Red Canoe Campground is a recreational lodging community that offers a variety of
lodging options for limited periods of time, and serves to enhance and support the
unique and high alpine character of Park County. We have worked to understand the
needs of Park County and it’s master strategic plan, and have met with numerous county
and district employees to understand concerns, needs and requirements of
development. We believe the benefits, listed below, provided by our venture are
significant and align with the county’s strategic plan.
The benefits to Park County, Alma, Fairplay and other nearby communities include:
• Job growth
• Increased tax revenue – sales and property
• Supports other Park County businesses
• Increased tourism dollars created and kept in Park County
• Maintains significant open space
• Potential short-term/seasonal accommodations
• Addresses the need for additional camping/RV sites in Park County
We will be providing guests with area business directories/maps for dining, shopping,
recreational outfitters and outdoor adventure areas, as well as wildlife/fishing
regulations. We have met with many business owners in both Alma and Fairplay during
the past year. Every business owner in Alma and Fairplay that we have spoken with has
supported this project (with the exception of one owner who didn’t oppose our project,
however is not looking to grow her business). Several have said they have seen more
businesses close than open during their time in Alma, and are excited to see us bring
potential customers/clients to the area, and you have letters from some of them.
The Town of Alma borders the northern and a small part of the eastern edge of this
property, and Highway 9 borders the remaining eastern edge, however NONE of this
land is proposed development at this time. Single-family lots and larger undeveloped
parcels are located to the west and south beyond our ‘buffered’ acreage. County Road 19
bisects the property from north to south. Park Hill Road (County Road 10) sits north of
the northern piece of the parcel we are proposing for rezoning again with a ‘buffered’
zone between our development and CR 10, and County Road 12 crosses the property at
the south.
The terrain gently slopes up from east to west and is heavily treed. The Middle Fork of
the South Platte River flows from north to south along the entire eastern section of the
property. The northwest corner of the property is primarily steep slopes and will
remain undeveloped, while the areas adjacent to the river are dominated by wetlands,
and all setbacks will be in compliance with Park County and Army Corps of Engineers
regulations. There will be no construction within the wetlands area.
In reviewing the Planning Commission deliberations from the June 11th rezoning
application and hearing, the Commission agreed that we met all the legal requirements
for an approval, however there was concern over compatibility with directly adjoining
and surrounding neighbors.

With the specific issue of compatibility in mind, we have made significant changes to our
site plan and business model, and have asked to come back to the Planning Commission
with our new plan, as opposed to going before the Board of County Commissioners at
this time.
•
•
•
•
•
•

A 50% reduction in the rezone request acreage, from over 100 acres to
approximately 50 acres, leaving the rest of our original requested zone change
acreage as residential zoning
50 acres of ‘buffer zones’ to our directly adjoining neighbors, which will remain
residential zoning
60% fewer lodging sites
NO wood-burning fire pits
Two septic systems/leach fields, as opposed to three
We have reduced our sites that would have been available to tents and
recreation vehicles by 105, from 127 to 22. Those sites are in the center of
our site plan. This land is heavily treed and the line of sight is typically less than
75 feet. We have significantly insulated this area visually from all neighbors’
property.

Several people spoke at the June 11th hearing, citing concerns of proximity of trails to
their land, especially as they are often unoccupied (of the 26 directly neighboring
properties to our original parcel, 23 of those have their property taxes mailed to other
counties and states, as many are second homes, or vacationing properties with mobile
homes or RVs) and spoke of concerns of fires, trespassing or vandalism. We have
worked to insulate those parcels significantly by lessening the size of our
development, and leaving large residential zone ‘buffers’. We now have only 5
direct neighbors to the development zone, and only 2 of those are parcels with homes.
The pricing for rentals/sites will preclude both low-income and transient campers, and
we do not believe neighbors have cause to fear vandalism.
Another compatibility concern was the potential of wildfires starting from our woodburning fire pits. We now have NO wood-burning fire pits, and only a handful of
community gas fire pits (none at individual sites), which do not emit embers or sparks
and can be turned off instantly and during fire bans that might disallow them.
Additional traffic on County Road 19 was a concern by some, specifically RV traffic.
Currently there are only 5 county parcels that open onto CR 19 (only 1 of those is a fulltime resident, the other 4 are all currently owned by residents of other counties and
used as second/vacation properties). It should be understood CR 19 is approximately
.90 miles in length, and our parcel runs that entire length of road. While we hear the
concern of someone who recently built a house that sits 20-30 feet off the road, it seems
unrealistic to think that an undeveloped property with over 100 acres in which that road
lies within, would not at some time face development and therefore increased traffic.
However with compatibility concerns in mind, by decreasing our overall site numbers
by more than 60%, and the potential recreational vehicle number by more than 85%, we
are now looking at significantly less traffic, and substantially fewer recreational vehicles

on CR 19. We are prepared to work with the county to help maintain the quality of CR
19.
In terms of the larger discussion of compatibility with neighboring properties and
compatible development projects, please bear in mind our direct neighbors also include
the sanitation ponds/sewage plant, a large and active quarry, a power station, and
Highway 9. Those commercial and industrial neighbors are also our neighbors’
neighbors. While we are a commercial venture, we are not industrial…. we are a lowimpact recreational and lodging use.
During our hearing, it was suggested that we annex into the town of Alma and develop
residentially, in part for compatibility. It should be understood the current minimum lot
size in Alma is 7,500 square feet. With that density, this land could be developed into
more than 450 homes, which creates far greater impact on the area, wildlife and
surrounding neighbors than our plan.
Red Canoe Campground has been approved for a water augmentation plan with
Headwater Authority of the South Platte, and is approved for a well permit from the
Colorado Division of Water Resources. They have reviewed our new site plan and
determine our water usage to be less than the previous, with no new types of usage. We
have worked with septic engineers to create a system that utilizes two 2,000 gallon
tanks and two leach fields located in the proposed site development (reduced from our
original plan of three). If required, we will have a separate smaller system for hot tub
water treatment. The well water will be treated for consumptive purposes in
accordance with state health requirements. Colorado Division of Water Resources
reviewed our augmentation plan for our well, and provided written comment that they
have ‘no concerns’ with our augmentation and water plan. With the augmentation plan
and professionally engineered septic system, we return 100% of our water usage to
the ground and river, whereas residential septic systems return only approximately
90%.
The campground will offer a variety of lodging options as described below:
• There will be no lodging within the check-in building.
• The cabins in Areas A and B are RV park models, engineered and constructed to
meet the snow load zone requirements. Each cabin will have a kitchen/kitchenette
and full bathroom, thus we have no community restroom facilities in areas where
cabins are located. Each of these cabins have square footage of less than 399 sq ft.
• The covered wagons in Area D will be available to rent mid-May through midOctober (weather permitting). Each is equipped with a bed and bunkbeds, which
have power but no water. They are located near the lodge, which could be used for
refuge if adverse weather conditions necessitated cover. There will be a sealed
vault toilet (ADA compliant) near the wagons for convenience, and full-service
showers/bathrooms in the lodge.
• Area C consists of 22 campsites will be available for all types of camping (from tents
to recreational vehicles). Hook-up services will be available for all campsites.

•

There will be NO wood-burning fire pits anywhere on the property. We will install
gas community fire pits near the lodge, community center, covered wagon area,
cabin areas, and camping areas.

The community center will be available for guests to rent for family reunions, small
weddings, and corporate retreats. We will NOT be applying for liquor or food licensing.
Per Park County RVC zone comfort station requirements, the check-in building will have
a minimum of 4 toilets for women, a minimum of 2 toilets and 2 urinals for men, 3
lavatories for each gender, and 2 showers for each gender. Each gender will have an
ADA compliant shower, toilet and lavatory.
We have worked with Northwest Fire and will be installing fire hydrants and fire
suppression systems as determined by them per final building/site plans. A holding
tank(s) to ensure adequate water pressure for hydrants will also be constructed per
their requirements. We have worked with Captain Trent Smith since the inception of
the plan design to ensure we meet and/or exceed all fire and emergency requirements.
Eco-friendly management and green-building principles will be implemented
throughout the development project and ongoing maintenance and use. All buildings
are one level and will meet all ADA requirements. We ask that the type of fencing
required by Park County be determined in conjunction with Colorado Parks and Wildlife
guidance. Private property signage will be posted as necessary to delineate property
lines and deter trespassing. We have met with Tyler Stoltzfus of Colorado Parks and
Wildlife to understand the wildlife in the area and ensure we are following their advice,
requirements and guidance on all items related to wildlife, and we will continue to work
with them for best practices. We are not developing in any threatened or endangered
species’ habitat, and provide ample space for wildlife to continue to move across the
land and to the river. All outdoor trash containers will meet bear-resistant regulations.
Signs will be posted for guests throughout the campground with directions for securing
trash and area wildlife information. Dogs will be required to be leashed at all times on
the campground, and may not be left unattended outside, or inside soft-side
structures/tents.
We will significantly exceed Park County regulation of a minimum of 25% of the gross
land area being reserved for recreational and community use by our guests. The parcel
we are requesting rezoning of is approximately 50 acres, and approximately 75% of that
will remain open space. We have designated recreational use areas within the
development area (ie. playground, yard games, picnic shelter), and we will allow fishing
by our guests on the South Platte and Mosquito Creek that is on our parcel, with those
guests needing to adhere to Colorado Parks and Wildlife fishing regulations. We will
have soft surface trails throughout the property that is zoned RVC (not within the
residential acreage we have left as a buffer), allowing guests to hike and snowshoe yearround. We will not allow any guest ATV vehicles or dirt bikes to be driven/ridden
anywhere on the property.

We understand Planning Commission Board members no longer do site visits, so we ask
you to examine the photos taken by Park County Planning staff to understand the tree
density, sight distances, topo of the land, and how insulated the development pocket is
from adjoining properties.
Red Canoe Campground is eager to proceed with the development of the proposed
building area, and anticipates the site plan and building permit submittals to Park
County in fall/winter of 2019. We have worked diligently to create a site plan that
provides a positive experience for our guests, while giving any adjacent property owners
privacy and substantially greater than required minimum setbacks, as well as setting
aside acreage that remains residential zoning as buffers for neighbors from our guests.
Principal Uses:
•
•
•
•

Cabin lodging (RV park model cabins not to exceed 399 square feet)
Covered wagon camping
Tent camping
Recreational vehicle camping

Accessory Uses:
• Main lodge (Check-in, general store, laundry, bath house/restrooms, office,
guest community room)
• Trails for guest use located within the RVC zoning (walking/hiking in
summer, snowshoeing in winter)
• Open space
• Playground
• Hot tub
• Community center for guests
• Community gas fire pits
• Dog park
• Parking areas (located near lodge, community center, maintenance)
• Recreation areas (yard games, shuffleboard, etc)
• Maintenance building
• Vault toilet/restroom in covered wagon area
• Picnic shelter
Maximum number of sites: 22 camping sites
40 cabins
10 wagons
Maximum building height: 35’ 0”
Parking requirements: Minimum 1 vehicle per site
All setbacks and parking requirements will comply with county standards.

