
Burgess Donham Bed and Breakfast 
Conditional Use Permit 

  
ACTIVITY #: PL20220026 
HEARING DATES: Planning Commission (PC):   July 7, 2022 at 6:00pm 

  
PETITIONER: Rita Donham and James Burgess 
PETITION: Conditional Use Permit for a Bed and Breakfast 
LEGAL: That Pt of lot 5 Lying S of Hwy 40 & N of the S Bank of Yampa 

River Section 3-5-85 Total 19.2A 
LOCATION: 27875 US Highway 40 

Located approximately 1.2 miles west of Steamboat Springs on 
the South side of Highway 40 directly across from the Sleeping 
Giant Elementary School 

ZONE DISTRICT: Agriculture/Forestry (AF) 
AREA: 19.2 acres 
STAFF CONTACT: Chris Brookshire cbrookshire@co.routt.co.us 
ATTACHMENTS: • Narrative 

• Site Plan 
• Floor/elevations 
• CDOT access permit 
• Division of Water Resources permit 
• NWCC letter 2-23-22 
• RC Environmental Health Bacterialocical Analysis 
• Pictures 

 
  
 
History: 
 
The 19 acre parcel was created in 1965 and is legal non-conforming.  The residence 
was constructed in 1990 and is 2,736 square feet.  A new garage was constructed in 
2020 and there is also a shed on the property. 
 
Site Description: 
 
The property is located approximately 1.2 miles west of Steamboat Springs on the south side of 
US 40 with Heritage Park Subdivision bordering the west property line. The Yampa River forms 
the south property border. The home is sited above the river overlooking meadows to the south 
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and views of Mt. Werner to the east.  The property is grassland with mature landscaping 
surrounding the residence.  There is a new garage located north of the residence and there are 
other outbuildings used for storage. 
 
 

 
 
Project Description: 
 
The proposal is for a Bed and Breakfast in the home of the petitioners/owners. 
 
The owners are not full-time residents due to their private business. The B&B will be offered 
year ‘round, but scheduling will be limited to the times that the owners will be in Steamboat 
Springs.  They anticipate that lodging will occur approximatley 30-60 days per year. 
 
Due to the owners’ schedules, operations will be by reservation only and only during the time 
that they are residing in Steamboat.  As a back up plan, in case of an unforeseen event 
prevents them from being at the Bed & Breakfast to accept guests, their son who lives in 
Steamboat will serve as an on-site manager. 
 
Check-in hours for new guests will between 10 a.m. and 7 p.m.  Guests will have full access to 
the kitchen for breakfast. Breakfast will be prepared if there is an advance request. No other 
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food service is provided.  Guest will have use of laundry facilities, main areas of the home, deck 
and BBQ grill. 
 
The home has five bedrooms and the owners want to open their home to guests visiting the 
Steamboat Springs area. There are three bedrooms and two bathrooms on the second floor and 
two bedrooms on the lower level with one bathroom.  There is a bathroom on the main floor. 
One of the bedrooms on the upper floor is for the owners’ use and has a private bathroom. 
 
A second structure on the property contains a garage/shop and office. The parking area is 
gravel with space for 7 vehicles near the home and 4 vehicles at the shop (see site plan). 
Exterior lighting is located on the deck and at the front door. There are motion activated lights 
on an outbuilding located north of the front of the home.  Lighting is for the safety of the guests 
but the owners would like to keep lighting at a minimum. There are also two solar lights at the 
entry way of the driveway. 
 
Staff Comments: 
 
This property is located within the West Steamboat Springs Area Plan and the Urban Growth 
Boundary.  Other than an increase in private vehicles to the site, the use will not create 
additional impacts to the property. Single family subdivisions are located to the west and 
northwest with the new Sleeping Giant School to the north. 
 
New development of the property is not proposed and it will still be used as a single-family 
dwelling when guests are not present. The residence is located approximately 200 yards south 
of the US 40 highway.  There are trees and mature landscaping around the house that block 
views from the highway and homes to the west.  Trees have also been planted along the 
western and north area of the property to block views from Heritage Park Subdivision and US 
40.  
 
Comments were received from Building Official Todd Carr regarding the number of guests 
allowed according to the building code, which is five (5).  The Routt County Zoning Regulations 
limit B&B’s to four bedrooms with no defined number of guests.  Due to this inconsistency 
between the building and zoning codes these departments will work toward an amendment to 
clarifiy the allowable number of guests for a Bed and Breakfast.  At this time, Mr. Carr was able 
to work with the Steamboat Rural Fire Department and a policy change has been developed to 
allow up to five or fewer guestrooms and may have 10 occupants which includes the owners 
plus any guests.  
 
There is a 5 business day appeal period before any permits may get issued. 
 

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. 
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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 six (7) major categories:  

1. Health, Safety and Nuisances
2. Regulations and Standards
3. Section 8.13 Standards for Bed and Breakfasts
4. Community Character and Visual Impacts
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 
Regulations 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. 

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 

Staff comments: There will be additional vehicles and people at the home. The home is 
located approximately 485’ east of Heritage Park Subdivision.  There are approximately 10 
homes within Heritage Park that are located along the boundary line. The western and 
northwestern areas of the property have been planted with a mixture of trees to provide 
privacy. There are mature trees at the home that block views of the home from US 40 and 
Heritage Park Subdivision. The driveway acess has been approved for this use by Colorado 
Deptment of Transporation (CDOT). 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 
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Regulations and Standards 
Applicable Regulations – Routt County Zoning Resolution 
5.2 Dimensional Standards: 
5.3 Secondary Dwelling Unit Standards 
5.12 Airport Overlay Zone District Standards 
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). 

Applicable Policies – Routt County Master Plan 
5.3.A The County encourages the use of “green” building techniques that lead to the 

conservation of energy and overall reduction of pollution in our environment. 
5.3.D Require Best Management Practices and grading plans and strongly discourage overlot 

grading. 

Staff comments: There will be no new construction or development associated with this 
application. 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 

Section 8.13 Regulations and Standards for Bed and Breakfast 

Applicable Regulations – Routt County Zoning Resolution 

8.13 Standards for Bed and Breakfasts 
A. The owner-operator must provide satisfactory evidence that the water system

serving the subject property is constructed in accordance with normal standards for
water quality, quantity, and pressure.

B. The wastewater disposal system shall be designed to accommodate the proposed
use and shall be installed under permit from the Routt County Department of
Environmental Health.

C. The owner or manager shall be a full-time resident of the bed and breakfast
establishment.

D. All guest rooms shall be an integrated part of the principal Dwelling Unit, which shall
have the appearance of a single-family home.

E. No cooking facilities shall be allowed in the guest rooms.
F. Meals may only be served to occupants of the bed and breakfast.
G. There shall be no more than four (4) guest bedrooms

Staff comments:  The property is served by a well that has been approved for a Bed and 
Breakfast by the Colorado Division of Water Resources. A bacteriologic analysis was 
performed by the Routt County Department of Environmental Health in March, 2022 and 
was absent of coliform.  An updated On-side Wastewater Treatment System was installed 
in 2020 with design and observation completed by NWCC. The owner will be the manager of 
the residence. If the owner cannot be at the home, an on-call manager will be available to 
stay at the residence. There are five bedrooms in the home, with one being occupied by the 
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manager.  Meals will only be prepared in the kitchen, with the deck and grill available to 
guests. 
**Is the application in compliance with the Policies and Regulation outlined above?  Yes or No 

Community Character and Visual Impacts 

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 

5.9 Sign Standards 
5.10 Standards for Structures within mapped Skyline Areas 
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. 

Applicable Policies – Routt County Master Plan 
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. 

3.3.A New residential, commercial and industrial developments and uses should occur 
within the viciinty of designated growth centers and in compliance with the 
adopted comprehensive plans of those areas. 

Staff comments: Signage has not be proposed at this time.  If the owner wants to place 
signage on the property they will need to obtain a permit. Outdoor lighting is 
being kept at a minimum and is motion sensitive with one light at the entry and a 
light on the back deck. The property is extensively landscaped to buffer views of 
the home.  The home was constructed in 1990. A garage was recently 
constructed north of the home. This property is located approximately 1.2 miles 
west of Steamboat Springs and the Heritage Park Subdivision is to the west; 
Steamboat II and Silverview Subdivision are located to the northwest. The new 
Sleeping Giant School is  directly the north on the north side of US40. 

**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 
5.6 Access to Buildable Lot Standards 
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5.7 Right of Way Access Standards: A Right of Way Access Permit is required prior to 
construction of any new access point onto a County Road or other Local Public Road or 
Right of Way. 

5.8 Road Construction Standards 
6.1.4 Public Road Use Performance Standards: The proposal shall comply with the Public 

Road Use Performance Standards in Section 6.2 of these Regulations. 
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 
 

Staff comments: Colorado Department of Transportation (CDOT) has issued a permit for 
the operation of the Bed and Breakfast. No additional construction was required for this 
permit. The narrative stated that the entry way is marked with two tall poles and small lights 
at night. Snow storage is shown on the site plan, located along the driveway and off of the 
parking area.  Parking is provided for 11 vehicles. 
Signage is not proposed at this time.  The owners do not want ‘drive up’ guests with 
operations by reservation only. 
**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. 
6.1.7.J Wetlands. 
6.1.7.P Reclamation and Restoration. 
6.1.7.Q  Noxious Weeds. 
 

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. 

Staff comments: There is no additional construction needed for the Bed and Breakfast and 
additional occupancy should not affect the area. The CDPW has commented that there are 
bears in the area and bear proof trash containers should be used. Trash containers are 
stored in a fenced area that includes topside fencing.  The Yampa River borders the 
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property to the south, but the home sits above the river.  Access to the river is by a foot 
trail to the east of the home, 
**Is the application in compliance with the Policies and Regulations outlined above?  Yes or No 

PLANNING COMMISSION OPTIONS: 
1. Approve the Conditional 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.

2. Deny the Conditional 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. Make specific findings of fact citing specific regulations or policies by number from the
Routt County Master Plan and the Routt County Zoning Regulations.

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

4. Approve the Conditional 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 and neighborhood properties and uses and/or bring the proposal into
compliance with the Routt County Zoning Regulations and Routt County Master Plan.

FINDINGS OF FACT that may be appropriate if the Conditional 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 8.13 of the Routt County
Zoning Regulations.

CONDITIONS that may be appropriate may include the following: 

General Conditions: 
1. The CUP is contingent upon compliance with the applicable provisions of the Routt County

Zoning Regulations including but not limited to Sections 5, 6, and 8.13.
2. Any complaints or concerns that may arise from this operation may be cause for review of

the CUP, 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 CUP, the
substantially prevailing party shall be entitled to recover its costs in such action including,
without limitation, attorney fees.

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

5. No junk, trash, or inoperative vehicles shall be stored on the property.
6. This permit is contingent upon the acquistion of and compliance with any required federal,

state and local permits.; 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 commencement of operations.
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7. Fuel, flammable materials, or hazardous materials shall be kept in a safe area and shall 
be stored in accordance with state and local environmental requirements. 

8. All exterior lighting shall be downcast and opaquely shielded. 
9. All trash shall be stored to prevent wildlife intrusion and it is recommended either inside a 

garage or inside Interagency Grizzly Bear  Committee (IGBC) certified receptacles 
10. 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. 

11. Accessory structures/uses associated with this permit may be administratively approved 
by the Planning Director, without notice. 

12. Transfer of this CUP 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 for 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. 

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.   

Specific Conditions:  
 

14. The CUP is limited to uses and facilities presented in the approved project plan. Any 
additional uses or facilities must be applied for in a new or amended application.   

15. The CUP is valid for the life of the use provided it is acted upon within one year of 
approval.  The CUP shall be deemed to have automatically lapsed if the uses permitted 
herein are discontinued for a period of one (1) year. 

16. Prior to operation, permittee shall submit to Routt County proof of a Sales Tax Account 
/License. 

17. Any required permits from the Routt County Road and Bridge Department or Building 
Department shall be obtained and any inspections completed before operations 
commence. 

18. The operations are year around, 7 days per week, eight guest capacity. 
19. Section 8.13 Standards for Bed and Breakfasts shall be complied with. The owners son 

may act as on-site manager during the event that the owners cannot be present to accept 
guests. 
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