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I. Owner/Applicant and Consultant. 
 
 G&D Enterprises, Corp. is owned by Daniel P. Nieman.  The Owner/Applicant 
and Consultant contact information is as follows:   
 
Applicant: 
Daniel P. Nieman 
P.O. Box 215 
Green Mountain Falls, Colorado 80819 
(989) 430-8065 
dan@rockytopco.com 
      
Owner: 
G&D Enterprises, Corp. 
10090 West Highway 24 
Green Mountain Falls, Colorado 80819 
(719) 684-9044 
 
Consultant: 
Debra Eiland, Esq. 
Law Offices of Debra Eiland, P.C. 
24 S. Weber Street, Suite 300 
Colorado Springs, Colorado 80903 
(719) 471-1545 
debra@eilandlawfirm.com 
  
II. Site Location, Size and Zoning. 
 
 The subject property is located at 10090 West Highway 24, Green Mountain 
Falls, Colorado.  The parcel number is:  8309200011.  The property consists of 
approximately 9.30 acres and is zoned C-2.1   
 
III. Request and Justification. 
 
 Mr. Nieman purchased the property on June 23, 2017.  The property has been 
home to a small motel since 1947, and an RV park/campground since 1950.  Pursuant 
to the Administrative Determination dated March 5, 2019 (ADM-18-029), the motel is a 
legal non-conforming use. 

 
1The Assessor’s records show the property area to be 9.21 acres, which appeared on a 

Survey Plat recorded on January 27, 1997, under Reception Number 97902111.  That acreage 

was subsequently amended by a Boundary Line Agreement recorded on February 19, 2004, at 

Reception Number 204028584.  The change to 9.30 acres, based on that Boundary Line 

Agreement, is reflected in a full Boundary Survey and Land Survey Plat deposited with the El 

Paso County Clerk & Recorder’s office on December 29, 2017, at Reception Number 

217900261.  
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On February 23, 2021, the El Paso County Board of County Commissioners 
approved a use variance to legalize the existing RV park and campground.  This 
application is made to obtain approval of the Site Development Plan pursuant to the 
conditions of the Use Variance approval.    
        
IV. Existing and Proposed Facilities, Structures, Roads, etc. 
 

Access to the property is provided from Highway 24 across a short CDOT owned 
gravel road via a paved driveway entrance.  A copy of the Access Permit Application 
filed with CDOT is attached in Appendix A.  The paved driveway entrance provides 
access to the motel and RV park/campground and is wide enough to accommodate 
large RVs and emergency vehicles. 
 
 The property currently has 60 RV sites and 8 tent sites.  The two small sheds 
and propane tank located within the northern boundary setback will be relocated as 
shown on the Site Development Plan.  The Applicant has designated RV site number 26 
along the northern boundary of the property for the RV of its full-time on-site caretaker. 
 

A 12' x 16' bathroom building will be constructed near RV site 50 to replace an 
old tent camper restroom building.  A greenhouse will be constructed for the owner’s 
personal use.  A 20’ x 30’ garage for the owner will be built behind the motel building.  

 
Three light poles with security cameras will be added near the tent area, the 

northwest corner of the property, and below RV sites 9 and 10.  All lights will be 
shielded and equipped with dusk-to-dawn sensors.  Upgraded electric, water, and 
sewer connections will be installed at RV sites 50-60, and the electric lines and 
connection to the well shed will also be upgraded.  One sign for the motel and 
RV/campground business is located at the paved driveway entrance.  Over the next five 
years, the Applicant plans to add a retaining wall below RV sites 4-9 and expand those 
RV sites, and plans to upgrade the water, sewer, and electric connections to all the 
other RV sites.  The Applicant also plans to install 16' x 30' cement pads on each of the 
RV sites over the next several years. 
 
V. Waiver Requests. 
  
 None.          
 
VI. Criteria for Approval of the Site Development Plan. 
 
 A.  Landscape Requirements. 
 

1.  Roadway Landscape Requirements.  State Highway 24 is classified as 
“principal arterial” in the Major Transportation Corridor Plan (“MTCP”).  The 
landscaping requirement for this roadway classification is 1 tree per 20 linear feet 
of roadway frontage.  Along the highway frontage the Applicant proposes to 
reduce the total number of trees required from 29 to 13. 
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2.  Buffer and Screen Areas Between Non-Residential and Residential Districts.  
The LDC requires 1 tree per 25’ for buffer and screening along the property 
boundaries.  The West property boundary requires 32 trees, and already 
contains 21 trees.  To provide screening for the neighboring residences to the 
West, the applicant proposes adding 19 new trees, which will bring the total trees 
along this boundary to 40.  The Applicant will also install 6’ opaque privacy 
fencing along the West property boundary of the RV park/campground to provide 
additional screening. 
 

For the North and East boundaries, which adjoin vacant land, the 
Applicant proposes an alternative plan with fewer trees.  For the North boundary 
26 trees are required, and the Applicant proposes a total of 21.  For the East 
boundary 36 trees are required and the Applicant proposes a total of 17.  To 
supplement this screening the Applicant will install 6’ opaque privacy fencing 
along the North and East property boundaries of the RV park/campground within 
the next two years.  

 
Justification for Alternative Landscape Plan 

 
The proposed number of trees along the West property boundary exceeds 

the requirements of the LUC.  However, as stated above, the Applicant proposes 
an alternative landscaping plan that reduces the number of trees required along 
the highway frontage and along the North and East property boundaries. 

 
The RV Park & Campground has been operational at this site since 1950.  

The adjoining properties to the North and East contain undeveloped land 
consisting of open meadows with scattered mature trees.  While the general 
layout of the RV Park has not changed over the years, the density has decreased 
from 72 RV sites down to 60 RV sites. 

 
The tent sites are not visible from the properties to the North and East.  A 

6’ opaque fence along the North and East property lines along with existing and 
new trees will screen the RV sites from view of the adjoining properties.  With the 
exception of the tent sites, the campground is not visible from Highway 24.  The 
existing and additional evergreen trees proposed around and below the tent sites 
will shield them from view of the highway and the rest of the campground.  No 
property will be disturbed within 75’ of the Highway frontage.  There are two or 
three existing trees along the Highway 24 frontage, and the proposed new trees 
will enhance the streetscape there without impairing the view of vehicles entering 
and exiting the property onto Highway 24. 
 

The Property is served by an adjudicated well.  The Judgment and Decree 
entered by the District Court (attached in Appendix B) provides that the well may 
be used for commercial, business, drinking, and sanitary facilities only.  The well 
is approved to pump up to 14 gallons per minute, which is insufficient for 
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widespread irrigation.  The lack of water available for irrigation and present 
drought conditions limits the number of trees that can be planted and kept alive. 

 
3.  Parking Lot Landscape Requirements.  The only parking lot on the property is 
at the motel, which contains 20 parking spaces.  The El Paso County Planning 
and Community Development Department has determined that the motel is a 
legal nonconforming use separate from the RV park/campground use.2  The 
Applicant is neither expanding nor changing the motel use. 
 
Pursuant to the El Paso County LDC Parking Lot Landscape Requirements, 
“Parking lots containing fewer than 25 spaces shall not be required to provide 
islands.”  LDC § 6.2.2.(C)(2).  The Rocky Top motel parking lot has less than 25 
parking spaces, so landscape islands are not required. 
 
The LDC also states that “Small parking lots may utilize the perimeter area of 
the parking lot to satisfy the parking lot tree location requirement when there 
are not more than 2 rows of parking spaces and a single drive aisle.”  The 
Rocky Top motel parking lot has one row of parking spaces and a single drive 
aisle.  As depicted on the landscape plan there are 8 existing mature trees 
around the southeast perimeter of the parking lot, which provide shade and a 
suitable canopy over a sizable portion of the motel parking lot.  Additionally, the 
parking spaces also run along the front of the motel building and are shaded 
and screened by the building itself.  

 
4.  Internal Landscaping.  The LDC requires that a minimum of 5% of the lot or 
parcel be landscaped.  This requirement is met by the existing native grasses 
and vegetation on the property.  The LDC also requires 1 tree per 500 sf of area.  
To meet this requirement 40 trees are required.  The 55 existing trees on the 
property exceeds the requirement of 40 for this area. 

 
5.  Refuse Areas Screened.  Trash receptacles will be screened with a 6’ wooden 
fence enclosure. 
 
B.  Lighting.  A lighting plan is submitted with this application.  The following 

lighting is existing or proposed: 
 

• Low voltage Pagoda 4 Tier (9” High, 6” diameter) black – On/Off with a 
Photocell – 9 Watt LED at each RV site and each tent site. 

 

• Three light poles with security cameras (one near the tent area, one in the 
northwest corner of the property, and one below RV sites 9 and 10).  All 
will be shielded from neighboring properties and equipped with dusk-to-
dawn sensors. 

 
2 Letter dated March 5, 2019, addressed to Daniel Nieman from Craig Dossey, Executive 

Director, regarding Determination of Nonconformity for Rocky Top Motel and Campground. 
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• Wall flood lights on the sides/entryways of the rec room/bathroom/laundry 
building and the proposed bathroom building (directed downward). 

 

• An LED bar flood light over the entrance to the rec room/bathroom/laundry 
building. 

 
C.  Signs.  A sign plan is submitted with this application.  The Applicant will 

retain the existing sign for the motel and RV/campground business, which is located at 
the paved driveway entrance.  This is the only sign proposed.  The Applicant will be 
taking the lighted propane sign section down and putting an unlighted propane sign in 
its place.  The Applicant will also change the lighting of the sign to energy saving LED. 

 
The Applicant requests administrative relief from the 15’ front setback for the 

existing entrance sign depicted on the sign plan.  The entrance sign is located 13.26’ 
from the front property line (extending 1.74’ into the setback).  The requested setback 
reduction is less than 20% of the setback area.  The strict application of the 15’ setback 
is unnecessary for this type of land use, and the intent of the LUC and the setback 
requirement is preserved with this reduction.  Granting this relief will not result in any 
adverse impact on surrounding properties and will not allow an increase in the number 
of dwelling units on a parcel.  Additionally, granting administrative relief to allow this sign 
to remain in its existing location will avoid unnecessary site disturbance, minimize 
grading, and reduce vegetation removal. 

 

D.  Parking.  The only structure onsite that requires parking is the motel building.  
It has a paved parking lot that accommodates twenty cars and includes ADA parking.  
The motel has been determined to be a legal non-conforming use and is not part of this 
application. 
 
 E.  Access and Maintenance.  Access is by a paved driveway from Highway 24, 
which continues to the upper level of the RV park/campground and turns onto gravel 
roads for access to the individual RV and tent sites.  The driveway, paved, and gravel 
roads are sufficiently wide and configured to safely accommodate large RVs and to 
provide safe access for emergency vehicles.  The Applicant will perform routine road 
maintenance that includes grading and re-surfacing as needed.  Such routine 
maintenance will not result in any adverse impacts. 
 
 F.  Dust and Debris Control.  For safety and to minimize dust, campers access 
their RV and tent sites via internal roads with a posted speed limit of 10 mph.  Daily 
travel into and out of the campground is minimal, with vehicles driving to and from their 
specific sites.  The use of ATVs and dirt bikes is prohibited on the property.  The area 
outside the roadways is or will be landscaped or covered with vegetation. 
 
 G.  Air Quality Control.  Generators are prohibited and campers are not allowed 
to run their vehicles for extended periods of time. 
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 H.  Fire Protection and Wildfire Mitigation.  The property is served by the 
Green Mountain Falls Fire Protection District.  The response time to emergency calls is 
about 5 minutes.  In consultation with the Fire Chief, the Applicant has prepared a 
Wildland Management and Evacuation Plan for the property, a copy of which is 
attached in Appendix C to this Letter of Intent. 
 

I.  Wetlands and Wildlife.  The property is not within a designated wetland, and 
the use will have no impact on wildlife or wildlife habitat.     
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APPENDIX C 
 



Rocky Top RV Park & Campground

Wildfire Management and Evacuation Plan

In consultation with the Green Mountain Falls-Chipita Park Fire District, Rocky Top RV

Park & Campground (“Rocky Top”) has prepared this Wildland Management and Evacuation

Plan for protection of the campground property and its guests.  Policies specific to Rocky Top,

the Fire District’s resources and capabilities, and evacuation plans for the campground and the

surrounding communities are included and integrated into the overall plan.

Rocky Top staff are trained in these policies and procedures concerning fire mitigation,

safety, and evacuation as well as implementation of the Green Mountain Falls-Chipita Park Fire

Protection District’s Wildland Fire Emergency Evacuation Plan.  The Owner, Daniel Nieman, is

in close contact with the Green Mountain Falls-Chipita Park Fire Department, which serves the

Rocky Top property and surrounding community, concerning possible fire hazards and other

emergencies.

I. FIRE PROTECTION AND WILDFIRE MITIGATION

Fire protection to the property is available from the Green Mountain Falls-Chipita Park

Fire Protection District.  The Green Mountain Falls Fire Department is located at 2 Carsell Way,

Green Mountain Falls, CO on the South side of Highway 24 and in close proximity to the

Campground.  The average response time to the campground property is five minutes.  The

District makes regular use of mutual aid from surrounding departments, such as the Cascade

Volunteer Fire Department, the El Paso County Wildland Fire Crew, the Manitou Springs Fire

Department, and the Northeast Teller County Fire Department.

The campground Rules & Regulations prohibit open burning and outdoor cooking except

in designated grills and fire rings.  Use of fireworks is also prohibited.  Campground staff posts

notice of any official bans on open burning.  Several fire extinguishers are readily accessible in

each of the buildings on the premises.

II. ROADS/ACCESS/INGRESS & EGRESS

The campground contains one road for access, ingress, and egress.  The access road is

paved, well maintained, and sufficiently wide to accommodate access by emergency vehicles, as

are the internal gravel roads that serve the RV and tent sites.  The roads throughout the

campground are at all times kept clear for passage of vehicles, and are adequate to allow Type 6

trucks and other emergency vehicles, such as ambulances, to safely navigate and turn around.  A

lighted sign can be easily seen near the Highway 24 entrance to guide emergency responders to

the motel and campground.  In the event of an emergency evacuation, campground staff will

supervise and direct the flow of traffic to the exit to ensure organization and efficiency of the

evacuation.



III. MAINTENANCE OF PROPERTY

Rocky Top’s staff ensures that the grounds are well groomed and kept free of debris and

trash at all times.  All trees, shrubs, and grasses are regularly pruned, thinned and mowed,

including removal of any dead material.  Defensible space free of combustible plant material is

maintained around all buildings and the campsites.  Vegetation is mowed or otherwise

maintained at a height that discourages the spread of ground fire.

IV. WILDFIRE EVACUATION PLAN

In the event Rocky Top staff is notified of a wildland fire or other emergency in the area

and that evacuation of residents is necessary, or if the staff observes that a large fire is nearby,

evacuation of campground guests and staff shall be carried out immediately.  Notification may

come in the form of a reverse 911 call and/or door-to-door notification.

Rocky Top staff will determine the direction the fire is coming from in order to provide

direction to campground guests and staff for safely leaving the area.  The staff will manage the

flow of traffic from the Campground to the Highway 24 exit.  If time allows, all RVs and trailers

carrying propane or other combustible fuels will be driven from the property by their respective

owners.  Evacuation routes are either Highway 24 West to Woodland Park, or Highway 24 East

to Manitou Springs.  For their safety, and to enable Fire Department vehicles to access the

campground and surrounding properties, Campground guests and staff will not be allowed to stay

on the Campground property.

A copy of this evacuation plan is posted in the Campground office.




