and cul-de-sacs must be in accordance with sections 5.6, 5.7, and
5.8 of the Zoning Regulations.

3.3.I

Overall layout shall be compatible with surrounding neighborhoods and shall utilize
sound planning principles.

3.4

Lots

3.4.A

Lot dimensions and sizes shall conform to applicable zoning requirements.

3.4.B

Each lot shall have access to the public street system.

3.4.C

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

3.4.D

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

3.4.E

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

3.4.F

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

3.4.G

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

3.5

Open Spaces and Public Sites

The Commission and the Board shall require, in addition to subdivision streets, the dedication of
sufficient open spaces (parks, greenbelts, trails, etc.) and other land of a character, extent, and
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location suitable for a use that is essential to the public. Such essential uses may include schools,
fire stations, and similar facilities. In determining an essential public use, the Commission and
Board shall consider:
●
●
●
●

the Master Plan;
nearby recreational amenities;
nearby public buildings and facilities; and
the particular type of development proposed in the subdivision.

The total requirement for public sites and open space shall be 15% of the gross area of the
proposed subdivision.
The requirements of this section do not alter and shall not be in addition to the twenty-five percent
(25%) “useable open space” requirement as set forth in the Planned Unit Development Zone
District of the Routt County Zoning Regulations. However, the 5% dedication for public sites is still
required for Planned Unit Developments and is included within the 25% total.
3.5.1

Open Space: All subdividers in Routt County not applying for a PUD shall convey a
minimum of ten percent (10%) of the gross area of the subdivision as open space,
parks, or recreation area. The conveyance shall be to a property owners association or
similar organization formed for purposes including the perpetual maintenance of such
designated areas within the subdivision. Any such organization must provide for
funding of said maintenance. The open space area must meet the following
requirements:

3.5.1.A

The use of the open space must be restricted for park, recreation, or passive open
space purposes on the plat.

3.5.1.B

A percentage of the open space shall be reasonably adapted for use for park and
recreational purposes, taking into consideration such factors as the number of
proposed lots, size, geology, presence and condition of ground cover and timber,
condition of soil, drainage topography, access and availability of water.

3.5.1.C

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

3.5.1.D

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

3.5.1.E

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

3.5.1.F

Protect natural and historical features, scenic vistas or watercourses.

3.5.1.2

With respect to proposed public trail dedications, the Board shall consider:

3.5.1.2.A The minimum width for such trail easement shall be based on the particular reasonable
needs of the trail, its location, the surrounding terrain and the projected usage. In all
cases the easement shall be of adequate width to handle the proposed uses.
3.5.1.2.B There shall be adequate provision for public access to the trail easement within the
subject property.
3.5.1.2.C The trail easement may overlap and include other property previously included in other
easements such as ditch, canal or utility, public open space or other easement provided
no easement compromises the functional use of any other easement.
3.5.2
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proposed subdivision. The developer shall have the option, in its sole discretion, to
accept the County's calculation of the required dedication, or to perform studies to
demonstrate the actual impact of the subdivision upon public services and facilities and
the resulting appropriate dedication or other contribution.
3.5.3

Conveyance of Open Space and Public Sites and Alternatives

3.5.3.A

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

3.5.3.A.1 Conveyance (of Open Space and/or public sites)
3.5.3.A.2 Cash-in-lieu for Public Sites - When, after recommendation of the Commission,
dedication of all or portions of the land for public sites is not deemed feasible or in the
public interest, the Board may require the subdivider, in lieu thereof, to pay the County
a fee. Such payment shall be based on the fair market value, based on completion of
proposed platting, of the entire property as it may exist when all required infrastructure
is completed and functioning. The fee shall not exceed the full fair market value of 5%
of the entire subdivision or pertinent phase thereof, as applicable, as determined by the
Board. In determining the fair market value of land for purposes of calculating a fee-inlieu payment, the County may require that the developer obtain an appraisal. The
value of the combination of both the land dedication and the cash-in-lieu of land shall
not exceed the full fair market value of the total required dedication of sites and land
areas.
3.5.3.B

The County and, in certain cases as outlined above, the subdivider, in formulating the
appropriate combination of the options set forth in Subsection 3.5.3.A above, shall take
into consideration the following standards:

3.5.3.B.1 The size of the proposed subdivision.
3.5.3.B.2 The projected additional population associated with the proposed subdivision.
3.5.3.B.3 The projected need generated by the subdivision for public services and facilities,
particularly recreational, educational and emergency services, the provision of which is
not covered by other requirements herein.
3.5.3.B.4 The impact of the proposed subdivision on the implementation of the County's Master
Plan and its component parts, including transportation, parks, and recreation.

Applicable Policies – Routt County Master Plan
4.3. K

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

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.

11.3. A

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

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

11.3. G

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

11.3. H

Protect and respect the rights of the pedestrian.

11.3. I

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

11.3. J

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

11.3. L

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

11.3. N

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

11.3. O

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

11.3. Y

Encourage transit-oriented development.

11.3. AA

Avoid excessive intersection onto the County road system.

Applicable Policies – Sub-Area Plan
5.3.1.1A. A system of non-motorized hike/bike/ski trails should be developed to link the various
recreational amenities and open spaces in Stagecoach and beyond.
Staff comments:
General Standards
Parking will be contained on each individual lot. Traffic generated is expected to be low, and less
than would would occur if the property were developed under current zoning. All snow storage
must remain on the proposed lots and utility easements have been shown on the proposed plat.
Ample information was provided to determine no-build zones to minimize degradation of the
environment. The submitted plan appears to be in conformance with all applicable development
plans and regulations.
Dimensional Standards
All proposed lots are in compliance with the minimum lot size for the MRE zone district. The MRE
zone district allows for the development of one single family dwelling and consideration for an
attached secondary unit in conformance with the new regulations for SDUs.
Access, Roads, Trails, and Lots
No roads are proposed to be dedicated to the public. An access permit will need to be obtained
for the accesses off of CR 212. An easement agreement has been obtained from Young’s Creek
Estates in order to allow for the CR 16 access. The drawings submitted show access and interior
roads with 10% grades and as such, fire district approval will be required. Based on preliminary
comments from the Oak Creek Fire Chief, it appears that minor amendments can be made to
satisfy safety concerns.
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The proposed lots appear to have sufficient buildable areas. The street layout provides access to
all of the lots. The development plan also identifies areas for trail connectivity to various
neighborhoods throughout Stagecoach in keeping with the policies above.
Open Space
County regulations stipulate that 10% of a project’s total area be conveyed as open space, parks
or recreation to a property owners association or similar organization. This requirement equates to
approximately 8 acres of the Young’s Peak Preserve project. The 34.5 acre open space tract and
trail easement will more than adequately fulfill this requirement. A plat note is suggested restricting
the uses of the open space parcels.
Public Sites and Fee-in-lieu
The BCC has the ability to require this based on the subdivision’s impacts on public infrastructure.
A dedication of land for public sites up to to 5% of the total site area of the subdivision is required.
During Sketch Plan review the BCC indicated that it would prefer a cash-in-lieu of land
dedication.The amount of this dedication will be finalized during the final plat application in
accordance with procedures outlined in the subdivision regulations.

**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

Subdivision Improvements
Applicable Regulations – Routt CountySubdivision Resolution
3.1

General Design Standards

3.1.J

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

3.3.E

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

3.3.F

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

4.2

Type of Improvements

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

Survey monuments;

2.

Roads and streets, including paving;

3.

Gutter and sidewalks;

4.

Street and road signs;

5.

Utilities including water and sewer, fire hydrants, storm drainage, street lighting, and
underground placement of utility lines;
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6.

Landscaping; and

7.

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

4.4

Roads and Street Paving

4.4.A

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

4.4.B

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

4.4.C

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

4.5.1

Sanitary Sewage Disposal

4.5.1.A

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

4.5.1.B

Where individual systems are to be used, representative soil absorption tests must be
performed by a registered professional engineer or qualified sanitarian. The absorption
and percolation rates shall be determined by the methods prescribed by the local health
department or authority.

4.5.1.C

Individual systems which utilize other than sub-surface leaching for disposal of liquid
will not be allowed except as approved in accordance with the ISDS Regulations
adopted by the Board.

4.5.1.D

In addition to satisfying the minimum lot area acceptable for individual systems
pursuant to the Routt County Zoning Regulations, each such system shall be
individually designed so that a leaching field of sufficient size may be constructed on
each lot, given each lot’s site characteristics and constraints.

4.5.1.E

Where a public sanitary sewer system is to be constructed, the design and construction
of the system must be in conformity with the regulations of the Colorado Department of
Public Health and the Environment and the Routt County Department of Environmental
Health and must be so approved; approval must also be obtained by the Board during
the subdivision approval process.

4.5.1.F

Collection sewers shall be designed and provided to service each lot. Sewage
treatment facilities of an approved design shall be constructed to adequately treat all
collected sewage.

4.5.1.G

Where a public sewage system is to be installed, an organization shall be set up to
administer the operation of this system. Administration shall be by an incorporated
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town or an approved special district whose service plan and any amendments are
submitted to and approved by the County in accordance with the law.
4.5.2

Water Supply

4.5.2.A

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

4.5.2.B

The intended water supply may be by individual sources of potable water such as
drilled wells, driven wells, dug wells, bored wells, springs, streams or cisterns, or
surface bodies of water and land cisterns which are properly treated by approved
means to prevent contamination, providing all of the following are met:
1) the platted lots shall be at least five (5) acres in size;
2) the development cannot be reasonably served by a public community water
system;
3) the Colorado Division of Water Resources confirms that water is available for use;
4) evidence is submitted showing adequate water quality and quantity can be made
available for the development. Such evidence may include test of surrounding
well data within 500 feet of the lots in the development, laboratory analyses of
water quality, and geologic and hydrologic analysis and show that the water
source will be safe, adequate and reliable.

4.5.2.C

If it is intended that individual sources of potable water are to be used, a report shall be
submitted by a qualified professional certifying that the water quality and quantity can
meet the standards of Chapter 6, Water Supply and Distribution, of the International
Plumbing Code, as the same may be amended.

4.5.2.D

Where a public water system is proposed all the following requirements shall be met:
1) The availability of water sources including quality, quantity and dependability shall
be explained in a written report and certified by a registered professional engineer
or geologist and an attorney if necessary to substantiate water rights.
2) Representative samples of the water source must be analyzed by a reputable
laboratory to confirm satisfactory chemical quality.
3) Water supply, treatment and distribution facilities must be provided in
conformance with the requirements of the Colorado Department of Public Health
and Environment, the local health authority, and the Board through their
designated representatives.
4) The minimum size of a water main shall be six (6) inches in diameter unless
otherwise stated by state regulations or the Uniform Fire Code (if applicable).
5) An organization shall be formed to own and operate this system. Administration
shall be by an incorporated town, home owners association, or an approved
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special district whose service plan has been submitted and approved by the
County.
4.5.3

Fire Protection

4.5.3

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

4.5.4

Storm Drainage

4.5.4.A

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

4.5.4.B

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

4.5.4.C

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

4.5.6

Underground Utilities

4.5.6

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

Staff comments:
A condition of approval requiring that the applicant enter into a SIA is suggested. There has not
been a request to waive any of the requirements in Section 4.2. however, gutters, sidewalks, fire
hydrants and street lighting have not been shown on the proposed plan. Survey monuments will
have to be installed in compliance with the criteria in Section 4.3. All utilities will be required to be
installed underground. All of these items will be addressed in the Subdivision Improvement
Agreement and a condition of approval is suggested.
Since the density does not trigger the need for ashphalt, staff suggests that requiring gutters,
sidewalks and street lighting would not be appropriate. In addition, the proposed density is below
the threshold for mandatory fire hydrants, unless required by the local fire department.

**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

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

Wildlife and Wildlife Habitat.

6.1.7.E

Water Quality and Quantity.
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6.1.7.J

Wetlands.

6.1.7.Q

Noxious Weeds.

Applicable Regulations – Routt County Subdivision Resolution
3.1.E

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

3.1.F

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

3.2.2.D

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

Applicable Policies – Routt County Master Plan
5.3 C

Discourage development on ridges that result in skylining.

Applicable Policies – Sub-Area Plan
5.3.1.1B. All trash containers, including dumpsters, shall be bear-resistant.
5.5.1G.

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

5.5.1I.

New improvements should not be approved for sites within 50 feet of water bodies,
unless no other building sites are available on the parcel, or unless building on an
alternative building site would violate other portions of this Plan.

5.5.1.K.

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

Staff comments:
There are no flood plain considerations on this property and the site layout was planned to avoid
wetland areas. There is a small wetland area near the CR 212 access but a permit shall be
obtained, if required.
A wildlife mitigation plan is being coordinated with Colorado Parks and Wildlife (CPW). While there
is an agreement between the applicant and the CPW on existing wildlife resources, specific
mitigation measures regarding trash containers and trail
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use during winter months have not yet been finalized. As per County practices, a final wildlife
mitigation plan will be provided with a final plat application. Road plans include culverts in locations
where they are needed.
**Is the application in compliance with the Policies and Regulations outlined above? Yes or No

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

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

CONDITIONS that may be appropriate may include the following:
General Conditions:
1. This Preliminary Subdivision Plan approval is contingent upon submittal of a complete
application for a Final Subdivision Plan within twelve (12) months. Extensions of up to one
(1) year may be approved administratively.
2. Prior to recordation, the applicant shall submit an electronic copy of the approved plat to
the County Planning Department in a .DWG format or other format acceptable to the GIS
Department.
3. The approval shall not be issued until all fees have been paid in full.
4. All property taxes must be paid prior to the recording of the plat.
5. The Final Plat shall include the following notes:
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Page 32 of 46

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 and such
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 Oak Creek Fire 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. All exterior lighting shall be downcast and opaquely shielded.
i.

A current soils test showing the sufficient stable nature to support development will be
required before obtaining a building permit as referenced in the Colorado Geological
Survey letter dated May 23, 2017.

6. The Final Plat shall show and appropriately dedicate a max of 5% for necessary public
purposes or, land sufficient for the proposed public trail, or developer shall pay a fee-inlieu in accordance with Section 3.5.2 of the Routt County Subdivision Regulations prior to
recordation of the Final Plat.
7. A ‘no build’ zone shall be indicated on the plat to avoid construction of structures, septic
fields and roads in areas including, but not limited to 30% or greater slopes. The “no build”
zones shall be defined on the plat and approved by the Planning Director before the plat is
recorded.
8. The open space parcels and trail easements shall be deeded to the property owners
association or the public and such deed(s) shall be concurrently recorded with the Final
Plat.
9. The Final Plat shall show utility easements along all lot lines and such shall be dedicated
appropriately.
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10. Proof of water to serve all lots must be provided with the Final Plat Application.
Specific Conditions
11. A new parcel agreement shall be recorded along with the final plat with dedication of
easements to the Morrison Creek Water and Sanitation District.
12. Approval of the Preliminary Plat is approved contingent upon the submittal of an individual
augmentation plan approved by the Division 6 Water Court, or upon the submittal of a
contract with the Upper Yampa Conservancy District to join an approved umbrella
augmentation plan.
13. Prior to road construction a grading and excavation permit will be required for any earth
moving activity that exceeds more than one acre of disturbance or 300
cubic yards of cut
or fill.
14. Local fire department approval is required for final road design.
15. Utility easements for the subdivision shall be shown on the Final Plat.
16. A wildlife mitigation plan will be finalized with the Colorado Department of Parks and
Wildlife, and included as part of the final plat application.
17. Building location guidelines and the vegetation management guidelines for “defensible
space” published by the Colorado State Forest Service shall be included in the C&R’s for
the development.

PLANNING COMMISSION / BOARD OF COUNTY COMMISSIONERS:
Approve the Zone Change request without conditions if it is determined that the petition will
not adversely affect the public health, safety, and welfare and the proposed use is compatible with
the immediately adjacent and nearby neighborhood properties and uses and the proposal is in
compliance with the Routt County Zoning Regulations and complies with the guidelines of the
Routt County Master Plan. The applicable provisions of Sections 5 and 6 have been reviewed and
appropriate findings and conditions are included in the approval outlined herein.
Approve the Zone Change request with conditions and/or performance standards if it is
determined that certain conditions and/or performance standards are necessary to ensure public,
health, safety, and welfare and/or make the use compatible with immediately adjacent and
neighborhood properties and uses and/or bring the proposal into compliance with the Routt County
Zoning Regulations and Routt County Master Plan.
Deny the Zone Change request if it is determined that the petition will adversely affect the public
health, safety, and welfare and/or the proposed use is not compatible with the immediately
adjacent and nearby neighborhood properties and uses and/or the proposed use is not in
compliance with the Routt County Zoning Regulations and/or the Routt County Master Plan. Make
specific findings of fact; cite specific regulations or policies by number from the Routt County
Master Plan, and the Routt County Zoning Regulations.
Table the Zone Change request if additional information is required to fully evaluate the petition.
Give specific direction to the petitioner and staff.
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FINDINGS OF FACT that may be appropriate if the Zone Change is approved:
1. The proposal with the following conditions meets the applicable guidelines of the Routt
County Master Plan and Stagecoach Community Plan and is in compliance with the
applicable provisions of Sections 8 of the Routt County Zoning Regulations.

CONDITIONS that may be appropriate may include the following:
1. The change of zone from High Density Residential (HDR) to Mountain Residential Estates
(MRE) shall become effective upon signing of a resolution amending the Official Zoning
Map by the Board of County Commissioners. Said resolution shall be recorded
concurrently with the final plat.
2. This approval is contingent upon the recordation of the associated Final Plat.
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2. There shall be no storage of non-log harvesting, sorting, and processing equipment
on the site.
3. The permittee shall submit an application for the amendment of the approved site
plan to the Planning Department by October 31, 2014.
4. If Conditions of approval numbers 1-28 of the original permit (PP2009-003) and
amended Conditions 29-31 are not met, permit will be scheduled for review and/or
revocation to the Board of County Commissioners.
Commissioner Ivancie seconded; the motion carried 3-0.

YOUNG’S CREEK PRESERVE SKETCH SUBDIVISION; PS2014-002

Ms. Winser stated that this application is a four step process. The first step was a
preliminary meeting which occurred last fall with staff and the second step in the process is the
sketch plan. It is a concept plan that identifies the locations of the lots, no build zones, separate
land uses, and building constraints. The site is currently zoned as High Density Residential
(HDR) and as part of the overall proposal of this project, the applicant is also requesting a
change of zone which will be considered as part of the third step of the subdivision process
(Preliminary Plat review), from HDR to Mountain Residential Estates (MRE). The overall
development is for an eight lot subdivision with each lot approximately five acres. Six of the lots
will have access from County Road 16 and two lots will be accessed from County Road 212.
She stated that the proposal is in conformance with the Future Land Use Map which is found in
the Stagecoach Community Plan. She presented photos from a staff visit to the site. During the
Planning Commission meeting, the only concern identified was the potential for sky lining.
However, it was discussed that as part of or prior to the Preliminary Plat being submitted, a
balloon test would be conducted. When the balloon test is conducted, staff will be driving
county roads to see where there is potential for sky lining.
Commissioner Ivancie asked about areas if they were identified for potential ridge lining.
areas.

Ms. Winser replied that they would be identified on the Preliminary Plat as no build

Ms. Winser presented discussion items that were addressed by Planning Commission
which mostly address specific policies and sections of the Master Plan and the sub-area plans
to gauge if there were any potential issues. Planning Commission recommended moving
forward with Preliminary Plat. Should the application move forward, a combined preliminary
plan subdivision and rezoning application will be submitted; this third step in the process is key
as detailed design, site analysis, and any necessary impact mitigation will be determined at this
stage. If the rezoning and preliminary plan applications are approved, the fourth step will be to
submit a final plat.
Mr. Braun presented and went over the sketch plan review to the Board.
Commissioner Monger asked about the total numbers of acreage.
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acres.

Ms. Winser replied that the total is 76 acres. The open space area will comprise of 29
Commissioner Corrigan asked if there was a requirement for open space.
Ms. Winser replied that it must be at least ten percent of the threshold.

Commissioner Monger asked about the area being part of Stagecoach Property Owner’s
Association (SPOA).
Mr. Phillips stated that in order for the SPOA covenants to kick in, it has to be recorded
with the final subdivision plat.
There was a brief discussion about payment in lieu versus dedication of public space.
Commissioner Corrigan said the Board agreed that the payment in lieu makes more sense in
this case.
Commissioner Corrigan asked if a trail can be considered as a public dedication.
area.

Mr. Phillips said that it is pushing it; it is more of the intent of the open space/recreation

Mr. Braun stated that in this case, the distinction is that the 29 acres is going to be
dedicated to the Homeowner’s Association (HOA) and the trail will be for the public.
Commissioner Monger asked if the rest of the trail was open to the public.
Mr. Braun stated that he believes so.
Commissioner Monger stated that the best option in his mind is the Preliminary Plan and
coming up with the appraisal of the trail, its diminution in value, and the cost of construction.
Mr. Braun replied that he thinks the appraisal is based on the value of the land after
platting.
Commissioner Monger mentioned horses and whether or not five acres is enough for
horses. There have been prior subdivisions that had barn and horse conditions for elk
mitigation.
Mr. Braun said that he thinks the petitioner was referring to the trail being used by
horses.
Commissioner Monger asked Mr. Roach if he was planning on having covenants to not
have horses/barns. He added that a person could have a horse on five acres.
Mr. Roach replied that he has not thought about it.
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Commissioner Monger stated that it is something to think about. If Mr. Roach decides to
allow horses, the Board would want to have something in the Wildlife Conditions regarding
wildlife friendly fencing and hay storage.
Commissioner Ivancie asked Mr. Roach if he plans on having required fencing.
Mr. Braun replied that this is another topic they have not yet approached.
Commissioner Corrigan asked if there were any wildlife concerns that have been raised.
winter.

Mr. Roach replied that the number of elk depend on the amount of snow during the

MOTION
Commissioner Ivancie moved to approve the Young’s Creek Preserve Sketch Plan with
the findings of fact that with conditions the proposal meets the guidelines of the Routt County
Master Plan and the Stagecoach Community Plan, and is in compliance with Sections 4, 5, and
6 of the Routt County Zoning Regulations and Sections 3 and 4 of the Routt County Subdivision
Regulations. This approval is subject to the following conditions:
General Conditions
1. This Sketch Subdivision Plan approval is contingent on submittal of a complete
application for a Preliminary Subdivision Plan within two years.
2. The approval shall not be issued until all fees have been paid in full.
3. The Preliminary Plan submittal shall include the following detailed information:
a. Utility plans
b. Soils report
c. Landscaping plan
d. All lot dimensions
e. Site plan showing land to be dedicated as open space in conformance with
Section 3.5.1 of the Subdivision Regulations.
f. Site plan showing land to be dedicated for public sites or calculation of
payment in lieu in conformance with Section 3.5.2 and 3.5.3 of the
Subdivision Regulations.
g. Engineered drainage plan which results in no net increase of runoff from the
site
h. A traffic study based upon the number of approved lots, shall be submitted
with the Preliminary Plan, and comments shall be obtained from the Colorado
Department of Transportation (if applicable), prior to submittal of the
Preliminary Plan.
i. Road construction plans and specifications for the interior access road which
meet the minimum requirements of the Routt County Engineer, the Routt
County Road Supervisor, and the Routt County Board of County
Commissioners. Plans and specifications shall carefully consider minimizing
cuts, fills, and visual scarring.
j. Water well and septic system, or central water and sewer information.
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k. Draft Covenants.
l. Revegetation of disturbed areas shall occur within one growing season with a
seed mix which avoids the use of aggressive grasses.
4. A ‘no build’ zone shall be indicated on the Preliminary plat to avoid construction of
structures, septic fields and roads in areas including, but not limited to 30% or
greater slopes. The ‘no build’ zones shall be approved by the Planning Director
before the plat is recorded.
Specific Conditions
5. An agreement shall be submitted between the developer and the Morrison Creek
Water and Sanitation District governing the use of wells and a requirement to
connect to any future water or sewer trunk lines should they be constructed through
the property in the future.
6. Shown an easement to Yampa Valley Electric for the existing power line on site. An
Easement will need to be drafted prior to Final Plat review.
7. A draft wildlife mitigation plan shall be submitted with the Preliminary Subdivision
Plan.
Commissioner Monger seconded; the motion carried 3-0.

COLE PROPERTY ENFORCEMENT UPDATE; PE2001-012
Mr. Goldich stated that on December 18, 2012, the Board of County Commissioners
(BCC) decided to set a deadline for when the Cole property had to be cleaned up. On January
9, 2013, a letter was sent to Tom and Virginia Cole stating they had until October 1, 2014 to
have everything cleaned up or the County would commit county resources to get the property
cleaned up and assess the bill against the property. In 2013, Noreen Moore came into
possession of the property with the stipulation that the Cole’s help her continue to clean up the
property. On September 4, 2014, staff conducted a site visit to determine what stage the
cleanup was in. Staff’s observation revealed that the western half of the site had been cleaned
up. There was no junk, trash, or inoperative vehicles on this portion of the site. New soil had
been brought in and was being prepared for grass seed. The eastern half of the site contained
piles of junk and trash that appeared to be sorted into piles. Ms. Moore and the Coles have
entered an agreement to keep several items on the property. These include a 1950’s trailer, a
back-hoe, two trucks, one car, and some tools. The County has been approved for a grant to
get the tires removed but there has been some delay in receiving this money with the result
being that the tires are still there.
Ms. Moore said that there were 5,000 tires and 4,500 tires have been removed.
Commissioner Monger stated that the removal of the tires should not be weather
dependent.
Ms. Moore replied that the snow drifts would make it hard to get the tires.
Mr. Phillips asked if the remaining tires are piled together or if they are strewn about.
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Ms. Moore replied that some are piled together and the rest are spread around.
Ms. Moore stated that right now they are down to about 15 percent and there is just small
stuff left. The small stuff takes time to go through.
Commissioner Monger said that a May deadline might be a problem because of the
weather.
Ms. Moore suggested July as a possible extension.
Commissioner Corrigan suggested extending the deadline to August 31, 2015.

MOTION
Commissioner Monger moved to approve an extension of a cleanup date of the Moore
property until August 31, 2015.
Commissioner Ivancie seconded. Ms. Moore noted that the property will contain two old
trucks and an old car and she would like to make sure this is not considered non-compliant.
Commissioner Corrigan stated that the County cannot make a commitment that it would not
consider it junk at a future date. The motion carried 3-0.

APPOINTMENT OF PLANNING COMMISSION MEMBER
Mr. Phillips stated that due to unforeseen circumstances, the seat vacated by Tom
Effinger, Alternate 1, remains open. Karl Koehler submitted a letter of interest and was
interviewed in March 2014.
MOTION
Commissioner Ivancie moved to approve the appointment of Karl Koehler to the Routt
County Planning Commission to serve through March 31, 2016.
Commissioner Monger seconded; the motion carried 3-0.

EN RE: PURCHASING / TIM WINTER
Marti Hamilton, Purchasing was present.
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MEMORANDUM
To:
From:
Date:
CC:
RE:

Kristy Winser
Tom Braun
May 15, 2019
Mike Roach
New Information for Young’s Peak Preliminary Plan/Rezoning

The purpose of this memo is to summarize new information since the original
application has been submitted and the staff report has been prepared. Please
consider this information supplemental to the project’s previously submitted
application material.
Water Service
The Upper Yampa Water Conservancy District administers the Yampa River
Augmentation Water Program. This program essentially offers augmentation
water for a variety of uses, including domestic in-house use and outdoor uses for
residential land uses. The State of Colorado, Water Division 6 Engineer has
provided an email stating that if Young’s Peak obtains a contract from Upper
Yampa Water Conservancy in an amount sufficient to replace depletions, they “do
not see any reason why we would not be able to issue a well permit”.
Young’s Peak will obtain water via the Yampa River Augmentation Water Program
and provide evidence of water in accordance with proposed conditions of
approval.
Waiver to Subdivision Requirements
A waiver is hereby requested for subdivision improvements for gutters, sidewalks,
fire hydrants and streetlights as outlined in Section 4.2 of the Subdivision
Regulations.

Opal Building ∙ 225 Main Street ∙ Suite G-002 ∙ Edwards, Colorado ∙
970-926-7575 ∙ 970-926-7576 fax ∙ www.braunassociates.com
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