
Sanders Gravel Pit 
  
ACTIVITY #: PL20210004 
HEARING DATES: Planning Commission - November 03, 2022 

 

Board of County Commissioners - November 15, 2022 
 

PETITIONER: Tara Sanders 

PETITION: Special Use Permit - Mining for a Gravel Pit less than 10 
acres  
 

LEGAL 
DESCRIPTION: 

PT OF LOTS 2 & 10, PT OF TRS 105 & 106 SECS 28 & 
33-8-85. TOTAL: 35.01 AC 
 

LOCATION: 26650  WHEELER CREEK LN, ROUTT, CO 80487 
approximately 3,300' south/southeast of the intersection 
of CR 129 and CR 54 

ZONE DISTRICT: Agriculture/Forestry (A/F) 
 

HAUL ROUTE: Private Easement to CR 129 

PIT AREA: Area of disturbance: approximately 2 acres 
Phase 1 area: approximately 4.3 acres 

STAFF CONTACT: Alan Goldich, agoldich@co.routt.co.us 

ATTACHMENTS: • Narrative and follow up letters 
• Mining Plan 
• Reclamation Plan  
• Pictures of site 
• Adjacent Property Owner comments 
• Colorado Parks and Wildlife comments 
• Road and Bridge comments 

 
History: 
The current landowner purchased the property in June of 2020.  Anecdotal accounts and historic 
aerial photography shows that this area has been used for mineral extraction since at least 
2006.  Since the product was never offered for sale in the past or taken off of the site, a permit 
from Routt County was never required.  Routt County Road and Bridge stated that they had 
discussions with the previous landowner about possibly buying product from this site, as long as 
the landowner obtained all proper permits.  This was never pursued. 
In the summer of 2021, the Planning Department received a complaint that material was being 
excavated and taken off site.  Staff investigated and determined that a violation existed, and 
posted a Cease and Desist Order requiring them to stop work and to obtain the proper 
permitting.  The operator was transporting a large amount of material from the pit to the Home 

1 of 107



PC – 11/3/22  Activity # PL20210004 
BCC – 11/15/22   Sanders Gravel Pit Special Use Permit 
 
 

Routt County Planning Department   

Ranch for a riding arena.  After notification, the operation ceased and the landowner began 
working on obtaining the proper permits. 
 
Site Description: 
Parcel 
The parcel is located approximately 2.3 miles north of the Mad Creek Canyon and 
approximately 3,300’ south/southwest of the intersection of CR 129 and CR 54 on the east side 
of CR 129.  It is a 35.01 acre parcel that is roughly in the shape of a backward ‘L’.  Structures on 
the property include: 

• 3,300 sq ft residence 
• 900 sq ft garage 
• 1,800 sq ft barn 
• 2,400 sq ft barn 
• 3,700 sq ft barn 

These are located in the central portion of the parcel.  Open rangeland appears to exist north of 
the structures.  The area to the south of the structures is a hay meadow.   
Pit 
The pit is in the far southwest portion of the site, immediately adjacent to the neighboring 
properties.  Currently, the highwall (the vertical face of excavation) is approximately 50’ tall.  
Access Road 
The access is via a private driveway which lies within a 60’ access and utility easement.  It 
comes off of CR 129 where an unnamed drainage crosses CR 129.  The travel surface is 
approximately 15’ wide and has an approximately 20’ wide driveway apron off of CR 129.  A 
short distance up the access drive the drainage has been dammed to create a water storage 
pond.  The driveway continues up to the extraction site, which is on the southeast side of the 
access drive.  On the opposite side of the road is a drainage mapped by GIS. 
 
Project Description: 
The Applicant is requesting a Special Use Permit to allow for the mining and export of 50,000 
cubic yards of material in order to bring the existing 50’ highwall down to a 3:1 slope (3’ of 
horizontal run for every 1’ of vertical rise).  The total footprint of the mine would be approximately 
2 acres.  Mining activities is proposed to occur 50 weeks a year, 5 days a week.  Hours of operation 
for April-October is proposed to be 7:00 a.m. and 5:00 p.m. and 8:00 a.m. and 4:00 p.m. 
November-March.  There will be one employee working the pit using a front end loader and track 
hoe.  The proposed pit would be mined commencing in the southwest corner and proceed to the 
northeast.  Reclamation will be ongoing.  The proposed operation is not expected to expose 
groundwater.  Access to and from the pit will be via a private easement across neighboring 
property to CR 129. 
Screening and mixing is proposed to occur on-site.  No crushing or washing of product is 
proposed.  Product that will be available is pit run (un-sorted/un-processed material).  State 
regulations require that adequate topsoil and overburden remain to allow reclamation of the site 
in accordance with the Reclamation Plan.  Stockpiles are proposed to be 10’-20’ tall. 
The applicant estimates the use of approximately 2,000 gallons of water per day for dust control.  
If required, a portable toilet will be placed on site.  The site will graded so that stormwater will be 
directed away from the drainage on the west side of the road and towards a retention pond in the 
southwest corner of the site.  The post-mining land use will be grazing land/agriculture and a future 
building/equipment storage site.  Equipment will be fueled by a portable fuel trailer or truck. If fuel 
is stored on site it will be in a portable vessel that is double lined and used only for short periods 
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of time.  Equipment to mine and load product will remain on site and will not leave nor enter the 
site. 
 
Staff Recommendation 
Staff recommends that the application be RECOMMENDED FOR APPROVAL to the 
Board of County Commissioners. 
 
Staff Comments: 
• This application was submitted prior to the adoption of the 2022 Master Plan.  As such, staff 

reviewed this application against the policies contained in the 2003 Master Plan.  This site 
does not fall within the boundaries of the Upper Elk River Community Plan. 

• The goal of this application is to remedy the 50’ tall highwall that exists on site to make the 
site safe.  The applicant proposes to do this by mining the highwall back to a 3:1 slope and 
exporting that material off of the site.  Staff has taken the position that a gravel pit in this 
location is not an appropriate use, however there is a dangerous situation that needs to be 
remedied.  It is staff’s position that the minimum amount of mining and hauling should be 
utilized to accomplish the goal of making the site safe.  Cuts and fills can be balanced in 
order to minimize the amount of material that must be exported off site.   

• The original application that was submitted was for a 10 acre pit to be mined in two phases.  
This mine plan is what was approved by the State of Colorado Division of Reclamation, 
Mining, and Safety (DRMS).  After hearing staff’s concerns with the proposal, the applicant 
amended the application to greatly reduce the size and scope of the project.  The revised 
scope is detailed in the Project Description above.  Below are additional comments as they 
relate to the amended application. 
o CPW’s comments are based on the original scope.  Following the amendment, staff 

reached back out to them to see if it would change any of their comments.  They replied 
that all of their comments are still relevant. 

o Road & Bridge’s comments are based on the revised scope. 
o All of the neighbor’s comments are based on the original 10 acre, two phase proposal. 

• DRMS reviews mining operations for compliance with state rules and regulations.  This 
review is limited to operation of the pit.  It does not take into consideration any off-site 
impacts such as traffic, noise, visual impact, etc.  The County is responsible for review of 
those items.  DRMS has approved a permit for this operation and evidence of this approval 
has been submitted and a condition of DRMS’ permit is obtaining and complying with all 
local permitting requirements. 

• A traffic impact study was submitted with the application, however it was based on the 
original scope of the application.  It is available upon request and can be viewed through the 
City View Portal.  The study indicates that the operation will increase traffic but that 
dedicated turn lanes are not required and site distances at the intersection of CR 129 are 
adequate.  There is a bush 400’ to the south of the intersection, on the east side of the road, 
that is in the right of way for CR 129.  The study suggests that this bush be removed to 
provide a wider view of the access road to northbound traffic.  The other recommendation is 
that a sign be placed south of the intersection to alert northbound drivers of the intersection.  
Comments on the traffic study and its conclusions and an analysis of compliance with the 
regulations is in the ‘Transportation’ section below. 

• Colorado Parks and Wildlife (CPW) stated that they have concerns with the proposed operation.  
This area is mapped as elk production, elk severe winter range, elk winter concentration area, 
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and Columbian sharp-tailed grouse winter range.  Each one of these classifications has its own 
seasonal restriction to mitigate impacts to these species.  CPW has suggested that the pit only 
be operated from July 1st – November 14th.  Please see their letter for additional details. 

• The Colorado Dam Safety Division was sent a referral.  They said that the dam does not fall 
under their jurisdiction because of its small size. 

• The proposed pit will be located approximately 1,600 feet from CR 129.  The mined area is 
visible from CR 129; however, due to the surrounding topography it is only visible for a short 
amount of time. 

• For comparison, below is information on other pits permitted by Routt County.  Some notable 
observations about these pits: 
o The average parcel size of these pits is 586 acres. 
o All of them have direct access to a county road or highway and no haul traffic passes any 

residences when accessing the county road or highway. 

Pit Name Parcel 
Size 

Permitted Mine 
Area 

Other considerations Original 
Permit date 

Steamboat 
Sand and 
Gravel 

147 
acres 

105 acres • Spread across 2 parcels 
• Max 25 acre disturbance 
• Direct access to Hwy 131 
• Both parcels are vacant 

2013 

Elam 
Fetcher/Vale 

674 
acres 

33.3 acres • Spread across 2 parcels 
• One parcel is vacant 
• One parcel contains 3 residences 

and 9 accessory structures 
• Max 25.3 acre disturbance  
• Direct access to CR 62 

Started in 
1940’s.  
Permitted 
in 1988. 

 

Duckels  1,069 
acres 

• Hogue Pit – 
62.7 acres 

• Bettger Pit – 
87.5 acres 

• 2 pits on the same parcel 
• 3 residences and 14 accessory 

structures  
• Max 35 acre disturbance between 

both pits 
• Direct access to Hwy 40 

1978 

Old Castle 
(United) 
Camilletti 

301 
acres 

• Funk Pit – 
47.6 acres 

• Camilletti 
Pit – 94.9 
acres 

• 2 pits on the same parcel 
• Vacant 
• Max 56 acre disturbance between 

both pits  
• Direct access to Hwy 40 

2013 

Peabody 
Red Rock 

40.1 
acres 

23.3 acres • Vacant  
• Max 23.3 acre disturbance 
• Direct access to CR 53 

1978 
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Frentress 830.7 
acres 

9.9 acres • Vacant  
• Direct access to CR 65 
• Pays $.06 per ton hauled for road 

maintenance costs 

2011 
 

Precision 
Camilletti 

1,042 
acres 

118.35 acres • Max 60 acre disturbance 
• Direct access to CR 179 
• One residence and 15 accessory 

structures (on north side of Hwy 40) 
• Pays $.03 per ton hauled for road 

maintenance costs 

2001 
 

 
***Issues for Discussion***  
1. Does the proposed mine plan present the minimum amount of mining required to make the site 

safe?  
2. Can off site impacts be appropriately mitigated through the conditions of approval? 
 

Compliance with the Routt County Master Plan, Sub 
Area Plans and Zoning Resolution 
The Routt County Master Plan, Sub Area plans and Zoning Resolution contain dozens of policies 
and regulations regarding land use. Section 5 of the regulations are designed to limit or eliminate 
conditions that could negatively impact the environment and/or use of surrounding properties, and 
shall apply in all Zone Districts and to all land uses unless otherwise noted. Section 6 Regulations 
apply to all Minor, Administrative, Conditional or Special uses allowed by permit only, PUD plans, 
Site plans, and Subdivisions.  Section 9 Regulations apply to all mining operations and uses. 
 
The following checklist was developed by Planning Staff to highlight the policies and regulations 
most directly applicable to this petition. The checklist is divided into seven (7) major categories:  
 

1. Health, Safety and Nuisances 
2. Regulations and Standards 
3. Miscellaneous Mineral Extraction Regulations and Standards 
4. Community Character and Visual Issues 
5. Roads, Transportation and Site Design 
6. Natural Environment 
7. Mitigation 

 
Interested parties are encouraged to review the Master Plan, Sub Area plans and Zoning Resolution 
to determine if there are other policies and regulations that may be applicable to the review of this 
petition.   
 
Staff Comments are included at the end of each section, highlighting items where the public, 
referral agencies, or planning staff have expressed questions and/or comments regarding the 
proposal. Staff comments regarding compliance with regulations and policies are noted in 
bold below. 
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Public Health, Safety and Nuisances 
 
Applicable Regulations – Routt County Zoning Resolution 
5.1.1 Every use shall be operated so that it does not pose a danger to public health, safety or 

welfare. 
5.1.2 Every use shall be operated in conformance with all applicable federal, state and local 

regulations and standards.  Failure to comply with any and all applicable federal, state 
and local regulations and standards may be cause for review and/or revocation of any 
Land Use Approval granted pursuant to these regulations. 

6.1.7.C Natural Hazards 
6.1.7.H Wildland Fire 
6.1.7.I Noise 
6.1.7.L Odors 
6.1.7.M Vibration 
9.2.D Shall be operated such that noise generated by the use does not exceed State of 

Colorado residential noise standards within 150 feet of any residence. 
 

Applicable Policies – Routt County Master Plan 
7.3.C Routt County discourages mining that would cause significant health or safety problems 

to people. 
7.3.D Routt County encourages mitigation of significant health and safety dangers resulting 

from proposed mines. 
7.3.I Routt County will review mining operation plans and mitigation plans to ensure that the 

plans adequately address significant negative impacts and local zoning concerns. 
7.3.J Where mitigation is not possible, or where mitigation is not sufficient to alleviate significant 

negative impacts to the surrounding areas, Routt County shall deny permits in those 
areas altogether until adequate mitigation measures are available to remedy significant 
negative impacts. 

 
Staff comments: A permit from DRMS has been obtained and the standard condition requiring 
compliance with all laws and regulations is suggested.  County GIS shows a mapped fault 
where the sediment pond is proposed to be located.  Colorado Geologic Survey stated that 
as long as the pit and associated pond are operated and reclaimed as proposed, they have 
no objections.  The extraction site is mapped as having a low wildfire risk with the haul road 
being mapped as a moderate risk.  A referral was sent to the N. Routt Fire Dpt.  They stated 
that they have no issues or concerns.  Diesel fumes from equipment will be present during 
operation.   
There are four residences (one is the applicant’s) within 2000’ of the extraction site.  The 
closest is approximately 1200’ to the east.  Due to the topography and direction of mining, no 
noise impacts are anticipated to this residence.  Another residence exists approximately 
1700’ to the west, across the drainage from the extraction site.  The owner of this parcel, Clay 
Meyer, stated that noise was a major issue when the pit was operating in the summer of 2021.  
The applicant has stated that a looped vehicular pattern will be utilized by haul trucks but that 
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back-up alarms will be required on equipment working in the pit.  Regulation 9.2.D requires 
noise to meet the residential noise standards within 150’ of a residence. 
Concerns about the safety of other users of the access road have been expressed.  As stated 
earlier, the travel surface of the access road is approximately 15’ wide.  This is not wide 
enough for two vehicles to pass each other.  It also does not provide much room for 
pedestrians, horses, and ranching equipment to get off of the road in case a truck or other 
piece of equipment is encountered.  The applicant has stated that signage and speed limit 
signs should mitigate these concerns.  Road and Bridge suggested a condition requiring the 
access road to be widened to 22’ to allow for safe passage of other road users. 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 
 

Regulations and Standards 
 
Applicable Regulations – Routt County Zoning Resolution 
6.1.2 The proposal shall be consistent with applicable Master Plans and sub-area plans. 
6.1.5 The proposal shall meet or exceed accepted industry standards and Best Management 

Practices (BMP’s). 
9.2.G Shall provide liability insurance in compliance with the County’s insurance and surety 

requirements policy then in effect, to cover any damages to public and private property. 
9.2.K Routt County requires the use of the most recent technologically advanced and proven 

procedures and equipment to mitigate the significant negative impacts of mining 
operations and associated uses. 

 

Applicable Policies – Routt County Master Plan 
7.3.P Routt County requires the use of the most technologically advanced procedures and 

equipment to mitigate the significant negative impacts of mining operations and 
associated uses. 

 
Staff comments: Planning Commission and the Board will have to determine compliance with 
the Master Plan.  It is staff’s opinion that the proposal is not in compliance, but since some 
level of mining is required to make the site safe, staff is supporting the application since it 
represents the minimum required to achieve a safe site.  If the petition is approved, a 
condition is suggested requiring insurance and the most technologically advanced 
procedures and equipment. 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 
 

Miscellaneous Mineral Extraction Regulations and Standards 
 
Applicable Regulations – Routt County Zoning Resolution 
9.2.H Unless all disturbance created by the mining operation is covered by a reclamation bond  

under the jurisdiction of the Colorado Division of Minerals and Geology, or by the federal 
government on federally owned lands, a bond or other acceptable financial performance 
guarantee shall be submitted in favor of Routt County in an amount of at least 150 percent 
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of the cost of restoration of the site and access roads. The required amount of such 
financial performance guarantee may be increased at the discretion of the Planning 
Director to account for inflation.  A bid for site restoration acceptable to the permittee and 
Routt County shall be submitted to the Planning Department as evidence of the cost of 
reclamation for bond setting purposes. 

9.2.I The Board of County Commissioners may require a financial performance guarantee in 
addition to that required by the State of Colorado to insure that certain conditions of a 
permit will be complied with.  The required amount of such financial performance 
guarantees may be increased at the discretion of the Planning Director to account for 
inflation. The County will not require financial guarantees that are duplicative of that 
required by the State. Copies of all financial guarantees related to the project shall be 
submitted to the Planning Department prior to permit issuance; including but not limited 
to those required by the State, BLM, and Routt County. 

9.2.J Any land survey monuments shall be recorded in the Colorado Land Survey Monument 
Records prior to commencement of mining, and if removed, shall be replaced following 
reclamation.  

 
Staff comments: The applicant is required to post a bond with the state that covers 
reclamation costs.  Staff has not identified a reason for any additional bonding to occur.  A 
condition requiring the submission of all financial guarantees related to the project required 
by other agencies is suggested. 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 
 

Community Character and Visual Concerns 
 
Applicable Regulations – Routt County Zoning Resolution 
5.1.4 Outdoor storage of materials which might cause fumes, odors, dust, fire hazard, or health 

hazards is prohibited unless such storage is within enclosed containers or unless a 
determination is made that such use will not have a detrimental impact on the 
environment 

5.2 Dimensional Standards:  
6.1.6 Outdoor Lighting: The proposal shall comply with the Outdoor Lighting Standards in 

Section 6.3 of these Regulations. 
6.1.7.G  Visual Amenities and Scenic Qualities. 
6.1.7.K Land Use Compatibility. 
6.1.7.O Historical Significance. 
9.2.A Shall be compatible with surrounding agricultural, residential, and recreational land uses 

by selection of location and/or mitigation. 
9.2.C Equipment used for the operation will not be visible from adjacent or surrounding 

residences, or will be mitigated to the extent possible to reduce visual impacts.  The 
Planning Commission and the Board of Commissioners will determine sufficiency of 
mitigation. 
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9.2.E New long-term mining operations will minimize visual impacts along entryways to growth 
centers or potential growth centers as defined in the Routt County Master Plan. Planning 
Commission and the Board of Commissioners will determine sufficiency of minimization. 

 

Applicable Policies – Routt County Master Plan 
3.3.A New residential, commercial and industrial developments and uses should occur within 

the vicinity of designated growth centers and in compliance with the adopted 
comprehensive plans of those areas. 

4.3.B Use Permits that significantly alter the historical use, intensity of use, or character of an 
area may be deemed incompatible with this plan. 

4.3.C Use Permits for projects located on traditional ranch lands may be approved when the 
petitioner has demonstrated that the historic agricultural operation and stewardship of the 
land will be maintained or enhanced. 

5.3.E Routt County requires that all new developments do not contribute to light pollution. 
5.3.F Routt County will continue to consider the impacts of development and uses on view 

corridors, water, wetland, and air. 
7.3.K Routt County desires to ensure that new long-term mineral extraction operations shall be 

mitigated for visual impacts along entryways to growth centers, and to ensure that visual 
impacts of existing operations are mitigated to the maximum extent feasible. 

7.3.Y Reclamation should be done to create an aesthetically pleasing site or reclaimed area 
that will blend with or improve upon the surrounding areas. 

7.3.Z Long term mining operations and associated uses should be located in areas where they 
do not greatly impact scenic vistas, where there are compatible agricultural and industrial 
uses, and where they are not in proximity to residential neighborhoods, recreational, or 
other incompatible uses. 

7.3.CC Routt County encourages reclamation of mine operations to reduce the amount of 
exposed groundwater.  Reclamation that results in productive agricultural land or 
significant wildlife habitat is preferred. 

 
Staff comments: Except for equipment and stockpiles, no outdoor storage is proposed.  The 
subject parcel is 35 acres, which is the minimum parcel size in the A/F zone district.  As a 
measure of intensity use, uses on a typical 35-acre parcel include a primary dwelling, 
secondary dwelling, accessory structures, and various other low impact uses 
(ranching/farming, home day cares, trails, etc.)  The subject parcel has a residence and four 
detached structures.  The intensity of use of this operation on a 35-acre parcel with the 
existing residential and agricultural uses and structures is not appropriate.  Surrounding 
historical and current uses are limited to residential and agricultural activities.  Adding a high 
impact use, such as a gravel pit, is not compatible with these surrounding uses, however 
some mining must occur to make the site safe.  The applicant has stated that the following 
considerations will make this use compatible with those surrounding land uses: orientation 
of the operation, the limited size of the pit, no material processing, and reclamation of the 
site. 
Master Plan policy 3.3.A states, “New residential, commercial and industrial developments 
and uses should occur within the vicinity of designated growth centers.”  It is staff’s opinion 
that this new industrial development is not within the vicinity of a designated growth center.   
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The pit is visible from CR 129, but for only a very short amount of time.  It is visible from the 
residence on the west side of CR 129.  Based on the pit’s orientation, how the access road 
enters the pit, and the limited amount of time the pit is visible, it is staff’s opinion that these 
visual impacts do not need to be mitigated.  The standard condition addressing lighting is 
suggested. 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 
 
Roads, Transportation and Site Design 
 
Applicable Regulations – Routt County Zoning Resolution 
5.4 Parking Standards 
5.5 Addressing Standards 
6.1.7.A Public Roads, Services and Infrastructure 
6.1.7.B Road Capacity, traffic, and traffic safety 
6.1.7.N Snow Storage 
6.2.4.B Projects shall mitigate their impacts to public roads such that all public roads used for 

access to a project or development will remain in as good as or better than existing 
condition. 

6.2.4.D Payment of impact fees, ton-mile fees, up-front road improvement fees, or other fees may 
be required by the Board of County Commissioners for projects to offset costs for public 
road improvements and maintenance due to the proposed uses. 

6.2.4.E Requirements for repairs, upgrades, development, and maintenance of public roads may 
be included as a condition of any Land Use Approval.  Such roadwork will be at the 
proponent’s expense, unless otherwise determined by the Board of County 
Commissioners. 

6.2.4.N Project shall be designed to prevent cumulative impacts of haul trucks along county 
roads. 

6.2.4.O Projects may be required to limit hours of operation to minimize conflicts with peak traffic 
hours and school bus hours. 

6.2.4.P Projects may be required to limit hours of operation to minimize the effect of poor visibility, 
fog, or other environmental or road condition. 

6.2.4.Q Project may be required to route haul trucks to prevent significant impacts to commercial, 
residential, or recreation areas and/or prevent significant impacts to sensitive wildlife 
areas. 

9.2.B The proposed 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.  The Planning Commission and the Board of Commissioners will 
determine sufficiency of distance. 

9.2.F Truck traffic will not access the mining operation through residential or commercial areas, 
or such traffic will be mitigated. Planning Commission and the Board of Commissioners 
will determine sufficiency of mitigation. 
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Applicable Policies – Routt County Master Plan 
4.3.D Rural developments and uses should be limited to areas that have adequate access to 

accommodate the projected traffic. 
7.3.R Routt County encourages the limitation of haul distances. 
7.3.T Routt County encourages the separation and sufficient spacing of mining operations to 

prevent cumulative significant negative impacts to roads and to surrounding areas. 
7.3.U Routt County encourages the payment of impact fees, ton-mile fees, up-front road 

improvement fees, or other fee system to be used to offset costs for maintenance and 
improvements to roads used for hauling minerals. 

7.3.BB Routt County encourages the development and use of haul roads which route haul traffic 
away from areas of residential, recreational or other incompatible uses. 

7.3.HH Routt County discourages the exportation of gravel to surrounding counties. 
11.3.P Discourage new use permits and zone changes that increase density that will exceed 

acceptable traffic levels. 
 
Staff comments:  The industrial parking standards require 2 spaces for every three 
employees.  There is adequate room on site to accommodate this.  There is adequate room 
for snow storage since this pit will have minimal operation in the winter time.  As previously 
mentioned, there are several residences in the area.  Due to the location of the pit and the 
access road, there is no way to route haul traffic to avoid impacting the neighbors that live 
off of and use this access.  Mitigation techniques proposed, or suggested to be required if 
approved, include no use of “jake” brakes and widening the access to 22’. 
Although some of the product from this pit will be distributed in the immediate vicinity of the 
pit, most of it will likely go to the Clark area and north, and south to the Steamboat Springs 
area.  Operating pits exist in both of these areas and are able to supply these needs.  Based 
on this, it is staff’s opinion that this pit will add unnecessary heavy truck traffic to the busiest 
road in the County, which is not in compliance with Master Plan policy 7.3.T.   
According to the submitted traffic study, CR 129 can handle the traffic that is associated with 
this pit.  The only improvements suggested by the study are the installation of advance 
warning signage as well as removing a bush that is located 400’ south of the intersection.  
Road and Bridge supports all efforts to increase site distance for the traveling public, 
however, it remains to be determined if the bush is located in the right of way or not.  Due to 
the limited scope of the pit, no other improvements or impact fees are necessary. 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 
 

Natural Environment 
 
Applicable Regulations – Routt County Zoning Resolution 
5.11 Waterbody Setback Standards 
6.1.7.D Wildlife and Wildlife Habitat. 
6.1.7.E  Water Quality and Quantity. 
6.1.7.F Air Quality. 
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6.1.7.J Wetlands. 
6.1.7.P Reclamation and Restoration. 
6.1.7.Q  Noxious Weeds. 
6.2.4.L Permittee shall undertake dust control resulting from project related traffic as may be 

required by the Routt County Road and Bridge Department and/or the Routt County 
Environmental Health Department. 

9.2.L In-stream mining is not permitted. 
 

Applicable Policies – Routt County Master Plan 
5.3.B While respecting private property rights, the County will not approve development 

applications or special use permits that would lead to the degradation of the environment 
without proper mitigation that would bring the proposal into compliance with the Master 
Plan, appropriate sub-area plans, Zoning Resolution, and Subdivision Regulations. 

5.3.F Routt County will continue to consider the impacts of development and uses on view 
corridors, water, wetlands, and air. 

7.3.O Routt County discourages the placement of mining operations that would permanently 
harm significant wildlife habitat, permanently displace wildlife populations or interfere with 
migration corridors. 

 
Staff comments: Disturbance is taking place outside of the 50’ Waterbody setback.  As long 
as the pit is operated correctly, there should be no impacts to water quality, quantity, or 
wetlands.  Due to concerns regarding the impacts on wildlife from the proposed operation, 
CPW has suggested that the pit only be operated from July 1st – November 14th.  These 
restrictions are suggested in the conditions of approval. 
The State has reviewed the applicant’s reclamation plan and has approved it.  One of the State 
requirements is that a bond be posted to ensure reclamation of the pit.  Because of this, no 
additional bonding for reclamation is required.  A condition is suggested requiring that 
reclamation be done concurrently with mining.   
Diesel fumes and dust are the two major impacts to air quality.  The applicant has stated that 
they will use water to keep the dust down.  The applicant has stated she will purchase water 
for this purpose.  The applicant has not provided information on when water will be applied, 
nor if a water truck will be present on site.  Prevailing winds are from the west which would 
push dust towards the residence directly to the east.  Condition #46 addresses dust concerns. 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 
 

Mitigation Techniques 
 
Applicable Regulations – Routt County Zoning Resolution 
Mitigation Techniques for Development Within Critical Wildlife Areas 
6.6.A Avoid areas during seasons of use by the wildlife species. 
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Mitigation Techniques to Reduce Water Quality and Quantity Impacts: 
6.7.A Create on-site sediment ponds to prevent erosion into waterways. 
6.7.C Limit the size of the excavated or disturbed area. 
Mitigation Techniques to Reduce Air Quality Impacts: 
6.8.A Limit area of disturbance to reduce dust generation. 
6.8.B Gravel, water or chemically stabilize public and private access roads, stripped areas, 

transfer points and excavations to minimize dust. 
6.8.D Increase watering operations immediately in response to periods of high wind conditions 

or dust complaints. 
6.8.E Revegetate disturbed areas as soon as possible. Plant stripped areas and soil stockpiles 

that are planned to remain uncovered for more than one season with rapid growing 
vegetative cover to minimize dust, erosion and weeds. 

6.8.F Overburden and topsoil stockpiles shall be contoured and conditioned to a slope 
conducive to establishing vegetative cover. 

Mitigation Techniques to Reduce Impacts to Scenic Quality: 
6.9.A Limit the number of acres disturbed at one time. Minimize overlot grading for projects and 

phase grading with construction. 
6.9.B Conduct reclamation operations concurrently with the mining operation. 
6.9.E.1 Limit the height of stockpiles 
6.9.E.3 Maintain landscaping, weed control and vegetation viability for the life of the project. 
6.9.E.7 Significant vegetation shall be preserved wherever possible. 

Mitigation Techniques to Reduce Noise Impacts: 
6.10.A Limit hours of operation 
6.10.D Route haul truck traffic away from residential, commercial and recreation areas. 
6.10.F Use landscaping to muffle or redirect sound including berms, fencing, soil stockpiles, or 

vegetation. 
6.10.I Use latest equipment approved by OSHA and MSHA to reduce or eliminate equipment 

back-up alarms. 
6.10.J Place the operation a sufficient distance from residences, commercial areas, and 

recreation areas to minimize noise impacts to those areas. 
6.10.L Install a solid wall or fence of acoustically insulating material surrounding all or part of the 

facility. 
6.10.P Eliminate or reduce the use of compression “jake” brakes on haul trucks, when possible, 

at the entries of or within sites located near residential areas. 

Mitigation Techniques to Reduce Wetland Impacts: 
6.11.B Develop sediment ponds and drainage swales to prevent pollution of nearby wetlands. 
Mitigation Techniques to Reduce Impacts to Agricultural Uses: 
6.12.A Prevent spread of weeds to surrounding agricultural and residential lands. An enforceable 

noxious weed management plan may be required. 
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Mitigation Techniques to Reduce Impacts to Residential and Recreational Uses: 
6.13.B Locate uses incompatible with residential or recreation and tourism uses a sufficient 

distance from such areas. Planning Commission and the Board of County Commissioners 
will determine sufficiency of distance. 

6.13.C Practice continued mitigation of noise, dust, and other environmental impacts. 
 
Staff comments: The applicant has stated that they will water the access road and pit to 
reduce dust, however, a detailed dust suppression plan was not submitted.  A condition 
requiring topsoil piles to be graded and vegetated within one growing season is suggested. 
Hours of operation have been limited to 7:00 am – 5:00 pm which is a shorter working day 
than most pits in the County.  Staff is suggesting that the term of the permit be limited to two 
years to limit the long term impacts of this proposal.  This timeframe includes time for 
reclamation of the site.  Due to the limited space for operation, it is staff’s opinion that there 
is not enough room to install features that would mitigate noise impacts.  The applicant stated 
that a looped circulation for dump trucks will be employed, however, back-up beepers will be 
used on equipment.  They also stated that “jake” brakes will not be used and a condition of 
approval restricting their use is suggested.  Because of the pit location and the access, there 
is no way to route haul traffic a different way without impacting more residences or to place 
it any further away from existing residences. 
The standard conditions requiring a weed mitigation plan, monitoring, and reporting are 
suggested. 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 
 
 

Planning Commission and Board of County 
Commissioners Options 
 
PC / BCC Options for Approval / Denial / Tabling:  
 
1. Approve the Special Use Permit request without conditions if it is determined that the petition 

will not adversely affect the public health, safety, and welfare and the proposed use is compatible 
with the immediately adjacent and nearby neighborhood properties and uses and the proposal 
is in compliance with the Routt County Zoning Regulations and complies with the guidelines of 
the Routt County Master Plan and sub area plans. 

2. Deny the Special Use Permit request if it is determined that the petition will adversely affect 
the public health, safety, and welfare and/or the proposed use is not compatible with the 
immediately adjacent and nearby neighborhood properties and uses and/or the proposed use is 
not in compliance with the Routt County Zoning Regulations and/or the Routt County Master 
Plan and sub area plans. Make specific findings of fact; cite specific regulations or policies by 
number from the Routt County Master Plan and the Routt County Zoning Regulations. 

3. Table the Special Use Permit request if additional information is required to fully evaluate the 
petition.  Give specific direction to the petitioner and staff. 

4. Approve the Special Use Permit request with conditions and/or performance standards if 
it is determined that certain conditions and/or performance standards are necessary to ensure 
public, health, safety, and welfare and/or make the use compatible with immediately adjacent 
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and neighborhood properties and uses and/or bring the proposal into compliance with the Routt 
County Zoning Regulations and Routt County Master Plan and sub area plans. 
 

Denial 
 
Findings of Fact 
Findings of Fact that may be appropriate if the Special Use Permit is DENIED: 
1. The proposal does not comply with the following policies of the Routt County Master Plan: 

a. 3.3.A – Growth Center proximity 
b. 4.3.B – Altering historical use 
c. 5.1.1 and 7.3.C – Significant safety concerns 
d. 7.3.T – Sufficient separation distance from other mines 
e. 7.3.R – Limitation of haul distances 

2. The proposal does not comply with the following standards of the Routt County Zoning 
Regulations: 

a. 6.1.2 – Consistency with Master Plan 
b. 6.1.7.I - Noise 
c. 6.1.7.K, 6.13.B, and 9.2.A – Land Use Compatibility 
d. 6.10.J and 9.2.B – Sufficient separation distance from other mines 
e. 6.2.4.N, 6.2.4.Q, 9.2.F – Haul routes 

3. The application does not represent the minimum amount of mining and hauling necessary to 
achieve a safe site. 

 
Approval 
 
Findings of Fact 
Findings of Fact that may be appropriate if the Special Use Permit is APPROVED: 
1. The proposal with the following conditions meets the applicable guidelines of the Routt County 

Master Plan and is in compliance with Sections 4, 5, 6 and 9 of the Routt County Zoning 
Regulations. 

2. The Special Use Permit with the following conditions will not adversely affect the public health, 
safety, and welfare. 

3. The proposal with the following conditions is compatible with the immediately adjacent and 
neighboring properties. 

4. What is proposed is the minimum amount of mining and hauling required to achieve a safe site. 
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Conditions that may be appropriate include the following: 
 
General Conditions: 
1. The SUP is contingent upon compliance with the applicable provisions of the Routt County 

Zoning Regulations including but not limited to Sections 4, 5, 6 and 9. 
2. Any complaints or concerns which may arise from this operation may be cause for review of the 

SUP, at any time, and amendment or addition of conditions, or revocation of the permit if 
necessary. 

3. In the event that Routt County commences an action to enforce or interpret this SUP, the 
substantially prevailing party shall be entitled to recover its costs in such action including, without 
limitation, attorney fees. 

4. No junk, trash, or inoperative vehicles shall be stored on the property. 
5. This permit is contingent upon any required permits being obtained and complied with from all 

involved agencies including, but not limited to the following:  
a) Division of Reclamation, Mining and Safety (DRMS) 110 Construction Materials Permit  
b) Colorado Department of Public Health and Environment (CDPHE) Air Pollution Control 

Division (APCD) Air Quality Permit  
c) CDPHE Stormwater Management Plan  
The operation shall comply with all Federal, State, and local laws.  Copies of permits or letters of 
approval shall be submitted to the Routt County Planning Department prior to issuance of the 
SUP. 

6. Fuel, flammable materials, and hazardous materials shall be kept in a safe area and shall be 
stored in accordance with state and local environmental requirements.  Any spills of fuels or 
hazardous materials shall be reported to the Routt County Planning Department within three 
days of occurrence. 

7. All exterior lighting shall be downcast and opaquely shielded. 
8. Prior to the issuance of the permit, the permittee shall provide evidence of liability insurance in 

compliance with the County’s Insurance and Surety Requirements policy then in effect.  The 
certificate of insurance shall include all permit numbers associated with the activity and Routt 
County shall be named as an additional insured.  Permittee shall notify the Routt County Planning 
Department of any claims made against the policy. 

9. Accessory structures/uses and minor corrections or clarifications to the site specific development 
plan that do not increase the scope or extent of the approval or change the intended purpose of 
the conditions may be approved by the Planning Director, without public notice prior to the 
decision, in accordance with Section 3.2.11 of the Zoning Regulations.  

10. Permits will be assessed an Annual Fee in accordance with the Fee Schedule in Appendix B of 
the Routt County Zoning Regulations.  

11. Transfer of this SUP may occur only after a statement has been filed with the Planning Director 
by the transferee guaranteeing that they will comply with the terms and conditions of the permit.  
if transferee is not the landowner of the permitted area, Transferee shall submit written consent 
to the transfer by the landowner.  Failure to receive approval for the transfer shall constitute 
sufficient cause for revocation of the permit if the subject property is transferred.  Bonds, 
insurance certificates or other security required in the permit shall also be filed with the Planning 
Director by the transferee to assure the work will be completed as specified.  Any proposal to 
change the terms and conditions of a permit shall require a new permit. 
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12. The Permittee shall prevent the spread of weeds to surrounding lands and comply with the 
most current version of the Colorado Noxious Weed Act and Routt County regulations for 
noxious weeds. A Noxious Weed Control Plan shall be developed by the Permittee and 
reviewed and approved by the County Weed Supervisor prior to issuance of the Special Use 
Permit.     

Specific Conditions:  
Operations Plan: 
13. The Special Use Permit (SUP) is valid for two years from the BCC approval date, provided it is 

acted upon within one year of approval. The SUP shall be deemed to have automatically 
lapsed if the uses permitted herein are discontinued for a period of one (1) year. 

14. The SUP is limited to the facilities presented in the Site Specific Development Plan (mining and 
reclamation plans).  Any additional uses or facilities must be applied for in a new or amended 
application. Minor amendments may be approved by the Planning Director subject to Section 
3.2.10 of the Zoning Regulations. Approved uses include: 
a) Extraction of gravel deposits 
b) Screening of gravel deposits 
c) Stockpiling of topsoil, overburden, and extracted and screened gravel 
d) Reclamation 

15. The operation consists of: 
a) Mining and exportation of up to 50,000 cubic yards over the life of the mine.  
b) Hours of operation for loading and hauling shall be Monday through Friday from 7:00 a.m. to 

5:00 p.m. July 1st – November 14th.  Operation, as used in this condition, shall include the 
firing up and loading, hauling, extraction, and screening of gravel and other materials, and 
reclamation activities. 

c) There shall be no operation on Saturdays, Sundays and national holidays, which are Fourth 
of July and Labor Day. 

d) Warming of equipment is allowed 15 minutes prior to startup. 
17. This permit does not allow for crushing.  If crushing is desired, a full review by Planning 

Commission and the Board of County Commissioners will be required. 
18. Any proposed amendments to the DRMS permit must be approved by Planning Administrator 

and may be cause for a review of the SUP. 
19. Soil and vegetation shall not be stripped in excess of an area required for one year of mining 

except as required to construct cutoff walls in advance of mining.  
20. Topsoil and overburden stockpiles shall have a minimum of 3:1 slopes.  
21. Topsoil stockpiles shall not exceed 1.5 meters (5 feet) in height and shall be seeded with 

desirable seeds such as western wheatgrass, Indian ricegrass (White River or Rimrock varietals), 
slender wheatgrass (preferably San Luis), dryland alfalfa, and/or Utah sweetvetch. 

22. The Routt County Weed Program shall be permitted to do an existing conditions inspection to 
identify noxious and nuisance weeds which may be present and to make specific 
recommendations for control. 

23. The operation shall meet or exceed accepted industry standards and Best Management 
Practices.  

24. Prior to operation, permittee shall submit to Routt County proof of a Sales Tax Account /License. 
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Reporting: 
25. Operator shall submit DRMS Annual Report for the pit to the Planning Department within two 

weeks of due date each year for compliance verification. 
26. The operator shall submit monthly reports during the operating season to the Planning 

Department and the Assessor’s office that details total materials hauled and total number of truck 
trips by the 15th of the following month. 

27. Permittee shall conduct an annual inventory of weeds on site each spring including but not limited 
to species identification and map locations.  Inventory shall be submitted to Routt County Weed 
Program (RCWP) supervisor within 30 days of conducting the survey. 

28. Permittee shall submit an annual report prior to December 31 of each year to document all weed 
control measures undertaken, including herbicides used, rates of application, and total gallons 
of mixed herbicide solution applied. 

29. Permittee shall notify the Routt County Environmental Health Department of any written or verbal 
notice of violation or citation issued to the Permittee by DRMS, CDPHE, or any other permitting 
agency.  Copies of inspection reports, annual reports, and any other documentation required to 
be submitted to DRMS, CDPHE, or any other permitting agency for any permits obtained through 
those agencies shall be submitted to the Routt County Environmental Health Department.  

30. Copies of all financial guarantees related to the project shall be submitted to the Planning Director 
prior to issuance of the Special Use Permit.   

Reclamation: 
31. A SUP shall be in place through the end of reclamation. The permittee shall engage in phased 

reclamation during the life of the permit, and is required to proceed with due diligence upon the 
closing of the pit.  Disturbed area is land not covered by substantially noxious weed free 
vegetation, water, pavement, or seed and mulch sufficient to resist wind and water erosion.   

32. All reclamation shall be completed prior to the expiration of this permit. 
33. The permittee shall be responsible for reclamation as set forth by DRMS gravel mining 

guidelines and the approved reclamation plan.  
34. Permittee shall provide Road and Bridge Department with a reclamation plan for the final 

configuration of the pit.  Plan shall include, proposed final reclamation seed mix, slope 
stabilization measures, and final erosion control measures until vegetation is established. 

Access and Traffic: 
35. Overweight and over length permits for vehicles shall be obtained from the Routt County Road 

and Bridge Director prior to the use of such vehicles. 
36. Prior to issuance of the SUP, all haul roads shall be built to a minimum of 22’ wide to 

accommodate haul traffic and other users of the easement. 
37. Routt County has the authority to close any county road at its sole discretion if damage to the 

road may occur by its use. To the extent that a road closure may affect Permittee’s operations, 
Routt County will cooperate with Permittee to allow operations to be continued in a safe and 
practicable stopping point. 

38. Routt County roads shall not be completely blocked at any time. If traffic regulation is deemed 
necessary, the Permittee shall notify the Routt County Road and Bridge Director, or designee 
thereof, in advance (if possible), who may then require: 
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a. The Permittee or Permittee’s contractor/sub-contractor to place traffic control signage along 
County Road 129 and at the haul road intersection as specified by the Routt County Road and 
Bridge Director and at Permittee’s expense; and 

b. Flaggers to be placed at the intersection of affected county road as specified by the Routt 
County Road and Bridge Director and at Permittee’s expense; and 

c. The Permittee or Permittee’s contractor/sub-contractor to supply regular dust control efforts by 
application of a dust palliative, as approved by the Routt County Road and Bridge Director 
and Routt County Department of Environmental Health and at Permittee’s expense. 

39. Permittee shall provide and post advance warning signs of truck traffic turning from and entering 
CR 129. Types and placement of signs shall be in conformance with the Model Traffic Code and 
the submitted traffic study and shall be coordinated with Routt County Road and Bridge at the 
permittee’s expense. 

40. Applicant will need to acquire a Routt County Grading and Excavation Permit for the 
improvements proposed to be made to complete the 3:1 slope per the reclamation plan. 

41. Routt County roads affected by this SUP will be inspected by the Routt County Road and Bridge 
Department at intervals determined by same. Any road damage shall be repaired by a third-party 
contractor as selected by the Routt County Road and Bridge Department and on a schedule 
determined by same. Permittee shall solely bear the costs of repairs. 

42. Permittee shall maintain county roads affected by this SUP during the life of the Operations. 
Maintenance shall be determined by the Routt County Road and Bridge Department in its sole 
discretion and at Permittee’s expense. Maintenance may include ditching, asphalt patching, 
roadway striping, sweeping or cleaning access points, and application of a dust palliative to the 
haul road as approved by the Routt County Road and Bridge Director and Routt County 
Department of Environmental Health. 

43. All trucks and equipment accessing from CR129 shall be able to exit and be located on private 
property and off of County road right of way before encountering a fence, gate or cattleguard. At 
a minimum, the distance from the County road right of way to any gate, fence or cattleguard shall 
be 1.5 times of the length of the longest vehicle 

44. Permittee shall maintain county roads affected by this SUP during the life of the operations. 
Maintenance shall be determined by the Routt County Road and Bridge Department at its sole 
discretion and at the permittee’s expense. Maintenance may include, but is not limited to grading 
and graveling of roadways, restoration of roadway crown, sweeping or cleaning access points, 
soft spot/damage repair, and application of a dust palliative as approved by the Routt County 
Road and Bridge Director and the Routt County Department of Environmental Health.  

45. The use of tractor trailers is prohibited. 
Air and Water Quality and Noise 

46. The Special Use Permit is contingent upon the petitioner complying with the applicable 
requirements of Regulation 1, Section III.D.1.b of the Colorado Air Quality Control Commission, 
as a minimum standard.  The operation shall maintain a State-approved fugitive dust control 
plan for the sand and gravel operation.  In addition, no off-site transport of visible dust 
emissions shall be allowed.  The Planning Administrator may require temporary closure of the 
facility if dust control measures are not effective.  All haul roads, stockpiles, and disturbed sites 
shall be watered and/or chemically stabilized to minimize dust.  Watering operations shall be 
increased immediately in response to periods of high wind. The operator shall take all 
appropriate actions to mitigate and control dust from all sources, including stockpiles. 
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Environmental Health Director may require temporary closure of facility if dust control 
measures are not effective. 

47. Noise from associated equipment and trucks shall be muffled as much as possible.  Operations 
plan shall include a loop system for trucks and equipment to reduce backup requirements.  
Trucks entering or exiting County Road 129 shall not use “jake” brakes except in cases of 
emergency.   

48. Noise from all on-site sources and from haul trucks shall be in compliance with the performance 
standards in the State noise statute (C.R.S. 25-12-103) and shall be operated such that noise 
generated by the use does not exceed State of Colorado residential noise standards within 150 
feet of any residence.  Violations of performance standards shall be enforceable by the Routt 
County Planning Department and may be cause for a review of the SUP by Planning Commission 
and/or the Board of County Commissioners.   

49. Permittee shall comply with the approved Stormwater Management Plan (SWMP).  Permittee 
shall comply with all conditions of any applicable discharge permits and shall not permit drainage 
onto adjacent properties greater than historic flows thereon unless approved by the terms of any 
discharge permit or by separate agreement with affected property owners. 

50. Prior to issuance, permittee shall submit a drainage study that details the size of the sediment 
pond located in the southwest portion of the site. 
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Exhibit 4 

Detailed description of subject site and proposed use 

(a) Description of existing conditions:

1. Soils: According to the National Cooperative Soil Survey/Natural Resources
Conservation Service, soil in the general area of the Extraction Site consists of Rogert
gravelly loam. See Exhibit 4(b), NRCS Soil Resources Report.1

2. Vegetation: Site consists of rangeland and pastureland. Vegetation consists of
shrub/scrub brush with native grass understory on ridges and sideslopes and improved
grasses on upland pasture areas.

3. Land Uses: The subject property is zoned Agriculture and Forestry. A residence owned
by the Applicant is situated on the subject property. Parts of the subject property are
occasionally used for agricultural purposes. The Extraction Site was in use prior to the
Applicant’s purchase of the subject property. Historical satellite images accessed via
Google Earth Pro indicate that the Extraction Site was initially developed as early as
2005.

4. Wildlife Habitat: Wildlife such as deer, moose, elk, mountain lions, marmots, pikas,
bears, skunks, ermines, raccoons, coyotes, porcupines, beavers, foxes, rabbits, and
various species of birds are present in Routt County. The Extraction Site is dryland
hillside and is not productive wildlife habitat. Much of the Extraction Site is dryland
sideslopes with limited productive wildlife habitat. The remainder is improved pasture
also with limited wildlife habitat.

5. Geologic Hazards: Based on the Routt County GIS map, no geologic hazards are present
at the Extraction Site or in the vicinity within 500 feet.

(b) Description of mining operation (method of extraction; hours of operation (mining,
processing, hauling); number of employees; phasing; maximum area to be disturbed; type
of equipment and vehicles; expected volume of resource per year and life of mine; etc.)

1. Mining operation: The Applicant will use track hoes and front-end loaders to excavate
gravel material from the pit. The hours of operation for mining, processing, and hauling
will be 8 hours per day, 5 days per week, and 50 weeks per year.

2. Number of employees: The brother of the Applicant’s will undertake mining operations
at the Extraction Site.

3. Phasing: The Applicant will remove material beginning at the southwest corner and west
side of the site and moving in an east-northeasterly direction. Extracted materials may be

1 NRCS Web Soil Survey. 
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screened and mixed onsite. No crushing is expected to occur at this time. Products will be 
placed into semi-trailers and/or dump trucks for transportation off site. The Applicant 
anticipates that extraction will occur in one to two phases: 

a. Phase 1 Mining: Currently, a 50-foot highwall is located along the eastern 
boundary of the Extraction Site. Applicant will grade down the highwall to attain 
3:1 side slopes around the perimeter of the Phase 1 Extraction Site, which will be 
maintained during mining operations. Using loaders, the Applicant will remove 
gravel material beginning at the southwest side of the site and moving in an 
easterly direction. See Exhibit 6(a) (Phase 1 Mining Map).  

b. Phase 1 Reclamation: Should the Applicant determine that the gravel material 
deposits do not continue substantially past the Phase 1 eastern boundary, 
Applicant will cease excavation activities and will reclaim the Phase 1 Extraction 
Site pursuant to the reclamation plan depicted in Exhibit 6(b) (Phase 1 
Reclamation Map).  

c. Phase 2 Mining: Should the Applicant determine that the gravel material deposit 
continues substantially past the Phase 1 eastern boundary, Applicant will reclaim 
a portion of the Phase 1 excavation area. The Applicant will then continue 
excavation to the east and south of the Phase 1 eastern boundary. See Exhibit 6(c) 
(Phase 2 Mining Map).  

d. Phase 2 Reclamation: Upon completion of the Phase 2 mining activities, the 
Applicant will reclaim the entirety of the Extraction Site pursuant to the 
reclamation plan depicted in Exhibit 6(d) (Phase 2 Reclamation Map).  

 
4. Maximum area to be disturbed: The maximum area to be disturbed will be ~9 acres or 

less.   
 

5. Type of equipment and vehicles: The Applicant will use track hoes and front-end 
loaders to excavate materials and semi-trailers or dump trucks for transportation.   

 
6. Expected volume of resource per year and life of mine: The Applicant anticipates that 

less than 70,000 tons will be excavated per year.  
 
(c) Description of haul route and anticipated traffic 
The excavated materials will be hauled from the Excavation Site via County Road 129 to the 
north and south. The Applicant anticipates approximately 20 vehicles per day arriving at and 
leaving from the Extraction Site.  
 
(d) Waste disposal plan 
Applicant does not anticipate that mining activities will generate substantive amounts of trash. 
Any trash produced by contractors and their employees will be collected in designated trash cans 
and disposed of with the Applicant’s scheduled trash pickup. If necessary, a rented portable toilet 
will be present at the site. 
 
(e) Weed control plan (during operations and reclamation). 
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1. During operations: Weed control shall be employed for all prohibited noxious weeds. 
The Applicant will consult with the Routt County Weed Program Supervisor regarding 
weed control recommendations as necessary. If needed during reclamation, Applicant 
will use straw mulch during reclamation to ensure weed control. Applicant will employ 
the disc crimping method. Mulch shall be applied at a rate of 2 tons per acre. Applicant 
will spray and control noxious weeds throughout the year during operations in 
accordance with all treatment recommendation. Applicant will also contact the Routt 
County Weed Program Supervisor as necessary regarding a weed-growth inspection at 
the site. Applicant will then perform follow-up treatment and continue to monitor the site 
in accordance with the Routt County Weed Program Supervisor’s recommendations. 

 
2. During reclamation: Applicant has consulted with Tony Waldron, former supervisor of 

the DRMS Minerals Program, regarding recommendations and specifications for 
reseeding disturbed ground. The site will be seeded with a native seed mix upon 
completion of the permitted mining activities. The seedbed will be prepared to eliminate 
compacted conditions by discing or shallow ripping followed by harrowing to level and 
firm up seed bed.  Seeding will occur utilizing a grass seed drill or by broadcasting. If 
broadcasting is utilized, the seed rate will be doubled and the seed will be incorporated by 
harrowing following seed application. Weed control shall be employed for all prohibited 
noxious weeds and whenever invasion of a reclaimed area by other weed species 
seriously threatens the continued development of desired vegetation. 

 
(f) Dust control plan. 
As necessary, Applicant will purchase water for dust suppression and other nonsubstantive 
industrial uses on the site. Applicant estimates that it may use approximately 2,000 gallons of 
water per operating day for these purposes. 
 
(g) Emergency response and wildland fire plan. 
With regard to emergency responses, the Applicant will contact 9-1-1 as necessary in the event 
of an emergency. With regard to the Applicant’s wildland fire plan, the Applicant will utilize the  
water truck and will employ available extraction equipment as necessary. Fire danger on site will 
be minimized since vegetation will be stripped in advance of mining. 
 
(h) Reclamation plan (final land use; timing; topsoil/overburden salvage, redistribution, 
and/or disposal; and NRCS and/or DRMS seeding and revegetation recommendations). 

1. Final land use: Upon completion of mining, the applicant intends to reclaim the mined 
area to grazing land/agricultural with native vegetation. 

2. Topsoil/overburden salvage:  Topsoil and/or overburden will be removed and stockpiled 
in advance of mining and in accordance with the approved DRMS Reclamation Plan and 
also replaced in accordance with that plan. Topsoil and/or overburden stockpiles will be 
reseeded as needed with the mixture of native grasses identified in the table below to 
conform with the condition of the site prior to the operation. Seeding will occur during 
the first favorable season following topsoil replacement. 
Native Grasses seed mixture:  
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Kind % Mix 
PLS Lbs 

/ A 

Mountain Bromegrass 20.00 8.00 

Streambank Wheatgrass 20.00 4.40 

Slender Wheatgrass 20.00 4.40 

Blue Wildrye 15.00 3.0 

Big Bluegrass 5.00 0.2 

Rocky Mountain Fescue 5.00 0.32 

Sandberg Bluegrass 5.00 0.2 

Prairie Junegrass 5.00 0.12 

Tufted Hairgrass 5.00 0.2 

Totals 100.00 20.84 

 
3. Redistribution and/or disposal: The only commodities to be extracted at this site will be 

sand, gravel, and borrow material. These materials will be used for construction purposes. 
During reclamation, and as required by 2 CCR 407-4 Rule 3.1.5(1), Applicant will grade 
the site to conform with the natural gradient and contours of the slope and the 
surrounding area in order to ensure that the site complies with the intended post-
reclamation use as rangeland. Applicant will mine and grade the site so as to leave the 
graded area at no more than a 3H:1V on the sideslopes and 1-2% slope on pit bottom. 
 

(i) Air and water pollution control measures. 
1. Air pollution: See Section (f) above for dust suppression efforts during the life of the 

mine.  
2. Water pollution: The topography of the area separates the Extraction Site from any 

nearby water resources. No water resources in the area of the Extraction Site will be 
impacted. Mining and post-mining slopes will be maintained at a drainage gradient which 
will direct water into the disturbed area. All disturbed area drainage will report to the 
sediment pond in the SW corner of the pit where it will be allowed to infiltrate into the 
ground within 72 hours of any storm event. 

 
(j) Water use and water rights. 
See Section (f) above for water use during operations during the life of the mine. The topography 
of the area separates the Extraction Site from any nearby water resources. Existing water rights 
will not be affected by the proposed gravel pit. 
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(k) Visual impacts and proposed mitigation measures. 
The Extraction Site is not visible from County Road 129 or any nearby residences. Therefore, no 
mitigation measures will be necessary.   
 
(l) Noise mitigation measures. 
The nearest residences are approximately 1514 (separated from the Extraction Site by 
topography and County Road 129), 1541 (separated from the Extraction Site by topography), and 
1632 feet (separated from the Extraction Site by topography) from the Extraction Site. The 
Applicant does not anticipate that noise mitigation measures will be necessary.  
 
(m) Conservation mitigation plan, if required. 
The Applicant does not anticipate that a conservation mitigation plan will be necessary.  
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Exhibit 5 
 

Mitigation Plan for any Significant Negative Impacts 
 
The Routt County Zoning Regulations state that: “The  proposal  shall  not  create  any  
significant  negative  impact  in  surrounding  areas.” Significant Negative Impacts are defined as 
“impacts  that  do    not    meet    regulatory    and/or    generally    accepted    performance    and    
environmental  standards.”  
 
The Applicant does not anticipate that the proposed mining operations will create any significant 
negative impacts.  
 

1. MITIGATION TECHNIQUES FOR DEVELOPMENT WITHIN A NATURAL 
HAZARD AREA (Avalanche Areas, Landslide Areas, Rockfall, Mudflow Areas, 
Geologic Hazard, Unstable or Potentially Unstable Seismic Areas, Radioactive Areas, 
Wildfire Hazard Areas Flood Hazard Areas) (Zoning Regulations Section 6.5) 

 
a. The Excavation Site and the surrounding areas are not situated in any of the 

natural hazard areas listed above.  
 

2. MITIGATION TECHNIQUES FOR DEVELOPMENT WITHIN CRITICAL 
WILDLIFE AREAS (Zoning Regulations Section 6.6) 
 

a. The Excavation Site and the surrounding areas are not situated in any of the 
natural hazard areas listed above.  
 

3. MITIGATION TECHNIQUES TO REDUCE WATER QUALITY AND QUANTITY 
IMPACTS (Zoning Regulations Section 6.7) 
 

a. As discussed in Exhibit 5, sections (i) and (j), the topography of the area separates 
the Extraction from any nearby water resources. No water resources in the area of 
the Extraction Site will be impacted. Mining and post-mining slopes will be 
maintained at a drainage gradient which will direct water into the disturbed area. 
All disturbed area drainage will report to the sediment pond in the SW corner of 
the pit where it will be allowed to infiltrate into the ground within 72 hours of any 
storm event. 
 

4. MITIGATION TECHNIQUES TO REDUCE AIR QUALITY IMPACTS (Zoning 
Regulations Section 6.8)  
 

a. As discussed in Exhibit 5 section (f), Applicant will purchase water as necessary 
for dust suppression and other nonsubstantive industrial uses on the site. 
 

5. MITIGATION TECHNIQUES TO REDUCE IMPACTS TO SCENIC QUALITY 
(Zoning Regulations Section 6.9)  
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a. As discussed in Exhibit 5, section (k), the Extraction Site is not visible from 
County Road 129 or any nearby residences. Therefore, no mitigation measures to 
reduce visual impacts or impacts to scenic quality will be necessary.   
 

6. MITIGATION TECHNIQUES TO REDUCE NOISE IMPACTS (Zoning Regulations 
Section 6.10) 
 

a. As discussed in Exhibit 5, section (l), the nearest residences are approximately 
1514 (separated from the Extraction Site by topography and County Road 129), 
1541 (separated from the Extraction Site by topography), and 1632 feet (separated 
from the Extraction Site by topography) from the Extraction Site. The Applicant 
does not anticipate that noise mitigation measures to reduce noise impacts will be 
necessary. Furthermore, the site will be reclaimed to rangeland after completion 
of mining activities. 
 

7. MITIGATION TECHNIQUES TO REDUCE WETLANDS IMPACTS (Zoning 
Regulations Section 6.11) 
 

a. The U.S. Fish and Wildlife Service National Wetlands Inventory has classified a 
1.62 acre section of Freshwater Emergent Wetland to the west of the Extraction 
Site (using color infrared imagery from 1983). See Exhibit 7(d) of this 
Application. The wetland is classified as PEM1A. Among other characteristics, 
this means that the wetland is temporarily flooded: Surface water is present for 
brief periods (from a few days to a few weeks) during the growing season, but the 
water table usually lies well below the ground surface for most of the season. The 
mining activities at the Extraction Site will have no impact to these wetlands. 

b. There are no wetlands within boundaries of the proposed Extraction Site and the 
mining activities at the Extraction Site are not expected to impact any off-site 
wetlands.  
  

8. MITIGATION TECHNIQUES TO REDUCE IMPACTS TO AGRICULTURAL USES 
(Zoning Regulations Section 6.12) 
 

a. No significant agricultural uses occur at or immediately near the Extraction Site. 
Therefore, no mitigation techniques to reduce impacts to agricultural uses will be 
necessary, as the the site will be reclaimed to rangeland after completion of 
mining activities.  
  

9. MITIGATION TECHNIQUES TO REDUCE IMPACTS TO RESIDENTIAL AND 
RECREATION USES (Zoning Regulations Section 6.13) 
 

a. As discussed in section (5(a)) above, the Extraction Site is not visible from 
County Road 129 or any nearby residences. No residential use will be impacted. 
Furthermore, no recreational use occurs at or near the Extraction Site. Thus no 
mitigation for these uses will be necessary.  
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Responses to County Planning Questions 
Sanders Gravel Pit Application 

May 6, 2022 
 
 
 Planning Review (Reviewed By: Alan Goldich)  
 
1. What are the specific hours of operation?  
 

Hours of operation will be 7:00 a.m.-5:00 p.m. from April-October and 8:00 a.m.-4:00 p.m. 
November-March.   

 
 
2. In section (h)3 you mention borrow materials. What is this? Topsoil and overburden?  

 

Borrow material is a term applied to un-sorted and un-processed pit run and is generally 

considered the material below the topsoil and above any commercial gravel deposit. It is 

typically used for general fill or sub-base road construction. 

 
3. How will equipment be fueled? Will there be any fuel stored on-site?  

 

Equipment will be fueled by a portable fuel trailer or truck.  If fuel is stored on site it will be in a 

portable vessel that is double lined and only for short periods of time.   

 
4. How tall will the stockpiles be?  

 

10-20 feet. 

 
5. Will a loop vehicular flow pattern be employed to prevent the use of back up alarms?  
 

Yes for highway trucks, however, back-up alarms will be required on loaders, dozers, scrapers 

and in pit mining trucks that may be used. 

6.  NO QUESTION PROVIDED HERE. 
 
7. Will the agricultural operation on the property continue? If so, in what manner? Please be 
specific.  

 

Yes.  The upper pasture (all areas above the pit) will continue to be used for seasonal grazing of 

horses and cattle.  It may also be used to graze other animals such as sheep & llamas. 

 
8. Will there be a water truck on-site? If not, how will you respond to high wind periods when the 
pit and access road will need to be watered to keep the dust down?  
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A water truck will be used to manage dust at the site. 

 
9. Noise has been expressed as a concern. How do you intend to mitigate the noise created by the 
operation of the pit and the use of "jake" brakes by loaded haul trucks approaching CR 129?  

 

Noise abatement will occur with strategic placement of stockpiles on the north and expanding 

pit walls on the west, south and east as the pit is developed.  Equipment operation will occur 

mostly below the crest of these walls thereby dampening noise associated with the mining 

activity. 

 
10. Concerns about the safety of other users of the easement while the pit is in operation have 
been expressed. How do you intend to make sure that the use of the access easement will not 
result in safety concerns when a conflict between passenger vehicles, agricultural equipment, 
pedestrians, etc. occurs?  
 

The current use of the road is very limited, but signage and speed limits will be used to reduce 

impacts during hours of operation and limited hours of operation will allow usage by the 

restricted number of the other authorized users of this private right-of-way. 

11. There are concerns about whether this use is compatible with surrounding land uses. Please 
explain how this use is compatible with the surround agriculture and residential uses. 
 

Mining, as is low density residential, is an allowable use on land zoned for agriculture.  The 

active portion of the proposed operation is situated such that it is facing away from any 

established residential properties thereby limiting impact to these properties to the extent 

possible. The limited size and lack of processing will make this operation as minimally impactful 

as possible and the proposed reclamation plan returns the land to rangeland with a small 

building envelope for an shop/barn which is 100% compatible with the pre-mining land use. 
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Kent Holsinger, Manager  David L. Kueter, Of Counsel 
Jack Silver, Of Counsel  Terry Jo Epstein, Of Counsel 
    
P: (303) 722-2828  1800 Glenarm Place 
F: (303) 496-1025  Suite 500 
www.holsingerlaw.com  Denver, CO 80202 

 

August 29, 2022 
 
Sent via email to: agoldich@co.routt.co.us; kwinser@co.routt.co.us 
 
Kristy Winser, Planning Director 
Alan Goldich, Planner II  
Routt County Planning Department  
136 6th St., Suite 200  
Steamboat Springs, CO 80487 
 
RE:  Sanders Pit Special Use Permit Application 
 
Dear Ms. Winser and Mr. Goldich: 
 

Thank you for the email of August 10, 2022 addressing our letter of August 8, 2022 which 
summarized the meeting held on July 28, 2022. That meeting was held to discuss a number of 
outstanding issues with our application and to better understand the Routt County review and 
hearing process. This letter is written in response to the email and to request that we move forward 
with the hearing process.  
 

To be clear, DRMS is no longer requiring Ms. Sanders to get a permit, but in fact has issued 
a Mining and Reclamation Permit (DRMS File M-2021-066, approved on January 31, 2022 and 
final permit issued on April 21, 2022) to Ms. Sanders for this site, including posting of a Financial 
Warranty in the amount of $39,125.00. The mine plan not only represents the landowner’s desired 
layout but is a binding part of the DRMS permit. As we discussed in our meeting, the first phase 
of this plan was developed with the sole intent of complying with the MLRB Order by stabilizing 
the highwall so as to safeguard the site and achieve successful reclamation. We appreciate that the 
County shares this view. The foundation for successful reclamation is geotechnical stability. In 
developing Phase I, our objective was to pick a point that would provide enough space to safely 
operate equipment to reduce or knock down the existing highwall, while creating final slopes that 
would achieve initial geotechnical stability. Further objectives were to manage surface 
hydrological considerations, while blending into the adjacent undisturbed areas, so as to have a 
seamless transition that is aesthetically pleasing upon final reclamation.  And finally, this cut will 
provide enough topsoil to properly cover the slopes with enough growth medium to allow 
successful revegetation.  In other words, Phase I covers only the area necessary to achieve 
successful safeguarding and reclamation of the existing highwall.  
 

We appreciate that the County agrees that off-site haulage is necessary to properly reclaim 
the site.  The amount of material removed from the site to meet this goal is secondary to achieving 
safety and proper reclamation. However, our analysis concludes that it will require a minimum cut 
of approximately 50,000 cubic yards in Phase I in order to achieve the desired final slopes that will 
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lead to a stable post-mining configuration. This is about the same amount of material that was 
removed by the previous landowner without permits being issued by either the state or the county. 
However, this action will be properly conducted under a state permit that requires the site to be 
reclaimed to a beneficial use and a county permit mitigating the impacts to surrounding landowners 
during extraction and reclamation. 
 

The County has stated it is not obligated to issue a permit to authorize mining and hauling 
of material to achieve the landowner’s desired layout, however, the county is obligated to fairly 
consider our client’s application as revised relative to zoning to improve the overall appearance 
and safety of the site as it exists today. The County is also obligated to interpret and apply the 
County’s Master Plan and zoning regulations consistently, objectively, and unambiguously. To do 
otherwise would be arbitrary and capricious.  Relative to your new request for additional analysis 
relative to the scaled-down application, we believe such further analysis to be unnecessary and 
unduly burdensome and hereby request that you provide a schedule for the hearings before both 
the Planning Commission and the Board of County Commissioners along with a clear  agenda of 
how this hearing will proceed before both. 
 

Thank you for your consideration and we look forward to hearing from you with a 
schedule and agenda. 
 

Sincerely, 
 
HOLSINGER LAW, LLC 

 
Kent Holsinger 

 
cc:  Tara Sanders 
 Tony Waldron 
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October 4, 2022 
 
Sent via email to: agoldich@co.routt.co.us; kwinser@co.routt.co.us 
 
Kristy Winser, Planning Director 
Alan Goldich, Planner II  
Routt County Planning Department 136 6th St., Suite 200  
Steamboat Springs, CO 80487 
 
RE:  Sanders Pit Special Use Permit Application 
 
Dear Ms. Winser and Mr. Goldich: 
 

Thank you for the emails of August 29 and September 7th, 8th, 21st, and 22nd, 2022 
addressing our letter of August 29, 2022. This letter is written in brief response to the emails and 
to acknowledge the proposed hearing dates of October 20 and November 8, 2022 for the 
Planning Commission and the Board of County Commissioner meetings, respectively.  

 
There still appears to be some confusion about desired layout versus required (and safe) 

layout.  To be clear, our desired layout would have been much larger if we were discussing full 
mine out of the plan that has been approved by DRMS. That plan included two phases, however, 
as we agreed in previous meetings and correspondence with county staff, only Phase I of this 
plan will be completed. The approved mining and reclamation plan from DRMS included this 
option--that the site may be fully reclaimed at the conclusion of Phase I. Phase I also fully 
complies with the corrective actions outlined in the Mined Land Reclamation Board Order 
requiring the landowner to permit the location to complete proper reclamation. Phase I safely 
reclaims the site and leaves a desirable building envelope for a future ag building. The mining 
plan was originally designed with two phases to draw a clear distinction between what was 
necessary (required) to properly reclaim the site as it exists today, versus expanding the site if, at 
the conclusion of Phase I, the mining deposit was of sufficient quantity and quality to expand 
beyond Phase I. 

 
Therefore, to complete Phase I and properly and safely reclaim the site as it exists today, 

a minimum cut of approximately 50,000 cubic yards would be necessary to lay back the high 
walls to a 3H:1V or flatter slope (see our August 29, 2022 letter).  This will provide a sloped 
foundation of native material which is much less subject to erosion and settling than a fill slope.  
However, to achieve this, most of this cut material will need to be transported off site and put to 
a beneficial use at other locations. This plan also provides enough growth medium to have a 
sufficiently deep soil profile on which to establish a desirable vegetative community over these 
regraded slopes.  This layout maintains a small building envelope and provides enough area to 
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create sufficient stormwater management at the lowest point or exit point of the site, thereby 
minimizing hydrologic impacts. All of this was clearly detailed in the DRMS permit application.  

 
Therefore, the minimum excavation required to have a safe layout does match our present 

desired layout, thereby lending itself to receiving support from staff to approve this application. 
 
With respect to Routt County Public Works’ most recent letter, the applicant agrees to 

comply with conditions outlined in the letter as consistent with Routt County standards.  Just as a 
point of clarification, many of the latter conditions (6 & 10-14) have already been addressed via 
other permits (in addition, the Applicant submitted a grading and excavation permit application 
on 8/18/2021) and seem to be unnecessarily redundant, however, if it is determined that these 
conditions are still required, we will incorporate them into our plan. 

 
Lastly, as to the hearing schedule, it is our understanding that the hearing before the 

Planning Commission will occur on Thursday, October 20, 2022 beginning at 6:00 P.M. and the 
hearing before the Board of County Commissioners will occur on Tuesday, November 8, 2022 
beginning at 9:30 A.M.  Both dates are acceptable to us. Please send us the Hearing Agendas 
when they are published and provide a schedule or outline as to how the hearings will proceed, 
including presentation order and time allotments along with follow-up questions or discussion 
for all parties involved.  It is our understanding that we can appear remotely and will have an 
opportunity to make a presentation, but further clarification on these matters would be greatly 
appreciated. 

 
Thank you for your consideration and we look forward to hearing from you. 

 
Sincerely, 

 
HOLSINGER LAW, LLC 

 
Kent Holsinger 

 
cc: T. Sanders 
 T. Waldron 
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North end of the pit looking southwest 

 

North end of pit looking towards the highwall 
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South end of pit looking north 

 

North end of pit looking southeast 
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View from Hoogendorn residence on south west of CR 129 
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John P. Holloway, Jr., Esq. 

       George M. Eck III Esq. 

 

  

 

330 South Lincoln Avenue, Suite 222 (Physical) Phone:  970.879.4389 

PO Box 770908 (mailing) ElevationLawGroup.com  

Steamboat Springs, CO  80477 

 

www.ElevationLawGroup.com 

January 6, 2022 

 

Routt County Planning Department 

Via email 

 

 Re: PL20210004 

 

Planning Department: 

 

I represent Scott Eckburg, Aria Hoogendoorn, and Troy Brookshire, property owners 

adjacent to or near to the proposed Sanders Gravel Pit, PL20210004. My clients are 

deeply concerned with the proposal, and wishes to inform Planning Staff, the 

Planning Commission, and the Board of County Commissioners of the same.  

 

The application seeks Special Use Permit approval to operate a 9.95 acre gravel pit. 

It is important to note that if the size of the gravel pit was .04 acres larger, a mere 

1,750 square feet, it would be subject to much more stringent standards pursuant to 

the Land Use Regulations. In my opinion, the larger operation would likely be 

outright prohibited because of adjacency standards to residential homes. So, it is 

important to understand that the applicant is seeking the absolute largest, with the 

maximum amount of adverse impacts, that the applicant can legally seek.  

 

The project site is directly off CR129 between Clark and Steamboat Springs. As you 

know, CR129 is the sole connection between Clark / North Routt and Steamboat 

Springs. It is used daily by numerous commuters, agricultural operators, and 

recreational cyclists. The project site is surrounded by many residential parcels with 

operating agriculture.  

 

The applicant’s traffic study states that 92 trips per day will be generated from the 

operation of the gravel pit. However, per Colorado Parks & Wildlife requirements, 

the operator will only be allowed to operate for approximately 1/3 of the year. 

Therefore, it is reasonable to conclude that during operations the actual trips 

generated from the gravel pit will be three times as much as shown in the study, that 

being nearly 300 trips per day, almost all of which would be large trucks.  

 

The applicant would access the site from CR129 via a private access road, which is 

shared with and used by the surrounding residences. Therefore, if this application is 

approved, the neighbors would be forced to essentially drive through a large 

39 of 107



PL20210004 

10/26/2022 

Page 2 of 8 

 

 

industrial operation to get to or from their homes, together with all the industrial 

truck traffic.  

 

This application is for a Special Use Permit. As you know, pursuant to the Zoning 

Regulations, “these uses receive the highest level of scrutiny of any of the five 

categories of uses.”  

 

First, the proposal does not comply with Zoning Regulations Section 9.2 - General 

Standards for all Mining, Resource Extraction and Accessory Uses. The standards 

contained in this section are mandatory; the use must comply with them, it or cannot 

be allowed. Per the section, all Mining uses shall comply with the following standards: 

 

A. Shall be compatible with surrounding agricultural, residential, and 

recreational land uses by selection of location and/or mitigation.  

 

For all the reasons stated later in this letter, this proposal is 

completely incompatible with the surrounding agricultural and 

residences uses. As such, the application must be denied.  

 

B. The proposed 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. The Planning Commission 

and the Board of Commissioners will determine sufficiency of distance.  

 

The Fetcher/Vale Pit 6 miles north of site, also on CR129. The Project 

is not sufficiently distance from the established operation, and will 

create cumulative impacts, particularly to CR129 and traffic. As such, 

the application must be denied. 

  

C. Equipment used for the operation will not be visible from adjacent or 

surrounding residences, or will be mitigated to the extent possible to reduce 

visual impacts. Planning Commission and/or the Board of County 

Commissioners will determine sufficiency of mitigation.  

 

The applicant has not proven that the equipment used for the operatio 

will not be visible from the surrounding residences. The applicant 

should be required to submit proof of same. If the applicant cannot 

sufficiently prove compliance with this requirement, the application 

must be denied.  

 

F. Truck traffic will not access the mining operation through residential or 

commercial areas[.] 
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The Project proposed to have trucks access the mining operation 

through a private access easement. The easement runs through and to 

multiple developed residential parcels. As such, the application must 

be denied. 

 

Second, this application must be denied because it does not comply with the policies 

of the Routt County Master Plan, with the Upper Elk River Valley Community Plan, 

or with the other provision of the Routt County Zoning Regulations. A list of reasons 

that the application does not comply is as follows: 

 

Routt County Master Plan: 

 

3.3.A – New residential, commercial and industrial development and uses should 

occur within the vicinity of designated growth centers (Steamboat Springs, Hayden, 

Oak Creek, and Yampa)[.] 

 

The Project is not within, or even close, to a designated growth center. 

As such, the application must be denied. 

 

4.3.B – Use Permits that significantly alter the historical use, intensity of use, or 

character of an area may be deemed incompatible with the plan. 

 

The Project requests a Special Use Permit. The Project would 

significantly alter the historical use from agriculture, with immensely 

increase the intensity of use of the site, with heavy equipment and 

substantial and frequent hauling gravel, and would alter the 

character of the area, from quiet residential and agricultural, to an 

industrial mining area. As such, the application must be denied. 

 

4.3.C. – Use Permits for projects located on traditional ranch lands may be approved 

when the petitioner has demonstrated that the historic agricultural operation and 

stewardship of the land will be maintained or enhanced.  

 

The Petitioner has not demonstrated maintenance or enhancement of 

the historical agricultural operation or stewardship of the land; it 

would be impossible to due so. The proposed gravel pit inevitably 

disrupt and reduce the agricultural operations, and mining the land 

can not be described as maintaining stewardship of the land. As such, 

the application must be denied. 

 

4.4.D Rural development and uses should be limited to areas that have adequate 

access to accommodate the projected traffic.  
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Despite the proposed conditions of approval from Road & Bridge, both 

CR129 and the private access road cannot adequately accommodate 

the Project. It will create inevitable conflicts with local residential 

traffic, for people traveling from Steamboat to Clark / North Routt, 

and cyclists. As such, the application must be denied. 

 

In the event this application is not denied, the application should be 

required to update the traffic study to reflect the true traffic volumes 

to meet its production requirements during the limited months of 

operation, and Road & Bridge should be allowed to impose additional 

conditions. In addition, in the event the Project is approved, it should 

be required to access CR129 from Wheeler Creek Trail, to limit 

residential conflicts.    

 

4.3.I – Routt County encourages adjoining property owners to work together for 

proposed land use changes.  

 

Planning Staff requested that the applicant reach out to the 

surrounding landowners submitting this letter. The applicant did not 

do so. As such, the application must be denied. 

 

5.3.B – While respecting private property rights, the County will not approve 

development applications or special use permits that would lead to the degradation 

of the environment without proper mitigation that would bring the proposal into 

compliance with the Master Plan, appropriate Sub-area Plans, Zoning Regulations, 

and Subdivision Regulations.  

 

An open gravel is a degradation to the environment. Sufficient 

mitigation does not exist to bring this proposal into compliance with 

the required Plans and Regulations. As such, the application must be 

denied. 

 

7.3.C. – Routt County discourages mining that would cause significant health or 

safety problems to people.  

 

This project poses significant health and safety risks to the 

surrounding property owners, and all users of CR129, due to the 

excessive heavy truck traffic the project will generate. As such, the 

application must be denied. 

 

7.3.J – Where mitigation is not possible or where mitigation is not sufficient to 

alleviate significant negative impacts to the surrounding areas, Routt County shall 

deny permits in those areas altogether[.]  
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It is not possible to sufficiently alleviate the significant negative 

impacts of this project to the neighbors and to the public at large. 

Even if every possible mitigation technique provided for in the 

Regulations was required, the project would constitute a nuisance 

and undue burden to the neighbors and public. As such, the 

application must be denied. 

 

7.3.K – Routt County desires to ensure that new long-term mineral extraction 

operations shall be mitigated for visual impacts along entryways to growth centers, 

and to ensure that visual impact of existing operations are mitigated to the maximum 

extent feasible.  

 

The applicant has stated that the operation will not be visible from 

CR129 or from surrounding residences. We are unaware of anything 

submitted by the applicant proving this statement. The applicant 

should be required to submit proof of same. If the operation is visible 

from CR129 or the surrounding residences, ever relevant mitigation 

technique from the Zoning Regulations should be required. As such, 

the application must be denied. 

 

7.3.R. Routt County encourages the limitation of haul distances.  

 

We are unaware of any limitation on hauling distances for the 

proposal. If this application is approved, an appropriate haul distance 

limitation should be imposed.  

 

7.3.T – Routt County encourages the separation and sufficient spacing of mining 

operations to prevent cumulative significant negative impacts to roads and to 

surrounding areas.  

 

The Fetcher/Vale Pit 6 miles north of site, also on CR129. The Project 

is not sufficiently distance from the established operation, and will 

create cumulative impacts, particularly to CR129 and traffic. As such, 

the application must be denied. 

 

9.3.A, D, and G – Resolve that wildlife species and their habitats are important and 

should be protected… Encourage land use practice that will minimize conflicts 

between wildlife and human uses… Minimize the cumulative impacts of development 

on wildlife and wildlife habitat.  

 

The site and the surrounding area are elk habitat. There is already 

conflict between the elk and the residential uses. While some 
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conditions of approval are proposed to mitigate the impacts of the 

proposal on wildlife, there is no reason this Special Use needs to 

occur. The negative impacts would be eliminated if the application 

was denied. As such, the application must be denied.  

 

10.3.I – Discourage development that changes the rural character or historic 

agricultural uses and/or practices.  

 

This proposal eliminates or reduces the historic agricultural use on-

site. It changes the area from a quiet, productive agricultural and 

residential area, to an industrial mining area. As such, the application 

must be denied. 

 

Upper Elk River Valley Community Plan:  

 

2.1.4.2 - Agricultural activities are encouraged and supported, and should be 

preserved and protected from nuisance complaints, trespass and other impacts from 

residential population, recreation and tourism.  

This project reduces or eliminate agricultural activities on-site. It 

negatively effects the surrounding agriculture operations due to 

traffic, noise, dust, etc. As such, the application must be denied. 

 

2.3.4.4 - Strongly encourage building and development outside of riparian areas, 

critical wildlife habitat and wildlife movement corridors within the planning area. 

 

The site and the surrounding area are elk habitat. There is already 

conflict between the elk and the residential uses. While some 

conditions of approval are proposed to mitigate the impacts of the 

proposal on wildlife, there is no reason this Special Use needs to 

occur. The negative impacts would be eliminated if the application 

was denied. As such, the application must be denied. 

 

2.4.7.2 Gravel extraction activities should be located and developed in a manner that 

will not adversely impact adjoining properties, recreational users and tourists, nor 

the road system that provides access to the facility.  

 

We make the same comments as we’ve brought forth throughout this 

letter.  

 

Routt County Zoning Regulations 

 

5.1.1 General Performance Standards – Health, Safety, and Welfare: Every use shall 

be operated so that it does not pose a danger to public health, safety or welfare. 
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It is impossible, even with ever mitigation technique possible, to 

operate an industrial mining operation in a residential/agricultural 

area, particularly when using shared access on a private 

neighborhood road. As such, the application must be denied. 

 

6.1.1 General Approval Standards -Health, Safety, and Welfare  

 

Same as prior comment.  

 

6.1.7 General Approval Standards - Significant Negative Impacts. The proposal shall 

not create any significant negative impact in surrounding areas…. Issues that may 

be reviewed for potentially significant negative impacts include, but are not limited 

to: A. Public Roads, Services and Infrastructure; B. Road Capacity, traffic, and traffic 

safety; D. Wildlife and Wildlife Habitat; G. Visual Amenities and Scenic Qualities; I. 

Noise; K. Land Use Compatibility; M. Vibration  

 

6.2 General Approval Standards - Public Road Use Performance Standards 

 

As previously stated, there is significant reason to believe that the 

traffic study provided by the applicant does not present an accurate 

representation of the traffic generated by the project, as the applicant 

is required to increase peak usage during certain months of the year. 

If the application is not denied, a new traffic study should be required, 

to allow Planning and Road & Bridge to determine if the standards 

provided for in 6.2.4 are met, and what additional conditions of 

approval would be appropriate.  

 

6.6 General Approval Standards - Mitigation Techniques for Development within 

Critical Wildlife Areas 

 

Pursuant to CPW, this site is a critical wildlife area for elk and grouse. 

While a proposed condition of approval is to limit operations to 

certain times of the year, the best mitigation technique would be 6.6.G 

– Retain existing land use and vegetation – meaning deny the 

application and retain the existing use. As such, the application must 

be denied. 

 

6.9 General Approval Standards - Mitigation Techniques to Reduce Impacts to Scenic 

Quality  

 

The applicant has stated that the operation will not be visible from 

CR129 or from surrounding residences. We are unaware of anything 
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submitted by the applicant proving this statement. The applicant 

should be required to submit proof of same. If the operation is visible 

from CR129 or the surrounding residences, every relevant mitigation 

technique from the Zoning Regulations should be required.  

 

6.10 – General Approval Standards – Mitigation Techniques to Reduce Noise impacts 

 

While Staff has recommended noise mitigation techniques, it is 

impossible for a gravel operation to sufficiently mitigate noise 

impacts to the surrounding agricultural and residential properties. As 

sufficient mitigation cannot be achieved, this application must be 

denied.  

 

6.13 Mitigation Techniques to Reduce Impacts to Residential and Recreation Uses  

 

The only relevant mitigation technique – 6.13.B Locate uses 

incompatible with residential uses… a sufficient distance from such 

area – is impossible to achieve in this case. The proposal is on a small 

lot adjacent to numerous residential uses. As sufficient mitigation 

cannot be achieved, this application must be denied. 

 

Thank you for your consideration to these comments and concerns. The surrounding 

property owners are deeply concerned by this proposal, and the inevitable significant 

negative impacts it will cause on their existing residential and agricultural uses. We 

look forward to and appreciate your denial of this application.  

 
Sincerely,  

 

ELEVATION LAW GROUP, P.C. 

 

 
     

George M. Eck III, Esq. 
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Steamboat Springs (Area 10) Service Center 
PO Box 775777 | 925 Weiss Drive 
Steamboat Springs, Colorado 80487 
P 970.970.2197 
 

Dan Prenzlow, Director, Colorado Parks and Wildlife • Parks and Wildlife Commission: Carrie 

Besnette Hauser, Chair  Charles Garcia, Vice-Chair 

Luke B Schafer, Secretary  Taishya Adams  Karen Bailey  Betsy Blecha  Marie Haskett   Dallas 

May  Duke Phillips, IV   James Jay Tutchton  Eden Vardy 

May 20, 2022 

Routt County Planning 

Attn: Alan Goldich 

136 6th St., Suite 200 

Steamboat Springs, CO 80477 

 

Re: Sanders Gravel Pit PL-2021-0004 

 

Dear Mr. Goldich, 

 

Thank you for the opportunity to comment on the Special Use Permit for the Sanders Gravel 

Pit. Colorado Parks and Wildlife (CPW) has a statutory responsibility to manage all wildlife 

species in Colorado; this responsibility is fulfilled through CPW’s mission to protect, preserve, 

enhance, and manage the wildlife of Colorado for the use, benefit, and enjoyment of the 

people of the State and its visitors.  

 

When this application went through the Division of Reclamation, Mining, and Safety, it was 

CPW’s understanding that the applicant inherited a high wall of gravel with the purchase of 

this location. Since the applicant traded gravel from this high wall with a neighbor for topsoil, 

with the intention of grading the site to safe slope, they technically engaged in commercial 

mining operations. This exchange resulted in the need for permits with the Division of 

Reclamation, Mining, and Safety (DRMS) and Routt County. This mining effort was initially 

described to CPW by DRMS staff as a short-term property improvement initiative with 

reclamation occurring in as little as two years. DRMS issued the applicant their smallest 

permit, 110(C), which allows mining of up to 9.9 acres and annual production of 70,000 tons. 

This permit covers a 10-year period of activity and requires a reclamation process.  

 

The current proposed application to Routt County describes the excavation of gravel material 

from a pit 8 hours per day, 5 days per week, and 50 weeks per year. The applicant anticipates 

approximately 20 vehicles per day to access the site. CPW has concerns with these activities. 

Routt County has the ability to place restrictions that will limit the Sander’s mining activities. 

CPW recommends that Routt County consider regulating how many gravel trucks per day may 

access this property and applying seasonal timing limitations to protect wildlife resources. 

The Sanders’ property is located within the following High Priority Habitats, which are 

habitats for which CPW has sound spatial data and scientifically-backed recommendations: 
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 Elk production, defined as: That part of the overall range of elk occupied by the 

females from May 15 to June 15 for calving. Only known areas are mapped, so these 

maps do not include all production areas for the Elk Data Analysis Unit.  

 Elk severe winter range, defined as: That part of the range of a species where 90% of 

the individuals are located when the annual snow pack is at its maximum and/or 

temperatures are at a minimum in the worst 2 winters out of 10.  

 Elk winter concentration area, defined as: That part of the winter range of a species 

where densities are at least 200% greater than the surrounding winter range density 

during the same period used to define winter range in the average 5 winters out of 10.  

 Columbian sharp-tailed grouse winter range, defined as: Observed winter range of 

sharp-tailed grouse, usually in a tall shrub vegetative type (greater than or equal to 2 

meters) within 5 kilometers of lek sites. Shrub height should allow feeding on buds by 

birds above normal snow depths.  

 

To avoid impacts to the above wildlife populations, CPW recommends that mining activities 

and truck hauling only occur from July 1 – November 14th, annually, to accommodate the 

following recommended timing limitations.  

 

 Columbian sharp-tailed grouse winter range: November 15 – March 15 

 Elk winter ranges: December 1 – April 30 

 Elk production: May 15 – June 30 

 

Additionally, CPW requests that the applicant utilize CPW and DRMS approved seed mixes 

during the reclamation process. Any topsoil piles to be used during reclamation activities 

should be stored in piles no more than 1.5 meters tall and seeded with desirable seeds such as 

western wheatgrass, Indian ricegrass (White River or Rimrock varietals), slender wheatgrass 

(preferably San Luis), dryland alfalfa, and/or Utah sweetvetch. Top soil piles should be 

monitored for the establishment of noxious weeds. Soils stored more than 2 meters tall cause 

anaerobic conditions which kill the soil organisms necessary for plant support.  

 

CPW appreciates the opportunity to be involved in Routt County’s planning process. Please 

contact Kyle Bond, District Wildlife Manager, at (970) 457-0075. 

 

Sincerely, 

 
Kris Middledorf 

Area Wildlife Manager 

 

Cc.  Kyle Bond, District Wildlife Manager 

Danielle Neumann, NW Region Land Use Specialist 
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136 6th Street, #103 

Steamboat Springs, CO 80487 
970-870-5552 

 
September 21, 2022 
 
Alan, 
 
The applicant has stated that tractor trailers will not be used to transport equipment to or from the site.  
The CDOT access manager for the region has stated that he would not allow a commercial operation like 
this to be analyzed for traffic without the use of them.  Upon inspection of the internal haul road, the travel 
surface was measured at approximately 15’ wide.  This is inadequate for two vehicles to safely pass each 
other in opposite directions.  A road serving one dwelling unit per Routt County Specifications shall be 
12’.  If the road serves two units, it should be at a minimum of 16’ wide. If the road serves three or more 
units it is considered a common road and the road should be at a minimum of 22’ wide.  In this case, the 
road is serving two units, provides access to properties beyond the gravel pit and supporting a gravel pit 
operation so the road shall be constructed to the common road standard, as indicated in condition #2 
below.   
 
Based on the above, the Routt County Public Works Department would like to submit the following 
conditions of approval on the revised Sanders’ Gravel Pit SUP application. 
 

1. Overweight and over length permits for vehicles shall be obtained from the Routt County Road and 
Bridge Director prior to the use of such vehicles.  

2. All haul roads shall be built to a minimum of 22’ wide to accommodate commercial haul traffic and 
other users of the easement.   

3. Routt County has the authority to close any county road at its sole discretion if damage to the road 
may occur by its use. To the extent that a road closure may affect Permittee’s operations, Routt 
County will cooperate with Permittee to allow operations to be continued in a safe and practicable 
stopping point. 

4. Routt County roads shall not be completely blocked at any time. If traffic regulation is deemed 
necessary, the Permittee shall notify the Routt County Road and Bridge Director, or designee thereof, 
in advance (if possible), who may then require:  

a. The Permittee or Permittee’s contractor/sub-contractor to place traffic control signage along 
County Road 129. and at the haul road intersection as specified by the Routt County Road 
and Bridge Director and at Permittee’s expense; and 

b. Flaggers to be placed at the intersection of affected county road as specified by the Routt 
County Road and Bridge Director and at Permittee’s expense; and 

c. The Permittee or Permittee’s contractor/sub-contractor to supply regular dust control efforts 
by application of a dust palliative, as approved by the Routt County Road and Bridge Director 
and RCDEH and at Permittee’s expense. 

5. Permittee shall provide and post advance warning signs of truck traffic turning from and entering CR 
129.  Types and placement of signs shall be in conformance with the Model Traffic Code and shall 
be coordinated with Routt County Road and Bridge at the permittees expense. 

6. Applicant will need to acquire a Routt County Grading and Excavation Permit for the improvements 
proposed to be made to complete the 3:1 slope per the reclamation plan. 
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7. Routt County roads affected by this SUP will be inspected by the Routt County Road and Bridge 
Department at intervals determined by same. Any road damage shall be repaired by a third-party 
contractor as selected by the Routt County Road and Bridge Department and on a schedule 
determined by same. Permittee shall solely bear the costs of repairs. 

8. Permittee shall maintain county roads affected by this SUP during the life of the Operations. 
Maintenance shall be determined by the Routt County Road and Bridge Department in its sole 
discretion and at Permittee’s expense. Maintenance may include ditching, asphalt patching, roadway 
striping, sweeping or cleaning access points, and application of a dust palliative to the haul road as 
approved by the Routt County Road and Bridge Director and RCDEH. 

9. All trucks and equipment accessing from CR129 shall be able to exit and be located on private 
property and off of County road right of way before encountering a fence, gate or cattleguard. At a 
minimum, the distance from the County road right of way to any gate, fence or cattleguard shall be 
1.5 times of the length of the longest vehicle 

10. The Routt County Weed Program shall be permitted to do an existing conditions inspection to identify 
noxious and nuisance weeds which may be present and to make specific recommendations for 
control.   

11. Permittee shall conduct an annual inventory of weeds on site each spring including but not 
limited to species identification and map locations.  Inventory shall be submitted to Routt 
County Weed Program (RCWP) supervisor within 30 days of conducting the survey. 

12. Permittee shall submit an annual report prior to December 31 of each year to document all 
weed control measures undertaken, including herbicides used, rates of application, and total 
gallons of mixed herbicide solution applied. 

13. The Permittee shall prevent the spread of weeds to surrounding lands and comply with the 
most current version of the Colorado Noxious Weed Act and Routt County regulations for 
noxious weeds. A Noxious Weed Control Plan shall be developed by the Permittee and 
reviewed and approved by the County Weed Supervisor prior to issuance of the Special 
Use Permit. 

14. Permittee shall provide Road and Bridge Department with reclamation plan for the final 
configuration of the pit.  Plan shall include, proposed final reclamation seed mix, slope 
stabilization measures, final erosion control measures until vegetation is established. 

 
 
Please let me know if you have any questions. 
 
Thanks, 
 

 
 
Mike Mordi, P.E. 
Director 
Routt County Public Works 
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