Archuleta County Development Services Department
ARCHULETA COUNTY PLANNING COMMISSION AGENDA
County Commissioners Meeting Room, 398 Lewis Street
Public is welcome and encouraged to attend.

REGULAR PLANNING COMMISSION MEETING FOR SEPTEMBER 25, 2019, 6:00 PM
ROLL CALL
CONSENT:
OLD BUSINESS:
Continued Public Hearing For Crowley Ranch Tract B PUD Development Plan
(PLN19-370)
Kelley Barsanti, KEL-CAM, Inc., of Redlands, CA, represented by Ron Barsanti of
Pagosa Springs, has applied for a PUD Development Plan by rezoning Tract B, Replat
of Crowley Ranch Reserve Phase 1, at 25550 S. US HWY 84 (to be re-addressed on
Ronnie’s Ct.). The property is zoned PUD with no specific plan (no covenants in place).
The proposed Development Plan will establish standard Agricultural and Commercial
uses in conformance with the Archuleta County Land Use Regulations, with
modifications (case file PLN19-370). This item was opened and continued at the
meeting of 8/28/19.
Documents:
PLN19-370 CROWLEY_TRB_DEVPLAN-PC_20190925_STAFFREPORT.PDF
A1A-PLN19-370 AREAMAPS.PDF
A1B-PLN19-370 VICINITYMAPS.PDF
A2A-REVIEW-PUBLIC_COMMENT_PC_UPDATED.PDF
A3A-PLN19-370 NARRATIVE_CCRS_CDOT_H2O-20190731.PDF
A3B-NARRATIVE_EXHIBITS_20190828.PDF
A4-PLN19-370 ILC_20190116.PDF
A5-PLN19-370 PROPOSED_DEVELOPMENT_PLANTABLES_1AND2AND3_20190906.PDF
NEW BUSINESS:
Public Hearing Of Lob Lolly Pit Renewal Major Sand & Gravel Permit On Pt. S16
& S21 T33N R5W, At 12577 State Highway 151, Arboles (PLN19-413)
Steve & Joyce Wright, Arboles Sand & Stone LLC, represented by Nathan Barton, PE,
Wasteline, Inc., have applied for the Lob Lolly Pit Renewal Major Sand & Gravel Permit,
to renew an existing permit approved in 2009, for two tracts: approx. 94 acres in
S½NW¼ & pt. S½NE¼ Sec 21 T33N R5W west of HWY 151, and approx. 87 acres in
SE¼SW¼ & pt. S½SE¼ S16 T33N R5W NMPM west of the Piedra River (PLN19-413).
The property at 12577 & 12577C State Highway 151, Arboles, CO, is zoned Industrial (I)
and Agricultural/Ranching (AR).
Documents:
19-413 LOBLOLLY_SNG_PC-20190925_STAFFREPORT.DOCX
A1A-PLN19-413 AREAMAPS.PDF
A1B-PLN19-413 APPLICANT_MAPS_20190820.PDF

and Agricultural/Ranching (AR).
Documents:
19-413 LOBLOLLY_SNG_PC-20190925_STAFFREPORT.DOCX
A1A-PLN19-413 AREAMAPS.PDF
A1B-PLN19-413 APPLICANT_MAPS_20190820.PDF
A2-PLN19-413 REVIEWS.PDF
A3-PLN19-413 LOBLOLLY_RENEW-NARRATIVE_20190820.PDF
A4-PLN19-413 LOBLOLLY_RENEWDRMS_RECLAMATION_PERMIT_20190819.PDF
A5A-2008-02SG ARBOLES SAND AND STONE-LOB LOLLY APPROVALLET_20090527.PDF
A5B-2008-02SG LOB LOLLY APP.PDF
A5C-2008-02SG REVIEWS LOB LOLLY PIT.PDF
A5D-LOB LOLLY CO DRMS APP 2008.PDF
Public Hearing Of AT&T Wireless Tower Conditional Use Permit (CUP) On Lot 19
Replat Of Village Service Commercial At 80 Bastille Dr. (PLN19-419)
AT&T Wireless, represented by Justin Causey, Md7 LLC, has applied for a Board
Conditional Use Permit for the ATT Wireless Tower CUP, on Lot 19 Replat of
Village Service Commercial at 80 Bastille Dr., Pagosa Springs, CO (PLN19-419),
property owner Pagosa Secure Storage LLC. The property is zoned Commercial
(C). The proposal is for a 90’ tall CMRS monopole, with concurrent requests for
Variance from the maximum height of 40’ in the Commercial zone and from paving
on a paved street (PLN19-420).
Documents:
PLN19-419 ATT_WIRELESS_CUP_PC-20190925_STAFFREPORT.PDF
A1-PLN19-419_420 AREAMAPS.PDF
A2-REVIEW_ENG.PDF
A3-PLN19-419_420 ATT_WIRELESS PROJECT NARRATIVE.PDF
A4-PLN19-419_420 ATT_WIRELESS_TOWER-PLANS_20190822.PDF
MEMBER COMMENTS
NEXT MEETING:
l
l

Policy Meeting October 9, 2019
Regular Meeting October 23, 2019

ADJOURN
Please Note: Agenda items may change order during the meeting; it is strongly
recommended to attend the meeting at the start time indicated.

Archuleta County
Development Services—Planning Department
1122 HWY 84
P. O. Box 1507
Pagosa Springs, Colorado 81147
970-264-1390
Fax 970-264-3338
MEMORANDUM
TO:

Archuleta County Planning Commission

FROM: John C. Shepard, AICP; Planning Manager; Flora Goheen, Planning Technician
DATE: August 28, 2019; Continued to September 25, 2019
RE:

Crowley Ranch Tract B PUD Development Plan (PLN19-370)

EXECUTIVE SUMMARY

Kelley Barsanti, KEL-CAM, Inc., of Redlands, CA, represented by Ron Barsanti of Pagosa Springs,
has applied for a PUD Development Plan by rezoning Tract B, Replat of Crowley Ranch Reserve
Phase 1, at 25550 S. US HWY 84 (re-addressed as 270 Ronnie’s Ct.). The property is zoned PUD
with no specific plan (no covenants in place). The proposed Development Plan will establish
standard Agricultural and Commercial uses in conformance with the Archuleta County Land Use
Regulations, with modifications (case file PLN19-370).
This item was opened for public hearing at the Planning Commission’s meeting on August 28th,
and continued to September 25th.

REVIEW PROCEDURE

The Archuleta County Land Use Regulations (Section 3.1.6) provides for the Planned Unit
Development (PUD) zone district as a flexible and innovative alternative to standard zoning
districts. New development in the PUD zone requires a Development Plan, which outlines
detailed standards such as use, setbacks, density, etc., as they may depart from typical
standards. A Development Plan is adopted by a Rezoning application, as provided in Section
3.1.7. Applicants completed a Pre-Application Conference on November 9, 2018.
Public notice was published in the Pagosa Springs Sun, posted on site, and mailed to adjacent
property owners (500’ radius) as required, and posted at the entrance of Crowley Drive from
HWY 84 in addition.

DISCUSSION

Crowley Ranch Reserve was originally platted in 1990 as a conservation development on the
historic Tierra Amarilla land grant near Chromo on US HWY 84 south of the Navajo River.
Relatively small circular building envelopes were surrounded by common lands in open space
owned by the Crowley Ranch Reserve Homeowners’ Association. A re-plat approved by the
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Board of County Commissioners in 1993 reduced the number building envelops in Phase I and
giving them more fee simple area. Originally, the 3.08-acre Tract B was intended to be
dedicated for public purposes, at the intersection of Crowley Drive and US HWY 84. The re-plat
created a 5-acre Tract C along County Rd 382, where the Fire Station is now located, which
apparently fulfilled the public use obligation for the Major Subdivision. (The open space was
apparently counted as a public purpose for the later phases.) Tract B was exempted from the
Crowley Ranch covenants by the developer (which included Mr. Barsanti). A small modular
building on Tract B has served as a Real Estate Office for the Crowley Ranch development.
Crowley Ranch Reserve Phase III was approved in 1997 and developed southeast of Phase I (a
35-acre survey west across US HWY 84 is also known as Phase II). Crowley Ranch Reserve Phase
IV was then approved in 2005, behind the earlier phases. At that time, CDOT required the
original Crowley Drive to be relocated southeast of the original location, cutting off direct access
from HWY 84 to Tract B and the real estate office relying on “backage” access via the relocated
road. The 2003 CDOT Access Permit anticipated:
• Maximum 84 single-family dwellings
• A 60-seat restaurant
• 4,000 sq. ft. general office building
• Hot springs and spa (max. occupancy 20)
The dead-end serving Tract B was recently renamed Ronnie’s Ct. by Board Resolution 2019-68.
The Archuleta County Community Plan provides for Low-Density Residential Areas (primarily
agricultural) and Village Centers such as Chromo, where further development may be
appropriate if (and when) infrastructure can be provided. The 2001 Future Land Use Map
includes a red star for the Chromo Village Center generally centered on the historic one-room
country school, where the HWY 84 crosses the Navajo River near the intersections of County Rd
382 & 391. This is also the general location of the historic store and post office, approximately 2
miles below Crowley Ranch Reserve. The Community Plan encourages innovative economic
development that is compatible with existing land use.
•
•

•
•
•

Policy 4.1—Archuleta County provides a rich environment for entrepreneurial activity,
and retention and expansion of local business.
Policy 6.1—Encourage the design and location of new development to minimize the
impacts on Archuleta County’s rural and scenic character, wildlife habitat and mountain
vistas.
Policy 6.2—New development will be compatible with adjacent, existing agricultural
uses in rural areas.
Policy 6.4—Encourage development on existing, platted lots and discourage subdividing
large parcels.
Policy 6.6—Locate new commercial development in designated areas to minimize
commercial strip development.

Section 3.1.6 of the Archuleta County Land Use Regulations provides for Planned Unit
Development (PUD) referring to both a type of customized zoning district, and a type of
customized subdivision. The Crowley Ranch Reserve Phase I plat pre-dates the unified Land Use
Regulations by many years, but is the sort of development contemplated as a PUD. Then when
county-wide zoning was adopted in 2006, while much of the Chromo area was zoned
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Agricultural/Ranching (AR), the Crowley Ranch Reserve development was classified as a PUD
Zoning District, the only developed PUD on Highway 84. As described in Section 3.1.6.1, the
PUD zone is intended to be generally consistent with the High Density Residential Future Land
Use designation, such as in much of the Pagosa Lakes Property Owners Association. However,
Section 3.1.6.4 also provides for a Conservation PUD in AR zoned areas such as the Chromo
area.
For those previously developed subdivisions zoned PUD, the existing covenants were
incorporated informally by reference. For parcels zoned PUD without covenants in place in
2006, any new development is predicated on approval of a “Final PUD” Development Plan
designating Development Standards, which is the process under consideration in this proposal.
Applicant’s Development Plan
Applicant describes their proposed PUD Development Plan for Tract B in their Narrative. In
summary, they propose allowed land uses in reference to standard Agricultural, Residential,
Commercial, Industrial, Recreational and Other land use categories allowed in Agricultural and
Commercial zoning districts by Table 3: Uses by Zoning District, in the Archuleta County Land Use
Regulations as currently revised, with modifications. Any proposed use would go through Land
Use Permit review as specified in the proposal, as Use by Right, Conditional Use, or Board
Conditional Use.
The proposed PUD Development Plan also references the standard Commercial dimensional
standards in Table 4: Zone District Standards, with modifications. Otherwise, the standard
Development Standards in Section 5 would apply for the type of use (i.e. Agricultural vs.
Commercial) proposed in the future.
Approval Criteria
Approval Criteria for a Planned Unit Development are outlined in Section 3.1.6.3:
(1) The location, character and intent of the PUD shall be consistent with the Community
Plan.
(2) The PUD shall be compatible with the scale, intensity and type of uses located on
adjacent property.
(3) The PUD shall preserve at least fifty (50) percent of the area as open space.
(4) The PUD shall provide for variety in housing types, price and ownership forms.
(5) The PUD shall provide pedestrian ways throughout the PUD that allow residents to walk
safely and conveniently among areas of the PUD.
(6) The design and layout of the PUD shall protect unique natural features and will not
cause significant degradation of the environment.
(7) The PUD shall not have a significant adverse effect on the capability of local government
to provide services or exceed the capacity of service delivery systems.
(8) The layout and design of the PUD shall preserve views and vistas, construction on
ridgelines that are visible from major roadways or residential development shall be
prohibited, and the design of the activity shall be compatible with the surrounding
natural environment.
(9) The PUD shall provide recreational opportunities and amenities to residents of the PUD.
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(10) Each phase within a PUD shall be planned so that failure to proceed to the next phase of
the PUD will not have a significant adverse impact on the PUD or its surroundings.
Section 3.1.6.4 provides for a Conservation PUD, including:
(5) Subdivided lots created through the Conservation PUD process shall be screened,
clustered or distributed in such a manner as to minimize any visual and/or
environmental impacts, maximize access to and use of existing roads and utilities, and
maintain the rural character of the area.
In a PUD, the Board of County Commissioners may waive or modify specifications, standards and
requirements such as density, setbacks, height restrictions, land dedications, improvement
standards and related requirements that would be otherwise applicable to a particular land use
or zoning district.
Application Review & Public Comment
This application was referred to local utilities for review, as provided in Section 2.2.5.
Comments received at this time include:
• County Engineering noted Crowley Drive is a private road (dedicated on the plats to the
Owners Association for public use).
• CDOT Region 5 noted that the commercial activities noted in the 2003 Access Permit will
need to be amended before further development of Tract B. At that time, the Applicant
would at minimum need to provide a brief narrative describing specific activities.
• Pagosa Fire Protection District had no objection.
The Crowley Ranch Reserve Owners Association Board of Directors and several Crowley Ranch
property owners submitted comments (Appendix B) in opposition to the proposed PUD
Development Plan. The Owners Association contends that:
1) Applicant misrepresented CRROA support. While staff always encourages developers to
seek the Owners’ Association support prior to application, it is not required where
covenants are not in place.
2) Applicant misrepresented current, past and future use of the property. The Application
is clear that the existing Real Estate Office is a pre-existing Commercial land use under
the zoning and the CDOT access permit included commercial uses. They also are
following the proper procedures to establish Development Standards for future use—
whether those proposed Standards are appropriate is the subject of the public hearings.
3) Conflicts with the Archuleta County Community Plan. The Community Plan is
aspirational and open to interpretation. While the proposed Development Standards
could be considered Mixed Use encouraged for a Village Center, the plan is vague on
how broad an area is covered by the Village Center star on the map.
4) Conflicts with the Archuleta County Land Use Regulations. Mixed use is a primary
feature of a Planned Unit Development, but not as clearly considered as a Conservation
PUD. The process for adopting covenants by reference, and the conflict between standalone PUD mapping and provision for Agricultural/Ranching underlying zoning do need
to be resolved but that should not be the responsibility of the Applicant.
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5) Conflicts with the Regional Parks, Recreation, Open Space and Trails Master Plan. This
award-winning plan was adopted in 2007, but has not been updated or reviewed in
some time.
6) Potential unforeseen consequences. The Owners Association and property owners
expressed concern that the Board and/or Administration may reduce the rigor of review
(or simply eliminate permitting) for Change of Use of non-residential property.
7) Concerns with Land Uses in Table 1. The Owners Association objected to certain listed
uses:
• Marijuana Establishments (Industrial Use by Right)
• Bar or Tavern (Commercial Use by Right)
• Mobile Home Park (Residential Board Conditional Use)
• RV Park (Recreational Conditional Use)
• Campground (Recreational Conditional Use)
• Gasoline Station (Commercial Conditional Use)
• Large Retail/Service >25,000 sf (Commercial Board Conditional Use)
• Truck Stop (Industrial Conditional Use)
• Vehicle Minor Repair (Commercial Board Conditional Use)
• Vehicle Major Repair (Industrial Board Conditional Use)
8) Reasonable expectations of property owners. Phase I of Crowley Ranch Reserve was
platted in 1990, well before zoning was anticipated in Archuleta County. Tract B was
specifically exempted from the covenants by the developer. It could be argued that at
this time, there is no use restriction in place—the property owners are voluntarily placing
themselves within the land use restrictions proposed.
The criteria in Section 3.1.6.3 of the Land Use Regulations guide a decision to approving a
Planned Unit Development (PUD), along with Section 3.1.7.3 for Rezoning. Applicant provides
their case for the proposal in their Narrative (attached).
Staff has reviewed comments received to date, and has drafted some changes in a revised
Development Plan as a compromise proposal:
1) In Table 1, move Vineyard and Tasting Room from Commercial to Agricultural Use as
Conditional Use. This and other new uses—Small Scale Ag Processing, On-Farm Retail
Sales, Micro-Brewery & Tap Room—are not currently defined in Section 11.
2) In Table 1, adjust uses to which the Owners Association objects.
• Prohibit Marijuana Establishment, Large Retail/Service, Truck Stop, or Vehicle
Major Repair
• Remove Mobile Home Park (minimum 5 acres in Table 4)
• Prohibit Recreational Vehicle Park (minimum 5 acres in Section 5.5.5.2),
• Increase review for Bar or Tavern, Micro-Brewery & Tap Room, Gasoline Station,
and Mixed Use to Board CUP, to allow potential for Mixed Use development
providing local services; Vehicle Minor Repair (often a necessary local service) is
proposed as a Board CUP.
• Restore short-term rentals to Administrative Conditional Use (same Vacation
Rental permit as everywhere else in the county).
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3) In Table 2 (referencing Table 4), adjust setback to meet the standard Highway 84
Landscape Buffer of 40’.
After the Planning Commission’s public hearing was continued, staff continued to work with
Applicants to refine their proposal, and with the Property Owners association to seek consensus.
Working with Applicants, staff have drafted proposed definitions based on land use regulations
in communities with active value-added agricultural operations, including Sonoma County,
California:
•

•
•

On-Farm Retail Sales (in contrast to the more temporary Farm/Ranch Stand): A small
retail facility for sales of raw and processed agricultural products, principally grown onsite. Goods grown and/or processed off-site may be permitted as Accessory to the
Principal use.
Small Scale Ag Processing: A small processing facility for agricultural products produced
principally on-site, as an alternate to typical Light Industrial processing.
Vineyard and Tasting Room: On-farm production and processing of grapes, grape juice
and/or vinous spirits. May include a retail food facility in which one or more agricultural
products grown or processed in the County, including alcoholic beverages, may be
tasted and sold (i.e. small-scale winery).

The Planning Commission and staff had also previously considered modifications to Industrial
(processing) and Restaurant definitions and development standards for breweries, wineries and
distilleries. Modest modifications were adopted with Text Amendments in May 2018, including
provisions for Micro-breweries as Light Industrial uses.
•

Micro-Brewery and Tap Room: Facility for production of less than 15,000 barrels of
beer annually, as an alternate to typical Light Industrial processing. May include a retail
food facility where alcoholic beverages produced on-site are sold. Sale of beverages
produced off-site may be permitted as Accessory to the Principal use.

RECOMMENDATION AND FINDINGS

If based on evidence provided, the Planning Commission concludes the Application meets
criteria for approval, then staff recommends the Planning Commission find that:
A. The application does meet the review criteria for development in a Planned Unit
Development (PUD) zone, in Section 3.1.6 of the Archuleta County Land Use
Regulations, and
B. The application does meet the review criteria for rezoning, in Section 3.1.7 of the
Archuleta County Land Use Regulations, and
That the Planning Commission recommend approval of the PUD Development Plan by rezoning
Tract B, Replat of Crowley Ranch Reserve Phase 1, at 25550 S. US HWY 84 (to be re-addressed
on Ronnie’s Ct. (PLN19-370), with the following conditions:
1. Table 1 “Proposed Permit Type by Use” of the proposed Tract B PUD Development Plan
shall be as revised by Staff.
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2. Table 2 “Proposed Zoning Standards” of the proposed Tract B PUD Development Plan
shall be as revised by Staff.
3. Table 3 “Definitions” of the proposed Tract B PUD Development Plan shall be as revised
by Staff.
OR
If based on evidence provided, the Planning Commission concludes the Application DOES NOT
MEET criteria for approval, then staff recommends the Planning Commission find that:
C. The application does NOT meet the review criteria for development in a Planned Unit
Development (PUD) zone, in Section 3.1.6 of the Archuleta County Land Use
Regulations, and
D. The application does NOT meet the review criteria for rezoning, in Section 3.1.7 of the
Archuleta County Land Use Regulations, and
That the Planning Commission DOES NOT recommend approval of the PUD Development Plan
by rezoning Tract B, Replat of Crowley Ranch Reserve Phase 1, at 25550 S. US HWY 84 (to be readdressed on Ronnie’s Ct. (PLN19-370).

PROPOSED MOTION

I move to recommend APPROVAL of the Crowley Ranch Tract B PUD Development Plan, with
Findings A & B and Conditions #1-3 of the staff report.
OR
I move to recommend DENIAL of the Crowley Ranch Tract B PUD Development Plan, with
Findings C & D of the staff report.

ATTACHMENTS.

Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:

Area Maps
Review Comments (updated)
Applicant Narrative
Current Improvement Location Certificate (Site Plan)
Proposed Development Plan (Tables 1, 2 & 3) 8/30/19
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From: Hatch - CDOT, Shaylyn <shaylyn.hatch@state.co.us>
Sent: Tuesday, August 6, 2019 4:40 PM
To: John Shepard <jShepard@archuletacounty.org>
Cc: Heinlein - CDOT, Jo <jo.heinlein@state.co.us>
Subject: Re: COUNTY REVIEW: Crowley TrB PUD Dev Plan (PLN19-370)

Hi John,
The commercial activities mentioned in this proposal were not specifically mentioned in the
2003 Crowley Ranch Access Permit #503074 (attached). The existing 2003 permit will need to
be amended to include the proposed uses. The applicant should provide CDOT with a brief
narrative describing the specific size and nature of the activities requested on the parcel. Once we
review the information, we should be able to amend the existing permit to include the uses.

Shay Hatch

Permits Program
Region 5 - Traffic & Safety

P 970.385.8362 | F 970.385.8361
3803 N. Main Ave., Suite 100, Durango, CO 81301
shaylyn.hatch@state.co.us | www.codot.gov | www.cotrip.org
Confidentiality Disclaimer: This message may contain confidential information and is intended only for
individual(s) named. If you are not the intended recipient you are not authorized to disseminate, distribute
or copy this email. Please notify the sender immediately if you have received this email by mistake and
delete this email from your system. Thank you.

Pagosa Fire Protection District

August 7, 2019

John Shepard
Planning Manager
Archuleta County Development Services
PO Box 1507
Pagosa Springs, CO. 8114
RE: Crowley Ranch Reserve Tract B Development Plan (PUD Rezone) (PLN19-370)
Mr. Shepard,
The Pagosa Fire Protection District has no objections to the proposed Re-Plat on the aforementioned
property.
Sincerely,

Kelly Robertson
Captain Fire Prevention Director

970-731-4191 Office

191 N. Pagosa Blvd., Pagosa Springs, CO. 81147

970-731-4194 Fax

August 20, 2019
John C. Shepard, AICP
Planning Manager
Archuleta County Development Services – Planning Department
1122 HWY 84
P.O. Box 1507
Pagosa Springs, Colorado 81147
Re: PLN19-370, PUD Development Plan, Rezoning of Tract B, Replat of Crowley Ranch Reserve Phase 1 at
25550 S. US Hwy 84.
Dear Mr. Shepard,
As the Board of Directors of the Crowley Ranch Reserve Owners Association (hereinafter referred to as
“CRROA”), we hereby submit to your attention and the consideration of the Planning Commission and
Board of County Commissioners this letter requesting denial of PLN19-370, PUD Development Plan,
Rezoning of Tract B, Replat of Crowley Ranch Reserve Phase 1 at 25550 S. US Hwy 84 (hereinafter
referred to as “Project”), submitted by Kelley Barsanti, KEL-CAM, Inc., represented by Ron Barsanti
(hereinafter referred to as “Applicant”). Our request for denial is based upon the following principal
areas of concern:

1) misrepresentation by the Applicant of CRROA’s attitude toward the project
2) misrepresentation by the Applicant of the current, past and future use of the property
3) substantial conflicts between the Applicant’s proposal and the Archuleta County Community Plan
4) serious incompatibilities between the Applicant’s proposal and the Archuleta County Land Use
Regulations
5) substantial conflicts between the Applicant’s proposal and the Archuleta County Regional Parks,
Recreation, Open Space and Trails Master Plan
6) potential unforeseen consequences of the rezoning request
7) uses by right in the commercial zoning standards that present a threat to the health, safety and
welfare of the residents of CRROA, as well as the surrounding communities
8) violation of the reasonable expectations that residents of Crowley Ranch Reserve and
surrounding communities had for the very qualities of life that are stated as policy objectives in the
Archuleta County Community Plan and codified by the Archuleta County Land Use Regulations and
associated zoning districts.

Each of these principal areas of concern are discussed in further detail below.
Finally, while CRROA is working as expeditiously as possible to further document our concerns and
investigate the full nature of the Project proposed by the Applicant, many members of our community
have not yet been properly notified and are unaware of the full potential impact of the rezoning
request. As such, CRROA may, during the Planning Commission meeting scheduled for Wednesday,
August 28th, request a continuance of the hearing to the next Planning Commission meeting in order for
our Board and members of the CRROA to more fully understand the impact of the Project proposed by
the Applicant.
Principal Areas of Concern:
1. Misrepresentation by the Applicant of CRROA’s attitude toward the project
a. The Applicant lists, in their List of Attachments, (Item 6) a Letter of Approval from
Crowley Ranch Reserve Homeowners Association). This letter is then missing from the
application. This letter was not submitted as part of the application precisely because
the Applicant does not have a letter of approval from CRROA. This is a patent
misrepresentation of intent and consent and a serious affront to the integrity of
CRROA members.
b. In the Applicant’s application and cover letter to the Planning Department and Planning
Commission, the Applicant appears to suggest implicit support and approval by CRROA.
The Applicant states in their cover letter, “The intended use of this property has always
been commercial, and as such the parcel (Tract B) is not subject to the covenants for the
Crowley Ranch Reserve (per Article 2). “
We contend that this property has not been represented to homeowners, landowners
or prospective buyers as a potential future commercial site. The literature provided at
the front gate to Crowley Ranch Reserve clearly indicates the property in question as a
sales office. While Tracts 1-6 are clearly shown and delineated, Tract B, the property
under consideration for the Project, is not delineated. Furthermore, the literature states
“To obtain more sales information, turn left when you get to the first intersection. Our
sales office is the little cabin (sic) the left by the highway.” Potential buyers and
subsequent home and landowners have a reasonable expectation that the purpose of
the sales office is to serve as a sales office and future home site, and not a temporary
stand-in for a future commercial enterprise.
c. By including the phrase “and as such, the parcel (Tract B) is not subject to the covenants
for the Crowley Ranch Reserve” the Applicant is suggesting that the covenants expressly
state and convey to potential buyers and home and land owners that this property is
intended to be developed as a commercial property. This is not true. There is no
reference or notice within the covenants to future potential buyers or current home and
landowners that Tract B was being held for future commercial uses.

2. Misrepresentation by the Applicant of the current, past and future use of the property
a. The purpose of zoning is to provide an organized and mutually understood pattern for
growth and development of a municipality or jurisdiction. While the Applicant states
that the parcel under consideration (Tract B) had always intended to be a commercially
zoned parcel, and as such “not subject to the covenants governing the Crowley Ranch
Reserve,” it was never represented as such in any of the PUD applications, approved
PUD Plans, plats or replats. No specific plan was ever put forth. The Applicant further
uses in their application a CDOT permit from 2004 as evidence of allowed uses. The
CDOT permit does nothing more than establish that the type of use desired by the
Applicant would be permitted to be accessed from the State Highway. The CDOT permit
has no jurisdiction over permitted zoning uses.
b. The members of the CRROA moved to Crowley Ranch Reserve for the very reason of
joining a community that did not have incompatible uses adjacent to their property. If
they had desired to be closer to commercial property, they would have purchased in
Pagosa Springs or Chama. The Crowley Ranch Reserve is advertised by the Applicant
(acting in their capacity as the Developer) as “a sanctuary where almost 1,500 acres are
permanently set aside and left undeveloped for the common benefit of the property
owners and the wildlife…and our development is designed to protect them!”
c. The application misrepresents the existing use of the Property. In the application, the
Applicant describes the site as a “Commercial Real Estate Office.” The office operates as
a residential real estate office for the primary purpose of selling property on Crowley
Ranch Reserve and does not operate as a commercial real estate office. A commercial
real estate office facilitates commercial transactions such as office spaces, retail spaces,
restaurant spaces, etc.
d. The Applicant further misrepresents the future use of the property under consideration
by stating in their application a desire for “small-scale value-added agricultural
operations, where local products can be grown, processed and sold…we want to create
agricultural extension opportunities…to provide non-formal education and learning
opportunities and to improve the lives of families and young people…but we also just
want to create a commercial space.” In a document provided to CRROA members by the
Applicant on August 17, 2019, the Applicant states that proposed uses include a “60seat restaurant, a 4,000 square foot general office building, or hotel and spa.” One
representation of the future uses is being made to the County, and quite another to the
owners at Crowley Ranch Reserve.
3. Substantial conflicts between the Applicant’s proposal and the Archuleta County Community
Plan
a. Section 1.1.6.2 of the Archuleta County Community Plan states “Where a development
proposal would be in substantial conflict with the Community Plan, an amendment to
the Community Plan shall be required prior to any zoning or subdivision approvals for
such proposal. A substantial conflict shall exist when a development proposal would

result in changes from the designations of the Future Land Use Map in the Community
Plan.”
Careful inspection of the map reveals that while Chromo is indeed noted as a “Village
Center,” the location of the property proposed by the Applicant to be rezoned is located
in an area designated as “Very Low Density Residential.” Furthermore, the area is
contained within the overlay identified as “Critical Wildlife Habitat.” Rezoning within the
Critical Wildlife Habitat would further be in opposition to Policies 2.1 and 2.2 which
reaffirm the commitment to minimize and avoid disruptions to wildlife and natural
habitat. We have no objections to future development within the parcel currently
zoned Commercial in the center of Chromo (a.k.a. the old mercantile store and past post
office, Parcel 6149033000033) provided they also follow all applicable ordinances, rules
and regulations. In order for the Applicant to propose to rezone their parcel for
commercial uses for the Project, it is necessary for the Archuleta County Community
Plan to be amended.
b. Policy 6.6 states: “Locate new commercial development in designated areas to minimize
commercial strip development” Under the “Preferred Growth Scenario” delineated in
the Archuleta County Community Plan, it is specifically stated as an adopted guideline to
encourage “Clustering of commercial and residential development to preserve open
space and minimize commercial strip development, urban sprawl, and rural sprawl.”
By rezoning the parcel (Tract B) to allow Commercial uses, “leapfrog” or spot zoning
uses would be created within the PUD and Agricultural zoning districts, encouraging
sprawl. This is antithetical to the policies and land use regulations set forth by the
County, but also undesirable from our point of view as it again negates the reasonable
certainty we all had when moving to Crowley Ranch Reserve that the area would be
maintained, as advertised in the sales literature, as a “sanctuary” and an area designed
to protect plants and animals.
c. Policy 6.9 states: “The County should take an active role in conserving open lands, while
continuing to cooperate with organizations that pursue acquisition or donation of
conservation easements/ development rights.”
In the creation of the Crowley Ranch Reserve and the associated PUD zoning, special
care was taken to preserve as much open space as possible, not only for the enjoyment
of the residents, but also for the preservation of habitat for wildlife. In fact, Crowley
Ranch Reserve (as advertised by the Applicant in their sales literature, again, acting in
their capacity as Developer and real estate broker) boasts “Crowley Elk Calving Park”
and “Eakler Wildlife Park.” The developers (the Applicant was one of the original
developers) even secured an award from the State of Colorado for their efforts at
conversation. To now propose a rezoning to commercial use for property within the
Crowley Ranch Reserve PUD is, at best, irresponsible and likely duplicitous.
d. Commercial rezoning would also potentially be in conflict with Policies 3.3 and 3.6,
focusing on preventing noise nuisances maintaining dark skies.

4. Serious incompatibilities between the Applicant’s proposal and the Archuleta County Land
Use Regulations
a. The Applicant states that the intended future use of their property (Tract B) is “to enable
small-scale value-added agricultural operations, where local products can be grown,
processed and sold. In addition, we want to create agricultural extension
opportunities…to improve the lives of families and young people...we also just want to
create a commercial space where local citizens can gather.” This is much too broad of a
vision to warrant a rezoning. Under the Archuleta County Land Use Regulations, the
following uses would be permitted under Commercial zoning: bars, taverns, clubs,
lodges, theaters, entertainment businesses, group care facilities, health clubs, hotels,
motels, funeral homes, restaurants and retail establishments up to 25,000 sf.
These uses are inherently contradictory with the intent of the PUD zoning that currently
exists for the Crowley Ranch Reserve and adjacent communities.
b. In accordance with Section 3.1.6.1 of the Archuleta County Land Use Regulations, the
purpose and intent of a PUD district is as follows: “[The PUD district] is intended to be
generally consistent with High Density Residential land use district in the Community
Plan. The purpose of a PUD is to permit and encourage greater flexibility and innovation
so that the development is compatible with the site's physical and environmental
characteristics. All uses that are permitted in the underlying zone district where the PUD
is located and any other uses that are consistent with the Community Plan may be
permitted in a PUD.” The creation of the PUD for Crowley Ranch Reserve was
appropriate because the ultimate development density of the Reserve falls below the
minimum required 35 acres/unit required by the underlying Agricultural/Ranching
zoning set forth in Section 3.1.2.2 of the Land Use Regulations and the Very Low
Residential land use district in the Community Plan.
In a document provided to CRROA members by the Applicant on August 17, 2019, the
Applicant states that proposed uses include a “60-seat restaurant, a 4,000 square foot
general office building, or hotel and spa.” These uses are not permitted by right under
the Agricultural/Ranching zoning and certainly cannot be construed to be necessary due
to the site’s physical and environmental characteristics. In fact, they are antithetical to
both.
5. Conflicts between the Applicant’s proposal and the Archuleta County Regional Parks,
Recreation, Open Space and Trails Master Plan.
a. Under Chapter 4, Archuleta County Open Space, the “prized natural assets” of Archuleta
County are discussed. This is supported by the subsequent discussion on “Scenic
Mountain Backdrops” as detailed in Map 8, Open Space: Viewsheds. As the section
states, “Most importantly, these lands form the very distinct and beautiful, and possibly
vulnerable, backdrop for the county. Archuleta County should do everything within its
power to work proactively with the federal government to protect the ecological and
aesthetic value of these lands.”

The property proposed to be rezoned by the Applicant is squarely within the zone
designated by Map 8 as having “Highest Visibility” and therefore the most critical
viewshed to protect.
b. CRROA has been very proactive in preserving the natural beauty of the PUD and
immediate environs, establishing strict design requirements for new homes,
permanently setting aside an overwhelming percentage of dedicated open space, and
working with grants from the State of Colorado to rehabilitate Spring Creek as well as
Henry’s, Middle and Trophy Lakes to provide local flora and fauna a location to flourish
once again. We routinely watch herds of elk passing through the Reserve, along with
bear, deer and multitudes of other fauna.
In a document provided to CRROA members by the Applicant on August 17, 2019, the
Applicant states that proposed uses include a 60-seat restaurant, a 4,000 square foot
general office building, or hotel and spa. The property proposed for rezoning abuts
Spring Creek. In our opinion, these uses are not compatible with preserving the
aesthetic and ecological value of the land and will in fact counteract the very real work
that has been done by local residents to help achieve the vision set forth by prescient
planning documents developed by the County.
6. Potential unforeseen consequences of the rezoning request.
a. There is a very real potential for a Change of Use Review under Section 3.2.1 of the
Archuleta County Land Use Regulations. It is conceivable that once granted a
Commercial zoning status, and once granted a building permit for a particular use, a
change of use from one Use by Right to another Use by Right could be granted without
public comment or consideration should certain requirements be met under Section
2.1.1.2 (2) of the Archuleta County Land Use Regulations. While a “community
gathering space” may be proposed by the Applicant, there is nothing preventing the
design of that community gathering space to be developed such that a future change of
use is both easy, cost-effective and permissible under Section 2.1.1.2 (2). Providing
abundant parking, extra egress, strategically placed restrooms and plumbing could allow
a transition from one use to another at the discretion of the Applicant or at the
discretion of a future buyer of the property should it be sold.
7. Uses by right in the commercial zoning standards that present a threat to the health, safety
and welfare of the residents of CRROA, as well as the surrounding communities
CRROA understands that the Applicant is requesting a rezoning of Tract B in order to permit
certain future commercial uses. If the Applicant’s proposal is recommended for approval by the
Planning Commission, we formally object to certain potential uses and request that these uses
not be permitted, either by right, by CUP or other administrative processes. Our request is a
direct result of the property’s long distance from emergency services and law enforcement, lack
of sufficient infrastructure (road, sewer and water), the impact on critical wildlife habitat (as

designated by the County Land Use Plan) and the scenic nature of US 84 and the Chromo Valley.
We therefore respectfully request prohibitions on the following uses:
Marijuana establishment and production, both medical and retail
Bar or tavern
Mobile home park
RV park and campground
Gasoline station
Large retail/service > 5000sf
Truck stop
Vehicle major and minor repair, servicing and maintenance
8. Violation of the reasonable expectations that residents of Crowley Ranch Reserve and
surrounding communities had for the very qualities of life that are stated as policy objectives
in the Archuleta County Community Plan and codified by the Archuleta County Land Use
Regulations and associated zoning districts.
The Reserve is proactive in helping to preserve the sublime beauty of this portion of Colorado.
Had CRROA members purchased property in Pagosa Springs or Chama, we would have no valid
argument against the Applicant’s rezoning request. We would have had no reasonable
expectation that development would not occur within the greater Pagosa Springs or Chama
areas. CRROA members purchased property in Crowley Ranch Reserve, however, precisely
because robust, purposeful and careful planning had been developed by the County to provide a
reasonable expectation that the lands within the PUD of Crowley Ranch Reserve as well as those
lands immediately adjacent to it would not be developed in a way that would destroy the very
solitude that CRROA members sought.
With the utmost respect for the planning department’s role in managing smart growth and
balancing the needs and rights of property owners with those of growth, we sincerely request
that you recommend denial of the Applicant’s request for rezoning. Our Board is happy to
discuss any of our comments at your convenience. We can be reached at the number below.

From:
To:
Cc:
Subject:
Date:
Attachments:

David Blake
John Shepard
David Blake; matt@plaadoffice.com; Frank Carroll
Land Use Permit by Kel-Cam - Zoning Amendment
Monday, August 19, 2019 9:17:29 AM
Crowley Ranch Reserve Owners AssociationAugust 11.docx

Dear Sirs:
John Shepard, AICP
Planning Manager
Edith and myself own Lot A-16 in the Crowley Ranch Reserve Owners Association located in
Chromo CO 81128. We oppose this ‘spot’ rezoning application for an area that is essentially
an 'in-holding’ or located completely within Crowley Ranch Reserve.
I have included a letter submitted to our Board-of-Directors that outlines our objections.
We were the third buyer into this development about 26 years ago. Thus we have invested an
incredible amount of time, effort, sweat equity and money to help achieve what is today a
successful association. We do not wish to have this application destroy that personal
investment. Further, I have invested 12 years as a firefighter in Pagosa/Archuleta, 3 years as a
EMT at our hospital and 5 years as a member of the Sheriff’s Search & Rescue Incident
Management team, this is my home and community.
We will attend the public meetings. Please feel free to contact me at your convenience. I
would appreciate an acknowledgement of receipt of this letter of opposition.
David Blake
970-264-1181
davidfblake@earthlink.net

Crowley Ranch Reserve Owners Association
Board of Directors
Re:

August 11, 2019

Development Project Presented by
Ron Barsanti – Expansion of Commercial Operations
Located at the Sales Facility at the Southwest Corner

Dear Board Members:
We oppose this ‘spot’ re-zoning of the ‘in-holding’ of Tract B.
We were presented information 2 days ago that Ron Barsanti statedly, on behalf of his
daughter, is seeking to expand commercial operations at ‘his’ (owned by daughter) 3 acres
adjoining Highway 84. While the cover letter offers a minimal description involving agriculture,
related education and community gathering, this land is totally enclosed by the Association will
change the nature and mission of Crowley Ranch.
To my (and all other owners I have called have no) knowledge, Ron Barsanti has never made
any mention to any current owner or the Board of this project as either an early notice or effort
to secure agreement with the project. Rather, he recently contacted our Board’s President
Frank Carroll with a question of where he would like the related Archuleta County Planning
Commission notice posted. Further, the application packet presented to our President was
incomplete, and unsigned requiring a separate visit to the Archuleta County Planning office to
secure a packet that is still missing a letter granting Barsanti access to our roads, and one of the
stated attached tables.
In this application to the County Planning Commission, Barsanti seeks to use the Association’s
main entrance for all customers and general populace. It is a private roadway. I thought to
spend a moment to explain the background of our Association granting him use. During the
early development of Crowley, Barsanti ran into difficulty securing the main drive access point
(where the current concrete portals are located) due to his ‘disagreement’ with the respective
Colorado authority representative. She reputably refused to be told what to do on his
application and refused on the basis of the location’s wetlands. Thus, Barsanti was forced to
find an acceptable entrance for Crowley Drive. The Association was confronted with a very
existential need to sell lots and the President of the Board at the time made the decision to
grant him access to his facility for the sole purpose of real estate sales. He knew that this would
place minimal demands on the roadways and would help maintain relations with the developer.
As a Board member at that time, we never contemplated the need for his expansion of this
site’s use. Keep in mind that we were then just really getting underway with multiple lots for
sale, little if any money in the bank and no reserve funds vs. today when all lots are sold, paying
dues and we have a significant capital reserve. We are a successful association residential
development utilizing the original reserve concept, sweat equity & community work projects
and have no need or desire to expand or change the general concept and related cultural base.
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The following are a few of Lot A-16’s concerns:
Mission Statement – Our website accurately reflects and has for 30 years, the mission of this
development; and that is a sanctuary and reserve where people and animals can live together
in harmony. This mission is the driving reason that most owners bought and built at Crowley
Ranch. It has absolutely nothing to do with commercial operations, in fact, that is a main
reason we located away from the city and in a ranching/rural area.
www.crowleyranchreserve.com/about.html
1. Roads -All owned by Association
a. Economic impact of potential requirement for improvement & maintenance.
Neither our dues or capital reserves have anticipated this need in the current
budget.
b. Impact on Association insurance policies and need for hold-harmless agreed
by Kel-Cam, Inc.’s insurer to add Association as additional insured with holdharmless favoring Association.
Was the limited access agreement given to the now dissolved developer (BiState)
representative (Barsanti), ever extended to him by BiState and in turn to his corporation he
formed for his daughter Kel-Cam, Inc.? Have we validated that the signer on behalf of our
Association (Ben Douglas) ever owned a lot and was thus eligible via the covenants to be an
officer of the Board?
www.crowleyranchreserve.com/covenants.html
c. After the regulatory authorities forced the relocation of our main entrance,
the developer BiState was required, after extensive heated discussion with
the Association, to install/pay for a deceleration lane.
d. As a lot owner, Barsanti is no longer a developer but has the same rights for
road use as any other lot owner. The Board recently corrected a previous
illegal dues agreement favoring the developer. In doing so, the Board did not
seek recovery of past significant dues amounting to tens of thousands $.
Thus, having only recently caught up on his current dues, this out-of-the-blue
application for expanded commercial operations comes as an affront and
disrespect to all those residents; and can only be seen as act of hostility vs.
property utility. It should be recognized that Barsanti personally designed
the layout of the internal tracts A, B & C; and thus can’t be seen as a victim of
our preventing his property rights.
Kel-Cam, Inc.’s concerned property is completely contained by Crowley Ranch.
Barsanti knew all related conditions of use when transferring the 3 acres out of the
overall reserve property for his personal use.
2. Water Requirements - for any agriculture program, current supply is a Crowley well
that may give out and is not currently potable. The location is not connected to
Crowley’s public water system thus any expanded demand on the location’s potable
cistern may not meet anticipated public retail needs. This same concern applies to
the location’s sewage needs.
3. Unknown future transitions and expansions of commercial operations at this site.
For instance, it is conceivable that this revision of operations could include
2

marijuana/hemp operations (greenhouses), mercantile facility, bar/restaurant, etc.
(Additional comment- after the Board met with Kel-Cam, we received an e-Mail that
specifically refused to specify their intended use. The Association has no idea what
they intend to do at this site or if they seek only to enhance it commercially for
resale.)
4. To allow this ‘Spot Zoning’ to occur as an ‘in-holding’ within our development places
extensive road liability on the Association .
5. Impact on Crowley Ranch Reserve
a. While we have annual haying operations, we do not have any continuous
scaled agriculture operation requiring continued access such as potential KelCam, Inc. employees or related parties. Agriculture operations would impact
the flora and fauna thru efforts to prevent spoilage.
b. Chromo is a rural ranching and residential community. Introducing a retail
operation such as the now defunct Mercantile, while needed, should be
located at the highway for direct access, not disrupting a residential
community. Thus, Kel-Cam, Inc. would be far better served by seeking
another location.
c. The infusion of greater traffic by unknown parties would introduce a
decrease in the level of security. The Sheriff’s office is 45 minutes away and
frequently does not respond to security alarms, leaving the investigation to
the seasonal owner’s key holder such as myself. Should Kel-Cam, Inc.’s
operations change or expand crop products to include high value
merchandise, we are essentially on our own for the outcome.
d. Should Barsanti/Kel-Cam abandon this property, we would not be impacted,
as he is often not there for weeks and highway traffic pays little, if any
attention, to this building. His daughter, as owner, would likely place the
location up for sale.
e. Property values of Association members could be negatively impacted by the
uncertainty of the proposed and potential changes in commercial operations.
The greatest positive driver on property values is the proximity to NForest,
wildlands and rural nature of locations. All those who live in Chromo do so
largely for it’s isolation, coupled with the distant but available proximity of
Pagosa Springs, Taos, Santa Fe and Albuquerque. To seek to incorporate
what was deliberately avoided would be to disrespect the decisions of all the
residents.
I am sure that other local residents may have many more thoughts and objections. You may
feel free to share this with other owners. I thank you for your attention to our objections to
this development proposal.
David & Edith Blake
Lot A-16
Crowley Ranch Reserve Home Owners Association
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August 18, 2019
John C. Shepard, AICP
Planning Manager
Archuleta County Development Services – Planning Department
1122 HWY 84
P.O. Box 1507
Pagosa Springs, Colorado 81147
Re: PLN19-370, PUD Development Plan, Rezoning of Tract B, Replat of Crowley Ranch Reserve Phase 1 at
25550 S. US Hwy 84.
Dear Mr. Shepard,
My name is Matt Byers, and my wife Betsy and I recently purchased land at Crowley Ranch Reserve with
the intent to someday build our retirement home for our family on the Reserve. As a native Coloradan, I
was drawn to the property, not only because my grandfather always espoused to me the truly special
beauty of Archuleta County – but because one idyllic trip down Highway 84, passing through Chromo
and being confronted with the majesty of the South San Juan Wilderness was enough to evoke a deep
nostalgia of the way that Colorado once was.
I am a registered architect in the states of Colorado, Wyoming and Minnesota and teach architectural
design and urban planning as an Adjunct Assistant Professor. In my profession, working on behalf of
developers to develop and rezone parcels, I routinely encounter community NIMBYs (not in my
backyard) or NOTEs (not over their either). My wife and I are neither. If we had purchased property in
Pagosa Springs or Chama, we would have no valid argument against the Applicant’s rezoning request.
We would have had no reasonable expectation that development would not occur within the greater
Pagosa Springs or Chama areas. We purchased property in Crowley Ranch Reserve, however, precisely
because in our due diligence ahead of the purchase, we understood that robust, purposeful and careful
planning had been developed by the County, as evidenced by the Archuleta County Community Plan, the
Regional Parks, Recreation, Open Space and Trails Master Plan, and the Archuleta County Land Use
Regulations to provide us a reasonable expectation that the lands within the PUD of Crowley Ranch
Reserve as well as those lands immediately adjacent to it would not be developed in way that would
destroy the very solitude that we sought.
In my following letter, I will describe my concerns and findings that I believe compel the Planning
Department to recommend denial of the application to rezone. As a land owner and member of the
Crowley Ranch Reserve Owner’s Association (hereinafter referred to as “CRROA”) I hereby submit to
your attention and the consideration of the Planning Commission and Board of County Commissioners
this letter requesting denial of PLN19-370, PUD Development Plan, Rezoning of Tract B, Replat of
Crowley Ranch Reserve Phase 1 at 25550 S. US Hwy 84 (hereinafter referred to as “Project”), submitted
by Kelley Barsanti, KEL-CAM, Inc., represented by Ron Barsanti (hereinafter referred to as “Applicant”).
Our request for denial is based upon the following principal areas of concern:
1) misrepresentation by the Applicant of CRROA’s attitude toward the project
2) misrepresentation by the Applicant of the current, past and future use of the property
3) substantial conflicts between the Applicant’s proposal and the Archuleta County Community Plan

4) serious incompatibilities between the Applicant’s proposal and the Archuleta County Land Use
Regulations
5) substantial conflicts between the Applicant’s proposal and the Archuleta County Regional Parks,
Recreation, Open Space and Trails Master Plan
6) potential unforeseen consequences of the rezoning request
7) violation of the reasonable expectations that residents of Crowley Ranch Reserve and
surrounding communities had for the very qualities of life that are stated as policy objectives in the
Archuleta County Community Plan and codified by the Archuleta County Land Use Regulations and
associated zoning districts.
Each of these principle areas of concern are discussed in further detail below.
1. Misrepresentation by the Applicant of CRROA’s attitude toward the project
a. The Applicant lists, in their List of Attachments, (Item 6) a Letter of Approval from
Crowley Ranch Reserve Homeowners Association). This letter is then missing from the
application. This letter was not submitted as part of the application precisely because
the Applicant does not have a letter of approval from CRROA. This is a patent
misrepresentation of intent and consent and a serious affront to the integrity of
CRROA members.
b. In the Applicant’s application and cover letter to the Planning Department and Planning
Commission, the Applicant appears to suggest implicit support and approval by CRROA.
The Applicant states in their cover letter, “The intended use of this property has always
been commercial, and as such the parcel (Tract B) is not subject to the covenants for the
Crowley Ranch Reserve (per Article 2). “
We contend that this property has never been represented to any homeowner,
landowner or prospective buyer as a potential future commercial site. The literature
provided at the front gate to Crowley Ranch Reserve clearly indicates the property in
question as a sales office. While Tracts 1-6 are clearly shown and delineated, Tract B,
the property under consideration for the Project, is not delineated. Furthermore, the
literature states “To obtain more sales information, turn left when you get to the first
intersection. Our sales office is the little cabin (sic) the left by the highway.” Potential
buyers and subsequent home and landowners have a reasonable expectation that the
purpose of the sales office is to serve as a sales office and future home site, and not a
temporary stand-in for a future commercial enterprise.
c. By including the phrase “and as such, the parcel (Tract B) is not subject to the covenants
for the Crowley Ranch Reserve” the Applicant is suggesting that the covenants expressly
state and convey to potential buyers and home and land owners that this property is
intended to be developed as a commercial property. This is not true. There is no
reference or notice within the covenants to future potential buyers or current home and
landowners that Tract B was being held for future commercial uses.

2. Misrepresentation by the Applicant of the current, past and future use of the property
a. The purpose of zoning is to provide an organized and mutually understood pattern for
growth and development of a municipality or jurisdiction. While the Applicant states
that the parcel under consideration (Tract B) had always intended to be a commercially
zoned parcel, and as such “not subject to the covenants governing the Crowley Ranch
Reserve,” it was never represented as such in any of the PUD applications, approved
PUD Plans, plats or replats. No specific plan was ever put forth. The Applicant further
uses in their application a CDOT permit from 2004 as evidence of allowed uses. The
CDOT permit does nothing more than establish that the type of use desired by the
Applicant would be permitted to be accessed from the State Highway. The CDOT permit
has no jurisdiction over permitted zoning uses.
b. The members of the CRROA moved to Crowley Ranch Reserve for the very reason of
joining a community that did not have incompatible uses adjacent to their property. If
they had desired to be closer to commercial property, they would have purchased in
Pagosa Springs or Chama. The Crowley Ranch Reserve is advertised by the Applicant
(acting in their capacity as the Developer) as “a sanctuary where almost 1,500 acres are
permanently set aside and left undeveloped for the common benefit of the property
owners and the wildlife…and our development is designed to protect them!”
c. The application misrepresents the existing use of the Property. In the application, the
Applicant describes the site as a “Commercial Real Estate Office.” The office operates as
a residential real estate office for the primary purpose of selling property on Crowley
Ranch Reserve and does not operate as a commercial real estate office. A commercial
real estate office facilitates commercial transactions such as office spaces, retail spaces,
restaurant spaces, etc.
d. The Applicant further misrepresents the future use of the property under consideration
by stating in their application a desire for “small-scale value-added agricultural
operations, where local products can be grown, processed and sold…we want to create
agricultural extension opportunities…to provide non-formal education and learning
opportunities and to improve the lives of families and young people…but we also just
want to create a commercial space.” In a document provided to CRROA members by the
Applicant on August 17, 2019, the Applicant states that proposed uses include a “60seat restaurant, a 4,000 square foot general office building, or hotel and spa.” One
representation of the future uses is being made to the County, and quite another to the
owners at Crowley Ranch Reserve.
3. Substantial conflicts between the Applicant’s proposal and the Archuleta County Community
Plan
a. Section 1.1.6.2 of the Archuleta County Community Plan states “Where a development
proposal would be in substantial conflict with the Community Plan, an amendment to
the Community Plan shall be required prior to any zoning or subdivision approvals for
such proposal. A substantial conflict shall exist when a development proposal would
result in changes from the designations of the Future Land Use Map in the Community
Plan.”

Careful inspection of the map reveals that while Chromo is indeed noted as a “Village
Center,” the location of the property proposed by the Applicant to be rezoned is located
in an area designated as “Very Low Density Residential.” Furthermore, the area is
contained within the overlay identified as “Critical Wildlife Habitat.” Rezoning within the
Critical Wildlife Habitat would further be in opposition to Policies 2.1 and 2.2 which
reaffirm the commitment to minimize and avoid disruptions to wildlife and natural
habitat. We have no objections to future development within the parcel currently
zoned Commercial in the center of Chromo (a.k.a. the old mercantile store and past post
office, Parcel 6149033000033) provided they also follow all applicable ordinances, rules
and regulations. In order for the Applicant to propose to rezone their parcel for
commercial uses for the Project, it is necessary for the Archuleta County Community
Plan to be amended.
b. Policy 6.6 states: “Locate new commercial development in designated areas to minimize
commercial strip development” Under the “Preferred Growth Scenario” delineated in
the Archuleta County Community Plan, it is specifically stated as an adopted guideline to
encourage “Clustering of commercial and residential development to preserve open
space and minimize commercial strip development, urban sprawl, and rural sprawl.”
By rezoning the parcel (Tract B) to allow Commercial uses, “leapfrog” or spot zoning
uses would be created within the PUD and Agricultural zoning districts, encouraging
sprawl. This is antithetical to the policies and land use regulations set forth by the
County, but also undesirable from our point of view as it again negates the reasonable
certainty we all had when moving to Crowley Ranch Reserve that the area would be
maintained, as advertised in the sales literature, as a “sanctuary” and an area designed
to protect plants and animals.
c. Policy 6.9 states: “The County should take an active role in conserving open lands, while
continuing to cooperate with organizations that pursue acquisition or donation of
conservation easements/ development rights.”
In the creation of the Crowley Ranch Reserve and the associated PUD zoning, special
care was taken to preserve as much open space as possible, not only for the enjoyment
of the residents, but also for the preservation of habitat for wildlife. In fact, Crowley
Ranch Reserve (as advertised by the Applicant in their sales literature, again, acting in
their capacity as Developer and real estate broker) boasts “Crowley Elk Calving Park”
and “Eakler Wildlife Park.” The developers (the Applicant was one of the original
developers) even secured an award from the State of Colorado for their efforts at
conversation. To now propose a rezoning to commercial use for property within the
Crowley Ranch Reserve PUD is, at best, irresponsible and likely duplicitous.
d. Commercial rezoning would also potentially be in conflict with Policies 3.3 and 3.6,
focusing on preventing noise nuisances maintaining dark skies.

4. Serious incompatibilities between the Applicant’s proposal and the Archuleta County Land
Use Regulations
a. The Applicant states that the intended future use of their property (Tract B) is “to enable
small-scale value-added agricultural operations, where local products can be grown,
processed and sold. In addition, we want to create agricultural extension
opportunities…to improve the lives of families and young people...we also just want to
create a commercial space where local citizens can gather.” This is much too broad of a
vision to warrant a rezoning. Under the Archuleta County Land Use Regulations, the
following uses would be permitted under Commercial zoning: bars, taverns, clubs,
lodges, theaters, entertainment businesses, group care facilities, health clubs, hotels,
motels, funeral homes, restaurants and retail establishments up to 25,000 sf.
These uses are inherently contradictory with the intent of the PUD zoning that currently
exists for the Crowley Ranch Reserve and adjacent communities.
b. In accordance with Section 3.1.6.1 of the Archuleta County Land Use Regulations, the
purpose and intent of a PUD district is as follows: “[The PUD district] is intended to be
generally consistent with High Density Residential land use district in the Community
Plan. The purpose of a PUD is to permit and encourage greater flexibility and innovation
so that the development is compatible with the site's physical and environmental
characteristics. All uses that are permitted in the underlying zone district where the PUD
is located and any other uses that are consistent with the Community Plan may be
permitted in a PUD.” The creation of the PUD for Crowley Ranch Reserve was
appropriate because the ultimate development density of the Reserve falls below the
minimum required 35 acres/unit required by the underlying Agricultural/Ranching
zoning set forth in Section 3.1.2.2 of the Land Use Regulations and the Very Low
Residential land use district in the Community Plan.
In a document provided to CRROA members by the Applicant on August 17, 2019, the
Applicant states that proposed uses include a “60-seat restaurant, a 4,000 square foot
general office building, or hotel and spa.” These uses are not permitted by right under
the Agricultural/Ranching zoning and certainly cannot be construed to be necessary due
to the site’s physical and environmental characteristics. In fact, they are antithetical to
both.
5. Conflicts between the Applicant’s proposal and the Archuleta County Regional Parks,
Recreation, Open Space and Trails Master Plan.
a. Under Chapter 4, Archuleta County Open Space, the “prized natural assets” of Archuleta
County are discussed. This is supported by the subsequent discussion on “Scenic
Mountain Backdrops” as detailed in Map 8, Open Space: Viewsheds. As the section
states, “Most importantly, these lands form the very distinct and beautiful, and possibly
vulnerable, backdrop for the county. Archuleta County should do everything within its
power to work proactively with the federal government to protect the ecological and
aesthetic value of these lands.”

The property proposed to be rezoned by the Applicant is squarely within the zone
designated by Map 8 as having “Highest Visibility” and therefore the most critical
viewshed to protect.
b. CRROA has been very proactive in preserving the natural beauty of the PUD and
immediate environs, establishing strict design requirements for new homes,
permanently setting aside an overwhelming percentage of dedicated open space, and
working with grants from the State of Colorado to rehabilitate Spring Creek as well as
Henry’s, Middle and Trophy Lakes to provide local flora and fauna a location to flourish
once again. We routinely watch herds of elk passing through the Reserve, along with
bear, deer and multitudes of other fauna.
In a document provided to CRROA members by the Applicant on August 17, 2019, the
Applicant states that proposed uses include a 60-seat restaurant, a 4,000 square foot
general office building, or hotel and spa. The property proposed for rezoning abuts
Spring Creek. In my personal and professional opinion, these uses are not compatible
with preserving the aesthetic and ecological value of the land and will in fact counteract
the very real work that has been done by local residents to help achieve the vision set
forth by prescient planning documents developed by the County.
6. Potential unforeseen consequences of the rezoning request.
a. There is a very real potential for a Change of Use Review under Section 3.2.1 of the
Archuleta County Land Use Regulations. It is conceivable that once granted a
Commercial zoning status, and once granted a building permit for a particular use, a
change of use from one Use by Right to another Use by Right could be granted without
public comment or consideration should certain requirements be met under Section
2.1.1.2 (2) of the Archuleta County Land Use Regulations. While a “community
gathering space” may be proposed by the Applicant, there is nothing preventing the
design of that community gathering space to be developed such that a future change of
use is both easy, cost-effective and permissible under Section 2.1.1.2 (2). Providing
abundant parking, extra egress, strategically placed restrooms and plumbing could allow
a transition from one use to another at the discretion of the Applicant or at the
discretion of a future buyer of the property should it be sold.
7. Violation of the reasonable expectations that residents of Crowley Ranch Reserve and
surrounding communities had for the very qualities of life that are stated as policy objectives
in the Archuleta County Community Plan and codified by the Archuleta County Land Use
Regulations and associated zoning districts.
As stated in my introduction, my wife and I conducted thorough due diligence on the property
we purchased in Crowley Ranch Reserve. The Reserve is proactive in helping to preserve the
sublime beauty of this portion of Colorado. Had we had purchased property in Pagosa Springs or
Chama, we would have no valid argument against the Applicant’s rezoning request. We would
have had no reasonable expectation that development would not occur within the greater
Pagosa Springs or Chama areas. We purchased property in Crowley Ranch Reserve, however,
precisely because in our investigations ahead of the purchase, we understood that robust,
purposeful and careful planning had been developed by the County to provide us a reasonable

expectation that the lands within the PUD of Crowley Ranch Reserve as well as those lands
immediately adjacent to it would not be developed in a way that would destroy the very
solitude that we sought.
With the utmost respect for the planning department’s role in managing smart growth and
balancing the needs and rights of property owners with those of growth, we sincerely request
that you recommend denial of the Applicant’s request for rezoning. I am happy to discuss any of
my comments at your convenience. I can be reached at the number below.

Very sincerely,

Matthew M. Byers, AIA
Betsy R. Byers
byers.residence@gmail.com
651-336-1393

August 20th, 2019

John C. Sheppard
Planning Manager
Archuleta County Planning Services-Planning Department
1122 HWY 84
P.O. Box 1507
Pagosa Springs, Colorado 81147
Re: PLN-19-379, PUD Development Plan, rezoning of Tract B, Replat of Crowley Ranch Reserve Phase 1
at 25550 S. US Highway 84
Dear Mr. Sheppard,
My name is Roger Byers and I am writing on behalf of myself and my wife Susan. We purchased our
home on the Ranch ten years ago with the intent on retiring there. In addition, we own another lot with
hopes that our children would build near us in the future. I am a native of Colorado, and Colorado has
always been a special place for our family.
I have several concerns about the project that is planned for the Ranch. The Ranch is both a community
and a Reserve. As a Reserve we have a duty to protect it from any development that might hinder the
quality of life, for the wildlife that call it home. I believe that any commercial endeavor would put an
undo strain on the wildlife, as currently, Elk, Deer and Bear, use that specific tract for migration across
84. Adding the traffic from a commercial entity would put all wildlife at greater risk.
My second concern is that the tract was never intended to be a commercial property. Ron Barsanti sold
me my house and never disclosed that the tract would be used for that purpose. In fact, he sold it as a
Reserve, that had set aside 1500 acres of open space for the enjoyment of the residents. He won the
Governor’s award for this. There is no discloser in any literature or signs advertising the Reserve, that
commercial development would take place. I believe most residents bought here for the sole reason of
escaping that prospect.
Lastly, there is no current plan for the property if zoned commercial. If zoned commercial, the Reserve
would have no recourse later on what projects could be built. If the developer decides to put a
Marijuana dispensary on the property, he could do so. I would have grave concerns with that prospect,
considering our proximity to the border and our distance to the nearest Sheriff’s office.
As I indicated in my opening, I bought this home because of its open space promise. Its purpose of
creating a development that respected the need to control growth. Its concern for developing a
community that works well for both the residents and wildlife. This re-zoning would do neither.
I would ask that you recommend denial of the applicants request for rezoning.
Thank you for taking the time to listen.

Very sincerely,

Roger Byers
Susan Byers
rogerbyers@outlook.com
503.705.6612

From:
To:
Subject:
Date:

Cheryl Crane
John Shepard
Rezoning of parcel 614914101002
Monday, August 19, 2019 1:06:29 PM

Attn: Mr John Shepard Planning Manager
Mr. Shepard: My wife and I are residents of Crowley Ranch Reserve and have serious concerns about
KEL-CAM obtaining a change in zoning. We don’t know who the officers or stockholders are, except
the representative is out of state.
This company has communicated an extremely vague vision. There is no mission statement, value
statement (what experience or resources do they have in agriculture to make this a success). I don’t
see any quantified business plan or quantified goals and objectives. My business experience says this
is a formula for FAILUE. I would consider the venture not investible with a greater chance of failure
than success.
The historical culture in this area has been lumber and larger scale livestock operations which are
not possible on a 3.08ac parcel. Given our climate and short growing season I don’t see any options
other than grow domes which are not in harmony with the PUD (Crowley Ranch) or surrounding
ranchers. How many 3.08ac parcels are within a PUD in Archuleta Cty. and are they successful?
Our greatest fear is a company with little vision and no planned objectives will result in a failed
operation with weather ravaged grow domes and boarded up retail space, within the newly
requested 35ft setback request from Hwy 84 and Crowley Ranch. What will happen to values and
perceptions of not just Crowley Ranch but neighboring ranches, developments and Archuleta
County?
Thank you for your time and consideration. It is appreciated.
Larry & Cheryl Crane
Crowley Ranch & Archuleta County Residents.
Sent from Mail for Windows 10

From:
To:
Subject:
Date:
Attachments:

Linda Dahl
John Shepard
REBUTTAL TO "KEL-CAM" REZONING APPLICATION
Monday, August 19, 2019 1:50:01 PM
ZONING REBUTTAL 081919.pdf

Crowley Ranch Reserve
719 Spring Creek Circle - Lot C11
P.O. Box 208
Chromo, Colorado 81128
August 19. 2019
Mr. John C. Shepard, AICP
Planning Manager
Archuleta County Planning Department
1122 Highway 84
Pagosa Springs, CO 81147
Dear Mr. Shepard;
This letter is sent to you as our rebuttal to the KEL-CAM proposed change in the zoning of Tract B at
Crowley Rach Reserve from a “PUD” to “Agricultural/Commercial. We have serious reservations as
to the truth of the applicants’ statement that the intended use of Tract B was always to be
commercial. If that is a fact, why was Track B not zoned “Commercial” in the first place?
KEL-CAM has been asked multiple times as to the purpose for rezoning and as yet they have given no
one a straightforward answer. Keep in mind, the owner of Tract B has a limited supply of potable
water, a septic system designed for a single bedroom domicile and limited space to grow anything,
certainly not public parking and facilities.
Given the worst case, we personally believe the purpose of rezoning is to apply for a permit to sell
Marijuana. If that were to happen, it would put the residents of Crowley Ranch at great risk as
currently, the only access to the Tract B property is via the legal entry to CRR. Traffic would increase
exponentially and with no way to prevent the undesirables from accessing all of our properties day
or night.  
Soon after we saw the original flyer for Crowley Ranch Reserve, we met with Mr. Barsanti who then
gave us a copy of the Covenants and a Flyer, which is attached . Based on what we read, we
purchased land in 2000 and build our home in 2007. We feel positive that you are aware that he
developed the original concept and created the first set of rules and restriction that put Crowley
Ranch Reserve on the map back in the 90s. If anyone should know what is forbidden and what is
permitted on the Reserve it is
Mr. Barsanti.
As an example of our CC&R’s, we quote below ARTICLE IX, SECTION 9.2L:

“No parcel or part thereof, nor any building or improvement erected thereon, shall at any time be
used for the storage of agricultural or commercial supplies or equipment (except agricultural
supplies for permitted horses) or used for purposes of any trade, profession, manufacturing or
business of any description except for the supplies, business and management of the association;
nor shall any Parcel or building be used for any commercial purposes. Notwithstanding the above, an
owner or Occupant may engage in his/her business activities and maintain an office within his/her
residence for such activities providing those activities involve no client or customer access and the
attendance of no more than two (2) employees.”
Notwithstanding the above quoted Article , ANY type of Agricultural/Commercial activities would
increase the traffic ingress and egress over our private roads, allow the possibility for intrusions to
personal properties and would likely result in an increase to our Liability insurance as well as raising
our cost of maintaining these roads both summer and winter.  
As contented residents of Crowley Ranch Reserve, we do not wish to see our beautiful surroundings
denigrated by any such activities and we would certainly not be able to enjoy the tranquility and
comfort the amazing wildlife on the Reserve have afforded us.
Thank you for your time and consideration of our petition.***
Sincerely,
Herschell and Linda Dahl
Attachment: CRR Sales Brochure, page 1
***PLEASE ACKNOWLEDGE RECEIPT OF THIS PETITION BY RETURN EMAIL

August 19, 2019
To: Archuleta County Developmental Services Department, 1122 Highway 84, PO Box 1507,
Pagosa Springs CO 81147; ATTN: John C. Shepard, AICP
Subject: Opposition to the Rezoning of Tract B, Crowley Ranch Reserve

1. As home owners on Crowley Ranch Reserve We, (Helen and Dan Dillow, 132 Spring Creek
Circle, lot C18, Chromo, CO., 81128) do not support the requested rezoning of Tract B, Crowley
Ranch Reserve from its current zoning for the below listed reasons.
a. The initial request for rezoning stated that the intent of the owners was to create a “small
scale value-added agricultural operation and provide an educational agricultural
extension opportunity to families and young people.”
As residents of Crowley Ranch, we do not see how the dynamics of the current Chromo
community would support such an endeavor. Many of our residents are seasonal and
“empty nesters.” Permanent residents of Chromo who do have school aged families
probably are not going to seek “non-formal” education opportunities. Education is more
likely to come in the form of home schooling or a formal education from an agricultural or
ranching college or university that is better equipped, funded and staffed.
b. Secondly, when asked by our Home Owners Association’s board members, what
specifically was the intended use of the property if rezoned; the owner’s response was -at best-- ambiguous. In fact, they indicated in a subsequent email that once the property
was rezoned it would allow for a “range of uses typical of commercial and agricultural
zoning” and that “the proposed development plan is intended to be long-term and further
restrictions on possible uses is not prudent.”
2. Consequently our genuine concern is; a change to current zoning restrictions for Tract B
would create a situation that the current or potentially future property owners could develop the
property in a way that is not consistent with the vision of the Crowley Ranch Reserve
community. We as a community have intentionally restricted building and development in order
to support the natural beauty as well as the wildlife habitat. Unrestricted development could
potentially have an adverse impact on wildlife, the aesthetics of this area as well as property
values.
3. Thank you for your consideration of our concerns.

Respectfully,
Daniel and Helen Dillow

From:
To:
Subject:
Date:

Ed Keyes
John Shepard
Crowley Ranch Reserve zoning change
Friday, August 16, 2019 1:53:43 PM

Dear Mr. Shepard and fellow commissioners;
This e mail is in response to the proposed zoning change on Crowley Ranch Reserve in Chromo. I am a
resident on the ranch and I would like to petition the commission to deny the proposed zoning change.
Those of us who live on this ranch and in this valley did not do so for convenience. We chose this area
for it's beauty, solitude, peace, serenity, and dark skies. We chose it as a respite from the hectic lives we
all once led or are still leading. Crowley Ranch Reserve beckoned us because it spoke of all these
attributes. It was a reserve for wildlife and people. It won the Governor's award for it's concept of
undeveloped open space for residents and wildlife. We as residents/ owners of Crowley Ranch
Reserve have adhered to that stewardship increasing our wetlands, planting trees, stocking our ponds.
This reserve concept has been Mr. Barsanti's mission statement since it's inception. He has extensively
marketed this ranch as a reserve and a sanctuary with an abundance of wildlife, open space and no
development. He continues to market it as such.
Our resources are allocated for the ranch. Our infrastructure, our entrance, our water, our hot springs are
all allocated for residential use. We are conservative and conscientious in regards to these resources for
future residents coming to the ranch. These resources were never intended for commercial use.
Commercial development was not part of the mission statement of Mr Barsanti.
This corner of Colorado is so unique. It is one of the last places in the state that has an opportunity to
remain as it is. We are surrounded by so much National Forest, Wilderness, conservation and fourth and
fifth generation ranches. The landscape is dotted with horses, cattle and herds of elk. It is an area of
historical heritage. To plop a hotel, a public hot springs, a restaurant, a bar, a pot store on a three acre
parcel inside of this reserve is a betrayal to it's mission statement. It doesn't belong here. It doesn't
belong in this Valley. It shouldn't be the first thing you see when you cross the border into Colorado.  The
Chromo area had a convenience store at one time. It was a very integral part of the community ,a part of
it's history and heritage. It's available. I'm sure the community would be receptive to it being revitalized.
It's already a zoned area for that purpose.  
Mr Barsanti and his daughter have not been transparent with their intentions for the property. This
community only learned of it when the sign was posted on the gate. The restaurant, the bar, the motel the
hot springs are all a possibility but they do not want to definitively divulge at this time exactly what they
want to do.   I find that lack of transparency a concern. In my opinion, their priority is to get the zoning
changed without a definitive plan so they can do as they please without concern or goodwill for the
community.
I invite you to come out, See our ranch. Envision how this commercial development would impact our
entry way, our traffic. We would be turning into the same entrance along with whomever else wants to
stop buy to get a bite to eat, soak in a hot springs or spend the night. Envision what that might do to our
serenity, our peace, our solitude, our wildlife and our quiet dark skies.
I end with strongly petitioning you deny this zoning change. At some point in time commercial
development must yield to community.
Thank you,
Kathleen A. Keyes

This email has been checked for viruses by Avast antivirus software.
www.avast.com

August 20, 2019
John Shephard, Planning Manager
Archuleta County Planning Department
398 Lewis Street
Pagosa Springs, CO 81147
Re: PLN19-370
Dear Mr. Shephard,
As a Chromo Valley property owner, I am writing to express my very strong recommendation that the Archuleta County Board
of Commissioners reject the request for zoning modification proposed in PUD Development Zoning Plan # PLN19-370. The
modification requested is to change from existing use of “Offices” to “Mixed Use Commercial.”
Judging this proposal on its merits or lack thereof, the proposal fails to meet reasonable development project standards in a
number of ways:
1) While the application states that Tract B is specifically excluded from the Crowley Ranch Reserve (CRR) covenants, it is
simply untenable to maintain the integrity of the Reserve while introducing any increased commercial operation on
Tract B. CRR owners should get what they paid for – a property which is still advertised as a community where the
base standard is “Wildlife First, People Second.”
2) Any increase in commercial development (up to and approaching the DOT Traffic Impact Analysis figures referenced
in the application) would certainly negatively impact wildlife in this critical corridor and the other well-preserved
natural resources of the Chromo Valley, as well as having impacts on other CRR owners. These impacts have not been
documented for PLN19-370.
3) The applicants fail to provide specific details of what development this zoning change would result in, as their
application notes only: “Our proposed PUD Development Plan for Tract B includes a range of uses typical of
commercial and agricultural zoning…”
4) The proposed change in zoning (again up to and approaching the DOT Traffic Impact Analysis figures referenced in the
application) would unduly burden CRR’s water, road, and internet connectivity infrastructure and would involve
increased insurance and infrastructure maintenance costs for all members of the CRR’s homeowner association. This
has not been addressed in the application.
5) If there is an interest in approving re-zoning to increase County revenues through taxes on commercial enterprises
and properties, please bear in mind that CRR owners pay substantially more local taxes than other Chromo-area
ranch communities (in some cases 1,000 times more),1 due to the conservation status of the community. Many other
area developments utilize an agricultural exemption, from which those other communities enjoy Archuleta County
services and infrastructure at a significantly lower cost than do CRR owners. This willingness of CRR owners to buy
into the ranch despite this higher tax burden indicates that they consider the existing natural state of the ranch area
to be of supreme value. The existing use of the property (office only) translates directly to long term value for the vast
majority of area homeowners over the long haul, rather than the short term investment that the re-zoning might
bring for just a one set of owners. If other area homeowners outside of CRR express encouragement for commercial
development in the area, they are welcome to do so on land located outside of the Crowley Ranch Reserve and to
shoulder the accompanying burden of such development.
Thank you very much for your time and consideration.
Respectfully,

Marya C. Roddis
Marya C. Roddis

235 Mary’s Court, Crowley Ranch Reserve, Pagosa Springs, CO 81147

Mailing: Post Office Box 862, Chama, NM 87520

1

575-235-8228

mcroddis@aunaprendo.com

For instance, a 3-acre undeveloped lot in Crowley shows a tax bill of approximately $1,728.00 annually, while a 35-acre undeveloped lot in Navajo River Ranch with
an agricultural exemption is listed with a tax bill of $17.28 annually – a nearly 1,000 times differential, taking into account the relationship between the lot sizes.

KEL-CAM, INC.
25550 S. US Highway 84, Chromo, Colorado 81128

John C. Shepard, AICP
Planning Manager
Archuleta County Development Services Department
1122 Highway 84
P.O. Box 1507
Pagosa Springs, Colorado 81147

DEAR MR. SHEPARD AND MEMBERS OF THE ARCHULETA COUNTY PLANNING COMMISSION:
Please accept the enclosed application and development plan for Archuleta County Parcel
#614914101002. We are submitting a development plan by rezoning for this property, in order to
promote best use and maximize value, while at the same time building opportunities for the local
community and maintaining the historical focus on agriculture.
The 3-acre parcel is part of the Crowley Ranch Reserve planned unit development. The Crowley Ranch
Reserve uniquely promotes community living by maintaining a large amount of undeveloped and shared
open space, and home sites are located to maximize all views of the surrounding mountains. The 3-acre
parcel sits north-west of the main entrance, along Highway 84. The intended use of this property has
always been commercial, and as such the parcel (Tract B) is not subject to the covenants for the Crowley
Ranch Reserve (per Article 2). The Colorado Department of Transportation (CDOT) approved access to
the property for various commercial uses, per the Traffic Impact Analysis included in CDOT Permit
503074. The enclosed development plan will allow the development of this parcel in accordance with its
intended use, but will also maintain the intent of the Crowley Ranch Reserve and will preserve the
standards and quality of living for area residents [see Tables 1 and 2 in the Development Plan].
The 3-acre parcel has access and water rights (1/3 interest) to Well #3 in the I.R. Crowley Artesian Well
System, which is permitted for commercial, geothermal, and irrigation purposes. It is our vision to enable
small-scale value-added agricultural operations, where local products can be grown, processed, and sold.
In addition, we want to create agricultural extension opportunities; the goal of extension is to provide
non-formal education and learning opportunities and to improve the lives of families and young people.
Finally, we want to encourage Crowley Ranch Reserve owners and local citizens to engage in these
agricultural and extension opportunities, but we also just want to create a commercial space where local
citizens can gather.
This application includes the supporting documentation listed on the following page. We thank you for
your time in reviewing these materials and considering our application.
Sincerely,

Kelley Barsanti and R. Brad Thoms
Kel-Cam, Inc.

Crowley Ranch Reserve
Declaration of Covenants
(executed November 13, 2006)

CDOT Access Permit # 503074

I.R. Crowley Well No. 3 DWR Permit #39863-F

Quit-Claim Deed for Water Right
(executed December 30, 2015)

Scanned by CamScanner

View of Original CRR Entrance
from Highway 84
and Tract B (real estate office)

Original CRR Entrance Road
(CDOT Permit required relocation
to current location to accomodate
additional traffic anticipated)
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Crowley Ranch Reserve Tract B
PUD Development Plan
Land use for this Tract B, Replat of Crowley Ranch Reserve Phase 1, shall be permitted as in
standard County Agricultural and Commercial zones, modified as following, with review
processes as shown in Table 1 following.
Dimensional Standards shall be as shown in Table 2.
Development Standards shall be as shown in Section 5 of the Archuleta County Land Use
Regulations as they may be amended.
(Revised 9/06/2019)

TABLE 1 - PROPOSED PERMIT TYPE BY USE 1
USE

PERMIT TYPE

AGRICULTURAL
Farm and Ranch Use

CONDITIONAL USE

Commercial Stables or Horse Boarding

CONDITIONAL USE

Farm/Ranch Stand

USE BY RIGHT

On-Farm Retail Sales 2

USE BY RIGHT

Plant Nursery and Greenhouse

USE BY RIGHT

Small Scale Ag Processing 2

USE BY RIGHT

Log and Soil Storage

BOARD CONDITIONAL USE

Forestry Operation

BOARD CONDITIONAL USE
USE BY RIGHT

Tree Farms
Vineyard and Tasting Room2

CONDITIONAL USE

RESIDENTIAL
Dwelling, Multi-family

CONDITIONAL USE

Dwelling, Single-family Attached

USE BY RIGHT

Dwelling, Single-family Detached

USE BY RIGHT

Family Child Care Home

USE BY RIGHT
BOARD CONDITIONAL USE

Group Home
Home Occupations 3

USE BY RIGHT

Manufactured Home

USE BY RIGHT

Vacation Rentals of a Single-family Dwelling

ADMINISTRATIVE CONDITIONAL USE

Vacation Rentals, Multi-family 5

ADMINISTRATIVE CONDITIONAL USE

COMMERCIAL
PROHIBITED

Adult-Oriented Use
Auto/Equipment Sales Lot

BOARD CONDITIONAL USE

Bar or Tavern

BOARD CONDITIONAL USE

Bed and Breakfast

USE BY RIGHT

Car Wash

BOARD CONDITIONAL USE

Child Care Center

BOARD CONDITIONAL USE

Clubs and Lodges

USE BY RIGHT

Drive-in/Drive-thru Use

CONDITIONAL USE

Entertainment Facilities and Theaters

TABLE 1

USE BY RIGHT
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TABLE 1 - PROPOSED PERMIT TYPE BY USE 1
USE

PERMIT TYPE

Firewood Related Wood Product Sales

USE BY RIGHT

Gasoline Station

CONDITIONAL USE

Group Care Facility

USE BY RIGHT

Health and Athletic Club

USE BY RIGHT
BOARD CONDITIONAL USE

Kennel
Lodging Establishment

USE BY RIGHT

Lodging Units, 3 or fewer

USE BY RIGHT

Lodging Units, 4 or more

USE BY RIGHT

Medical and Dental Offices

USE BY RIGHT

Medical Clinic

CONDITIONAL USE

Micro-Brewery and Tap Room2

BOARD CONDITIONAL USE

Mortuary and Funeral Home

USE BY RIGHT

Office, Professional

USE BY RIGHT

Restaurant

USE BY RIGHT

Retail/Service, Small (<5,000 S.F.)

USE BY RIGHT

Retail/Service (5,000 S.F. to 25,000 S.F)

USE BY RIGHT

Retail/Service, Large (>25,000 S.F.)

PROHIBITED

Shopping Center

CONDITIONAL USE

Shopping Center, Neighborhood

USE BY RIGHT
BOARD CONDITIONAL USE

Vehicle Minor Repair, Servicing and Maintenance
Veterinary Facility

USE BY RIGHT

INDUSTRIAL
PROHIBITED

Asphalt Batch Plants
Building Contractors and Equipment

CONDITIONAL USE

Concrete or Cement Plants

PROHIBITED

Industrial, Heavy

PROHIBITED

Industrial, Light

BOARD CONDITIONAL USE

Junk Yard

PROHIBITED

Logging Operation 6

PROHIBITED

Marijuana Establishment, Medical

PROHIBITED

Marijuana Establishment, Retail

PROHIBITED

Oil and Gas Operation 7
TABLE 1

OIL & GAS
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TABLE 1 - PROPOSED PERMIT TYPE BY USE 1
USE

PERMIT TYPE

Outdoor Storage 8

USE BY RIGHT

Recycling Facility

CONDITIONAL USE

Resource Extraction, Processes and Sales 9

SAND & GRAVEL

Sawmill

PROHIBITED

Truck Stop

PROHIBITED

Vehicle Major Repair, Servicing and Maintenance

PROHIBITED

Warehouse, Mini-storage

CONDITIONAL USE

Warehouse and Distribution

CONDITIONAL USE

Workshop and Custom Small Industry

USE BY RIGHT

RECREATIONAL
Campground

CONDITIONAL USE

Dude Ranch or Wilderness Lodging 10

CONDITIONAL USE

Golf Courses and Driving Ranges

CONDITIONAL USE

Limited Indoor Recreation Facility

USE BY RIGHT

Limited Outdoor Recreation Facility

CONDITIONAL USE

Outdoor Shooting Range

CONDITIONAL USE

Parks, Greenbelts and Passive Recreation Areas

USE BY RIGHT

Race track

BOARD CONDITIONAL USE
PROHIBITED

Recreational Vehicle Park 11

OTHER
Airport, Airstrip, Helipad 12

BOARD CONDITIONAL USE

Animal Shelter

BOARD CONDITIONAL USE
CONDITIONAL USE

Cemetery
Churches and Religious Institutions

USE BY RIGHT

Building- or structure- mounted CMRS Facilities 13

USE BY RIGHT

CMRS Facilities roof- mounted and freestanding 13

BOARD CONDITIONAL USE

Electric Power Distributed Generation

CONDITIONAL USE

Electric Power Generation Facilities

BOARD CONDITIONAL USE

Electric Power Transmission Lines

BOARD CONDITIONAL USE

Geothermal Resources 14

GEOTHERMAL

Major Extensions of Existing Water or Sewage
Systems
TABLE 1

BOARD CONDITIONAL USE
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TABLE 1 - PROPOSED PERMIT TYPE BY USE 1
USE

PERMIT TYPE

Major New Sewage Systems

BOARD CONDITIONAL USE

Major New Water Systems

BOARD CONDITIONAL USE

Meeting Place and Place for Public Assembly

USE BY RIGHT

Mixed-Use Development

CONDITIONAL USE

Natural Gas Transmission Pipelines

BOARD CONDITIONAL USE

Parking Lot

CONDITIONAL USE

Private School

BOARD CONDITIONAL USE

Public School

BOARD CONDITIONAL USE

Public Use

BOARD CONDITIONAL USE

Public Utility

BOARD CONDITIONAL USE

Sanitary Landfill or Solid Waste Transfer Station

PROHIBITED

Temporary Uses 15

USE BY RIGHT

Transportation Services and Facilities

BOARD CONDITIONAL USE

Utility Substations

BOARD CONDITIONAL USE

Water Storage Facilities

BOARD CONDITIONAL USE

Notes
1. Table adapted from Section 3.1.3 TABLE 3: USES BY ZONING DISTRICT from
ARCHULETA COUNTY LAND USE REGULATIONS, Adopted May 2006; Amended July 2018.
2. Proposed use not included in Table 3 of Section 3.1.3
3. See Section 5.6.5 of Archuleta County Land Use Regulations
4. (omitted)
5. See Section 5.5.6 of Archuleta County Land Use Regulations
6. See Section 5.6.6 of Archuleta County Land Use Regulations
7. See Section 9.2 of Archuleta County Land Use Regulations
8. See Section 5.4.2.6 of Archuleta County Land Use Regulations
9. See Section 9.1 of Archuleta County Land Use Regulations
10. See Section 5.5.4 of Archuleta County Land Use Regulations
11. See Section 5.5.5 of Archuleta County Land Use Regulations
12. See Section 3.1.5.1 of Archuleta County Land Use Regulations
13. See Section 5.6.3 of Archuleta County Land Use Regulations
14. See Section 2.5.6 of Archuleta County Land Use Regulations
15. See Section 3.2.4 of Archuleta County Land Use Regulations
Bold font indicates proposed modification relative to Commercial Zoning District
use and/or permit type in Table 3, Archuleta County Land Use Regulations.
Rev. 9/06/19

TABLE 1

Page 5 of 6

REV. DEVELOPMENT PLAN

TABLE 2 - PROPOSED ZONING STANDARDS 1
STANDARD
Minimum Lot Size
Minimum Lot Width

DIMENSIONS
10,000 ft2

NOTES

Parcel is 3 acres

100 feet

Minimum Front Setback

0 feet

Minimum Garage Door Setback

20 feet

Minimum Setback along
Crowley Ranch Common area

10 feet

Along PUD open space

Minimum HWY 84 Setback

40 feet

Along Highway 84

Minimum Setback for any future
interior lot lines

10 feet

Maximum Height

40 feet

Accessory Height

40 feet

Maximum Density

n/a

Minimum District Size

Along Ronnie's Court

1 acre

1. Table adapted from TABLE 4: ZONING DISTRICT STANDARDS in Section 3.1.3 from
ARCHULETA COUNTY LAND USE REGULATIONS, Adopted May 2006; Amended May 2019.
Bold font indicates proposed modification in zoning standard relative to Commercial Zoning Standards
as defined in Table 4, Archuleta County Land Use Regulations.
Rev. 9/06/19
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TABLE 3 - PROPOSED DEFINITIONS 1

Farm/Ranch Stand

On-Farm Retail Sales
Small Scale Ag Processing
Vineyard and Tasting Room

Micro-Brewery and Tap Room

A structure used for the display and sale of primarily raw farm or ranch
products, produced principally upon the farm or ranch on which the stand is
located
A small retail facility for sales of raw and processed agricultural products,
principally grown on-site. Goods grown and/or processed off-site may be
permitted as Accessory to the Principal use.
A small processing facility for agricultural products produced principally on-site,
as an alternate to typical Light Industrial processing,
On-farm production and processing of grapes, grape juice and/or vinous spirits.
May include a retail food facility in which one or more agricultural products
grown or processed in the County, including alcoholic beverages, may be tasted
and sold (i.e. small-scale winery).
Facility for production of less than 15,000 barrels of beer annually, as an
alternate to typical Light Industrial processing. May include a retail food facility
where alcoholic beverages produced on-site are sold. Sale of beverages
produced off-site may be permitted as Accessory to the Principal use.

1. Table supplemental to Section 11 Definitions, Subsection 11.2 Words and Terms from
ARCHULETA COUNTY LAND USE REGULATIONS, Adopted May 2006; Amended July 2018.
Bold font indicates proposed modification in zoning standard relative to Commercial Zoning Standards
as defined in Table 4, Archuleta County Land Use Regulations.
Rev. 9/06/19
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Archuleta County
Development Services —Planning Department
1122 HWY 84
P. O. Box 1507
Pagosa Springs , Colorado 81147
970-264-1390
Fax 970- 264-3338
MEMORANDUM
TO:

Archuleta County Planning Commission

FROM: Flora Goheen; Planning Technician
DATE: September 25, 2019
RE:

Lob Lolly Pit Renewal Major Sand & Gravel Permit on pt. S16 & S21 T33N R5W, at 12577
State Highway 151, Arboles (PLN19-413)

EXECUTIVE SUMMARY
Steve & Joyce Wright, Arboles Sand & Stone LLC, represented by Nathan Barton, PE, Wasteline,
Inc., have applied for the Lob Lolly Pit Renewal Major Sand & Gravel Permit, to renew an
existing permit approved in 2009, for two tracts: approx. 94 acres in S½NW¼ & pt. S½NE¼ Sec
21 T33N R5W west of HWY 151, and approx. 87 acres in SE¼SW¼ & pt. S½SE¼ S16 T33N R5W
NMPM west of the Piedra River (PLN19-413). The property at 12577 & 12577C State Highway
151, Arboles, CO, is zoned Industrial (I) and Agricultural/Ranching (AR).

REVIEW PROCEDURE
Archuleta County Land Use Regulations Section 9.1 Sand, Soil and Gravel Mining, provides that
any resource extraction, processes and sales use is submit to review. Major Sand & Gravel
Permits are required for any use not exempt or subject to a Minor Sand & Gravel Permit, as
provided in Section 9.1.5, as a Conditional Use.
Public notice was published in the Pagosa Springs Sun, posted on site, and mailed to
neighboring property owners as required by Section 2.2.3.

DISCUSSION
In 2009, the Board of County Commissioners conditionally approved the Lob Lolly Gravel Pit
major gravel operation, with 10 conditions. Among these was a set terms of 10-years (2019);
renewal after 10 years may be granted after submitting an application for an amendment to the
existing permit. The gravel pit includes two parcels: the southern tract fronts HWY 151 with
approx. 94-acres on both sides of the Piedra River, and the northern tract with approx. 87 acres
west of the river, with an approx. 98-acre tract owned by James Kane between the two.

The Archuleta County Community Plan of 2001, Future Land Use Map, designates this area for
Very Low Density Residential development and Critical Wildlife Habitat. The southern tract is
zoned Industrial (I), while all other private tracts in the vicinity zoned Agricultural/Ranching (AR).
Petrox’s Tierra Piedra Ranch is located to the north, with oil & gas operations and a small private
gravel pit. The Southern Ute Indian Tribe owns land to the west of the gravel pit, zoned
Agricultural/Forestry (AF). This area in the county is within the Los Pinos Fire District.
This property is located in the Approximate Zone A floodplain for the Piedra River and a
Floodplain Development Permit should have been required in 2009. Consultants for the
Colorado Water Conservation Board (CWCB) have drafted updated base flood elevations based
on a State project utilizing LiDAR elevations for the San Juan and La Plata river basins—this is not
a regulatory map yet, but is the best available information for future floodplain development
permits.
This application was referred to local utilities and referral agencies for review, as provided in
Section 2.2.5. Those received prior to preparation of this staff report include:





County Engineering had no objections.
LPEA has an existing Overhead Primary Powerline crossing the northern tract. LPEA
requests no excavation take place near the power line or power poles. If LPEA’s existing
power line is found to conflict with planned excavation or infrastructure changes LPEA
should be contacted for a plan and pricing for re-location.
CDOT provided a copy of Applicants’ 2008 Access Permit, and has no concerns as long as
no increasing in level of operations above that permit.

Sand & Gravel and Conditional Use Permit Review Standards
A Conditional Use is a use allowed in a zoning district only when the Applicant can demonstrate
how they will mitigate any potential impacts on the community. Performance Standards for all
Sand & Gravel operations are outlined in Section 9.1.6, including (to paraphrase):
1.
2.
3.
4.

Compatibility of sand, soil, or gravel mining operations with surrounding uses.
Air Quality.
Visual Amenities and Scenic Quality.
Crushing, Processing, Batching and Hot Mix operations to meet additional criteria.

The Board of County Commissioners may approve a mining operation for a specific period of
time, not to exceed 20 years, with a 5-year review. The compatibility and size of the project
should be considered (Sec 9.1.6.4(7)).
The Planning Commission’s review criteria for a Conditional Use in Section 3.2.3.4 include:
(1) The relationship and impact of the use on the development objectives of Archuleta
County.
(2) The effect of the use on light and air, distribution of population, transportation facilities,
utilities, schools, parks and recreation facilities, and other public facilities.
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(3) The effect of the use upon traffic, with particular reference to congestion, vehicular and
pedestrian circulation, safety and convenience, traffic flow and control, access,
maneuverability, and removal of snow from the roads, sidewalks and parking areas.
(4) The effect of the use upon the character of the area in which the proposed use is to be
located, including the scale and bulk of the proposed use in relation to surrounding
uses.
(5) The adequacy of the design features of the site to accommodate the proposed use,
including but not limited to accessibility, service areas, parking, loading, landscaping and
buffering, lighting, etc.
(6) The effect of the use upon the natural resources and wildlife habitat areas.
(7) Such other factors and criteria as the Planning Commission and the Board of County
Commissioners deems applicable to the proposed use.
Finally, before acting on the application, the Planning Commission must make necessary findings
under Section 3.2.3.5:
(1) That the proposed location of the use, the proposed access to the site, and the
conditions under which the use would be operated or maintained will not be
detrimental to the public health, safety, or welfare, or materially injurious to properties
or improvements in the vicinity.
(2) That, if required by the proposed use, there are adequate and available utilities and
public services to service the proposed use, without reduction in the adequacy of
services to other existing uses. These utilities and public services may include, but are
not necessarily limited to, sewage and waste disposal, water, electricity, law
enforcement, and fire protection.
(3) That the proposed use will be compatible with adjacent uses, including but not limited
to site design and operating factors, such as the control of any adverse impacts
including noise, dust, odor, vibration, exterior lighting, traffic generation, hours of
operation, public safety, etc.
Applicant’s narrative address details of current operations and proposed future operations, and
how they meet the above criteria.

RECOMMENDATION AND FINDINGS
Based on evidence provided, if the Applicants have met the goals and objectives of the Land Use
Regulations, then the Planning Commission would find that:
A. The application DOES meet Performance Standards for Sand & Gravel operations in
Section 9.1.6 of the Archuleta County Land Use Regulations, and
B. The application DOES meet the review criteria for a Conditional Use Permit in Section
3.2.3.4 of the Archuleta County Land Use Regulations, and
C. The application DOES meet the required findings for a Conditional Use Permit in Section
3.2.3.5 of the Archuleta County Land Use Regulations, and
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That the Planning Commission recommend approval of the Wright request for the Lob Lolly Pit
Renewal Major Sand & Gravel Permit on pt. S16 & S21 T33N R5W, at 12577 State Highway 151,
Arboles (PLN19-413), with the following conditions:
1. Applicant shall complete a Floodplain Development Permit.
2. Applicant shall update site maps to show existing LPEA Overhead power lines.
3. This permit shall sunset 10 years from the date of approval by the Board of County
Commissioners, with the opportunity at that time to apply for renewal for an additional
10 years by amendment of this permit.

PROPOSED MOTION
I move to recommend approval of the Lob Lolly Pit Renewal Major Sand & Gravel Permit, with
the Findings A, B and C, and conditions #1-3 of the Staff Report.

ATTACHMENTS.
Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:
Attachment 5:

Area Maps
Review Comments
Applicant Narrative for Renewal
Current CO DRMS Reclamation Permit
Sand & Gravel Permit 2008-02SG
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South Parcel, US FEMA GIS online, accessed 24 May 2019 (photo from Fall 2018)
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AREA WATER WELLS

From Colorado State Engineer GIS (online) accesses 15 August 2019

20 August 2019
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NORTH PARCEL
A Well Pad (Petrox)
B Permanent Roads
C Permanent Road
not used for mining
D Stockpiles
E Plant areas (P1 and
P2 current locations)
F Ponds (3 each)
G Unaffected
“islands”
H Areas requiring
grading to shape
ponds
J Planned mining
2020
K Planned mining
beyond 2020
White line “1” is
closest mining is to
river. Green line is
edge of flood plain.
Mining Currently
underway in this
parcel.
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SOUTH PARCEL
A Well Pad
(Petrox)
B Permanent
Roads (Pipeline
and Access)
C Industrial
Activities Pads
D Safety Berms
E Areas being
reclaimed
F Permanent
Ponds
Note: no active
mining in this
parcel, although
some
construction
materials remain
in stockpiles.
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Satellite Photograph of Lob
Lolly Pit and surrounding area
Courtesy Archuleta County
GIS/Mapping Department
Photo exact date unknown,
assumed April 2019 based on
internal evidence.
Parcel lines are not precisely
shown correctly.
Permit boundaries: see annual
report maps. Permit
boundaries follow parcel lines
on west, north and south, and
near (West) bank of Piedra
River on the east side.
Sole access via CDOTapproved intersection on SH151 at approximately MP
21.4, around pond east of
river and across Countypermitted bridge on the South
Parcel.
North and South Parcels
connected by access/haul
road across property in
between them, as allowed by
easement access granted by
Kane (previous owner).
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Project Narrative
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Summary of 2009 application
In the 2009 application, following the various DRMS reclamation permit applications’ exhibits, mining and processing of sand and gravel was to begin in the
South Parcel, working from about 100 feet west of the high water mark of the river to the road and pipeline right-of-way, excavating to below the water table
and then pumping to dewater below the alluvial aquifer (water table, which fluctuates with the flow in the river), and processing. Stockpiles and processing
areas were to be located along the pipeline/road first to the east and then to the west. Mining was to proceed west of the pipeline/road in the South Parcel,
and then move to the North Parcel, to repeat the same sequence, while the South Parcel was reclaimed to several ponds and industrial work sites.
Actions 2009-2019
Actual mining did not start until sometime after the County approved the operation, due to state and federal requirements and delays. The work proceeded as
planned in the east portion of the South Parcel, but it was decided to just use areas west of the pipeline/road only for plant sites and stockpiles, and not to
excavate in that area until later in the life of the pit. This was due to quality and depth of the material found there. Dewatering was not necessary for the most
recent stages of excavation in the South Parcel due to low river levels and better techniques for mining at and immediately below the water table, so the EPA
water discharge permit was terminated, as reviewed and approved by US EPA in 2019. Meanwhile, mining in the North Parcel began on the northeast area, well
back from the river (as planned), excavating between the setback from the river and the road/pipeline, with stockpiles and plant sites on the north edge on both
sides of the road/pipeline, working both east and west from the initial mining area, to take advantage of the material quality and shorter haul distances.
Although there is some dewatering of excavations, there is no discharge to the river. Three ponds have been excavated: the north one is now used for sediment
from washing, the east one for fresh water, and the main long pond is presently being excavated for materials. Portable plants move into the site and out again,
after crushing, screening, and washing materials which is stockpiled before being shipped off-site.
Two wellpads for gas and oil production were constructed and are presently in use, one on each parcel. Access roads to these connect to the existing road along
the pipeline and other roads constructed for sand and gravel operations, which will be left in place following mining and reclamation.
Changes in plan since 2009
There have been no significant changes in the planned operations since 2009. Some changes have been done based on customer requirements, need for
materials, site conditions, and material quantities and quality, as well as actions necessary to comply with changing tribal, state, and federal requirements.
These include:
1. Processing of materials (both virgin and recycled materials) generated off-site and brought to this facility to be crushed, screened and/or washed before
being shipped from the site.
2. Pumping of water (either on-site or into the Piedra River, in accordance with necessary water and discharge permits) to permit dewatering of work
areas and for use as dust control and washing of materials.
3. Different sequence of mining areas west of (above) the road/pipeline which runs through the property north-to-south.
4. As expected, ponds are varying in size and configuration from that contained in the original 2009-2013 applications to the State.
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9.1.6 Performance Standards for All Operations:
9.1.6.1 Compatibility of sand, soil, or gravel mining operations with surrounding uses shall be determined by review of the following criteria:
(1) Surrounding uses are primarily agricultural, forestry, or industrial.
Complies: no change from 2009 conditions and operations
(2)

Truck traffic will not access the mining operation through residential,
recreational or commercial areas, or such traffic will be mitigated.

Complies: no change from 2009 conditions and operations

(3)

The mining site will not be visible to adjacent surrounding residences or will be
mitigated to the extent reasonably possible, to have reduced visibility.
Placement of the operation a sufficient distance from public roadways, behind
natural landforms and existing major vegetation, and/or away from growth
centers will minimize visual contact.

Complies: no change from 2009 conditions and operations

(4)

Equipment used for the operation will not be visible from adjacent surrounding
residences or will be mitigated to reduce visual impact.

Complies: no change from 2009 conditions and operations

(5)

The operation will not generate noise or vibration apparent to surrounding
residences, or such impacts will be effectively mitigated, to the extent required
by the performance standards at Section 5.4.2.1.
9.1.6.2 Air Quality:
(1) (1) Gravel, water or chemically stabilize public and private access roads, stripped
areas, and excavations to minimize dust.

Complies: no change from 2009 conditions and operations

Complies: part of state permits.

(2)

(2) Increase watering operations immediately in response to periods of high
wind or to dust complaints.

Complies: part of state permits. Note: no dust complaints
have been received 2009-2019.

(3)

(3) Plant stripped areas and soil stockpiles that are planned to remain uncovered
for more than one (1) season with rapid growing vegetative cover to minimize
dust, erosion, and weeds.

Complies: part of state permits.

(4)

(4) Cease aeration operations at commercial wastewater ponds during periods of No wastewater ponds used, no aeration done.
high wind.

9.1.6.3 Visual Amenities and Scenic Quality:
(1) Use low profile permanent equipment, and/or permanent equipment painted to
“blend with surroundings”, and/or effective screening of permanent equipment.
Permanent equipment shall be construed as that equipment left in place for one

Equipment operating in areas with effective screening. All
equipment is portable but some may remain on-site for 1
year or more if not needed elsewhere.
20 August 2019
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Attachment 1 to County Application
(1) year or more. Color selection shall be reviewed and approved by the Director
of County Development.
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(2)

Maintain weed control and watering programs to keep landscaping and
vegetation viable.

Complies: part of state permits. Note: most areas are
subirrigated naturally.

(3)

Proposed landscaping, screening, fencing or other visual impact mitigation shall
be approved by the Director of County Development prior to operation.

Complies: no change from 2009 in operations or conditions
when none was required by DCD.

(4)

New long-term (more than one (1) year) mining operations will not be visible
along highways.

Complies. View from Highway 151 is interrupted by trees
along the river, which will remain in place.

(5)

The proposed mining operation will be located a sufficient distance from other
mining operations so as not to create cumulative impacts to roads, air and water
quality, or other resources and amenities.

Nearest other mining operation is on the Tierra Piedra
property to the north (approximately 800 feet north), but we
do not believe there are any cumulative impacts from the
close location.

9.1.6.4 Crushing, Processing, Batching, and Hot Mix operations shall meet the following criteria:
(1) Current Colorado Department of Public Health and Environment (CDPHE), Air
Site is located inside the Southern Ute Indian Reservation,
Pollution Emissions permits shall be obtained for all processing equipment.
and therefore CDPHE has no jurisdiction, but EPA does, on
behalf of the Southern Ute Indian Tribe (SUIT).
(2) Visual impacts from batch plants to adjacent and surrounding residences must
Complies. Concrete (ready-mix) plants and hot-mix asphalt
be mitigated to the extent reasonably possible.
plants located temporarily on-site have not created visual or
other impacts from residences.
(3) Batch plants shall not be located within a one-hundred (100) year floodplain
Complies. No activities located within 100-year floodplain.
unless all requirements of the National Flood Insurance Program can be
See FIRMettes of both parcels.
complied with.
(4)

Recirculation ponds associated with batch plants or other processing equipment
shall be lined with impervious material, or enclosed recirculation tanks shall be
used to prevent intermingling of processing water with groundwater. Surface
runoff water shall be diverted away from batch plant areas.

(5)

All stationary sources shall meet current Colorado Department of Public Health
and Environment emissions standards for air and water. More stringent
requirements may be set by the Board of County Commissioners in certain
locations.

If used, these will meet local, state, and EPA requirements.
No processing water or storm water which comes in contact
with industrial activities will be discharged into ground or
surface water except after treatment to meet basin
standards.
Current (known) local, state, tribal and federal standards for
air and water emissions have been and will be met.

20 August 2019

Lob Lolly Pit
(6)

(7)

(8)

12577 Hwy 151 (5 mi N of Arboles)

Attachment 1 to County Application

Page 4

Results of relocation and annual inspections of batch plants by the Colorado
As this is located within the SUIT Reservation, no CDPHE
Department of Public Health and Environment shall be submitted to the Planning inspections are conducted. If requested, we can provide
Department.
copies of relocation notifications (NM or CO) to/from the site
for plants, and copies of tribal/EPA plant inspections.
The Board of County Commissioners may approve a mining operation for a
Based on estimated material availability and production
specific period of time, not to exceed twenty (20) years, with a five (5) year
expected, we are requesting an additional ten (10) years to
review by Planning Commission and the Board. The compatibility and size of the operate, with potential for a renewal for another 10 years at
project will be considered in determining the appropriate length of time for the
that time.
mining operation. Renewals of the permit may be granted upon a new permit
review, and subject to new and additional conditions.
The Board of County Commissioners will require a performance guarantee in
addition to the bond required by the Colorado Division of Minerals and Geology
(CDMG) to insure that certain conditions of a permit will be complied with. The
County will require a certified copy of the bond required by the CDMG.

In 2009, a performance guarantee was not required by the
BOCC. A copy (from online CDRMS records) of the
performance warranty and its acceptance are provided in this
package. This bond document can be verified at the website
https://dnrweblink.state.co.us/drms/SearchPermit.aspx?cr=1
and searching for M2013066, then by date or “bond.”
We believe that there is no significant change to the County and DRMS reclamation application and permit done in 2009, which included all information
required by Section 9.1.7.
Attachments
1.
FIRMettes (from FEMA) and Well Map
2.
Site maps (from 2019 annual report to DRMS)
3.
County GIS satellite photography
4.
DRMS Financial Warranty (Bond) documentation
5.
Most recent DRMS permit/amendment approval letter

April 2019 (photography from 2018)
July 2019 as of April 2019
April? 2019
28 June 2018
19 August 2019

20 August 2019

August 19, 2019
Steve and Joyce Wright
Arboles Sand & Stone, LLC
12577 Highway 151
Pagosa Springs, CO 81147
Re:

Lob Lolly Pit, Permit No. M-2013-066, Technical Revision Approval, Revision No. TR-1

Dear Wright:
On August 19, 2019 the Division of Reclamation, Mining and Safety approved the Technical Revision
application submitted to the Division on June 27, 2019, addressing the following:
-

Update changes to the North Parcel and reflect final configuration in the South Parcel. Also
provide additional information on seeding and other matters in response to 2019 Inspection.

The terms of the Technical Revision No. 1 approved by the Division are hereby incorporated into Permit No.
M-2013-066. All other conditions and requirements of Permit No. M-2013-066 remain in full force and effect.
A reclamation cost estimate update will be performed with the terms of this Technical Revision included.
Notice of any change in the required surety will be sent to the Operator under a separate cover.
If you have any questions, please feel free to contact me at the Division’s Grand Junction Field Office, by
phone at (970)- 243-6368 or by email at lucast.west@state.co.us.
Sincerely,

Lucas J. West
Environmental Protection Specialist
Division of Reclamation, Mining and Safety

Ec:
A

Nathan Barton, Wasteline Inc.

1313 Sherman Street, Room 215, Denver, CO 80203 P 303.866.3567 F 303.832.8106
http://mining.state.co.us
Jared S. Polis, Governor | Dan Gibbs, Executive Director | Virginia Brannon, Director

Archuleta County
Development Services—Planning Department
1122 HWY 84
P. O. Box 1507
Pagosa Springs, Colorado 81147
970-264-1390
Fax 970-264-3338
MEMORANDUM
TO:

Archuleta County Planning Commission

FROM: Flora Goheen; Planning Technician
DATE: September 25, 2019
RE:

AT&T Wireless Tower Conditional Use Permit (CUP) on Lot 19 Replat of Village Service
Commercial at 80 Bastille Dr. (PLN19-419)

EXECUTIVE SUMMARY

AT&T Wireless, represented by Justin Causey, Md7 LLC, has applied for a Board Conditional Use
Permit for the ATT Wireless Tower CUP, on Lot 19 Replat of Village Service Commercial at 80
Bastille Dr., Pagosa Springs, CO (PLN19-419), property owner Pagosa Secure Storage LLC. The
property is zoned Commercial (C). The proposal is for a 90’ tall CMRS monopole, with
concurrent requests for Variance from the maximum height of 40’ in the Commercial zone and
from paving on a paved street (PLN19-420).

REVIEW PROCEDURE

Archuleta County Land Use Regulations Section 3.2.3 Conditional Use Permit (CUP) provides for
Conditional Uses, which require review and evaluation with respect to their effects on
surrounding properties and Archuleta County at large. For a Board CUP, the Planning
Commission recommends conditions to the Board of County Commissioners, according to the
Review Criteria in Section 3.2.3.4.
Public notice was provided to the Application for publication in the Pagosa Springs Sun, to be
posted on site, and mailed to neighboring property owners as required by Section 2.2.3.

DISCUSSION

Applicants propose to construct and operate a 90’-tall monopole for cellular phone service, at
the rear of this lot which was re-plated in 1975. Property owners currently operate mini-storage
warehouses with apartments and outdoor storage, which pre-exist adoption of county-wide
zoning in 2006, and should be considered legal non-conforming uses.

The Archuleta County Community Plan of 2001, Future Land Use Map, designates this area for
Commercial development. The four blocks west of North Pagosa, between US HWY 160 and
Park Ave, are zoned Commercial (C). The Archuleta County Land Use Regulations classifies a cell
tower as a Commercial Mobile Radio Systems (CMRS) facility, with specific standards in Section
5.6.3.
•
•
•

New towers need to be open for co-location of multiple providers.
Freestanding towers shall be visually screened from adjacent residential development
public right-of-way.
Maximum height in the Commercial (C) zone is 40’, so a height variance is required.

The Federal Communications Commission (FCC) regulates any aspects of public health concerns
about radio waves. The County is not allowed to consider any testimony about health effects of
cell phones.
This application was referred to local utilities & referral agencies for review, as provided in
Section 2.2.5. Those received prior to preparation of this staff report include:
•

•

•

County Engineering had no objections to the tower. The driveway must be designed
and paved to meet Section 27.1.7.3 of the Archuleta County Road & Bridge Design
Standards, or a variance approved (since this is a non-conforming property, Applicant as
requested a concurrent application PLN19-420 to be considered by the Board of
Adjustment).
County Engineering noted calculations for stormwater runoff shall be submitted by a
qualified Colorado Engineer. Final site plans would need to be approved by the County
Engineer and the Planning Dept. prior to construction.
After construction, the applicant shall submit a signed and sealed letter from the design
engineer that the site and drainage were built to plan.

PLPOA has covenant control in this area, and is working with the Applicant and Property Owner
to review the proposed use.

Cell Tower Review Standards
For any CMRS facility, the Planning Commission’s review criteria in Section 5.6.3.9 include:
(1) Existing or approved towers cannot accommodate the telecommunications equipment
planned for the proposed tower.
(2) The tower shall not constitute a hazard to aircraft.
(3) The tower shall be placed on the property to contain on site all ice-fall or debris from
tower failure.
(4) The proposed tower shall provide for shared capacity, if technically practicable.
(5) The tower shall have the least practicable adverse visual impact on the environment.
(6) The proposed tower shall not emit radiation that will adversely affect human health.
(7) The proposed tower shall be the minimum height needed to accommodate the antenna.
(8) The proposed tower shall comply with all applicable federal and state regulations.
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(9) The design of the proposed tower shall insure structural integrity. The proposed tower
shall have adequate measures to discourage unauthorized climbing and to insure the
security thereof.
(10) All reasonably possible sites for the tower have been considered, and the proposed site
is the most appropriate, available site from a land use perspective.
Conditional Use Permit Review Standards
A Conditional Use is a use allowed in a zoning district only when the Applicant can demonstrate
how they will mitigate any potential impacts on the community. The Planning Commission’s
review criteria in Section 3.2.3.4 include:
(1) The relationship and impact of the use on the development objectives of Archuleta
County.
(2) The effect of the use on light and air, distribution of population, transportation facilities,
utilities, schools, parks and recreation facilities, and other public facilities.
(3) The effect of the use upon traffic, with particular reference to congestion, vehicular and
pedestrian circulation, safety and convenience, traffic flow and control, access,
maneuverability, and removal of snow from the roads, sidewalks and parking areas.
(4) The effect of the use upon the character of the area in which the proposed use is to be
located, including the scale and bulk of the proposed use in relation to surrounding
uses.
(5) The adequacy of the design features of the site to accommodate the proposed use,
including but not limited to accessibility, service areas, parking, loading, landscaping and
buffering, lighting, etc.
(6) The effect of the use upon the natural resources and wildlife habitat areas.
(7) Such other factors and criteria as the Planning Commission and the Board of County
Commissioners deems applicable to the proposed use.
Finally, before acting on the application, the Planning Commission must make necessary findings
under Section 3.2.3.5:
(1) That the proposed location of the use, the proposed access to the site, and the
conditions under which the use would be operated or maintained will not be
detrimental to the public health, safety, or welfare, or materially injurious to properties
or improvements in the vicinity.
(2) That, if required by the proposed use, there are adequate and available utilities and
public services to service the proposed use, without reduction in the adequacy of
services to other existing uses. These utilities and public services may include, but are
not necessarily limited to, sewage and waste disposal, water, electricity, law
enforcement, and fire protection.
(3) That the proposed use will be compatible with adjacent uses, including but not limited
to site design and operating factors, such as the control of any adverse impacts
including noise, dust, odor, vibration, exterior lighting, traffic generation, hours of
operation, public safety, etc.
Applicant’s narrative address details of current operations and proposed future operations, and
how they meet the above criteria.
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RECOMMENDATION AND FINDINGS

Based on evidence provided, if the Applicants have met the goals and objectives of the Land Use
Regulations, then the Planning Commission would find that:
A. The application DOES meet Performance Standards for CMRS facilities in Section 5.6.3
of the Archuleta County Land Use Regulations, and
B. The application DOES meet the review criteria for a Conditional Use Permit in Section
3.2.3.4 of the Archuleta County Land Use Regulations, and
C. The application DOES meet the required findings for a Conditional Use Permit in Section
3.2.3.5 of the Archuleta County Land Use Regulations, and
That the Planning Commission recommend approval of the Pagosa Secure Storage LLC request
for AT&T Wireless Tower Conditional Use Permit (CUP) on Lot 19 Replat of Village Service
Commercial at 80 Bastille Dr. (PLN19-419), with the following conditions:
1. Approval is contingent on approval of a Resolution for Variance from Maximum Height.
2. Applicant’s final site plans shall be approved by County Engineering and Planning Staff.
3. Applicant shall make space available on the tower for co-location of antenna array and
cabinets.

PROPOSED MOTION

I move to recommend approval of the AT&T Wireless Tower Board CUP, with the Findings A, B
and C, and conditions #1-3 of the Staff Report.

ATTACHMENTS.
Attachment 1:
Attachment 2:
Attachment 3:
Attachment 4:

Area Maps
Review Comments
Applicant Narrative
Building Plans
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Site Map
ATT Wireless Tower
CUP/VARs
PLN19-419/420
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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 October 2018.
This map has been produced using various geospatial data sources. The information displayed is intended for general planning purposes and the original data will routinely be updated. No warranty is made by
Archuleta County as to the accuracy, reliability or completeness of this information. Consult actual legal documentation and/or the original data source for accurate descriptions of locations displayed herein.
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ARCHULETA COUNTY

ENGINEERING DEPARTMENT

MEMO

Date: September 3, 2019
To: John Shepard, Flora Goheen
From: Yari Davis
Cc: Bob Perry

RE: AT&T Wireless Tower CUP PLN19-419/420
We have reviewed the AT&T Wireless Tower, our requirement comments follow:
•

Section 27.1.7.3. of the Archuleta County Road & Bridge Design
Standards adopted by resolution #2005-40 (May 2, 2017) requires
Driveways serving commercial must be designed and paved in
accordance with Section 27.1.3.3.C, and 27.2.3. 9, with TI equaling 6.0.

•

Calculations for historic and developed storm runoff shall be submitted
which shall be prepared by a qualified Colorado Registered Professional
Engineer.

•

After construction the applicant shall submit to the Engineering
Department a signed and sealed letter from the design engineer that site
and drainage was built according to plans.



 970-264-5660  FAX: 970-264-6815 
PO BOX 1507  1122 S. HIGHWAY 84  PAGOSA SPRINGS, CO 81147
YARCENEAUX@ARCHULETACOUNTY.ORG 

August 19, 2019
Project Name:
Applicant:
Description:
Address:
APN:

NML00819 – Pagosa Springs Storage
AT&T Wireless
CUP for a proposed 90’ wireless telecommunication facility
80 Bastille Drive, Pagosa Springs, CO 81147
569-920-105-023
Project Narrative

Summary
AT&T is seeking a Conditional Use Permit for the construction of a new
wireless telecommunication facility (WTF). This new WTF will be a 90’ monopole
tower with 1, 3-sector antenna array, and is proposed at 80 Bastille Drive, Pagosa
Springs, CO 81147. The parcel is zoned for commercial use and is currently
occupied by Pagosa Springs Storage. The surrounding parcels are all zoned
commercial with commercial uses on the property. This WTF will not only
increase the coverage of AT&T customers, but it will also house equipment for
the FirstNet Emergency Responders Network. AT&T is the only wireless carrier
contracted to deploy this new network, and has been shown to increase the
communication of emergency services in many jurisdictions.
Section 2.4.3.2
1. AT&T is requesting a variance for the height limitations exhibited by the
commercial zone in Archuleta County. Commercial zones allow for
structures up to 40 feet above grade, and the tower AT&T is proposing is
90’. This height is needed to fill the coverage gap currently being
experienced in the area by ATT customers, and to be effective for the
emergency responder FirstNet program. If AT&T were to build a tower
shorter than this the location of this tower would not be feasible because
an additional tower would be needed to reach the intended coverage area.
This would not only cause the property owner to lose this prospective
income, but it would negatively affect the comfort and safety of the
community. The property owner has an unused section of their parcel that
could be used to generate income and provide a service to the community,
but without the variance this area would be left as is.
2. After having discussions with the planners assigned to this project, it was
decided that it was best to keep the tower at this height. The coverage in
the area is very sparse and will not be fixed with a smaller tower. The
shorter tower will also lead to more towers in the area because of the lack

of opportunity for collocation. This comes at no fault of the property
owner, but is attributed to how the zoning regulations are written.
3. The property that the proposed WTF will be located is partially
undeveloped. The front half is currently utilized for commercial public
storage. The property owner has plans for more storage units, but has
expressed the extensive work that will come with that. This is a perfect
location for a WTF because it is near a commercial hub that needs service
and is utilizing land that is otherwise unused. The land needs grading in
order to be utilized for other building. The small footprint allows the tower
to be a perfect fit for the location.
4. The variance will not diminish the value of the surrounding properties. The
WTF will, in fact increase safety through FirstNet and will increase cellular
coverage for AT&T carriers. The need for proper coverage has been
expressed by the property owner, the planning department, and the
PLPOA.
5. The general purpose of the Archuleta County Land Use Regulations is to
protect the health, safety, and general welfare of the present and future
inhabitants of the county. This tower directly increases the safety of the
coverage area because of the communication highway it provides to
emergency responders. This is especially critical in times of disaster where
many people may be trying to use their cell phones. This project also does
not use open space and instead uses a commercially zoned properly for a
commercial use.
FirstNet
The First Responder Network Authority (FirstNet) is an independent authority
established by US Congress to deliver a nationwide broadband network dedicated
to public safety. The Network is strengthening public safety users’
communications capabilities, enabling them to respond more quickly and
effectively to accidents, disasters, and emergencies. FirstNet has entered into a
public-private partnership with AT&T to build the first nationwide wireless
broadband network dedicated to first responders for use during disasters,
emergencies, and daily public safety work.
Benefits of FirstNet
During emergencies and large events, heavy public use of wireless
communications networks can become overloaded and inaccessible. In those
instances, public safety users are treated the same as any other commercial or
enterprise user, and communications can be limited due to congestion and

capacity issues. This adversely impacts the public’s health, safety, and welfare as
well as public safety official’s response times during emergencies.
With FirstNet, public safety will have a dedicated “fast lane” that provides highly
secure communications every day and for every emergency. It will deliver
specialized features to public safety that are not available on wireless networks
today. This includes priority access; preemption; more network capacity; and a
resilient, hardened connection.
The Network will deliver more than just a public-safety-dedicated wireless
connection, it is also creating devices and application ecosystems that will
connect first responders to innovative and life-saving technologies. It will improve
communications, response times, and outcomes for first responders. They will be
able to take advantage of advanced technologies and services such as:
•

Applications that allow first responders to reliably share videos, text
messages, photos and other information during incidents in near real-time;

•

Advanced capabilities, like camera-equipped connected drones and robots,
to deliver images of wildfires, floods or other events;

•

Improved location services to help with mapping capabilities during rescue
and recovery operations; and

•

Wearables that could relay biometric data of a patient to the hospital or
alert when a fire fighter is in distress.

With FirstNet, first responders will be equipped with a complete system of
advanced communications tools to help them save lives and secure communities.

Sincerely,

Justin Causey
Md7 LLC, Land Use II
O: (858) 291-1869
E: jcausey@md7.com

APPROVALS

PROJECT TEAM
CLIENT REPRESENTATIVE
COMPANY:
ADDRESS:
CITY, STATE, ZIP:
CONTACT:
PHONE:

MD7
10590 WEST OCEAN AIR DRIVE, SUITE 300
SAN DIEGO, CA 92130
RYAN LARSON
(858) 964-7441

AT&T

PROJECT OWNER
COMPANY:
ADDRESS:
CITY, STATE, ZIP:
CONTACT:
PHONE:
E-MAIL:

AT&T
1355 WEST UNIVERSITY DRIVE
MESA, AZ 85201-5419
ANIL CHERUVU
(602) 625-3973
AC7856@ATT.COM

AT&T (RF):

DATE:

AT&T (CONST.):

DATE:

AT&T (SAM):

DATE:

LANDLORD:

DATE:

LANDLORD:

DATE:

AT&T
1355 WEST UNIVERSITY DRIVE
MESA, AZ 85201-5419
THE INFORMATION CONTAINED IN THIS SET OF DRAWINGS IS
PROPRIETARY & CONFIDENTIAL TO AT&T WIRELESS
ANY USE OR DISCLOSURE OTHER THAN AS IT RELATES TO AT&T
WIRELESS IS STRICTLY PROHIBITED

ENGINEERING SERVICES
COM-EX CONSULTANTS
40 WEST BASELINE ROAD, SUITE 115
TEMPE, AZ 85283
KEVIN BARLAY
(480) 245-5988

JURISDICTIONAL APPROVAL

NML00819
PAGOSA SPRINGS STORAGE
FA CODE: 14623925
USID: 234232
PTN #: 3903A0J3FA
PACE#: MRANM023207

PROPERTY OWNER:
NAME:
ADDRESS:
CITY, STATE, ZIP:

PAGOSA SECURE STORAGE LLC
1820 W 2ND AVE
DURANGO, CO 81301

10590 WEST OCEAN AIR DRIVE STE 300
SAN DIEGO, CA 92130

40 W BASELINE ROAD, SUITE 115
TEMPE, AZ 85283

PE.0050214

PROJECT DESCRIPTION

VICINITY MAP
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COMPANY:
ADDRESS:
CITY, STATE, ZIP:
CONTACT:
PHONE:

THIS PROJECT WILL BE COMPRISED OF:
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NEW TOWER SCOPE OF WORK:
· (1) NEW 90' MONOPOLE
· (1) NEW SECTOR FRAME, (3) SECTORS, (3) TOTAL
· (2) NEW ANDREW-COMMSCOPE ANTENNA PER SECTOR, (3) SECTORS, (6) TOTAL
· (1) NEW RHH B5 AIRSCALE 4T4R 160W AHCA PER SECTOR, (3) SECTORS, (3) TOTAL
· (1) NEW RHH B12/B14 AIRSCALE DUAL-BAND 4T4R 320W AHLBA PER SECTOR, (3) SECTORS, (3) TOTAL
· (1) NEW RHH B25/B66 AIRSCALE DUAL-BAND 4T4R 320W AHFIB PER SECTOR, (3) SECTORS, (3) TOTAL
· (1) NEW FIBER/DC SURGE SUPRESSOR
· (1) NEW DC ONLY SURGE SUPRESSOR
· (4) NEW DC POWER TRUNK CABLES
· (1) NEW FIBER TRUNK CABLE
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NEW EQUIPMENT ENCLOSURE AREA SCOPE OF WORK:
· (1) NEW AC GENERATOR / WIC CABINET ON GRAVITY MOUNT COMBO PLATFORM
· (2) NEW DC12 RAYCAP SURGE SUPPRESSORS ON UNISTRUT FRAME MOUNTED TO WIC CABINET
· (1) NEW GPS ANTENNA ON WIC
· CONSTRUCTION OF 20'-0" X 30'-0" X 6'-0" SLATTED CHAIN LINK FENCE W/ 3 STRANDS OF BARBED WIRE
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DO NOT SCALE DRAWINGS
CONTRACTOR SHALL VERIFY ALL PLANS AND EXISTING DIMENSIONS AND CONDITIONS ON THE
JOB SITE AND SHALL IMMEDIATELY NOTIFY THE ARCHITECT/ENGINEER IN WRITING OF ANY
DISCREPANCIES BEFORE PROCEEDING WITH THE WORK OR BE RESPONSIBLE FOR SAME.

DR

160

THE FACILITY IS UNMANNED AND NOT FOR HUMAN HABITATION. A TECHNICIAN WILL VISIT THE
SITE AS REQUIRED FOR ROUTINE MAINTENANCE. THE PROJECT WILL NOT RESULT IN ANY
SIGNIFICANT DISTURBANCE OR EFFECT ON DRAINAGE; NO SANITARY SEWER SERVICE, POTABLE
WATER, OR TRASH DISPOSAL IS REQUIRED AND NO COMMERCIAL SIGNAGE IS PROPOSED.
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PROJECT INFORMATION:

NOT TO SCALE

37° 15' 17.107" N (37.2547519° N)

LONGITUDE:

107° 04' 49.925" W (-107.0805347° W)

LAT./LONG. TYPE:

NAD 83

GROUND ELEVATION:

7522.1' (NAVD88)

APN #:

569920105023

AREA OF CONSTRUCTION:

NEW

ZONING/JURISDICTION:

ARCHULETA COUNTY

CODE COMPLIANCE
BUILDING CODE:

INTERNATIONAL BUILDING CODE 2015 (WITH CITY AMENDMENTS)

CURRENT ZONING:

COMMERCIAL

ELECTRICAL CODE:

UNMANNED TELECOMMUNICATIONS FACILITY

LIGHTNING PROTECTION CODE: NFPA 780, LIGHTNING PROTECTION CODE

COUNTY:

ARCHULETA COUNTY
FACILITY IS UNMANNED AND NOT FOR HUMAN
HABITATION. HANDICAPPED ACCESS NOT REQUIRED.

FA CODE: 14623925
USID: 234232
80 BASTILLE DRIVE

FROM THE ALBUQUERQUE INTERNATIONAL SUNPORT (ABQ), 2200 SUNPORT BLVD, ALBUQUERQUE, NM 87106: GET ON I-25 N FROM SUNPORT BLVD, SUNPORT LOOP SE AND SUNPORT BLVD. HEAD SOUTH
ON YALE BLVD SE, SLIGHT LEFT TO STAY ON YALE BLVD SE. MERGE ONTO SUNPORT BLVD, SLIGHT RIGHT TO STAY ON SUNPORT BLVD. KEEP LEFT TO STAY ON SUNPORT BLVD. USE THE LEFT LANE TO
MERGE ONTO SUNPORT LOOP SE, KEEP LEFT TO CONTINUE ON SUNPORT BLVD USE THE RIGHT 2 LANES TO TURN RIGHT TO MERGE ONTO I25 N TOWARD I-40 N/DOWNTOWN/SANTA FE. MERGE ONTO I-25
N, USE THE RIGHT 2 LANES TO TAKE EXIT 242 FOR NM-165 E/PLACITAS TOWARD US-550 W/BERNALILLO. KEEP LEFT, FOLLOW SIGNS FOR US-550/SANDOVAL COUNTY STATION AND MERGE ONTO NM-165
W/US550 N. CONTINUE ONTO US-550 N. . TURN RIGHT ONTO NM-537 N, CONTINUE ON US-64 E TO CO RD 357. TURN RIGHT ONTO US-64 E, TURN RIGHT ONTO JICARILLA BLVD CONTINUE ONTO US-64 E/MAIN
ST. TURN LEFT ONTO CO RD 357, CONTINUE ONTO COYOTE PARK RD. TURN LEFT TO STAY ON COYOTE PARK RD, CONTINUE ON US-84 W TO N PAGOSA BLVD. TURN LEFT ONTO US-84 W, TURN LEFT ONTO
US-160 W. TURN RIGHT ONTO N PAGOSA BLVD, TURN LEFT ONTO BASTILLE DR. TURN LEFT, DESTINATION WILL BE ON THE RIGHT.

EXISTING USE:

HANDICAP REQUIREMENTS:

PAGOSA SPRINGS STORAGE

DRIVING DIRECTIONS

SITE INFORMATION
LATITUDE:

NML00819

NORTH

NATIONAL ELECTRICAL CODE 2014 (WITH CITY AMENDMENTS)

SUBCONTRACTOR'S WORK SHALL COMPLY WITH ALL APPLICABLE NATIONAL, STATE, AND LOCAL
CODES AS ADOPTED BY THE LOCAL AUTHORITY HAVING JURISDICTION (AHJ) FOR THE LOCATION.
THE EDITION OF THE AHJ ADOPTED CODES AND STANDARDS IN EFFECT ON THE DATE OF
CONTRACT AWARD SHALL GOVERN THE DESIGN.
FOR ANY CONFLICTS BETWEEN SECTIONS OF LISTED CODES AND STANDARDS REGARDING
MATERIAL, METHODS OF CONSTRUCTION, OR OTHER REQUIREMENTS, THE MOST RESTRICTIVE
REQUIREMENT SHALL GOVERN. WHERE THERE IS CONFLICT BETWEEN A GENERAL REQUIREMENT
AND A SPECIFIC REQUIREMENT, THE SPECIFIC REQUIREMENT SHALL GOVERN.

RFDS DATA
RFDS NAME: NML00819-1C,2C,3C,4C,5C
RFDS DATE: 02/08/2019
REVISION:
RFDS VERSION: 4.00
RFDS ID: 2870906
CREATED BY: AC7856 DATE: 2/8/2019 12:23:01 PM
UPDATED BY: AC7856 DATE: 8/14/2019 5:08:07 PM
NUMBER OF SECTORS; 3
NUMBER OF ANTENNAS: 6
NUMBER OF TMA'S: 0
NUMBER OF RRH'S: 9
NUMBER OF FIBER/DC SQUIDS: 1
NUMBER OF DC SQUIDS: 1
NUMBER OF OPTICAL TRUNK CABLES: 1
NUMBER OF DC TRUNK CABLES: 4
NUMBER OF RF CABLES: 0
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DESIGN NOTE:
THIS DRAWING IS INTENDED TO DEPICT THE GENERAL LOCATION
AND HEIGHT OF THE PROPOSED ANTENNAS ON THE NEW
TOWER. CONSTRUCTION SHALL NOT PROCEED UNTIL A
STRUCTURAL ANALYSIS REPORT HAS BEEN COMPLETED BY A
PROFESSIONAL ENGINEER REGISTERED IN THIS STATE,
CONCLUDING THAT THE NEW TOWER IS STRUCTURALLY
ADEQUATE TO RESIST THE PROPOSED LOADS.
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