PARK COUNTY PLANNING COMMISSION
PLANNING DEPARTMENT STAFF REPORT
Planning Commission Hearing Date: August 27, 2019

To:

Planning Commissioners

Date:

August 15, 2019

Prepared by:

John Deagan, AICP; Planner

Case Number:

19ZON-05

Subject:

Red Canoe Holdings Rezoning

Request:

The applicant is requesting a rezoning from Residential and Mining
to Recreational Vehicle Park and Campground.

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

Red Canoe Holdings LLC
Same
Part of the south half of Section 12, Township 9 Range 78,
addressed as 405 County Road 19, Alma.
Residential and Mining
Residential and Mining (Park County); Residential (Alma) - a
zoning map is included as Attachment 1.
105 acres, with 50 acres subject to the rezoning application
Recreational Vehicle Park and Campground

Background:
Red Canoe Holdings LLC is proposing development of a fifty-acre recreational vehicle
park and campground on the subject lot, which is located just south of Alma. Roughly
ten acres, primarily on the west side of County Road 19, are proposed for development,
with the remainder to be used for passive recreation.
The developed area would contain seventy-two campsites divided into four areas,
identified by the letters A through D. Areas A and B would each contain twenty park
model recreational vehicles with self-contained water and wastewater tanks. Area C
would contain twenty-two sites for tent or RV camping, each with water and sewer
connections. Area D would contain ten Conestoga wagons, none with water and sewer
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connections. The applicant has secured a legal water supply from the Headwaters
Authority of the South Platte and has had a civil engineer prepare a preliminary design
for a wastewater treatment system.
Access for the developed area would be by driveways from County Road 19. Public
Works has stated that they have no concerns about the proposal, but two driveways
directly oppose one another instead of meeting the required fifty-foot setback.
Support facilities for the campsites would include a maintenance shop, a central checkin building with hot tubs, restrooms and laundry machines, a playground, a picnic
shelter, a community center for use by guests, a soft surface trail, and eight gas-fueled
community fire pits. The developed area will also have a fire hydrant system to be
approved by the Northwest Fire Protection District.

Land Use Regulations and Strategic Master Plan:
Each of the standards for approval of a Zoning Map Amendment (LUR Section 5-202,
page 9) is addressed, as summarized below.
A. In considering any petition for amendment of the Official Zoning Map, the
following standard shall govern. The applicant for the proposed
amendment shall bear the burden of proof and the resolution approving the
zoning map amendment shall be approved and adopted only if it is
demonstrated by clear and convincing evidence presented during the
public hearing that the following conditions or circumstances exist:
1. The property possesses the geological, physical, and other
environmental conditions that are compatible with the potential
uses permitted in the proposed zone district; and
The lot does not contain any known geologic hazards. It does contain
a special flood hazard area and wetlands, but no development is
proposed in those areas.
Estimated average slopes are between ten and seventeen percent.
These grades will not prevent development.
2. The property has a reasonably certain right of permanent legal
access permitting vehicular ingress and egress from the property
to the public thoroughfare; and
The property has frontage along County Road 19, a public right-ofway.
3. 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; and
Built access to the lot will have to meet County driveway standards.
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4. The potential uses of the property within the proposed zone
district are compatible with other properties within the
immediately surrounding area; and
Adjacent land uses are residential and vacant, along with a sewage
treatment plant and a mining operation on the other side of the
highway. Campsites are set back at least one hundred feet from all
adjoining lots (with the exception of a 200-acre parcel adjacent to the
southwest) and, with appropriate conditions, any impacts from noise
and light are anticipated to be minimal. Visibility into and out of the lot
is limited by heavy tree cover.
5. At least one of the following:
a. The rezoning, as proposed, is consistent with the advisory
provisions of the Park County Strategic Master Plan; or
The rezoning is consistent with the following advisory provisions
of the Park County Strategic Master Plan:
Strategy L (p. 44): Consider rezoning land to commercial/nonresidential use if the proposed development includes adequate
water and sewer, if it is proposed on a historic
commercial/nonresidential site, if it supports the relevant goals
and strategies in this master plan and if impacts on nearby
residential neighborhoods are adequately considered and
mitigated.
The proposed development has a water right and preliminary
wastewater treatment design. Piles of cans seen during the site
visit indicate that it has been used for non-residential purposes
in the past. It supports Strategy M (below) and impacts on
nearby residential neighborhoods are addressed in the
recommended conditions of approval.
Strategy M (p. 45):
development…in Alma.

Encourage

and

support

business

Guests of the proposed development can be expected to visit
Alma for any shopping needs as it is the nearest commercial
area.
b. The rezoning, as proposed, is supported by circumstances
and conditions within the immediate area which have
changed since the adoption of the Park County Strategic
Master Plan; or
Not Applicable.
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c. The rezoning,
Development
Not Applicable.

as

proposed,

is

to

a

Planned

Unit

Impact Analysis:
The risk of bear conflict is significant. Recommended conditions of approval require
that all trash storage be bear-resistant and that the applicant consult with Colorado
Parks and Wildlife regarding reducing human-bear conflict.
Wildfire risk is a matter of concern. Recommended conditions of approval require
Northwest Fire Protection District approval of cleared areas around fire pits and ongoing
compliance with any restrictions on fire use.
Erosion and sedimentation into the river is a matter of concern. The applicant should
provide County staff with an engineered drainage, erosion, and sedimentation plan prior
to issuance of any development permits.
Trespass onto adjacent lots may be a problem. A recommended condition of approval
requires fencing and signage to deter this.

Recommendation:
Based on the foregoing, staff recommends that the Rezoning be approved with the
following conditions:
1. Prior to hearing of the application by the Board of County Commissioners, the
opposing driveway intersections with County Road 19 are offset as required by
the Environmental Health Department.
2. Prior to issuance of any development permits, an engineered drainage, erosion,
and sedimentation plan is approved by the Planning Department.
3. Prior to issuance of any development permits, the applicant consults with
Colorado Parks and Wildlife regarding the mitigation of any potential human-bear
conflicts.
4. Prior to operation of the campground, perimeter fencing consisting of four strands
of smooth wire with posts no more than twelve feet apart is completed around the
perimeter of the rezoned area. This fencing shall be inspected and repaired as
necessary to maintain its integrity. “No trespassing” signs shall be posted along
the fencing.
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5. Prior to operation of the campground, the Northwest Fire Protection District shall
give written confirmation to the Planning Department that the defensible space
around fire pits meets their requirements. All fire pits shall only be gas-fueled.
6. All fire bans and other restrictions on fire use shall be diligently enforced by
campground staff.
7. All outdoor trash storage shall be in bear-resistant containers.
8. All outdoor lighting shall comply with County regulations regarding light trespass.
9. The use of generators to provide electric power shall be prohibited between the
hours of eight p.m. and eight a.m.
10. The soft surface trail shall be for the use of pedestrians only and no vehicles of
any sort shall be permitted on it, except for wheelchairs and similar devices
designed to increase the mobility of disabled persons.
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