BOARD OF ADJUSTMENTS
AND
PLANNING COMMISSION
MEETING AGENDA
February 10, 2021
V irtual Meeting
9:00 AM CALL TO ORDER

Video

To join the meeting, click on the link below or copy and paste into your preferred
web browser:https://zoom.us/j/632627219?
pwd=Q2gvUVEwd0JuQ0R3TE9qWE9LTk9kQT09
Audio
Upon joining the meeting, you will have the option to use either your computer
mic and speakers for audio interaction, or participate by phone. If you are not
using your computer speakers and mic to interact in the meeting, you may use
the dial- option below:
Dial by your location
(669) 900-6833 US (Western US)
(929) 205-6099 US (Eastern US)
Meeting ID: 632 627 219
Password: 04408
*For the purpose of an accurate public record, you will need to identify yourself
when you enter the meeting and when prompted*
BOARD OF ADJUSTMENT
.1. APPROVAL OF AGENDA
.2. ELECTION OF OFFICERS
.3. APPROVAL OF MINUTES FROM NOVEMBER 10, 2020
.4. LAND USE PUBLIC HEARINGS:
.4.1. VARIANCE CASE #20SET-06

Property is Harris Park Estates Unit 1, Block 9, Lot 3, addressed as 85
Linn Road, Bailey. The applicant is requesting a twenty -five-foot
variance from the thirty-foot setback from a structure to the east side lot
line, and an eleven-foot variance from the thirty-foot setback from a
structure to the west side lot line in order to build a residence.
APPLICANT: Joseph Waggoner

Documents:
20SET-06 BOA Staff Report and Att..pdf
Referral Responses.pdf
20SET-06 Application.pdf

Documents:
20SET-06 BOA Staff Report and Att..pdf
Referral Responses.pdf
20SET-06 Application.pdf
.4.2. VARIANCE CASE #20SET-07

Property is Roland Valley Unit 4 Lot 35, addressed as 15 Brookside
Drive, Bailey. The applicant is requesting a 15-foot variance from the
front property line setback requirement and a 16-foot variance from the
required setback to a water source in order to build a garage.
APPLICANT: Beth Jones

Documents:
20SET-07 BOA Staff Report.pdf
Referral Responses.pdf
20SET-07 Application.pdf
.4.3. VARIANCE CASE #21SET-01

Property is the Little Madge mining claim in T09 R78 S15, addressed
as 629 Bum Drive, Fairplay. The applicant is requesting a twenty-onefoot variance from the thirty-foot setback from a structure to the front lot
line in order to build a residence.
APPLICANT: Norman Te Slaa

Documents:
21SET-01 BOA Staff Report and Att..pdf
Referral Response.pdf
21SET-01 Application.pdf
PLANNING COMMISSION
.1. APPROVAL OF AGENDA
.2. ELECTION OF OFFICERS
.3. APPROVAL OF MINUTES FROM NOVEMBER 10, 2020 AND DECEMBER 9,
2020
.4. LAND USE PUBLIC HEARINGS:
.4.1. CONDITIONAL USE PERMIT CASE #21CUP-01

Property is Alma Park Estates Lot 32, addressed as 1227 Edgewood
Road, Alma. The applicant is requesting a conditional use permit for a
Duplex on a 4.99 acre Residentially zoned lot.
APPLICANT: Christopher Benson

Documents:
21CUP-01 PC Staff Report and Att..pdf
Referral Response.pdf
21CUP-01 Application.pdf

Documents:
21CUP-01 PC Staff Report and Att..pdf
Referral Response.pdf
21CUP-01 Application.pdf
.4.2. CONDITIONAL USE PERMIT CASE #20CUP-07

Property is parts of Sections 8, 17, and 18, T07 R72, addressed as 228
South Pine Drive, Bailey. The applicant is requesting a conditional use
permit for a Conference and Retreat Facility on a 121.94 acre
Residentially zoned lot.
APPLICANT: Tracie Hulbert

Documents:
20CUP-07 PC Staff Report and Atts..pdf
Referral Responses.pdf
20CUP-07 Application.pdf
.4.3. PLAT AMENDMENT CASE #20AMN-09 - POSTPONED

Property is Outlots A and B, Indian Mountain Filing 23, addressed as
930 Ouray Trail, Como. The applicant is requesting to make these into
buildable lots.
APPLICANT: Michael Moore

.4.4. CONDITIONAL USE PERMIT CASE #20CUP-08

Property is part of the N ½ of the NE ¼ of S19, T14 R72, addressed as
2618 C.R. 59, Guffey. The applicant is requesting a conditional use
permit to operate a Commercial Campground on a 41.02 -acre
Agriculturally zoned lot.
APPLICANT: Chris Honeman

Documents:
20CUP-08 PC Staff Report and Atts..pdf
Referral Responses.pdf
20CUP-08 Application.pdf
PUBLIC COMMENT
Any further information can be obtained at:
Park County Planning Department
856 Castello Ave
Fairplay, CO. 80440
(719) 836-4292
planner@parkco.us

PARK COUNTY BOARD OF ADJUSTMENTS
PLANNING DEPARTMENT STAFF REPORT
Board of Adjustment Hearing Date: February 10, 2021
To:

Board of Adjustment Members

Date:

December 3, 2020

Prepared by:

John Deagan, AICP; Planner

Case Number:

20SET-06

Subject:

Waggoner Variance

Request:

The applicant is requesting a twenty-five-foot variance from the thirtyfoot setback from a structure to the east side lot line, and an elevenfoot variance from the thirty-foot setback from a structure to the west
side lot line in order to build a residence.

Application Summary:
Applicant:
Owner:
Location:
Current Zone District:
Surrounding Zoning:
Lot Size:
Existing Use:
Proposed Use:

Joseph Waggoner
Same
Harris Park Estates Unit 1 Block 9 Lot 3, addressed as 85
Linn Road, Bailey
Residential
Residential in all directions
0.2 acres
Vacant
Single Family Residential

Background:
The subject lot is located at the north side of the Harris Park Estates subdivision. A Vicinity
Map is included as Attachment 1. It is within Unit 1 of the subdivision, which was platted in
1954, long before Park County had zoning regulations or building codes. The lot is only 50
feet wide, so a strict application of the side setback requirements would render the lot
unbuildable. The applicant is requesting a 25-foot variance from the east lot line setback
requirement and an 11-foot variance from the side lot line setback in order to build a
residence with an attached garage.

Land Use Regulations and Strategic Master Plan:
Each of the Land Use Regulation’s standards for approval of a variance (Section 3-100 B) is
addressed below.
Board of Adjustment Staff Report
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20SET-06 (Waggoner)
February 10, 2021 Hearing

1. A strict application of the Resolution causes peculiar and exceptional practical
difficulties or exceptional and undue hardship by reason of exceptional
narrowness, shallowness, or shape of a specific piece of land or by reason of
exceptional topographic conditions or other extraordinary and exceptional
situation or condition of the land:
Exceptional practical difficulty in construction within the normally required setbacks is
caused by the lot’s small size. Staff opinion is that this standard of approval is met.
2. The applicant provided reasonable and adequate evidence that the variance
request is not a self-imposed hardship that can be rectified by means other than
relief through a variance:
The proposed residence and garage are of modest size, 1,352 square feet. Staff
opinion is that this standard of approval is met.
3. There exists no substantial detriment to any neighbor or to the public by the
granting of the variance:
The lot to the east is owned by the Harris Park Metropolitan District and is unlikely to
be built upon the in the future. At 50 feet wide, it would also require approval of a
variance before construction. Construction would likely be on the east side of the lot,
on the side next to a 10-wide access lane for a larger metropolitan district lot to the
north. The parcel to the west contains two lots and is 100 feet wide, so after a lot
consolidation it would contain sufficient room for a house to be built without a variance
and at a reasonable distance from the applicant’s proposed house.
4. The intent and purpose of the regulation being varied is not substantially
impaired or defeated by the granting of the variance.
Setback regulations exist, in this case, to provide space between structures on
adjacent lots. Staff opinion is that this standard of approval is met.
Staff does not find this variance request to be contrary to any of the Guiding Principles of
the Strategic Master Plan.

Impact Analysis:
Negative physical impacts are considered very unlikely.

Public Comment:
No public comment has been received as of this time.

Recommendation:
Staff recommends approval of the application with no conditions.

Board of Adjustment Staff Report
Page 2 of 2

20SET-06 (Waggoner)
February 10, 2021 Hearing

Attachment 1

X

Elk Creek Highlands
r
Cla

Harris Park Estates

d.
R
k

lt
e
Sh

on

Dr

.

tD

K-Z Ranch Estates

´

Vicinity Map

Contour Interval is 40 Feet

C.R
.4

3

r.

s
re
o
F
USGS The National Map: National Boundaries Dataset, 3DEP Elevation Program, Geographic Names
Information System, National Hydrography Dataset, National Land Cover Database, National Structures
Dataset, and National Transportation Dataset; USGS Global Ecosystems; U.S. Census Bureau
TIGER/Line data; USFS Road Data; Natural Earth Data; U.S. Department of State Humanitarian
Information Unit; and NOAA National Centers for Environmental Information, U.S. Coastal Relief Model.
Data refreshed February, 2020.

0

0.25

0.5

Park County Planning Department

1 Mile

This map is not a survey.

Advisory Board on the Environment
Park County Planning Department
P.O. Box 1598
Fairplay, Colorado 80440

Phone: (719) 836-4254 ● E-mail address: jdeagan@parkco.us

R eferral R esponse
Comment Deadline Date:
Case #:

_20SET-06

December 7th, 2020 Submitted Date: October 27th, 2020_

Case Name: Waggoner Variance_

Request: The applicant is requesting a twenty-five foot variance from the thirty foot setback from a structure
to the east side lot line, and an eleven foot variance from the thirty foot setback from a structure to
the west side lot line in order to build a residence.
Legal Description: Lot 3 in Block 9, Harris Park Estates Unit 1, Bailey.
Date of Board of Adjustment Hearing:

Tuesday, December 8th, 2020____________

__X_____

We have reviewed this referral and find that it does comply with our specific organization’s
concerns.

_______

We have reviewed this referral and find that it does not comply with our specific organization’s
concerns for the following reasons:
____________________________________________________________________________
____________________________________________________________________________

_______

We have reviewed this referral and find no conflicts with our interests.

_______

A formal recommendation is under consideration and will be submitted to you prior to
____________________.

_______

Please refer to the enclosed letter.

_______

We offer the following comments regarding this referral:
_____________________________________________________________________________
_____________________________________________________________________________

Signed: _Amy Mitchell_____________________ Date:___November 17, 2020________________________
Title: _ABE Chair/Secretary_________________________________

Platte Canyon F.P.D.

20SET-06

StatementOfTaxesDue
Account Number R0020076
Assessed To

Parcel 20076
HEDRICK MICHAEL R
461 HITCHRACK RD
BAILEY, CO 80421-1019

Legal Description
T06 R73 S24 NW4 HARRIS PARK ESTATES UNIT 1 BLOCK 009 LOT 03
Year
Tax Charge
2019
Total Tax Charge

Situs Address
85 LINN RD BAILEY 80421

Tax

Interest

Fees

Payments

Balance

$38.74

$0.00

$0.00

($38.74)

$0.00
$0.00

Grand Total Due as of 11/01/2020

$0.00

Tax Billed at 2019 Rates for Tax Area 0007 - Harris Park Metro District
Authority
PARK COUNTY
PARK COUNTY ROAD & BRIDGE F
SCHOOL DISTRICT RE-1
SCHOOL DISTRICT RE-1 BOND
UPPER SOUTH PLATTE WATER
CENTER OF COLO WTR CON DIST
PLATTE CANYON FIRE
HARRIS PARK WATER & SANITAT
Taxes Billed 2019
* Credit Levy

Mill Levy
19.1713000*
0.8576000
21.5240000
5.6300000
0.1280000*
1.0000000
14.3790000
11.8190000

Amount
$9.95
$0.45
$11.19
$2.93
$0.07
$0.52
$7.48
$6.15

74.5089000

$38.74

Values
RESIDENTIAL
VACANT LOTS

Actual
$1,801

Assessed
$520

Total

$1,801

$520

AMOUNTS SHOWN ARE CORRECT AT THE TIME OF PRINTING.
ALL TAX LIEN SALE AMOUNTS ARE SUBJECT TO CHANGE DUE TO ENDORSEMENT OF CURRENT TAXES BY THE
LIENHOLDER OR TO ADVERTISING AND DISTRAINT WARRANT FEES. CHANGES MAY OCCUR AND THE TREASURER'S
OFFICE WILL NEED TO BE CONTACTED PRIOR TO REMITTANCE AFTER AUGUST 1.
TAX LIEN PAYMENTS:
1. MUST BE PAID BY CASH, CASHIERS CHECK, MONEY ORDER OR ONLINE AT WWW.PARKCO.US/TREASURER.
2. PLEASE PUT "ATTN:TAX LIEN" ON THE OUTSIDE OF THE ENVELOPE.
3. MUST BE RECEIVED IN THE OFFICE BY THE ABOVE DUE DATE. POSTMARKS NOT ACCEPTED.
4. PAYMENTS WILL ONLY BE ACCEPTED FROM THE OWNER, HIS AGENT OR ANY OTHER PERSON HAVING A LEGAL OR
EQUITABLE CLAIM AGAINST THE PROPERTY PER STATUTE CRS 39-12-103
Park County Treasurer
P.O. Box 638, Fairplay CO 80440
(719)-836-4334

Owners of Lots Adjacent to Tax Parcel 20076, October 23rd 2020
HARRIS PARK METROPOLITAN DISTRICT
2154 SHELTON DR
BAILEY, CO 80421-1448
DUNCAN SCOTT
65 NEAL RD
BAILEY, CO 80421-1434
TIMMONS MYRON
141 LINN RD
BAILEY, CO 80421-1426

Variance Application Response #1
Questions #10 - A written description identifying the specific provision of the Land Use regulations that
the owner seeks to vary and the extent to which the provision is proposed to be varied or modified.
** We are requesting a variance regarding the Land Use regulation located on page 20, Table 5-304a,
Setbacks - Principal & Accessory Structures - Side Lot Line and Rear Lot Line.
Our lot dimensions are 50’ wide and 180’ long. We are requesting a variance to remove the 30’ side lot
line minimum and the 20’ rear lot line minimum to build a principal structure and accessory structure. We
are looking to build up to or within just a few feet of the side lot lines, with the house measuring 26’ wide
and 52’ long and it is positioned on the property as it is drawn on the OWTS design. So at this time we
would like to request a twenty-five foot variance from the East lot line set back requirement and an
eleven foot variance from the west lot line set back requirement. As there are no residential buildings
within 50’ or more of either side lot line. On the East side is Harris Park owned property and on the West
side is an open lot owned by the neighbor just West of it.
________________________________________
Variance Application Response #2
Question #11 - A written description of the reasons justifying the variance detailing how the standards
for approval of the variance proved by Section 3-100(B) are met or satisfied.
**Variance Approval Criteria
A variance shall be granted only upon a finding by the Board of Adjustment that each of the following
criteria are met:
1. A strict application of this Resolution causes peculiar and exceptional practical difficulties or
exceptional and undue hardship by reason of exceptional narrowness, shallowness, or shape of a
specific piece of land or by reason of exceptional topographic conditions or other extraordinary and
exceptional situation or condition of the land; and
**A strict application of this Resolution does cause peculiar and exceptional practical difficulties
and undue hardship, because of the exceptional narrowness and shape of our particular property. Our
property is only 50’ wide and 180’ long. So if we were to try to build 30’ from each side lot line we would
have negative property to build on. So a structure of any type would be impossible.
2. The applicant provided reasonable and adequate evidence that the variance request is not a selfimposed hardship that can be rectified by means other than relief through a variance; and
**This variance request is not a self-imposed hardship. We have requested of the neighbor to
the West to see if he would be willing to sell the vacant lot and he said he wasn’t interested in selling and
we have also contacted the appropriate parties on the East side lot to see if they were interested in
selling that lot and they were not interested in selling either. At the this juncture the relief through a
variance is our only option to build.
3. There exists no substantial detriment to any neighbor or to the public by the granting of the variance;
and
**Our purpose for the requesting the variance is to build a residential home and garage. This is a
residential community full of homes and garages already in existence with a minimum of 50’ or more
space between any other residential buildings. So there would be No detriment to any neighbor or
public.
4. The intent and purpose of the regulation being varied is not substantially impaired or defeated by the
granting of the variance.
**If you reference the attached site plan you will see that there would be no hardship placed on
any neighboring property. As mentioned earlier there are at least if not more than 50’ of open space on
either side of our side lot lines. A safe distance from all wells and septics have been determined and
designed in the attached site plan. So the variance regulation would not be substantially impaired or
defeated by the granting of the variance.

PARK COUNTY BOARD OF ADJUSTMENT
PLANNING DEPARTMENT STAFF REPORT
Board of Adjustments Hearing Date: February 10, 2021
To:

Board of Adjustment Members

Date:

February 1, 2021

Prepared by:

Jennifer Gannon, Planning Technician

Case Number:

20SET-07

Subject:

Jones Variance

Request:

The applicant is requesting a 15-foot variance from the front property
line setback requirement and a 16-ft variance from the water source
setback requirement, in order to build a garage.

Application Summary:
Applicant:
Owner:
Location:
Current Zone District:
Surrounding Zoning:
Lot Size:
Existing Use:
Proposed Use:

Beth Jones
Beth Jones
Roland Valley Unit 4 Lot 35, addressed as 15 Brookside
Drive, Bailey
Residential
Residential (A zoning map is Attachment 1.)
1.40 Acres
Single Family Residential
Single Family Residential

Background:
The subject lot is located at the north end of the Roland Valley Subdivision, approximately
1.25 miles southeast of Highway 285, just off Roland Drive. A Vicinity Map is included as
Attachment 2. The applicant bought this property in 2013 and built a small house in 2014.
Because of the small creek going through near the front and the steepness of the slope
in the back two-thirds of the property, this lot has been hard to develop. A Topographic
Map is included as Attachment 3. Because of the small developable area, the owners
bring in and store their water rather than drilling a well. Originally, only a septic tank was
installed and the owner signed a Part-Time Use Agreement stating that this residence,
with a holding tank only, would be used only on a part-time basis. Last year, the applicant
and her husband moved to live in Park County permanently. Because of State and
BOA Staff Report
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20SET-07 (Jones Variance)
February 10, 2021 Hearing

County regulations regarding full time residency and individual wastewater treatment
system requirements, they have put in a higher-level treatment system including a leach
field and larger septic tank.
They now want to build a 24-foot by 48-foot garage to provide storage for their vehicles
and workshop space. In order to fit it on the level area in the front part of the property
and keep it the required 20 feet from the leach field, they are proposing to place it 15 feet
from the front property line and 34 feet from the creek. Therefore, they are requesting
the 15- foot variance from the 30-foot front property line setback requirements, and a 16foot variance from the 50-foot structure to water course setback requirements. The Site
Plan is Attachment 4.

Land Use Regulations and Strategic Master Plan:
Each of the standards for approval of a variance (Land Use Regulation (LUR) Article III,
Division 1, Section 3-100) is addressed below.
1. A strict application of the Resolution causes peculiar and exceptional
practical difficulties or exceptional and undue hardship by reason of
exceptional narrowness, shallowness, or shape of a specific piece of land or
by reason of exceptional topographic conditions or other extraordinary and
exceptional situation or condition of the land:
The hill just behind the house is at an approximate 41 percent slope making building
on the back two-thirds of the lot close to impossible. The proposed site, between
the creek and the road, was chosen so that the garage could be as far from the creek
as possible while also not getting too close to the front property line and the road,
and maintaining the 20-foot setback requirement from the leach field.
2. The applicant provided reasonable and adequate evidence that the variance
request is not a self-imposed hardship that can be rectified by means other
than relief through a variance:
The topography allows for just a small buildable area. A survey was provided, giving
exact distances from structures to lot lines and to creek, and the garage is proposed
in the only part of the property in which it will fit. This site and the resulting need for
this variance request is not a self-imposed hardship.
3. There exists no substantial detriment to any neighbor or to the public by the
granting of the variance:
Staff discerns no substantial detriment to any neighbor or the public that would be
caused by granting the variance.
4. The intent and purpose of the regulation being varied is not substantially
impaired or defeated by the granting of the variance.
Setback regulations exist to provide privacy, light access, and air movement
between structures. The proposed garage does not encroach on any boundary line
between structures. The 16-ft. variance from the 50-ft. setback requirement to the
BOA Staff Report
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20SET-07 (Jones Variance)
February 10, 2021 Hearing

creek will be mitigated by a drainage, erosion and sedimentation control plan which
is recommended as a condition of approval. A wetland determination letter was
provided by 285 Engineering that states that there are “currently no wetlands
present along the small creek”.
Staff does not find this variance request to be contrary to any of the Guiding Principles of
the Strategic Master Plan.

Impact Analysis:
No significant physical or aesthetic impacts are anticipated.

Public Comment:
No written public comment had been received at the time of writing this report.

Recommendation:
Staff recommends approval of the application with one condition:
1. A Drainage, Erosion and Sedimentation Plan prepared by a Colorado-licensed
professional engineer shall be provided to the Park County Planning Department
prior to the approval and issuance of a building permit for the garage.

BOA Staff Report
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VICINITY MAP

AR
CED

DR

DR

PANORAMA DR

RIM R
OCK R
D

HIGH
WAY
285

PIN
TO
L

N

RO
LA
ND

LN

KUDU TR
L

´

0

ROL
AN

D DR

TRL

RO
CK

IMPA
LA

LO
NE

Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS,
USDA, USGS, AeroGRID, IGN, and the GIS User Community

750

1,500

40-ft. Contour Intervals

3,000 Feet

Attachment 3
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Attachment 4

Advisory Board on the Environment

Park County Planning Department
P.O. Box 1598
Fairplay, Colorado 80440

Phone: (719) 836-4258 ● E-mail address: jgannon@parkco.us

R eferral R esponse
Comment Deadline Date:

Request:

Submitted Date: January 11, 2021

January 28, 2021_

The applicant is requesting a 15-foot variance from the 30-foot front property line setback

requirement and a 16-foot variance from the 50-foot setback requirement from a water source, in order to
build a garage.
Location/Legal Description: Lot 35, Roland Valley Unit 4, addressed as 15 Brookside Drive, Bailey
Date of Board of Adjustment Hearing:

February 10, 2021____

_______

We have reviewed this referral and find that it does comply with our Strategic Master Plan.

_______

We have reviewed this referral and find that it does not comply with our Strategic Master Plan for the
following reasons:
____________________________________________________________________________
____________________________________________________________________________

_______

We have reviewed this referral and find no conflicts with our interests.

_______

A formal recommendation is under consideration and will be submitted to you prior to
____________________.

_______

Please refer to the enclosed letter.

___X____

We offer the following comments regarding this referral:
ABE recommendations/comments remain the same on this proposal as submitted last month. Abe
continues to have no wildlife concerns but does recommend mitigation of sediment and runoff onto the
creek during construction and of rainwater thereafter. Also ABE is concerned with the plan to have the
home waste cross the creek to the leach field. Extreme care and sound construction of piping is
recommended.

Signed: John Reiber
Title: Chairman

Date: January 19, 2021

Public Works

Park County Planning Department
P.O. Box 1598
Fairplay, Colorado 80440

Phone: (719) 836-4258 ● E-mail address: jgannon@parkco.us

R eferral R esponse
Comment Deadline Date:

Request:

Submitted Date: January 13, 2021

January 28, 2021_

The applicant is requesting a 15-foot variance from the 30-foot front property line setback

requirement and a 16-foot variance from the 50-foot setback requirement from a water source, in order to
build a garage.
Location/Legal Description: Lot 35, Roland Valley Unit 4, addressed as 15 Brookside Drive, Bailey
Date of Board of Adjustment Hearing:

February 10, 2021____

_______

We have reviewed this referral and find that it does comply with our Strategic Master Plan.

_______

We have reviewed this referral and find that it does not comply with our Strategic Master Plan for the
following reasons:
____________________________________________________________________________
____________________________________________________________________________

_____X__

We have reviewed this referral and find no conflicts with our interests.

_______

A formal recommendation is under consideration and will be submitted to you prior to
____________________.

_______

Please refer to the enclosed letter.

_______

We offer the following comments regarding this referral:
____________________________________________________________________________________
____________________________________________________________________________________
____________________________________________________________________________________
____________________________________________________________________________________

Signed: Greg Kasparek______________ Date: 1/15/21________________
Title: Right-of-Way Manager Park County Public Works

20SET-07
#15928
PARK COUNTY APPLICATION FOR
VARIANCE
NON-REFUNDABLE APPLICATION FEE: $700
All applicants must submit one complete application and attend a pre-application
conference with the Park County Planning Department Staff seven (7) to ten (10)
working days prior to the application submittal deadline.
If you have questions regarding this form please contact the Planning Department by
phone at (719) 836-4254, or e-mail pcpd@parkco.us, fax (719) 836-4351, or write to us
at P.O. Box 1598 Fairplay, CO 80440.

A.

APPLICANT AND OWNERSHIP INFORMATION

____ _ _ _ __
_ n_ e____________
_ o
Applicant's Name: _B_eth_ _AJ
_s
eDr------------------s di Mailing Address:-15 Brook
City: Bai ley

State:_co
_ ___ Zip: 804 21

Telephone
(work)__ _ _ _ _ _
_ (home) 720-849-458 8
(fax)_______
Beth A Jones
Owner's Name: ------------------------

_ o_ k_ si_ de_ D_ r_ _____________________
_ B_ ro
Mailing Address:_1 5
8 ___________ _
_ _8 _
_ -_ 45
Telephone No.:_72_ 0_-8_ 49

B.

PROPERTY INFORMATION

Complete Legal Description of Property Proposed for the Variance (attach additional
page, if necessary):
TO? R72 S14 NE4 Roland Val ley Unit 4 Lot 35
Street Address of Prope1ty: _1_5 B_ ro
_ o
_ r_ __ _
_ D
_ _ ide
_ ks
____ _ _ _ _ _ _ _
1a
cres------=
.4=
Prope1ty's Total Acreage: =1=
===
Current Zone District of Property: __ _ _ _ __
Proposed Zone District of Property: ____ _
_

PARK COUNTY BOARD OF ADJUSTMENTS
PLANNING DEPARTMENT STAFF REPORT
Board of Adjustment Hearing Date: February 10, 2021
To:

Board of Adjustment Members

Date:

February 3, 2020

Prepared by:

John Deagan, AICP; Planner

Case Number:

21SET-01

Subject:

Te Slaa Variance

Request:

The applicant is requesting a twenty-one-foot variance from the thirtyfoot setback from a structure to the south side lot line in order to build
a residence.

Application Summary:
Applicant:
Owner:
Location:
Current Zone District:
Surrounding Zoning:
Lot Size:
Existing Use:
Proposed Use:

Norman Te Slaa
Same
The Little Madge mining claim in T09 R78 S15, addressed as
629 Bum Drive, Fairplay.
Residential
Mining to west, Residential in all other directions
10 acres
Vacant
Single Family Residential

Background:
The subject lot is a mining claim located at the northwest corner of the Valley of the Sun
subdivision. A Vicinity Map is included as Attachment 1. The lot is crossed by Pennsylvania
Creek and development on it is constrained by wetlands associated with the creek.
Potential building sites are further limited by the lot’s heavy forestation. The applicant is
applying for a variance from the setback to the south lot line to be able to build a residence
within the cleared area of the lot while maintaining the required setback from the wetlands

Land Use Regulations and Strategic Master Plan:
Each of the Land Use Regulation’s standards for approval of a variance (Section 3-100 B) is
addressed below.

Board of Adjustment Staff Report
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1. A strict application of the Resolution causes peculiar and exceptional practical
difficulties or exceptional and undue hardship by reason of exceptional
narrowness, shallowness, or shape of a specific piece of land or by reason of
exceptional topographic conditions or other extraordinary and exceptional
situation or condition of the land:
Exceptional practical difficulty in construction within the normally required setbacks is
caused by the lot’s environmental constraints as described above. Staff opinion is that
this standard of approval is met.
2. The applicant provided reasonable and adequate evidence that the variance
request is not a self-imposed hardship that can be rectified by means other than
relief through a variance:
The residence plans include a deck on all four sides of the house. If this deck were
not built within the setback, the variance request would be reduced from twenty-one
feet to thirteen feet. Staff opinion is that the wrap-around deck is a self-imposed
hardship and that this standard of approval is not met.
3. There exists no substantial detriment to any neighbor or to the public by the
granting of the variance:
The lot to the south, currently vacant, is another Residentially zoned mining claim of
10.33 acres in size. It appears to contain multiple building sites and granting this
application is not likely to cause substantial detriment to the lot owner. Substantial
detriment to the public is not anticipated.
4. The intent and purpose of the regulation being varied is not substantially
impaired or defeated by the granting of the variance.
Setback regulations exist, in this case, to provide space between structures on
adjacent lots. Staff opinion is that this standard of approval is met.
Staff does not find this variance request to be contrary to any of the Guiding Principles of
the Strategic Master Plan.

Public Comment:
No written public comment has been received as of this time.

Recommendation:
Staff recommends approval of the application with the following condition:

1. Prior to signature of the resolution approving this application, the site plan is
revised to reduce the deck within the south lot line setback to be only on the west
side of the house and to not protrude beyond the southernmost corner of the
house.
Alternatively, the Board could deny the application.
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Advisory Board on the Environment
Park County Planning Department
P.O. Box 1598
Fairplay, Colorado 80440

Phone: (719) 836-4254 ● E-mail address: jdeagan@parkco.us

R eferral R esponse
Comment Deadline Date:
Case #:

_21SET-01

February 9th, 2021 Submitted Date: January 4th, 2021_

Case Name: Te Slaa Variance_

Request: The applicant is requesting a twenty-one-foot variance from the thirty-foot setback from a structure
to the front lot line in order to build a residence.
Legal Description: The Little Madge mining claim in T09 R78 S15, addressed as 629 Bum Drive, Fairplay.
Date of Board of Adjustment Hearing:

Wednesday, February 10th, 2021____________

_______

We have reviewed this referral and find that it does comply with our specific organization’s
concerns.

_______

We have reviewed this referral and find that it does not comply with our specific organization’s
concerns for the following reasons:
____________________________________________________________________________
____________________________________________________________________________

_______

We have reviewed this referral and find no conflicts with our interests.

_______

A formal recommendation is under consideration and will be submitted to you prior to
____________________.

_______

Please refer to the enclosed letter.

___X___

We offer the following comments regarding this referral:
Based on the information provided, the ABE Committee believes that there is adequate space
on the 10 Acre site that will enable the structure to be built without the need for a variance
from the property line or from the wetlands. ABE also recommends that a qualified geologist be
asked to review the site for potential geologic hazards because the site in question was a
Patented Mining Claim and geologic/environmental hazards may exist on the property that need
to be identified.

Signed: John Reiber
Title: Chairman

Date: February 4, 2021

21SET-01

StatementOfTaxesDue
Account Number R0090518
Assessed To

Parcel 90518
TE SLAA NORMAN G AND P CATHERINE
8700 W DAKOTA AVENUE
LAKEWOOD, CO 80226

Legal Description
T09 R78 S15 SW4 MS #2650-LITTLE MADGE-100% B0478 P0252
Year
Tax Charge
2019
Total Tax Charge

Situs Address
629 BUM DR FAIRPLAY 80440

Tax

Interest

Fees

Payments

Balance

$1,175.42

$0.00

$0.00

($1,175.42)

$0.00
$0.00

Grand Total Due as of 01/04/2021

$0.00

Tax Billed at 2019 Rates for Tax Area 0015 - Northwest Fire
Authority
NORTHWEST FIRE
PARK COUNTY
PARK COUNTY ROAD & BRIDGE F
SCHOOL DISTRICT RE-2
SCHOOL DISTRICT RE-2 BOND
UPPER SOUTH PLATTE WATER
SOUTH PARK AMBULANCE
CENTER OF COLO WTR CON DIST
SOUTH PARK REC DISTRICT
Taxes Billed 2019
* Credit Levy

Mill Levy
10.1150000
19.1713000*
0.8576000
14.6180000
3.5870000
0.1280000*
9.5000000
1.0000000
1.8310000

Amount
$195.53
$370.58
$16.58
$282.56
$69.34
$2.47
$183.64
$19.33
$35.39

60.8079000

$1,175.42

Values
RESIDENTIAL
VACANT LOTS

Actual
$66,670

Assessed
$19,330

Total

$66,670

$19,330

AMOUNTS SHOWN ARE CORRECT AT THE TIME OF PRINTING.
ALL TAX LIEN SALE AMOUNTS ARE SUBJECT TO CHANGE DUE TO ENDORSEMENT OF CURRENT TAXES BY THE
LIENHOLDER OR TO ADVERTISING AND DISTRAINT WARRANT FEES. CHANGES MAY OCCUR AND THE TREASURER'S
OFFICE WILL NEED TO BE CONTACTED PRIOR TO REMITTANCE AFTER AUGUST 1.
TAX LIEN PAYMENTS:
1. MUST BE PAID BY CASH, CASHIERS CHECK, MONEY ORDER OR ONLINE AT WWW.PARKCO.US/TREASURER.
2. PLEASE PUT "ATTN:TAX LIEN" ON THE OUTSIDE OF THE ENVELOPE.
3. MUST BE RECEIVED IN THE OFFICE BY THE ABOVE DUE DATE. POSTMARKS NOT ACCEPTED.
4. PAYMENTS WILL ONLY BE ACCEPTED FROM THE OWNER, HIS AGENT OR ANY OTHER PERSON HAVING A LEGAL OR
EQUITABLE CLAIM AGAINST THE PROPERTY PER STATUTE CRS 39-12-103
Park County Treasurer
P.O. Box 638, Fairplay CO 80440
(719)-836-4334

Owners of Lots Adjacent to Tax Parcel 90518, January 4th 2021
John Ambler
16 Verndale Street
Brookline, MA 02446

South Park Ranger District
P.O. Box 219
Fairplay, CO 80440

Thomas Nelson
C/O A. Potthoff
4640 Wyandot Street
Denver, CO 80211

Becky Sell
P.O. Box 284
Fairplay, CO 80440

Peter Hammond
P.O. Box 3311
Winter Park, CO 80482

Mountain Area Land Trust
P.O. Box 4063
Evergreen, CO 80437
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PARK COUNTY PLANNING COMMISSION
PLANNING DEPARTMENT STAFF REPORT
Planning Commission Hearing Date: February 10, 2021

To:

Planning Commission Members

Date:

February 2, 2021

Prepared by:

John Deagan, AICP; Planner

Case #:

21CUP-01

Subject:

Benson Conditional Use Permit

Request:

A Conditional Use Permit for a Duplex in the Residential Zone District.

Application Summary:
Applicant/Owner:
Location:
Current Zone District:
Surrounding Zoning:
Lot Size:
Existing Use:
Proposed Use:

Christopher and Sandra Benson
Alma Park Estates Lot 32, addressed as 1227 Edgewood
Drive, Alma
Residential
Residential in all directions
4.99 acres
Residential
Same, with an additional dwelling unit

Background:
The subject lot is a mile north of Alma, west of Highway 9 and River Drive. A vicinity map is
included as Attachment 1. The applicant wishes to add a second dwelling unit onto the
existing residence, resulting in a Duplex. The lot’s well is household-use-only and not
capable of supplying water to two dwelling units. A recommended condition of approval
addresses the need for a well permit upgrade. The lot’s septic system has sufficient
capacity for the proposed number of bedrooms.

Land Use Regulations and Strategic Master Plan:
Each of the standards for approval of a Conditional Use Permit (LUR Section 5-503) is
addressed, as summarized below.
A. The use proposed is an authorized Conditional Use for the zone district in
which the property described in the application is located.
Planning Commission Staff Report
Page 1 of 2

21CUP-01, Benson Duplex
February 10, 2021 Hearing

Duplexes are a conditional use in the Residential zone district.
B. The property described in the application for Conditional Use Permit
possesses geological, physical, and other environmental conditions that
are compatible with the proposed conditional use.
The lot does not contain known geologic hazards or other environmental
constraints that would prevent the proposed use.
C. The Conditional Use will conform to all applicable requirements of the zone
district and these Land Use Regulations and does not create a substantial
safety concern for anticipated visitors to the property.
Development permits will be required prior to construction.
D. The property has a reasonably certain right of permanent legal access
permitting vehicular access from the property to the public thoroughfare.
The property has frontage along Edgewood Drive, a public right-of-way.
E. Access to the property from the public thoroughfare reasonably meets
County street, road, or driveway standards or, if the property is
undeveloped, such access will be established prior to issuance of a
building permit.
The existing driveway meets relevant requirements.
F. The proposed Conditional Use is compatible with the uses and zoning for
other properties within the neighborhood or immediately surrounding area.
Given a properly permitted well, the Duplex will be compatible with adjacent
residential uses.
G. In making this determination, conflicts with any enforceable covenants,
conditions and restrictions of record will be considered.
The covenants for Alma Park Estates do not prohibit the proposed use.

Impact Analysis:
Given a properly permitted well for the Duplex, no adverse impacts to adjacent residential
uses are anticipated.

Recommendation:
Based on the foregoing, staff recommends that this Conditional Use Permit be
recommended for approval to the Board of County Commissioners with the following
condition:
1. Prior to the issuance of any building permits for the additional dwelling unit, the lot’s
well permit is upgraded to be legally able to provide water to a Duplex.

Planning Commission Staff Report
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Advisory Board on the Environment
Park County Planning Department
P.O. Box 1598
Fairplay, Colorado 80440

Phone: (719) 836-4254 ● Fax: 719-836-4268 ● E-mail address: jdeagan@parkco.us

R eferral R esponse
Comment Deadline Date:
Case #:

_21CUP-01

February 9th, 2021 Submitted Date: January 1st, 2021_

Case Name: Benson Duplex_

Request: The applicant is requesting a conditional use permit to allow a Duplex on a 4.99 acre Residentially
zoned lot.
Legal Description: Alma Park Estates Lot 32, addressed as 1227 Edgewood Road, Alma.
Date of Planning Commission Hearing:
Date of BOCC Hearing:

Wednesday, February 10th, 2021____________

To be determined._____

_______

We have reviewed this referral and find that it does comply with our specific organization’s
concerns.

_______

We have reviewed this referral and find that it does not comply with our specific organization’s
concerns for the following reasons:
____________________________________________________________________________
____________________________________________________________________________

___X___

We have reviewed this referral and find no conflicts with our interests.

_______

A formal recommendation is under consideration and will be submitted to you prior to
____________________.

_______

Please refer to the enclosed letter.

_______

We offer the following comments regarding this referral:
_____________________________________________________________________________
_____________________________________________________________________________

Signed: John Reiber
Title: Chairman

Date: January 19, 2021

21CUP-01

StatementOfTaxesDue
Account Number R0011152
Assessed To

Parcel 11152
BENSON CHRISTOPHER L
4961 CLIFF POINT CIR W
COLORADO SPRINGS, CO 80919-8110

Legal Description
T09 R78 S02 NE4 ALMA PARK ESTATES LOT 32
Year
Tax Charge
2019
Total Tax Charge

Situs Address
1227 EDGEWOOD RD ALMA 80420

Tax

Interest

Fees

Payments

Balance

$2,034.64

$0.00

$0.00

($2,034.64)

$0.00
$0.00

Grand Total Due as of 01/01/2021

$0.00

Tax Billed at 2019 Rates for Tax Area 0015 - Northwest Fire
Authority
NORTHWEST FIRE
PARK COUNTY
PARK COUNTY ROAD & BRIDGE F
SCHOOL DISTRICT RE-2
SCHOOL DISTRICT RE-2 BOND
UPPER SOUTH PLATTE WATER
SOUTH PARK AMBULANCE
CENTER OF COLO WTR CON DIST
SOUTH PARK REC DISTRICT
Taxes Billed 2019
* Credit Levy

Mill Levy
10.1150000
19.1713000*
0.8576000
14.6180000
3.5870000
0.1280000*
9.5000000
1.0000000
1.8310000

Amount
$338.45
$641.47
$28.70
$489.12
$120.02
$4.28
$317.87
$33.46
$61.27

60.8079000

$2,034.64

Values
RESIDENTIAL
VACANT LOTS
MINIMAL
STRUCTURE

Actual
$112,284

Assessed
$32,560

$3,120

$900

Total

$115,404

$33,460

AMOUNTS SHOWN ARE CORRECT AT THE TIME OF PRINTING.
ALL TAX LIEN SALE AMOUNTS ARE SUBJECT TO CHANGE DUE TO ENDORSEMENT OF CURRENT TAXES BY THE
LIENHOLDER OR TO ADVERTISING AND DISTRAINT WARRANT FEES. CHANGES MAY OCCUR AND THE TREASURER'S
OFFICE WILL NEED TO BE CONTACTED PRIOR TO REMITTANCE AFTER AUGUST 1.
TAX LIEN PAYMENTS:
1. MUST BE PAID BY CASH, CASHIERS CHECK, MONEY ORDER OR ONLINE AT WWW.PARKCO.US/TREASURER.
2. PLEASE PUT "ATTN:TAX LIEN" ON THE OUTSIDE OF THE ENVELOPE.
3. MUST BE RECEIVED IN THE OFFICE BY THE ABOVE DUE DATE. POSTMARKS NOT ACCEPTED.
4. PAYMENTS WILL ONLY BE ACCEPTED FROM THE OWNER, HIS AGENT OR ANY OTHER PERSON HAVING A LEGAL OR
EQUITABLE CLAIM AGAINST THE PROPERTY PER STATUTE CRS 39-12-103
Park County Treasurer
P.O. Box 638, Fairplay CO 80440
(719)-836-4334

Owners of Lots Adjacent to Tax Parcel 11152, January 1st 2021
Dolly Varden Ski Haus LLC
6542 W Mexico Ave
Lakewood, CO 80232
Michael Carroll
63820 Nancy Way
Montrose, CO 81403
Graham Tharp
2734 Curtis St
Denver, CO 80205
Darrell Taylor
861 Shekel Lane
Breckenridge, CO 80424
Diane Goulden
5 Shannon Circle
Houston, TX 77024
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PARK COUNTY PLANNING COMMISSION
PLANNING DEPARTMENT STAFF REPORT
Planning Commission Hearing Date: February 10, 2021

To:

Planning Commission Members

Date:

February 4, 2021

Prepared by:

John Deagan, AICP; Planner

Case #:

20CUP-07

Subject:

Deer Creek Mountain Camp Conditional Use Permit

Request:

Conditional Use Permit for a Conference and Retreat Facility in the
Residential Zone District

Application Summary:
Applicant/Owner:
Location:
Current Zone District:
Surrounding Zoning:
Lot Size:
Existing Use:
Proposed Use:

Tracie Hulbert/Deer Creek Mountain Camp LLC
Parts of Sections 8, 17, and 18, T07 R72, addressed as
228 South Pine Drive, Bailey. Please see Attachment 1.
Residential
Residential and Planned Unit Development (Id-Ra-Ha-Je) a Zoning Map is included as Attachment 2.
121.94 acres
Conference and Retreat Facility
Same

Background:
The subject lot is a mile northwest of the intersection of Highway 285 and County Road
43, south of the Friendship Ranch subdivision and west of Camp Id-Ra-Ha-Je. A
vicinity map is included as Attachment 2. The applicant is applying for a Conditional
Use Permit for a Conference and Retreat Facility.
In 2003 this lot was granted a Conditional Use Permit to operate a Christian Camp.
This approval did not include a site plan, a written proposal, or any conditions of
approval. The current owner purchased the lot in 2017 and wishes to be able to legally
use it as a Conference and Retreat Facility allowing weddings and similar group
gatherings. No additional construction is proposed.

Planning Commission Staff Report
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Land Use Regulations and Strategic Master Plan:
Each of the standards for approval of a Conditional Use Permit (LUR Section 5-503) is
addressed, as summarized below.
A. The use proposed is an authorized Conditional Use for the zone district
in which the property described in the application is located.
Conference and Retreat Facilities are a Conditional Use in the Residential
zone district.
B. The property described in the application for Conditional Use Permit
possesses geological, physical, and other environmental conditions
that are compatible with the proposed conditional use.
The lot does not contain environmental constraints that would prevent the
proposed use.
C. The Conditional Use will conform to all applicable requirements of the
zone district and these Land Use Regulations and does not create a
substantial safety concern for anticipated visitors to the property.
According to Colorado Parks and Wildlife species mapping, the parcel is
within Black Bear summer concentration area. The applicant uses bearresistant trash storage and prohibits feeding wildlife.
D. The property has a reasonably certain right of permanent legal access
permitting vehicular access from the property to the public
thoroughfare.
The property does not have frontage along a public right-of-way, but does
have an easement to Pine Drive across an adjacent lot.
E. Access to the property from the public thoroughfare reasonably meets
County street, road, or driveway standards or, if the property is
undeveloped, such access will be established prior to issuance of a
building permit.
Internal access reasonably meets County driveway standards.
F. The proposed Conditional Use is compatible with the uses and zoning
for other properties within the neighborhood or immediately
surrounding area.
Noise resulting from the campground may affect adjacent residential uses. A
recommended condition of approval is intended to help solve any such
problems.
G. In making this determination, conflicts with any enforceable covenants,
conditions and restrictions of record will be considered.
A 1995 quitclaim deed for this lot included a requirement that the lot “is used
for evangelism, Christian growth or recreation, or education emphasizing
youth activities.” It also required that that if the grantee ever wanted to
Planning Commission Staff Report
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convey the lot, it should be conveyed to “Tabor College in Hillsboro Kansas or
if Tabor College no longer exists, another Christian 501(c)(3) nonprofit
corporation.” Tabor College still exists and in 2017 recorded a quitclaim deed
relinquishing all interest in the lot. These deeds can be seen as Attachment
3.

Strategic Master Plan:
This proposal is not inconsistent with the Strategic Master Plan’s goals and strategies.

Public Comment
Written public comment opposing the application was received and can be seen as
Attachment 4.

Impact Analysis:
Wildfire risk has been considered. A recommended condition of approval requires
Platte Canyon Fire Protection District approval of a cleared area around the fire pit, a
prohibition on other fires, and enforcement of fire bans.
Noise impacts are possible. A recommended condition of approval is that neighboring
property owners be provided contact information for the on-site manager to report any
disturbances.

Recommendation:
Based on the foregoing, staff recommends that this Conditional Use Permit be
recommended for approval to the Board of County Commissioners with the following
conditions.
1. Prior to March 31st 2021, the Platte Canyon Fire Protection District shall give
written confirmation to Planning staff that the cleared and defensible space
around the fire pits meets their requirements.
2. Prior to March 31st 2021, the owner shall provide adjacent lot owners with a
telephone number to contact the Deer Creek Mountain Camp staff with any noise
complaints.
3. All fire bans and other restrictions on fire use shall be diligently enforced by Deer
Creek Mountain Camp staff.
4. No fires other than within the fire pit shown on the site plan shall be allowed.

Planning Commission Staff Report
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5. All outdoor trash storage shall be in bear-resistant containers.
6. All outdoor lighting shall comply with County regulations regarding light trespass.
7. Pets shall be leashed or indoors at all times.

Planning Commission Staff Report
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441374 05/03/1995 11:00 548/554-555
J. PASCO, PARK CNTY RECORDER
BARBARA
•

$10.00
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QUIT CLAIM DEED

548 rAGf 554

4 4.1-374.oom:

1.
Definit:ons. As used herein, the following tenns shall
have the fellowing respective meanings:
(a) "Gr�nto1:":
The Deer Creek Valley Camp corporation, a
Coloradc) nonprofit corporation, whose address is 228 s.
Pine Drive. Bailey, co 80421.
(b) "Grantee": World Impact, Inc., a California nonprofit
corporation, whose address ia 2001 s. -Vermont Av-a., LosAngeles, CA 90007.
. _____
(c)
"Real Property": That certain real property described on
E·i,;hibi t A attached herP.to and incorp<>rated herein by tnis
:r·oference 11.i..c.h all its appurtenances.
2.
Grant of Fee SiJBP.le Determinable and �xeoutory Inter§st. For value received, the receipt and sufficiency of which are hereb'J
acknowledged by the Grantor., the Grantor hereby sells and conveys
and quit claims all the right, title, interest, claim and demand
which the Graritor has in and to the Rea.l 11::t�p€srty to the Grantee so
long as th� Real Property iG used for ·�vanqe·.1. ism, Christian growth
or :...:ecreat.ion, or education emphasizing youth activities, and if
the land is not so used or if the Grantee diss..:>l ves, declares
bankruptcy, winds 11p its affairs in other ways or de&ires to convey
the land for whatever reason, then the property shall be given to
TaboT college in Hillsboro, Ka&1?.s or if Tabor c._-,11ege no longer
exists, another. Christian 501(C)(J) nonprofit corp-.ration.
Gi;nE;ral ProvisiQXlli•
This .tnstrument shall be binding
3.
upon and inure to the benefit of the Grantor and �:he Grantee and
t:,eir respective heirs, legal repre�,�,,-i;u�ives, successors ,,nd
assigns. If there is more than one Granter, all of the t�nns c..nd
conditi.uns of this instr1.&ID.ent shall ap!.)1}7 to each Grantor and each
Grantor sh�ll be jointly and severally obligated hereunder. When
the content and .::onst..ruction hereof Gu req,,ire, the singular of any
word usad herein shall include the plural, the plural shall include
t�e singular and �he �se of any genner shall be applic�ble to all
gen<lers.
l i , 1!�93.
Date. April -�
4.
GRANTOR:

The Deer. C�e�c Valley Camp Ccrporation:
� Col��e\_�..,,honprofit ��rpor,tion

1
1
.....__
_ J_�L._
( 1)- t1l_.f//'\/ tj- _-dU
��-l�·�-�';µ�ive Orficer
��
�1;
/�
;en
�
.
By• 1

By:

______
...c..:...
-----

·t-9,i�d� S��thei
��-,-��cretary
STATE OF COLORADO
)
CITY AND
) s. s .
COuNT'i OF DENVER
)
The i'oregoing instrument was acknowleuged before me ori
April 11}�_, 1�95 by Loren Funk, as Chief Executive Officer and
Cindy Stutheit, as secretary of The Deer Creak Valley Camp
CcrporatioL, a Colorado nonprofit corporation.
Witness r::.y hand and off icjJll seal.
•
•
•
My cc,mnu.ssion
expires:

;()
'=l.k
, .•t.-;! .

j .7'-' ___._._._
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Attachment 4
From:
To:
Subject:
Date:

Ignacio Arbelaez
John Deagan
Case No 20cup-07 scheduled Feb 10, 2021
Wednesday, February 3, 2021 3:22:29 PM

Hello John,
With regard to the above referenced hearing and our phone conversation Feb 1, 2021, I want
to confirm that as I brought up in our conversation, there is still no visible sign on the property
today Feb 3, 2021, and there has not been one since at least Friday Jan 29, 2021, which was
the day I received the notice in the mail and made a point of looking for it daily since. In fact,
I have personally not seen a sign ever on the property.
Per the Park County Land Use Regulations, Article V Section 5-502, notice must be made by
posting of a sign among other requirements. I am requesting that adherence to this Land Use
Regulation be enforced with a sign posted and maintained for at least the 14 day minimum
required in the regulations.
If the interest of the public and this neighborhood is prioritized, this regulation needs to be
adhered to as most residents did not receive the mailed notice we did, yet will be impacted just
as significantly by the increased traffic. Fortunately, delaying the hearing on this case should
not cause any issue with the applicant and/or property in question as the included
Memorandum in the mailed notice indicates the commercial business is closed until March
31. Additionally, you mentioned the agenda is quite full for that day and perhaps the
commission will appreciate the relief to more fully address each of the issues.
The application for this case was submitted in October of 2020, which means the
neighborhood could have very easily been noticed with a sign for over 3 months, if the input
of the residents was of primary interest and concern to the commission and/or applicant. On
the other hand, if there was an objective to minimize feedback from affected residents;
working with the minimum standards established for notice, and then the sign 'disappearing'
very shortly thereafter would be an effective strategy.
The concerns here are real and include among other details, the fact that this quiet residential
road that exists strictly for the access of residents to our homes and what has been a deed
restricted Christian camp since at least 1995, parked in the middle of our neighborhood, leads
to nowhere else, as it is a 'dead end' loop. With the complete disregard to those deed
restrictions now materializing, and a diligent effort to commercialize the activity at the
commercial business's property, we residents will be subjected to a significant increase in
traffic on a road with no side walks where residents, including my wife and young children
enjoy walking and riding their bikes with minimal risk. As traffic is increased, this will
change our quality of life and negatively impact our property values.
If I have not seen the sign at all and can personally testify that it has not been there since at
least Jan 29, it is safe to concede that the residents impacted have not been given proper
notice. Please take this into consideration and reschedule the hearing on this matter. I am
only asking that the regulations be adhered to and proper notice be made to residents as
outlined therein.   Again, as I already mentioned, the interested business will be closed until
March 31 regardless, so they will not be materially impacted.

Please confirm receipt.
Sincerely,
The Arbelaez Family
restrategy@yahoo.com

Advisory Board on the Environment
Park County Planning Department
P.O. Box 1598
Fairplay, Colorado 80440

Phone: (719) 836-4254 ● Fax: 719-836-4268 ● E-mail address: jdeagan@parkco.us

R eferral R esponse
Comment Deadline Date:
Case #:

_20CUP-07

February 9th, 2021 Submitted Date: October 29th, 2020_

Case Name: Deer Creek Mountain Camp Conference and Retreat Facility_

Request: The applicant is requesting a conditional use permit to allow a Conference and Retreat Facility on a
121.94 acre Residentially zoned lot.
Legal Description: Parts of Sections 8, 17, and 18, T07 R72, addressed as 228 South Pine Drive, Bailey.
Date of Planning Commission Hearing:
Date of BOCC Hearing:

Wednesday, February 10th, 2021____________

To be determined._____

_______

We have reviewed this referral and find that it does comply with our specific organization’s
concerns.

_______

We have reviewed this referral and find that it does not comply with our specific organization’s
concerns for the following reasons:
____________________________________________________________________________

_______

We have reviewed this referral and find no conflicts with our interests.

_______

A formal recommendation is under consideration and will be submitted to you prior to
____________________.

_______

Please refer to the enclosed letter.

___X____

We offer the following comments regarding this referral:
ABE would like to see a determination of the adequacy of the septic/sanitation system to handle
the anticipated large groups. Abe would also like to remind the owners that the trash needs to
be secured from bear activity, no wildlife feeding be allowed and that there is existing mountain
lion activity in this area.

Signed: John Reiber
Title: Chairman

Date: January 19, 2021

From:
To:
Subject:
Date:

Tracie Hulbert
John Deagan
RE: Deer Creek Mountain Camp Referral Response, ABE
Monday, February 1, 2021 9:06:21 AM

Hi John.
In response to the Advisory Board on the Environment’s comments, the Applicant provides the
following information:
The Camp’s septic/sanitation facilities were originally designed to accommodate the entirety of the
properties bathrooms and showers for 120 overnight guests, 6 days a week, for the entire summer
season plus heavy kitchen use for food service. Deer Creek Mountain Camp hosts an average of 110
guests for limited hours during a wedding ceremony and reception with the overnight capacity
closer to 35 guests for each wedding event. The Camp does not offer use of its kitchen for any
extended period of time or provide food service to its guests. Additionally, the Camp does not have
any full time staff using the facilities throughout the entirety of the season.
The Camp uses a six yard, steel, bear bar dumpster for trash which during bear season is always
closed, bar over and pinned closed.
The Applicant understands that feeding wildlife is prohibited.
Please let me know if further information is required.
Best,
Tracie J. S. Hulbert
The Hulbert Law Office, LLC
(970) 453-2360
From: John Deagan <JDeagan@parkco.us>
Sent: Wednesday, January 27, 2021 5:29 PM
To: Tracie Hulbert <tracie@hulbertlaw.com>
Subject: Deer Creek Mountain Camp Referral Response, ABE

Hello Tracie,
Here is a referral response from the County Advisory Board on the Environment.
Please let me know what you think.
Thanks, John

Park County Planning Department

Public Works

P.O. Box 1598
Fairplay, Colorado 80440

Phone: (719) 836-4254 ● Fax: 719-836-4268 ● E-mail address: jdeagan@parkco.us

R eferral R esponse
Comment Deadline Date:
Case #:

_20CUP-07

February 9th, 2021 Submitted Date: October 29th, 2020_

Case Name: Deer Creek Mountain Camp Conference and Retreat Facility_

Request: The applicant is requesting a conditional use permit to allow a Conference and Retreat Facility on a
121.94 acre Residentially zoned lot.
Legal Description: Parts of Sections 8, 17, and 18, T07 R72, addressed as 228 South Pine Drive, Bailey.
Date of Planning Commission Hearing:
Date of BOCC Hearing:

Wednesday, February 10th, 2021____________

To be determined._____

_______

We have reviewed this referral and find that it does comply with our specific organization’s
concerns.

_______

We have reviewed this referral and find that it does not comply with our specific organization’s
concerns for the following reasons:
____________________________________________________________________________
____________________________________________________________________________

______X_

We have reviewed this referral and find no conflicts with our interests.

_______

A formal recommendation is under consideration and will be submitted to you prior to
____________________.

_______

Please refer to the enclosed letter.

_______

We offer the following comments regarding this referral:
_____________________________________________________________________________
_____________________________________________________________________________

Signed: Greg Kasparek
Date: 1/15/21
Title: Right-of-Way Manager Park County Public Works

20CUP-07

StatementOfTaxesDue
Account Number R0042407
Assessed To

Parcel 42407
DEER CREEK MOUNTAIN CAMP LLC
6822 N OAKWOOD RD
ENID, OK 73703-9311

Legal Description
T07 R72 S08 SW4 S 510 FT OF SW4 8-7-72; N2NW4 17-7-72; NE4NE4 18-7-72
Year
Tax Charge
2019
Total Tax Charge

Situs Address
228 S PINE DR BAILEY 80421

Tax

Interest

Fees

Payments

Balance

$25,104.18

$0.00

$0.00

($25,104.18)

$0.00
$0.00

Grand Total Due as of 12/06/2020

$0.00

Tax Billed at 2019 Rates for Tax Area 0005 - Platte Canyon Fire
Authority
PARK COUNTY
PARK COUNTY ROAD & BRIDGE F
SCHOOL DISTRICT RE-1
SCHOOL DISTRICT RE-1 BOND
UPPER SOUTH PLATTE WATER
CENTER OF COLO WTR CON DIST
PLATTE CANYON FIRE
Taxes Billed 2019
* Credit Levy

Mill Levy
19.1713000*
0.8576000
21.5240000
5.6300000
0.1280000*
1.0000000
14.3790000

Amount
$7,677.15
$343.43
$8,619.29
$2,254.53
$51.26
$400.45
$5,758.07

62.6899000

$25,104.18

Values
SINGLE FAMILY IMP
LODGING - LAND
MERCHANDISING IMP
Total

Actual
$270,480
$523,765
$790,412

Assessed
$19,340
$151,890
$229,220

$1,584,657

$400,450

AMOUNTS SHOWN ARE CORRECT AT THE TIME OF PRINTING.
ALL TAX LIEN SALE AMOUNTS ARE SUBJECT TO CHANGE DUE TO ENDORSEMENT OF CURRENT TAXES BY THE
LIENHOLDER OR TO ADVERTISING AND DISTRAINT WARRANT FEES. CHANGES MAY OCCUR AND THE TREASURER'S
OFFICE WILL NEED TO BE CONTACTED PRIOR TO REMITTANCE AFTER AUGUST 1.
TAX LIEN PAYMENTS:
1. MUST BE PAID BY CASH, CASHIERS CHECK, MONEY ORDER OR ONLINE AT WWW.PARKCO.US/TREASURER.
2. PLEASE PUT "ATTN:TAX LIEN" ON THE OUTSIDE OF THE ENVELOPE.
3. MUST BE RECEIVED IN THE OFFICE BY THE ABOVE DUE DATE. POSTMARKS NOT ACCEPTED.
4. PAYMENTS WILL ONLY BE ACCEPTED FROM THE OWNER, HIS AGENT OR ANY OTHER PERSON HAVING A LEGAL OR
EQUITABLE CLAIM AGAINST THE PROPERTY PER STATUTE CRS 39-12-103
Park County Treasurer
P.O. Box 638, Fairplay CO 80440
(719)-836-4334

Owners of Lots Adjacent to Tax Parcel 42407, December 6th 2020
Dwight Bales
P.O. Box 1136
Bailey, CO 8042

Bryan Hamilton
200 Moss Rock Road
Bailey, CO 80421-2319

Angeli Patel
16033 Champion Drive
Spring, TX 77379-6774

Sarah Powell
P.O. Box 1241
Bailey, CO 80421

Curtis Ricotta
876 South Pine Drive
Bailey, CO 80421

Michael Healey
4 Pinon Road
Bailey, CO 80421-1879

Chloe Staley
235 Spring Valley Road
Bailey, CO 80421

Douglas Morris
8 Pinon Road
Bailey, CO 80421-1879

Christine Duxbury-Edwards
40 Moss Rock Road
Bailey, CO 80421

Brett Hoff
256 South Pine Drive
Bailey, CO 80421-2330

Michael Bouck
126 Moss Rock Road
Bailey, CO 80421

Bradley Duin
15607 East Monmouth Place
Aurora, CO 80015

Joshua Jensen
148 Moss Rock Rd
Bailey, CO 80421-2319

Ignacio Arbelaez
36 Iris Drive
Bailey, CO 80421-2502

Jack G. Norton Jr.
196 Moss Rock Road
Bailey, CO 80421

Id Ra Ha Je Camp
General Delivery
Pine, CO 80470
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TIGER/Line data; USFS Road Data; Natural Earth Data; U.S. Department of State Humanitarian
Information Unit; and NOAA National Centers for Environmental Information, U.S. Coastal Relief Model.
Data refreshed February, 2020.
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MEMORANDUM
TO:

Park County Planning Commission
Park County Board of County Commissioners

FROM:

Tracie J. S. Hulbert, The Hulbert Law Office, LLC
on behalf of Applicant, Deer Creek Mountain Camp, LLC

RE:

228 South Pine Drive, Bailey, CO
Conditional Use Permit Application
Item No. 14 - existing use and proposed conditional use

DATE:
December 11, 2020
______________________________________________________________________________
Between 1995 and 2017, the subject property (the “Property”) was owned by World Impact,
Inc., a California nonprofit corporation supporting Christian community development initiatives.
Under Park County’s 1996 Land Use Regulations, “Church and Education Facilities” were
a conditional use in the Residential Estate Zone District. In 2003, World Impact, Inc. applied for
and received a Conditional Use Permit for a “Christian Camp” and began providing Christian
based group camps at the Property.
Deer Creek Mountain Camp, LLC (“DCMC”) purchased the Property in 2017. DCMC’s
plans for the Property included cleaning and repairing the more than 120 acres of land, 16 buildings,
6 RV sites and outdoor recreation and meeting areas to continue to serve individuals, families, and
group camps of all kinds. The Property was zoned Residential Estate (R-20) until consolidation of
the Residential Zone Districts.
DCMC wishes to continue offering accommodations and camp facilities to those it
previously catered. However, DCMC also wishes to expand its offerings to those interested in
conducting a wedding at the Property.
The Park County Planning Department advised Applicant that weddings are an expanded
use under the existing Conditional Use Permit obtained by World Impact, Inc. and that a new
Conditional Use Permit as a “Conference and Retreat Facility” under the newly consolidated
Residential Zone District Schedule of Uses is required.
The subject Property has 11 buildings of various sizes used for lodging, plus a
reception/meeting lodge, dining hall and recreation center, 6 RV sites and several outdoor recreation
areas. When offering the Property for weddings, DCMC only provides the facilities for rental with
the guests responsible for conducting the ceremony, catering, entertainment etc. As part of the
wedding package, DCMC provides rental of its reception/meeting lodge, dining hall and four of its
cabins for 3 days, 2 nights. The remaining cabins and apartments used for lodging are then offered
to wedding guests to book independently.

The average number of overnight wedding guests amounts to 35 with capacity for 126. The
average number of attendees at a wedding ceremony (those with and without overnight
accommodations) amounts to 110 with indoor capacity at the reception/meeting lodge for 180 and
outdoor capacity for 200. The dining hall provides additional group seating and space for
entertainment with usage averaging 40 with capacity for 80. While DCMC does not offer any
sponsored activities, guests may take advantage of recreational activities available onsite including
use of the recreation center, disc golf course and hiking trails. DCMC’s season runs April 1st
through January 4th and is closed January 5th through March 31st for maintenance and construction.
The Standards of Approval for a Conditional Use Permit under Section 5-503 of the Park
County Land Use Regulations contain seven specific standards an applicant must meet by clear and
convincing evidence in order for a Conditional Use Permit to be approved and adopted. The seven
standards are set forth and addressed below.
A. The use proposed is an authorized Conditional Use for the zone district in which the
property described in the application is located.
As set forth in the Schedule of Uses under Section 5-304 of the Park County Land Use
Regulations, “Conference and Retreat Facility” is a Conditional Use under the Residential Zone
District. “Conference and Retreat Facility” is defined under the Park County Land Use Regulations
as “a use offering meetings, conferences and temporary overnight accommodations for organized
groups of people. Such facilities may include, but are not limited to, central meeting rooms,
banquet rooms, a pool and a bar and/or restaurant that caters to both guests of the facility and the
general public.”
The use of the Property for weddings meets the definition of “Conference and Retreat
Facility” as it offers temporary overnight accommodations for organized groups of people with
facilities that include several different types of lodging options, a reception/meeting lodge and
dining hall that caters to both organized groups of guests and the general public. It does not appear
that any other definition more accurately describes the proposed use.
B. The property described in the application for Conditional Use Permit possesses
geological, physical, and other environmental conditions that are compatible with the
proposed Conditional Use.
The subject Property consists of approximately 120 acres of natural trees and shrubs, 11
buildings of various sizes used for lodging, plus a reception/meeting lodge, dining hall and
recreation center, 6 RV sites and several outdoor recreation areas. The Property offers views of the
Cliffs of Staunton State Park, Lone Rock and expansive views of nature typical of the area. The
camp portion of the Property sits on approximately 15 acres or 18% of the over all Property.
The expansive size, views, rural nature of the Property and open space surrounding the
camp area lends itself well to use as a camp. For the same reasons, the Property lends itself to use
2

as a wedding venue with very little modifications required. DCMC has added 40 outdoor benches
to a grassy area within the main camp area and moved an existing trail on the Property which had
previously encroached on a neighboring parcel. Other than the foregoing improvements, no new
structures have been added or constructed or plan to be added or constructed in order to
accommodate any weddings.
C. The Conditional Use will conform with all applicable requirements of the zone district
and these Land Use Regulations and do not create a substantial safety concern for anticipated
visitors to the property.
The use of the Property for weddings is not substantially different from the use of the
Property for group camps. The intensity of the use of the Property and the duration are similar, with
use naturally increasing on weekends during the summer months. The Property is also limited in
the number of people it can provide overnight accommodations, with only day-use potentially
increasing for the wedding ceremony and reception. Further, and as previously noted, there are no
additional anticipated improvements required to the Property in order to accommodate the proposed
conditional use.
Prior to enactment of Park County Resolution No. 2020-07 which consolidated all
Residential Zone Districts, the Property was zoned Residential Estate (R-20). The primary purpose
of the Residential Estate Zone District was to protect lands for uses consistent with rural and low
density residential uses, including agriculture, ranching, camping, church, community/central or
wastewater system, construction dwelling, county facilities, craft studio, daycare, dwelling units
(duplex), private indoor and outdoor riding arena, single family dwellings and accessory structures,
private stable and utility facilities.
The Property is now zoned Residential with a more limited purpose. Notwithstanding the
foregoing, the Schedule of Uses for parcels equal to or greater than 35 acres authorizes
“Conferences and Retreat Facility” as a Conditional Use within the Residential Zone District. The
proposed conditional use of the Property for weddings would continue to meet all applicable
requirements of the Residential Estate Zone District and the Park County Land Use Regulations
under which it was previously operating and would not create a substantial safety concern for
anticipated visitors to the Property.
D. The property has a reasonably certain right of permanent legal access permitting
vehicular access from the property to the public thoroughfare.
The Property is accessed off of South Pine Drive which fronts the Property and is paved.
Pine Drive is a collector street running east/west. A parcel of land known as New Lot 51,
Friendship Ranch Unit 2 (“Lot 51”), exists between South Pine Drive and the subject Property. In
accordance with that certain Easement Grant and Agreement dated April 12, 2017 and recorded in
the Park County real property records at Reception No. 734769, DCMC was granted an exclusive,
perpetual easement in, to, through, over, under and across Lot 51 for the purpose of free and
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unobstructed ingress and egress to and from the Property and South Pine Drive. A copy of the
Easement Grant and Agreement is attached hereto as Exhibit A.
E. Access to the property from the public thoroughfare reasonably meets County street,
road, or driveway standards.
Access to the Property is served by the Easement Grant and Agreement noted above as
required by Park County Driveway Standards. The existing driveway has been in place for decades,
is gravel and dirt surfaced and meets all requirements of the Park County Driveway Standards.
DCMC has not made any changes to the access since purchasing the Property.
F. The proposed Conditional Use is compatible with the uses and zoning for other
properties within the neighborhood or immediately surrounding area.
The parcels directly adjacent to the subject Property were previously a mix of different
Residential Zoning Districts, including Residential, Residential Estate (R-20) and Residential Ranch
(R-35) but are now all zoned Residential. The parcels to the north consist of acreage between .72
and 5.5 acres within the Friendship Ranch Subdivision. While the Friendship Ranch Subdivision
consists of smaller parcels and is more densely populated, nearly all existing and proposed
conditional uses are centrally located on 15 acres of the Property’s 120 acres with the access road to
the Property further buffering all lodging and outdoor recreation from the Friendship Ranch
Subdivision.
The parcels to the west and south consist of larger acreage and are buffered by heavy forest
on both the subject Property and the neighbors. The one parcel to the west consists of 40 acres. The
parcels to the south consist of larger acreage with one 40 acre parcel, two 35 acre parcels and two
parcels at 8.2 and 4 acres respectively. Again, given the central location of the existing and
proposed conditional use of the Property, the neighbors to the west and south with larger acreage
would not be impacted.
The PUD existing to the east is owned by Camp Id Ra Ha Je and consists of 120 acres.
Camp Id Ra Ha Je is a Christian ministry offering year-round summer camps and retreat groups.
DCMC’s existing use of the Property for camping and its proposed conditional use for weddings
would entail similar uses as neighboring Camp Id Ra Ha Je in that groups would be visiting the
Property for camping and outdoor recreation. Given the expansive size of both properties, little if
any impact on Camp Id Ra Ha Je would be expected.
G. In making this determination, conflicts with any enforceable covenants, conditions and
restrictions of record shall be considered.
DCMC is unaware of any enforceable covenants, conditions or restrictions affecting the
Property which would conflict with the proposed conditional use.
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PARK COUNTY PLANNING COMMISSION
PLANNING DEPARTMENT STAFF REPORT
Planning Commission Hearing Date: February 10, 2021

To:

Planning Commission Members

Date:

February 2, 2021

Prepared by:

John Deagan, AICP; Planner

Case #:

20CUP-08

Subject:

Twisted Pines Conditional Use Permit

Request:

Conditional Use Permit for a Commercial Campground in the
Agricultural Zone District

Application Summary:
Applicant/Owner:
Location:
Current Zone District:
Surrounding Zoning:
Lot Size:
Existing Use:
Proposed Use:

Christine Honeman/County Road 59 Investments, LLC
Part of the N ½ of the NE ¼ of S19, T14 R72, addressed
as 2618 County Road (C.R.) 59, Guffey.
Agricultural
Agricultural and Residential (in vicinity) - a Zoning Map is
included as Attachment 1.
41.02 acres
Vacant
Commercial Campground

Background:
The subject lot is on C.R. 59 roughly halfway between Elevenmile Canyon Reservoir
and the Guffey townsite. A vicinity map is included as Attachment 2. The applicant is
applying for a Conditional Use Permit to allow a Commercial Campground, to be known
as the Twisted Pines RV Campground.
The proposed campground would be open between May and October and would
contain 18 guest RV spots, each with a gas-fueled fire ring, 4 tent sites, and 2 rental
cabins. There would also be 1 portable bathroom, an office, and a RV spot for the onsite manager. The RV spots would have electric but not wet utility hookups. A cistern
would provide water for the bathroom and cabins. An on-site wastewater treatment
system will service the bathroom and cabins and also have a dumping port for RVs.
Planning Commission Staff Report
Page 1 of 4

20CUP-08 (Twisted Pines Commercial Campground)
February 10, 2021 Hearing

Land Use Regulations and Strategic Master Plan:
Each of the standards for approval of a Conditional Use Permit (LUR Section 5-503) is
addressed, as summarized below.
A. The use proposed is an authorized Conditional Use for the zone district
in which the property described in the application is located.
Commercial Campgrounds are a Conditional Use in the Agricultural zone
district.
B. The property described in the application for Conditional Use Permit
possesses geological, physical, and other environmental conditions
that are compatible with the proposed conditional use.
The lot does not contain environmental constraints that would prevent the
proposed use.
C. The Conditional Use will conform to all applicable requirements of the
zone district and these Land Use Regulations and does not create a
substantial safety concern for anticipated visitors to the property.
According to Colorado Parks and Wildlife species mapping, the parcel is
within Black Bear summer concentration area. The applicant’s narrative
includes measures to address this concern and it is also addressed in the
recommended conditions of approval.
D. The property has a reasonably certain right of permanent legal access
permitting vehicular access from the property to the public
thoroughfare.
The property has frontage along C.R. 59, a public right-of-way.
E. Access to the property from the public thoroughfare reasonably meets
County street, road, or driveway standards or, if the property is
undeveloped, such access will be established prior to issuance of a
building permit.
Internal access will be 24’ wide and surfaced with packed earth and gravel,
with grades of 12% or less.
F. The proposed Conditional Use is compatible with the uses and zoning
for other properties within the neighborhood or immediately
surrounding area.
Noise resulting from the campground may affect adjacent residential uses. A
recommended condition of approval is intended to help solve any such
problems.
G. In making this determination, conflicts with any enforceable covenants,
conditions and restrictions of record will be considered.
No such restrictions exist.

Planning Commission Staff Report
Page 2 of 4

20CUP-08 (Twisted Pines Commercial Campground)
February 10, 2021 Hearing

Strategic Master Plan:
This proposal is consistent with the Strategic Master Plan’s goal of facilitating business
diversification on agricultural lands.

Public Comment
Written public comment opposing the application was received and can be seen as
Attachment 3.

Impact Analysis:
Wildfire risk has been considered. Recommended conditions of approval require
Southern Park County Fire Protection District approval of cleared areas around all fire
rings, a prohibition on other fires, and enforcement of fire bans.
Noise impacts resulting from campground use are possible. A recommended condition
of approval is that neighboring property owners be provided contact information for the
on-site manager to report any disturbances.
Trespass onto adjacent lots may be a problem. A recommended condition of approval
requires signage to help prevent this.

Recommendation:
Based on the foregoing, staff recommends that this Conditional Use Permit be
recommended for approval to the Board of County Commissioners with the following
conditions.
1. Prior to operation of the campground, the Southern Park County Fire Protection
District shall give written confirmation to Planning staff that the cleared and
defensible space around all gas fire pits meets their requirements.
2. Prior to operation of the campground, No Trespassing signs shall be posted
along the north, east, and west lot lines, no more than 50 feet apart.
3. Prior to operation of the campground, the owner shall acquire all State and
County permits necessary for installation and use of the water and wastewater
treatment systems.

Planning Commission Staff Report
Page 3 of 4

20CUP-08 (Twisted Pines Commercial Campground)
February 10, 2021 Hearing

4. Prior to operation of the campground, the owner shall provide adjacent lot
owners with a telephone number to contact the on-site manager with any noise
complaints.
5. All fire bans and other restrictions on fire use shall be diligently enforced by
campground staff.
6. No fires other than the gas fire pits shall be allowed.
7. Gasoline powered recreational vehicles shall not be used on the property.
8. All outdoor trash storage shall be in bear-resistant containers.
9. All outdoor lighting shall comply with County regulations regarding light trespass.
10. The use of generators to provide electric power shall be prohibited between the
hours of eight p.m. and eight a.m.
11. Pets shall be leashed or indoors at all times.

Planning Commission Staff Report
Page 4 of 4

20CUP-08 (Twisted Pines Commercial Campground)
February 10, 2021 Hearing
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Park County Planning Department
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Attachment 3
From:
To:
Cc:
Subject:
Date:

Sam Arnold
John Deagan
rangerstation389@gmail.com; davedi291@gmail.com; bart@wildatheart.org
Case # 20cup-08 proposed RV campground located on Cty Rd 59 identified in schedule 45929.
Saturday, January 9, 2021 6:02:42 PM

My name is Sam Arnold. My wife and I live near this proposed site close to the junction of
Cty Rd 59 and Cty Rd 98. We have owned property and resided in Park County as full time
year round residents for 38 years. We have experienced or witnessed all of the attached
concerns over the years of rural living. We moved to the area for the natural beauty and peace
and quiet found in rural Park County living. Commercial ventures in rural areas do not provide
safeguards for the environment, Park County residents, and other visitors. See LUR section 5312 RVC districts.
My first concern is with the purpose of a RVC, section 5-312 of the Park County Land Use
Regulations. The purpose states " with appropriate safeguards for the protection of
campground users, the environment, Park County residents, and other users." There are no
specific requirements for problems such as air, noise, and light pollution. Without some
specific definitions regarding these issues, nearby residents and visitors may be subjected to
pollution impacts without remedy if no standards are in place. I believe the LURs and RVCs
should be amended and updated before any CUPs are considered.
Specifically I have the following concerns:
1. Access from Cty Rd 59: Cty Rd 59 is a mountain dirt road with tight turns and
shoulder dropoff. The access described in the application would require RV users
to make wide turns resulting in traffic lane blockage and potential shoulder
dropoff from drivers not familiar with mountain dirt road driving and turning
ratios. Access to the proposed site from the south is Cty Rd 59. Access from the
north is by Cty Rd 59 and Cty Rd 98. The north access has numerous steep
grades and sharp curves which drivers may be unable to navigate without
difficulty. The north access has seen numerous accidents and slide offs over the
years. Law enforcement and fire response usually takes a significant amount of
time due to manpower travel issues within Park County resulting in possible
road closures, inconvenience, and danger to area residents. Both roads to the
area receive limited maintenance on an irregular basis with Cty Rd 98 being a
challenge even to experienced resident drivers. These roads are challenging  
when dry and sometimes near impassible when wet. Adding additional heavy
traffic to include trash, water, and gas vehicles necessary to service the site will
speed up the road deterioration and danger. The increased impacts from dust will
also increase the potential for accidents from reduced visibility. With a current
posted speed limit of 40mph users of Cty Rd 59 are frequently observed
exceeding 50mph adding to the dangers created by slow moving, wide turning
vehicles in any conditions. The applicant hopes to attract ATV/OHV and
mountain bike users which will add to the danger on access roads. ATV/OHV
users are frequently seen on Cty Rds 59 and 98 in violation of current laws.
Changing weather conditions on both north and south Cty Rd 59 can be vastly
different creating surprise changes for large vehicle drivers adding to the danger.
Cty Rd 59 already experiences heavy usage from visitors to 11 Mile and Spinney
Mt reservoirs and from the unregulated camping along Cty Rds 59 and 98 in the
narrow national forest access sections between private property.

2. Law enforcement: As mentioned in item 1, law enforcement in southeast Park
County is very scarce due to manpower and travel distances. A response to
urgent calls often takes an hour or more. Also the problems associated with the
Guffey Gorge/Paradise Cove area on Cty Rd 102 in southeast Park County are
usually transferred to Teller county because Park County is unable to respond.
During the fire and shooting ban in Park County during 2020, calls about
violations about both campfire and shooting were met with response times of
1-2 hours if at all. Adding potential traffic accidents, trespassers, and other
crimes related to the negative impacts of a new campground will further
endanger nearby residents who may want or require law enforcement assistance.
3. Property usage A: As stated in the application for a conditional use permit the
proposed campground would be on the lower level of the property as dictated by
the slope of the land. The upper portion is for guest exploration and recreation.
My concern here is when the guests begin to explore either by foot, mountain
bike or ATV/OHVs new trails will be created. Unless there is considerable  
mitigation, not mentioned by the applicant, these new trails could easily lead to
soil erosion. Because of the slope any erosion would wash downhill toward the
campground, Cty Rd 59, and the Globe and Anchor property across Cty Rd 59. In
addition air pollution from trail dust and noise pollution from motorized ATV/OHV
and possibly trail bikes would be detrimental to the environment. Because the
size of the total property is only 41 acres, logic dictates users will potentially
leave the property to explore and recreate even more, leading to trespass on
adjacent properties and illegal usage of ATV/OHVs on Cty Rd 59.
4. Property usage B: Since the proposed campground runs parallel to Cty Rd 59
all 19 RV sites will project noise pollution from generators, voices, radios, TVs etc
out to the surrounding properties and down the valley to the south. The same 19
sites will also contribute light pollution throughout the area causing a negative
impact to an existing "dark sky" region. If the campground were to add security
lighting, not currently in the proposal, that will increase the level of light
pollution. Sound travels incredible distances in thin mountain air and in a
concentrated area the disturbance could be profound. Area residents moved
to the mountains to escape these types of problems.
5. Property usage C: The applicant has proposed bear proof dumpsters and food
storage lockers. Camping activities such as outdoor cooking and indoor RV
cooking will surely attract bears. If bears are deterred at the trash dumpster they
will soon learn to break into vehicles and RVs in search of food. In most human/
bear encounters the bear always loses. This activity will eventually destroy the
delicate balance presently found in nature. In addition deer and elk use the
affected area for migration from 39 mile and Saddle Mountains through the large
adjacent properties. This is another negative impact of the campground on the
environment.
6. Property usage D: The applicant proposed to utilize gas fire pits yet they fail to
disclose how they will accomplish this. There are no provisions on the site map
for gas storage. Since there is no natural gas service in the area I would expect
the applicant to use propane. How to store, secure, and provide service to each

site is a mystery. Also in question is a fire pit plan for the four proposed tent
sites. If gas is not provided then wood burning campfires will result. Southeast
Park County is in drought and has a large amount of down timber on both 39mile
and Saddle mountains increasing the risk of catastrophic wildfire. In all directions
from the proposal there are numerous homes and cabins. The proposal by the
applicant to mitigate and minimize fire risk is inadequate.
7. Property usage E: The proposed location of the required comfort station is
adjacent to Cty Rd 59. The proposed absorption pad appears to abut Cty Rd 59.
As this location is on the lowest level of the property, any leakage, overflow, or
failure will result in environmental contamination along Cty Rd 59 and across the
road to the Globe and Anchor property. Normal runoff along Cty Rd 59 could
carry pollutants south along the roadway to other properties. The proposed
1000-2000 gallon septic tank seems inadequate for the number of potential
users from 19 RV sites and a dump station. Also the property lies in an ancient
volcanic field. No evidence of absorption bed engineering is included with the
application.
8. Property usage F: The proposal to use a large cistern for the comfort station is
not located on the site map. Assuming the cistern to be in close proximity to the
comfort station increases the risk of overflow during filling that could
compromise the septic absorption pad. It is unknown if this proposal complies
with local, state, and federal regulations. See LUR section 5-312 uses c-8.
9. Property usage G: There are no provisions for a play area for children. Potential
problems exist without this distraction.
10. Property usage H: The applicant proposes to build two guest cabins.The
current LUR regarding campgrounds prohibits these structures. LUR section
5-312 table 5-312 schedule of uses.
11. Property usage I: The initial construction to create roadways, pads for RVs, a
comfort station, an absorption pad, a cistern, a dump station, and any
excavation necessary for gas lines and power will create an unacceptable
amount of air and noise pollution adversely affecting residents, wildlife, and
travelers.
12. Economic impact: The applicant suggests new tourism dollars will flow to
Park County. The reality is most RV owners and users are fully gassed and
supplied prior to arriving in Park County. The nearest gas and grocery locations
are in Teller and Fremont counties. Also the owners of this property reside in
Arizona according to the application documents. It is difficult to imagine much
of a revenue stream to Park County.
In summary: Each of the above concerns alone should result in the application
being denied but when considered collectively this application is an assault on all
persons or wildlife living or traveling through the region. Environmental and quality
of life attacks such as these should be soundly rejected. These types of proposals
should be restricted to existing commercially zoned locations.

Campground Virtual Meeting: Case #20CUP-08
Objections/Concerns for Campground Development
1. I (we) purchased property in Old Kathleen Ranch 26 years ago because it and
land nearby were zoned “agricultural or part of Pike National Forest and did not
expect future development.
2. CR 59 does not meet the Park County Planning and Zoning guidance that the
developer locate property on a major thoroughfare. CR 59 is a poorly maintained
gravel road with limited traffic between CR 102 and Eleven Mile reservoir.
Increased traffic due to the campground site will require increased County
maintenance and patrols as well as noise and dust disturbance for the area
residents.
3. The “18” campsites (plus additional tent sites) at this location are not necessary
due to numerous campground areas already available in Pike National Forest and
at Eleven Mile Reservoir.
4. Campground development will increase fire danger due to campfires,
cookstoves, grills, ATVs, dirt bikes and campers not aware of/or abiding with fire
bans.
5. The already slow internet/WiFi speed will be reduced even more due to
increased use by campers at the facility.
6. Additional concerns include trash/littering, alcohol and drug use, trespassing,
loud music along with ATV’s and dirt bikes that will destroy the property and
surrounding areas of nearby residents.

7. Allowing hunting during hunting season or firearms used by campers on such a
small land area (41 acres) may cause injury or property damage to neighbors.
8. Campground activities will increase the potential for harm to open range cattle,
numerous wildlife and may introduce noxious weeds.
9. This campground could lead to overuse of the area and result in problems now
experienced at the Guffey Gorge area on CR102.
Respectfully submitted,
Linda Eberly
Michael Schneider
Property owners
519 Elkhorn Trail, Guffey, Colorado

From:
To:
Cc:
Subject:
Date:

DANE EGLI
John Deagan
Pam English; Linda; Laura Greene; aecmike@aol.com; jblair798@gmail.com; Jeb Jeb; Roy Wendy Hocker; David
& Di Williams; gradeisgood@hotmail.com; rangerstation389@gmail.com
Re: Meeting of neighbors in Opposition to proposed "Twisted Pines RV Campground." Friday, Jan 29th, at the
Freshwater Bar and Grill in Guffey at 10:30 am
Saturday, January 30, 2021 9:57:57 AM

Dear Mr. Deagan,
Thank you for your reply. We knew it was a last minute invitation, but on the off chance you
were available we wanted to make you aware, so you could inform us where the process
stands and also provide you, first hand, with some of our objections to this campground. We
understand it is your job to recommend a way forward to the Commissioners.
Please know that to date.... we have found no neighbor on either end of Rt.59 ( either the 102
end where we personally own two lots or the Eleven Mile side of 59) that wants ANYTHING to
do with this RV campground. At last count, there are already 12 different public and private
campgrounds surrounding Eleven Mile. There are plenty of popular free RV sites just over the
hill less than a mile away, in the Pike National Forest and further out Rt. 98 and around the
Lake George area. There seems to be no guarantee this campground will attract the number
of paying campers they anticipate placed here in our residential area, with so many other
options available, that are better equipped or closer to Eleven Mile.
Rob Robinson who has been in the area for 15 years and runs the Chaparral General Store
and Campground has said he often handles the overflow sent from Eleven Mile, when
necessary. In those fifteen years he has only been filled to capacity three times, and those
three times were on 4th of July weekends. Otherwise, he always has vacancies. So, why
would we give a variance to an out-of-town LLC, to further detrimentally impact his business,
or any of the others, that have been here and contributing to the Park County Tax base for
years? It seems unfair to our existing business neighbors and friends.
We have many objections, that despite what we consider their rather insincere, glib claims to
the contrary, they simply have not been adequately addressed to our satisfaction. They
consider Park County "their back yard?" - Well, as one neighbor put it - someone please let
them know this is our "front yard!" For example, they have not mentioned limiting the stay of
their RV campers as Eleven Mile does. Are we going to have RV's stored there over the winter?
Are people going to use this campground to get around the Park County prohibition against
living in an RV, except during the permitted building process?
Again, if they were locals, they would know Rt 59 already suffers from severe erosion
problems on the undisturbed portions during our spring and summer heavy rains, or snow
thaw. Excavating RV sites on the side of a hill, as they propose, will only lead to much greater

erosion wash running down to the lower neighbors. Neither Bart Hanson (across the street at
Globe & Anchor), nor any of the neighbors down the hill from them, of which we are one,
want to deal with the runoff and erosion that is likely to happen to the road area from these
sloping excavated hillside campsites. Nothing to deter this problem was presented in their
plan.
Our meeting yesterday was well-attended and we looked at the Park County Strategic Master
Plan and we do NOT believe their plan meets the criteria for a zoning variance given these
issues and the "lack of community support." We have just begun a petition drive in
opposition to their development and we have already garnered 200 signatures of Park
County neighbors who do NOT want it in a little more than 24 hours. We anticipate we will
easily be able to double that number as more of our neighbors are made aware of the details.
It is widely unpopular.
We have encouraged everyone to write to you and the Park County Commissioners to present
their particular objections and participate in the Zoom meeting on February 10th. We desire
that you give them fair consideration before anyone gives approval to this development that,
as far as we have found, has NO public support. Considering that RV campers are selfcontained by design to not have to spend out-of-pocket funds in an area they visit, for food or
lodgings and anticipating the added burden they will place on our already stretched county
services, in road maintenance, law enforcement, fire protection, code enforcement, and water
delivery, to name a few; we wonder if there will be any net gain in tax revenue realized by
Park County, should it choose to overlook private-community objections and approve this
commercial development?
What we do know is that our quality of life will be greatly diminished--with more noise,
increased traffic, light pollution, and disruptive impact on the abundant wildlife we all
treasure. We also know it will lower our enjoyment of our homes. We are also concerned that,
if approved, this business will likely lower our property values, because future buyers will be
turned off for the same reasons. Lowering our property values will have a cascading impact,
and significantly lower the tax revenue collected by Park County. People will move out of this
area as no one wants to live by a transient RV park. We feel it is simply out of place here,
inserted into our quiet, residential area by outsiders who do not understand or appreciate the
value we place on our quiet enjoyment of our peaceful surroundings and why most of us
chose to live here in the first place!
Thank you for considering our input before you make a recommendation to the County
Commissioners.
Respectfully yours,

Annemarie and Dane Egli,
and on behalf of 200, and counting, of our Park County neighbors.
101 Old Kathleen Trail
and 1820 Rt. 59
719-689-3408

From: John Deagan <JDeagan@parkco.us>
Sent: Friday, January 29, 2021 11:44 AM
To: DANE EGLI <daneegli@msn.com>
Subject: RE: Meeting of neighbors in Opposition to proposed "Twisted Pines RV Campground."
Friday, Jan 29th, at the Freshwater Bar and Grill in Guffey at 10:30 am

Hello Dane,
Thank you for the invitation, but it was much too late for me to be able to attend.
Sincerely, John
John Deagan, AICP
Park County Planner
719 836 4254
From: DANE EGLI <daneegli@msn.com>
Sent: Thursday, January 28, 2021 7:17 PM
To: John Deagan <JDeagan@parkco.us>
Subject: Meeting of neighbors in Opposition to proposed "Twisted Pines RV Campground." Friday,
Jan 29th, at the Freshwater Bar and Grill in Guffey at 10:30 am

Dear Mr. Deagan,
You are invited to an informational meeting of the neighbors of the proposed Twisted Pines
RV Campground on Rt. 59, in Park CO. It will be held Friday, Jan 29th, at the Freshwater Bar
and Grill in Guffey at 10:30 am.
We would especially appreciate your insight on the process and where the development
stands.
I think you will find that all of the neighbors adjacent to this proposal are NOT in favor of this
change and don't believe it in any way enhances our neighborhood or follows the Stategic
Plan for Park County.
We are sorry for the late notice, but hope, if available, you will be able to attend our meeting

and give us your insights.
Thank you,

Dane and Annemarie Egli
owners of two properties on Rt. 59 within .5 miles of proposed campground.
101 Old Kathleen and 1820 Rt. 59
719-689-3408 (h)
719-428-9106 (c)

From:
To:
Subject:
Date:

Pamela English
John Deagan
Conditional Use Permit - CASE #20CUP-08
Tuesday, January 26, 2021 10:02:46 AM

Dear Mr. Deagan:
We are residents at Old Kathleen Ranch, near the town of Guffey. We have recently
been advised of an application for Conditional Use Permit to develop a campground
at 2318 CR 59, which just one property north of Old Kathleen Ranch.
The land at that address is currently zoned as “agricultural”, and the Conditional Use
Permit would change that zoning to “Commercial”.
We have several objections to the development of this property for commercial use.
Additional traffic on CR 59. This is a dirt road and undoubtedly additional maintenance
would be required. How is CR 59 considered a major thoroughfare? It would seem
that property off of a paved road, such as Hwy 24 or Hwy 9 would be more
appropriate.
Ability to ensure security for neighboring areas which are privately owned. Would the
campground property be fully fenced to designate the property boundaries so there
would not be trespassing on neighboring properties by guests.
Noise and light pollution! This plan is designed to disrupt the serenity of this area.
Would they allow ATV/OHV use on this property?
Not near any services or attractions.
Overuse and abuse – just look to the Guffey Gorge, aka Paradise Cove, for
experience with the general public and the lack of regard for the land.
A rural community such as ours has adapted to lengthy response times to calls to
911. Response to fire and medical calls is provided by volunteers, and we recognize
that they do the best that they can. Law enforcement, in a county as large as ours,
though making progress, is understaffed and would not provide the type of immediate
response that may be required when alcohol and “sportsmen” are mixed.
There is potential for violations of the law in regard to extended-stay camping. Would
this be a year-round facility monitored by a camp host 24/7/365? It would be hard to
imagine that they would turn paying customers away if they stay beyond a specified
time limit. It is well documented that the county can’t even keep up with the current
volume of code enforcement violations as it is.
Would Colorado Parks and Wildlife be able to provide additional man hours to monitor
against poaching? When there have been suspected violations in the past, it has
taken at least an hour for someone to respond. I believe there are only two Wildlife
Managers in this general area.

Would commercial development of this property adhere to the criteria of the Park
County Strategic Master Plan? I don’t see how this would protect the rural and alpine
landscape, viability of agricultural operations or minimize the impacts on the scenic
quality of the rural, agricultural and mountain landscape.
When we bought our property here 20 years ago, it was because of the seclusion and
privacy. A campground in this agricultural zone area doesn’t fit and doesn’t make
sense because there are already a reasonable number of like facilities near any
attraction guests would be interested in. In our conversations with our neighbors and
area property owners there is widespread, unified opposition to this project. In fact,
since the community became aware of it, we have not come across a single person
who supports the project.
We strongly urge you to not recommend approval of this Conditional Use application.
Thank you for your consideration.
Sean and Pamela English
598 Castle Mountain Pass
Guffey, CO 80820
Pkenglish918@gmail.com
719-689-5874

From:
To:
Subject:
Date:

Sheila Cross
John Deagan
FW: 2318 CR 59
Monday, January 4, 2021 2:25:55 PM

From: Laura Greene
Sent: Monday, January 4, 2021 2:19 PM
To: Sheila Cross <SCross@parkco.us>
Subject: 2318 CR 59
Hello Ms. Cross - I received word that there is a limited condition application submitted to Park
County for a campground on the above address and I live two lots from this proposed site. We
purchased the property three months ago and I am deeply concerned of this news.
1. The land is zoned Agriculture not Commercial
2. It does NOT meet the Standards of Approval
Here are some of our concerns as well.
1. Trespassing onto Private Land
2. Possible Poaching
3. Safety in respect to fencing.
4. Traffic and noise impact
5. WATER & Septic - this could impact the water supply and it would require a commercial well.
6. FIRE hazard
7. Impact on wildlife
8. Respect for the land and the Forrest

This news has caused a lot of grief and disappointment and I will notify the Governor and Senator as
well as this is not the appropriateness of land.
Laura Greene
-Laura Greene

Received from Kris Hansen

CUP Campsite
Park County Road 59
Our family is the 29-year owners of the Globe and Anchor Ranch located directly
across Park CO Road 59 from the proposed application of the RV commercial
campsite.
As an adjacent property owner here are our concerns of the impact both
environmentally and economically this proposed use will be to our property and
other adjacent neighbors.
1. I notice the applicant is out of state and has not had a presence as a
landowner in the area. So the applicant is not a “known” neighbor in the area
where the applicant is bringing an untested and active commercial use into a
neighborhood of rural ranches and home sites.
2. Commercial campsites are usually adjacent to public land and parks, which
give access to hiking, biking, hunting and other recreational uses. With the
lack of public access, customers renting at the campsite would be trespassing
onto adjacent private properties for their recreational pleasure. This
expectation of recreational access to the land will be at the expense of the
adjacent property owners. We have asked private property owners of land
adjacent to similar commercial campsites and trespassing and vandalism
occurs with such incompatible uses especially being in a very rural, low
traffic, and seldom patrolled area.
3. We are concerned also of campers in RV’s becoming permanent residents in
these kinds of campsites even in violation of what might be permitted as only
temporary occupancy of the sites. While Park County might define
temporary stays, there will most likely not be active enforcement of such
requirements. Again the lack of enforcement will become the burden of
adjacent property owners while long-term stays will benefit the commercial
owner. I called the project manager of this CUP about the length of stay that
will be required and was told 6 month maximum stay. That requirement can
be circumvented easily to become a permanent resident or camper by
driving out and then back in to begin another 6-month occupancy period.
Again I don’t see Park County having active enforcement of such
requirements and will only be enforced when it becomes a problem for
adjacent property owners.
4. Per the site plan submitted to Park County, the campsite “host” is labeled as
occupying one of the campgrounds. Does the 6-month occupancy period
apply to the host campground? This feature of the site plan presents two
problems. One is supervision; the other is the occupancy status of the host,
both of which are in competition with each other. The campground will need
to be supervised by a representative of the owner at all times but the host is
not housed in a permanent structure and should be subject to the same
occupancy limitations imposed on the rest of the campsites. The plan
submitted to the county does not address this. In order to provide constant

5.

6.
7.
8.

supervision the host will be compelled to circumvent the occupancy
limitations imposed by the county.
The infrastructure of the campground is not adequate for the number of
campsites planned for the development. The size of the septic tank is the
same size as the tank we have for our single-family dwelling and will not be
adequate for the needs of 18 families plus the “host”. Additionally, the water
requirement of the campground will exceed the capacity of the water rights
of the parcel. The site-plan and material submitted by the CUP applicant
indicates the operator will truck water into the campground but the operator
will do this at considerable expense and will be economically advantaged by
using as much well-water as possible. The water usage above and beyond
that intended for a parcel of this size will come at the expense of the
neighboring property owners and the county has no way of monitoring,
controlling, or enforcing the consumption of the campground. Both the
sewage handling and water usage are elements of the CUP that could have a
significant and profoundly negative environmental impact on the area and
neighboring properties. Water and sewage infrastructure requirements
would be more heavily regulated for permanent structures but the CUP
applicant is using Park County’s lack of regulation for this type of
development to maximize occupancy while minimally investing in the
infrastructure to support the residents on site. With few control measures in
place limiting the stay of the guests, the needs of the residents can be
assumed to be commensurate to a permanent resident. Has Park County
completed an environmental survey to assess the infrastructure
requirements of similarly permitted campground facilities?
With regard to liability, who assumes the liability when a tenant trespasses
and is injured on adjacent private land given there is no direct access to
public lands.
What are the Park County regulations that apply to commercial
campgrounds? What happens when the CUP holder violates the regulations?
Is their CUP revoked?
Our property stands between the proposed commercial campground and the
Pike National Forest and will become an avenue of access for the
campground’s tenants and will substantially impact our property. We
believe Park County has an obligation to protect county landowners and
taxpayers from proposed commercial projects like this that permit
commercial use on parcels surrounded by private property. We have a
reasonable expectation that users of the campground are likely to infringe on
the property rights of adjacent property owners. There are public
campgrounds on the Pike National Forest just north along County Rd 59 and
at Eleven Mile Reservoir. We believe Park County should seek to expand
campsites on public lands or private lands immediately adjacent to public
lands where impact to neighboring landowners can be mitigated. As
proposed the developers of the commercial campground will place neighbors
and their property rights in jeopardy unnecessarily and we see nothing in
their plan to mitigate the impact to neighbors. To the contrary, after

reviewing the plan proposed by the developers it looks as though they plan
to market their campground as providing access to public lands that their
parcel cannot provide. This coupled with a currently unknown environment
impact should compel the Park County planning office to deny the CUP.

From:
To:
Subject:
Date:

Debi
John Deagan
Re: 20CUP-08 Application and Planning Commission Staff Report
Thursday, January 7, 2021 2:07:33 PM

John Deagan Thank you for sending us the information on the Commercial RV Park Application # 20CUP08 that we were made aware of by a local realtor just today.  
We are property owners on County Road 59 just North of this property. We STRONGLY
OBJECT to this as that is a dirt road that will not be able to handle that amount of large heavy
vehicle traffic that this will increase to and from 11 Mile, Spinney and Pike National Forest.
Let alone Septic Pump Trucks and Garbage Removal Trucks for a Commercial Campground.
This is not a paved Highway Road nor is it a "major thoroughfare". This is a hardly used
dusty back road for locals and some that know the area of 11 Mile Reservoir. The garbage
and activity will entice more bears, mountain lions, coyotes, etc in that area and "endanger
them" in the process. Locked Bear garbage cans will not be used in their back wooded area
when hiking and ATV's and will increase in the Pike National Forest area of Saddle
Mountain. We frequent that area of Pike Forest on our horses and have seen what is left
behind, totally disgusting. Only the locals seem to care about the immediate surroundings. The
beauty of this area will be ruined. Again, this is not a paved highway. This is a back dirt road
even though they call it Hwy 59 or County Road 59.
This property is in a high fire danger zone that is wooded with access to the Pike National
Forest. Even though they state they will only allow LP fire pits they "want to allow ATV/UTV
and dirt bikes to run on their property" and will find a way to allow them in the future or will
not be able to control them. Those are also a high fire risk in that area and will not be
regulated, nor will the dirt road between the campground and Pike National Trails. Resources
to fight these forest fires are stretched to the limit in Colorado as it is, especially in this area.
The Guffey fire department may be for this Commercial Development and like the revenue but
we feel they have their hands full now to handle rescue and fire as Fairplay is many miles
away! They use med flight now as ambulance availability is limited.
There will be increased accidents in that area with the high rate of speed as that is a rough hard
to maintain dirt road now. Seen the accidents and have helped many in the past pull people
out of ditch as they skid off that dirt uneven road. Reducing the speed will not be able to be
enforced as excessive speed is prolific now on that dirt road. It is open range and cattle roam
as do wild donkeys.   Park County Sheriff's and CPW can't patrol that road now and it has no
Commercial Campground in that area as they are busy with 11 mile campgrounds. An just off
the immediate road RV Park will just ruin the look of that peaceful mountain side and dirt
road and cause property values to decrease and be a noise and hazard nuisance. They state
they want to develop this Commercial Campground right off the road as that the upper part of
the property would be costly to develop "at this time" of which sounds like further
development is in their future plans.
We just had a local realtor friend send us the posted sign she saw on a drive by on their
property that has the date of 2020 on it so many people in this area have no idea the plans as
we did not and some think it is in the past. Old Kathleed Ranch Subdivision is in very close
proximity to this property and will influence that peaceful neighborhood. Just the adjacent

property owners were made aware by your Park County Office. What about all the
surrounding property owners? According to the application the adjacent property owner had
not responded and we now know the one that objects to these plans to build a Commercial RV
Campground? Maybe others don't know about this either by the posting on the wire fence and
the date of last year.
Unfortunately we don't have access to ZOOM and are unable to attend due to Covid so we are
responding via email as per your request. We would like to be informed on the process of this
hearing that we now find out today 1/7/21 the meeting is next week!
Sincerely,
Steve and Debi Herriges
On Thu, Jan 7, 2021 at 11:43 AM John Deagan <JDeagan@parkco.us> wrote:
Hello,
The application and Planning Commission staff report are attached. Please write or
call with any questions.
---John

John Deagan, AICP
Park County Planner
719 836 4254

From:
To:
Cc:
Subject:
Date:

Danielle Griffin
John Deagan; Sheila Cross
Tom Eisenman; Cindy Gharst
FW: Online Form Submittal: Contact County Commissioner"s Office
Monday, January 11, 2021 7:13:27 AM

From: noreply@civicplus.com [mailto:noreply@civicplus.com]
Sent: Friday, January 08, 2021 2:02 PM
To: Park County Administration <PCAdmin@parkco.us>; Tom Eisenman <TEisenman@parkco.us>
Subject: Online Form Submittal: Contact County Commissioner's Office

Contact County Commissioner's Office
If you have a question or concern you would like us to address, please submit this
form. We will try to address your request in a timely manner.
Personal Information

First Name

Jan and Cheryl

Last Name

Knibbe

Phone Number

303-829-7251

Email Address

JanKnibbe@CamerataHomes.com

Questions & Concerns

What is your question or
concern?

I am reaching out to voice my concern about the proposed
Commercial RV Park application #20CUP-08 that appears to be
up for a hearing next week. We are property owners of 89 acres,
188 Ranger Station Road, adjacent to the National Forest area
that is near the subject property being considered for this RV
park. Our concern is that with the uses proposed our
neighborhood will be negatively impacted by increased traffic,
noise, disruption to the wildlife in and around the community and
the National Forest. We are already experiencing an increase in
the disregard for the rules and respect of the natural beauty of
the area. Many of the immediate neighbors and ourselves have
experienced more and more acts of trespassing on our
properties, poaching of wildlife, folks leaving more and more
trash in the National Forest from folks who are not from the
neighborhood and don't care or don't understand the the delicate
nature of the surrounding area. County Road 59 is not designed
to handle that level of traffic and this project will only further
deteriorate the road and make it more and more hazardous and
will incur a level of maintenance that won't be supported by the

County crews. It is already difficult to maintain the washboard
and ruts in the road with the current level of traffic. Fugitive dust
will become an even larger environmental problem with the level
of traffic created by the use proposed. The proposed use of the
back of that property, the remainder of the 41 acres, for
ATV/UTVs and motorcycles will only lead to uncontrolled erosion
as this area which is extremely sensitive to destruction of the
natural vegetation by wheeled traffic due to the short amount of
rainfall and add to the risk of forest fire danger.. Just simple tire
tracks take a full season to heal up let alone the aggressive
nature of motorized recreational vehicles. With the planned 18
RV sites and a few cabins will create way more ATV/UTVs and
motorcycles than the rest of the 41 acres can handle and all the
extra demand for that number of recreational vehicles will surely
spill over onto the roads and surrounding areas leading to
problems on the roads, over use of the few National Forest Trails
and surely even more incidents with folks not familiar with the
area who just assume that they have access to all the property
they see leading to even more private property trespassing and
property damage when they get frustrated with not having
sufficient space to do what they want. We and our neighbors are
finding ourselves needing to do more and more to clean up what
is being left behind by folks in the National Forest and on our
personal property because when the forest area gets
overcrowded the demand for usable space leaks over on our
property and we find our fences being cut and debris left
everywhere. We are avid hunters and enjoy the wildlife in the
area, however, we have recently found ourselves needing to
contact the Department of Wildlife due the increase in
harrassment of game and not following the proper rules for
harvesting game. Adding this RV park will assuredly increase the
number of folks attracted to this area and make the problem even
worse. Frustrated hunters, due to over population of the number
of hunters attracted to the area due to the camping convenience
will only add to and encourage more of these encroachments
onto private property and violations of proper hunting rules and
more altercations with the surrounding property owners.
The proposed use is not congruent with the flavor of the
community and will only serve to create conflicts and
disturbances with the current property owners and residents of
the surrounding properties. There are far better properties in
locations much better suited for this type of use like properties
adjacent to Eleven Mile, where there are campsites already and
better road access or nearer already paved roads and other
services like along hyway 24 and 9 or near Guffy or Hartsel, etc.
that are better suited to handle this level of traffic. Approving this
use for this property will destroy the peace, tranquility, and nature
of the community and surrounding National Forest and will also
destroy the property values of the surrounding land owners.
Please do not approve this plan and allow our neighborhood to

be destroyed
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From:
To:
Subject:
Date:

Denis & Norma Mattingly
John Deagan
RV campground
Monday, January 25, 2021 3:49:09 PM

January 25, 2021

TO: John Deagan
We are writing in response to a proposal for an RV campground on CR 59 in Guffey,
CO. We are homeowners in the Old Kathleen Ranch and are strongly opposed to this
type of development in our area.
My husband and I just purchased our piece of the ranch in October 2019 and are
looking forward to spending many more peaceful summers in the mountains before we
leave this earth. As we are in our mid 70's there may not be that many summers left for
us, so it is very important to us to enjoy our place to the fullest. To us that means: NO
noise, NO trespassers, NO hunters, NO off-road vehicles on or near our land, NO
increased fire danger, and preferably no increased traffic on CR59. A nearby
campground would pose a threat to all the reasons we bought our place there.
Please do not approve zoning for this development. Preserve the beauty and serenity
of this section of Guffey, CO. We lived in Colorado Springs the majority of our
working careers and only moved away to take care of family. Once we had the chance
to come back, even though it is only during the milder weather, we didn't hesitate. We
understand the value and appeal of the mountains, and we paid dearly to own a little
section of it. We don't want to see our investment devalued in any way.
Thank you for your careful consideration in this matter.

Norma and Denis Mattingly
384 Elk Horn Trail
Old Kathleen Ranch
Guffey, CO 80820
870-449-2202
870-405-3486 (cell)

From:
To:
Subject:
Date:

Susan Radzinski
John Deagan
Proposed Campground Case #20CUP-08
Tuesday, February 2, 2021 9:36:39 AM

Mr. Deagan,
We strenuously object to the proposed campground Case #20-CUP-08 to be sited at 2318 CR
59.  
This will totally destroy the peace, tranquility and security we currently enjoy at our home at
1325 CR 59. These are the reasons we bought this property in 2005. It is why we live here
and endure the hardships of winter. We love the herds of elk, deer and antelope that cross our
property.
The proposed campground would bring unwanted traffic, noise and light pollution, littering,
trespassing and irreparable damage to the environment and our way of life. It would
negatively impact the water supply and sanitary discharge.
We have been very fortunate so far to have had no forest fires at our location. This will surely
change if this campground is permitted. It would bring substantial risk to our homes, property
and livestock.
Additionally, I did not see a time limit to be imposed on the campers. Would there now be
permanent residents at this campground? Not good in so many ways!!
Please do not approve this disastrous project that is not even mentioned in the strategic plan.
Sincerely,
Susan D. Radzinski
William S. Radzinski

From:
To:
Subject:
Date:

Triller, Mary
John Deagan
Twisted Pines campground
Monday, February 1, 2021 10:28:52 AM

Dear Mr. Deagan
This is in regard to the proposed twisted Pines Campground. I will not bore you with a lengthy
letter so I will make this short and to the point.
We moved out to Guffey to enjoy the peace, quiet and safety that this rural area offers. Our
quality of life is important to us.
We understand that these investors are asking to change a property from agriculture to
commercial so that they can develop this campground. I believe that this would be a mistake
and a detriment to our beautiful area. Reason being, if you allow one property to re zone to
commercial, others will follow. This will also turn our quiet peaceful area into a tourist
attraction. As you know, once this happens, people typically destroy the very thing they come
to enjoy.
We ask that you deny this request. Allowing this campground to develop will place a strain on
our roads, emergency services (we barely have anyway). It would attract too many people
which will most likely create noise, traffic, trespassing opportunities and the threat to the
wildlife and our cherished quality of life out here.
Please feel free to contact me if you need to.
Respectfully,
Mary E Triller and Miguel Torres
*******************************************************************************
This communication is for the use of the intended recipient only. It may contain information that
is privileged and confidential. If you are not the intended recipient of this communication, any
disclosure, copying, further distribution or use thereof is prohibited. If you have received this
communication in error, please advise me by return e-mail or by telephone and delete/destroy it.
*******************************************************************************

From:
To:
Subject:
Date:

Dave Williams
John Deagan
20CUP-08 Application.pdf
Wednesday, January 13, 2021 10:13:22 AM

Mr. Deagan
This email is in regard to the RV Park and Campsite that is being planned over here on C. R.
59.
My wife and myself are strongly opposed to having this approved.
we along with those all along C. R.. 59 moved this far away from the noise and traffic of town
and we feel that this will encourage more of both into our rural setting. It will also increase the
trespassing on our and other properties that border the National Forest that surrounds us due to
the folks that hike into the woods and then cut across our property to get back to a road.
The impact this R V site will have on the environment will be negative for the Elk, Deer, Wild
Turkey and other animals that live and breed here. The impact from hikers and people that
come here to walk their dogs and horse back riding,let alone all of the summer camping that
goes along the road in the National Forest is already heavy enough. We do not need to attract
any more ATV, UTV or off road motorcycle riders than we already have.
we strongly ask that this CUP be disapproved
L David Williams
Diana M Williams
4690 C. R. 59

Advisory Board on the Environment

Park County Planning Department
P.O. Box 1598
Fairplay, Colorado 80440

Phone: (719) 836-4254 ● Fax: 719-836-4268 ● E-mail address: jdeagan@parkco.us

R eferral R esponse
Comment Deadline Date:
Case #:

_20CUP-08

January 11th, 2021 Submitted Date: November 27th, 2020_

Case Name: Twisted Pines Commercial Campground_

Request: The applicant is requesting a conditional use permit to allow a Commercial Campground on a 41.02
acre Agriculturally zoned lot.
Legal Description: Part of the NE ¼ S19 T14 R72, addressed as 2318 C.R. 59, Guffey.
Date of Planning Commission Hearing:
Date of BOCC Hearing:

Tuesday, January 12th, 2021____________

To be determined._____

__X_____

We have reviewed this referral and find that it does comply with our specific organization’s
concerns.

___X____

We offer the following comments regarding this referral: Wildlife concerns: Please enforce
campers to use bear-proof trash and food storage cans, they only work when they are used.
Set a policies for: 1) no bird feeders to reduce attraction of bears and other wildlife, 2) pets
must be leashed at all times. Not shown on application but if there will be livestock areas –
horse corral - to serve horse trailer/campers use electric fence on the corral. Environmental:
Install a surface like gravel on the campground site to reduce erosion. Properly size the
septic/leach field for 19 campsites.

Signed: ___Amy Mitchell_________________________ Date:_____December 16,
2020_____________________________
Title: __ABE Chair Secretary________________________________

Public Works
Park County Planning Department
P.O. Box 1598
Fairplay, Colorado 80440

Phone: (719) 836-4254 ● Fax: 719-836-4268 ● E-mail address: jdeagan@parkco.us

R eferral R esponse
Comment Deadline Date:
Case #:

_20CUP-08

January 11th, 2021 Submitted Date: November 27th, 2020_

Case Name: Twisted Pines Commercial Campground_

Request: The applicant is requesting a conditional use permit to allow a Commercial Campground on a 41.02
acre Agriculturally zoned lot.
Legal Description: Part of the NE ¼ S19 T14 R72, addressed as 2318 C.R. 59, Guffey.
Date of Planning Commission Hearing:
Date of BOCC Hearing:

Tuesday, January 12th, 2021____________

To be determined._____

_______

We have reviewed this referral and find that it does comply with our specific organization’s
concerns.

_______

We have reviewed this referral and find that it does not comply with our specific organization’s
concerns for the following reasons:
____________________________________________________________________________
____________________________________________________________________________

______X_

We have reviewed this referral and find no conflicts with our interests.

_______

A formal recommendation is under consideration and will be submitted to you prior to
____________________.

_______

Please refer to the enclosed letter.

_______X

We offer the following comments regarding this referral:
_Public Works will conduct a brief traffic study to determine if additional signage may be
needed once operations have begun.

Signed: Greg Kasparek Date: 1/11/21
Title: __Right-of-Way Manager, Park County Public Works

Southern Park County F.P.D.
From:
To:
Subject:
Date:

Eugene Farmer
John Deagan
Re: 20CUP-08 (Twisted Pines Commercial Campground) Referral
Tuesday, December 15, 2020 3:20:46 PM

John,
I made a trip to that property (I think) there may be an issue with the address not being in
order. I will send this to Cindy and see if she can help. I visited with the guy at 2428
(schedule number 47592) and he said the property is north of him and the address 2318 should
be south of him. There is no address sign for 2318. The department is okay with this
condition use permit though I would like to see some kind of caution sign on County Road 59
as that is heavy traveled at speeds greater than the posted speed limit and I have had 2
vehicle wrecks within 1/4 mile of that location (there is washboard in the road that causes
vehicles to fishtail) and possibly a better fence to keep young kids out of the road way. Just
for your information I would expect the community (Guffey area) to be greatly against this.
Thanks
Eugene Farmer
Fire Chief
Southern Park County Fire & EMS
On Mon, Dec 14, 2020 at 4:42 PM John Deagan <JDeagan@parkco.us> wrote:
Please write or call with any questions.

John Deagan, AICP
Park County Planner
719 836 4254

20CUP-08

StatementOfTaxesDue
Account Number R0045929
Assessed To

Parcel 45929
LASS RICHARD H & JANE N TRUST
1679 CRYSTOLA RD
WOODLAND PARK, CO 80863

Legal Description
T14 R72 S19 NE4 LOT 1A AS DESC R624529 METES AND BOUNDS
Year
Tax Charge
2019
Total Tax Charge

Situs Address
2318 CO RD 59 GUFFEY 80820

Tax

Interest

Fees

Payments

Balance

$9.30

$0.00

$5.00

($14.30)

$0.00
$0.00

Grand Total Due as of 12/14/2020

$0.00

TR COLLECT

$5.00

Tax Billed at 2019 Rates for Tax Area 0020 - South Park County Fire
Authority
SOUTHERN PARK COUNTY FIRE
PARK COUNTY
PARK COUNTY ROAD & BRIDGE F
SCHOOL DISTRICT RE-2
SCHOOL DISTRICT RE-2 BOND
UPPER SOUTH PLATTE WATER
CENTER OF COLO WTR CON DIST
Taxes Billed 2019
* Credit Levy

Mill Levy
12.2700000
19.1713000*
0.8576000
14.6180000
3.5870000
0.1280000*
1.0000000

Amount
$2.21
$3.46
$0.15
$2.63
$0.65
$0.02
$0.18

51.6319000

$9.30

Values
GRAZING LAND - AG
Total

Actual
$614

Assessed
$180

$614

$180

AMOUNTS SHOWN ARE CORRECT AT THE TIME OF PRINTING.
ALL TAX LIEN SALE AMOUNTS ARE SUBJECT TO CHANGE DUE TO ENDORSEMENT OF CURRENT TAXES BY THE
LIENHOLDER OR TO ADVERTISING AND DISTRAINT WARRANT FEES. CHANGES MAY OCCUR AND THE TREASURER'S
OFFICE WILL NEED TO BE CONTACTED PRIOR TO REMITTANCE AFTER AUGUST 1.
TAX LIEN PAYMENTS:
1. MUST BE PAID BY CASH, CASHIERS CHECK, MONEY ORDER OR ONLINE AT WWW.PARKCO.US/TREASURER.
2. PLEASE PUT "ATTN:TAX LIEN" ON THE OUTSIDE OF THE ENVELOPE.
3. MUST BE RECEIVED IN THE OFFICE BY THE ABOVE DUE DATE. POSTMARKS NOT ACCEPTED.
4. PAYMENTS WILL ONLY BE ACCEPTED FROM THE OWNER, HIS AGENT OR ANY OTHER PERSON HAVING A LEGAL OR
EQUITABLE CLAIM AGAINST THE PROPERTY PER STATUTE CRS 39-12-103
Park County Treasurer
P.O. Box 638, Fairplay CO 80440
(719)-836-4334

Contact Information of Adjacent Property Owners
Daniel Eberling
and Camella Jantz
P.O. Box 253
Montezuma, KS 67867

Schedule # 47592

Martha Lange
P.O. Box 787
Divide, CO 80814

Schedule # 44314

Globe & Anchor Ranch
Schedule # 43049
2610 Old Broadmoor Rd
Colorado Springs, CO 80906

Legend
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(Est. Avg. Slope 3%)
Est. Avg. Slopes >20%
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Source: Esri, DigitalGlobe, GeoEye, Earthstar Geographics, CNES/Airbus DS, USDA, USGS, AeroGRID,
IGN, and the GIS User Community
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PARK COUNTY APPLICATION FOR CONDITIONAL USE PERMIT
for Recreational Vehicle Park and Campground
Park County Schedule #45929
Zoning: Agricultural
Physical Address: 2318 County Rd 59, Guffey, CO 80820
Those of us who are outdoor enthusiasts often find ourselves in some of nature’s most extraordinary
places. When there, who of us hasn’t had the thought that we could almost imagine what it looked like
hundreds of years ago when the Native Americans occupied this wild space? That’s what you feel when
spending time on this property and that is what we want our guests to feel as well.
Before we started our property search in earnest, we contacted the Park County Planning and Zoning
Department to seek guidance regarding the type of properties we should be looking for to give us the best
opportunity of obtaining the permitting we need. It was suggested that we find an agriculturally zoned
property that is not within a residential subdivision in order to minimize neighbor opposition. I will note
here that there is only one full-time resident on an adjacent property (Ms. Martha Lange) and on June 27,
2020, we sent her a courtesy letter informing her of our intentions to develop a small campground and
asked her to contact us with any feedback or concerns she may have so we could take those into
consideration during our planning stage. To date, we have not been contacted by her. The Planning
Department also suggested that we look for property that contains frontage on a major thoroughfare.
Based on that criteria, combined with its proximity to recreational activities, its beautiful views and lack
of covenants, we believe this lot to be the perfect property on which to pursue our venture.
Twisted Pines Campground, as we plan to call it, has an abundance of natural features with one of its most
prominent features being a Bristlecone Pine forest that runs between a lower and upper level. Because
its frontage on a main thoroughfare (County Road 59) will allow ease of access to all types of camping rigs,
we have decided to focus our development efforts on the lower level of the property. Regarding the upper
section, as the costs would be prohibitive to develop it at this time, we plan to leave it in its natural state
for our guests to explore and recreate on.
So, as soon as we get our approval to move forward, we will green light our contractors to begin the
development of the lower section’s meadow into our campground, utilizing the attached Site Plan as a
guide. As you can see, we plan to develop eighteen electric RV sites for our guests plus one for our camp
host. We plan to utilize native plants and natural hardscapes to create a sense of privacy and beauty
between each site. Our comfort station (see attached sample plan) will be a portable building that we’ll
finish out utilizing natural materials such as wood and rock so that it is in harmony with the natural
surroundings. Additionally, we plan to build a couple of small cabins for guest rentals and offer a few walkin tent sites situated in natural nooks within the wooded area for our more adventuresome guests.
As there is access to electricity on this property, we will work closely with our engineer and Intermountain
Rural Electric Association to ensure we have adequate power for each site. We will install a septic system
to service both our comfort station and a dump station for our guests to dispose of their sewage. To
provide an adequate water supply, we will utilize a large cistern with regular, potable water delivery to
service our comfort station.

We will also centrally locate a bear-proof dumpster with regularly scheduled pick up for our guests to use
and as an additional precaution to mitigate wildlife encounters, each campsite will have access to a bearresistant food storage locker. And finally, as an innovative way to provide an authentic camping
experience, we plan to have only gas fire pits at each campsite for guests to use instead of wood fires to
lessen the chance a stray spark may cause a forest fire.
In keeping with the county’s Strategic Master Plan, our endeavor will promote recreational activities on
agricultural land utilizing its scenic and historical qualities to attract new tourism dollars to the county. As
this property enjoys close proximity to Pike National Forest, we anticipate attracting a wide variety of
outdoor enthusiasts, including hikers, ATV/OHV riders and mountain bikers. We also anticipate attracting
guests to Twisted Pines due to its proximity to Park County’s premiere public fisheries, including the
Dream Stream and Eleven Mile and Spinney Reservoirs. Finally, with whitewater rafting on the Arkansas
River, the Royal Gorge and Cripple Creek all within a 45 minute drive, our guests will have many diverse
choices for adventure while enjoying their time with us.
Our ultimate objective with this venture is to provide an opportunity to share our love of wild spaces with
like-minded individuals and to create a safe and beautiful space in which to do it. We are confident that
our planned use for the land is in direct alignment with Park County’s Strategic Master Plan and we look
forward to partnering with the county to bring this vision to life.

Legal Description of Property
Township 14 Range 72

Topography Map of Property

Proximity to Recreational Opportunities
in Pike National Forest

Current Condition of Property via Satellite Image

There are no existing structures, wells or septic systems. Property is not currently being used.

Portable Comfort Station – Sample Plan

Bear Resistant Food Storage Locker example

