
Impact Mitigation Analysis 

Mitigation of Impacts to Adjacent Properties
Adverse impacts from vibration, noise, glare, blowing or flowing materials, or 
odors shall be mitigated to ensure minimal impacts to adjacent properties and 
travelers.”
 Vibration Impacts:
 There are two potential sources of vibration impacts, blasting and 

operational equipment, such as dozers, backhoes, and crushers.
 No blasting will occur at the proposed operation.  
 The ground vibration from tracked equipment is minimal since the 

substrate will be sand.  The sandy nature of the site will absorb 
vibration from such equipment.

 The processing will not include any large crushing equipment.  The 
crushing which may occur on-site, if needed, will use a typical sand 
and gravel crusher and screening system.  Little vibration is 
transmitted from the equipment to the ground.  Since the substrate is 
sandy it will absorb any such vibration.

 Noise Impacts:
 Mining operations create noise from a number of sources, to include haul 

trucks, excavation equipment, and processing equipment.  Safety related 
sources of noise include backup alarms or horns, required by Federal 
safety regulations.

 Noise Mitigation Practices, includes but is not limited to:
 Hours of operation:  The proposed mining operation will only operate 

from 7 am to 7 pm, six days per week, as needed. (Only during 
daylight hours within that timeframe.)

 Placement of topsoil stockpiles may be used to reduce noise and visual 
impacts.

 Once the initial pit cut is achieved, operations may be moved below 
the surface elevation into the active pit.  Relocation into the 
operational pit will help reduce operational noise.

 The highway haul trucks point(s) of access will be away from 
residential areas and will help reduce the noise impact. (Please see the 
Mine Plan Map which shows the point of access mid-way along 
Sanborn Road, well away from the housing development on the west 
side of the proposed mining operation.

 Glare Impacts:
This is proposed to be a daytime mining operation.  Therefore, there 
will be no operational lighting needed.  If night operations should be 



needed, we will return to the County to properly address operational 
lighting needs and impacts.

 Blowing or Flowing Materials, or Odor Impacts:
 We do not anticipate impacts from materials of items which might 

produce odors. This is a sand and gravel operation which will use 
water in its processing facility.  In addition, we will secure portable 
toilets for use on-site.  A commercial provider will service the 
portable toilets on a regular basis.  In addition, the site will be 
gated to prevent illegal dumping.

 There should not be any “flowing materials”.  It is true the fine 
sands and reject fine soil may flow somewhat.  All such minor 
material movement will be contained within the active pit.

 Fugitive dust is the primary air pollutant.  We will have in-place a 
fugitive dust control plan as part of our air quality permit.  Fugitive 
dust control plans may include periodic watering to control 
fugitive dust from the roads and spray controls (as may be needed) 
for the crushing and screening operations, etc. It should be noted 
the pit roadways will be sand, or sand and gravel which should 
prevent significant generation of fugitive dust.

 Impacts to Trails and Open Space:
Please the see section below (Supplemental Information) which 
discussed trails and open space.

Reclamation of Visual and Environmental Impacts
Reclamation of adverse visual and other environmental impacts shall take place 
within a reasonable and specified time frame.”
 Adverse Visual Impact Reclamation:

In a general sense, mining is not a long-term activity and varies in length from 
a few months (highway borrow site to longer term mining operations such as 
Climax Mine near Leadville, Colorado.  In this case, the expected life of the 
mine is approximately between 53 and 80 years.  During this time period, the 
site will be mined is a number of Phases.  What they all have in common is as 
a mine or phase is completed, reclamation will begin.  An operator has 5 years 
to complete reclamation for the phase or for the entire operation, if not mined 
in phases.  A reclamation plan must specify a post mining land use which has 
the concurrence of the local county in which the mine is to be located. Once 
an operator notifies the DRMS that mining is complete at a mine site or phase 
of mining, the operator initiates site reclamation in order to meet the 
regulatory requirement to complete reclamation.  Therefore, any visual 
impacts will be addressed shortly after mining in a phase is complete.  
In addition, once a pit (phase) is initially opened, the operations will be below 
grade and will have only limited visibility.  Also, where possible, topsoil 



stockpiles will be places to limit visibility to the operation from certain 
locations around the perimeter of a phase.

 Environmental Impact Mitigation:
There are a number of environmental impacts possible from a typical sand and 
gravel mining operation.  Below are what we believe are the potential 
environmental issues and how we intend to mitigate impacts.  Environment 
impacts are determined by Federal, State, and local (El Paso County) 
regulations.  For example, typical county environmental impacts are noise, 
light, and visual impacts. 
 Air Pollution:
 Section 6.3.1 of the El Paso County Land Development Code requires 

an operator comply with County, State and Federal air quality 
standards.  We therefore request that the County review process and 
application approval occur pending approval of our air quality 
permit(s).  
 By definition, this is not a construction activity, rather it is a 

mining operation.
 In a typical sand and gravel mining operation, such as the proposed 

operation, the expected air pollutant is fugitive dust.  
 There will be some emissions from gas and diesel equipment 

(trucks and mining equipment).  Engine emissions from equipment 
and fugitive dust are subject to regulation by the State Air Quality 
Control Division (AQCD).  The AQCD will review the 
Operation’s Air Pollution Emission Notice (APEN) and determine 
what operational controls will be required.  

 Air quality impacts, therefore, will be mitigated by the 
requirements of the Air Quality Permit(s) issued by the AQCD.
Prior to beginning any on-site mining operations, Ellicott Sand and 
Gravel will provide the documents as required by Section 
6.3.1.(B)(2)(b) shortly after approval by the Colorado Air Quality 
Control Division.

 We therefore suggest, since this is not a typical development, it may 
not be necessary for the County to apply the provision of Section 
6.3.1.(B)(3) for the above reasons and waive this provision.

 Section 6.3.1(C)(5)(a) and (b) Haul Trucks and Haulage Equipment:
 (a) Deposition of Dirt and Mud on Roads:
 This is a sand and gravel operation.  Therefore, dirt and mud 

should be minimal.  The operational surface will be sand and or 
sand and gravel.  

 The access point(s) will be surfaced with pit run material (sand 
and/or gravel).
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 (b) Particulates Emission in Transit:
All loads will be covered.  

 (6) Open Burning:
There will be no open burning.

 Impacts to Water Quality:
 Ground Water Quality:
 The operation is designed to not intercept the ground water and 

will stay at least 10 feet about the regional ground water elevation.  
“…drill logs for the 24 listed wells indicate the ground water table 
on the permit (area) is in excess of 80 feet below the surface except 
in State VI where a single well the depth is listed as 61feet.” 
(Ellicott Sand and Gravel, DRMS approved Permit Application.)

 No toxic or other hazardous material will be on site in reportable 
quantities.  
o All other solid and liquid waste will be disposed off-site at an 

approved facility. 
o We will contract with a commercial provider to handle and 

provide Port-a-potty’s.
 If diesel fuel is stored onsite, the storage facility will either be 

double walled with barriers to prevent vehicle strike, or a berm to 
contain the capacity of the fuel tank plus the appropriate design 
storm event. Other than the possibility of diesel fuel, the only other 
petroleum products which may impact ground water (and surface 
water) are antifreeze, hydraulic fluid and grease and oils.  We will 
clean up spills of petroleum products which meet the reportable 
quantities limits and dispose off-site at an approved facility.  

 Surface Water:
 This will be a non-discharging facility.  Therefore, a Water Quality 

Control Division (WQCD) Discharge Permit should not be 
required.  We will, however, comply with requirements of the 
WQCD in the event the WQCD determined a discharge permit is 
required.

 We may need to obtain a Stormwater Discharge Permit.  
Regardless, we intend to have a Stormwater Management Plan 
(SWMP).  We will implement the SWMP as a part of our Best 
Management Practices (BMP).  The “Ellicott Sand and Gravel’s 
Erosion and Sediment Quality Control Permit Application” will be 
provided as part of the Development Plan.

 The ephemeral drainages will not be disturbed by mining.
 With implementation of our SWMP, coupled with our commitment to 

stay at least 10 feet above the regional ground water table plus the 



other commitments noted above, and that no ephemeral drainages will 
be disturbed by mining, we believe, will sufficiently mitigate any 
potential impacts to surface and ground water.

 Impacts from Hazardous Waste:
As discussed above, other than the possibility of diesel fuel, antifreeze, 
hydraulic fluid and grease and oils, no hazardous or toxic substances shall 
be on-site.  The control of the above petroleum products will be as 
addressed above.

 Noxious Weed Mitigation:
The approval of the DRMS Permit Application contains a typical Noxious 
Weed Control Plan and was sent as a separate file.

 6.3.2.(B) Drainage Report (Soil Erosion Control):
There are two types of soil erosion, rainfall runoff and wind erosion. 
 Wind Erosion: Wind erosion is likely given the sandy nature of the 

proposed mine site.  Wind erosion and also fugitive dust, will be 
controlled by the following means:
 Dust, primarily fugitive dust, will have the appearance of soil wind 

erosion.  Fugitive dust will be controlled under the provision of the 
approved Air Quality Permit, likely through road watering and 
some type of controls on the crushing and screening operations and 
the drop/transfer points of the conveyor system.  In addition, the 
processing operation will occasionally be moved to where mining 
is occurring to reduce travel distance from the in-bank resource 
and the processing facility.  Doing so will reduce the potential for 
mining and haul equipment fugitive dust generation.

 Loss of soil and subsoil from bare, disturbed areas should be 
minimal due to the natural moisture in the soil and the active 
removal of in-bank raw sand and gravel product.

 Rainfall Runoff Erosion: This is a non-discharging facility and rainfall 
runoff does not report to any public or private sanitary or stormwater 
sewer system.
 Since this is a non-discharging facility, most soil erosion will be 

internal to the operation and should not affect off-site drainage 
ways.

 Significant topsoil, soil erosion should not occur on areas which 
have not been disturbed since such areas are covered by natural, 
perennial grasses and other vegetation.  Once an area is ready for 
mining, the available topsoil will be salvaged and placed in topsoil 
stockpiles.



 Topsoil stockpiles will be seeded with the approved, seed mix, 
once the pile reaches its intended size.  Seeding the topsoil 
stockpiles will ensure loss of soil due to erosion is mitigated.

 Water Information: (The following water information is taken from the original 
Division of Reclamation and Mining, (DRMS) 112 Regular Permit Application and 
various documents on file with El Paso County.  Some of the information from the DRMS 
Permit Application is paraphrased, other sections are direct quotes and so noted.
The information taken from El Paso County available documents are so noted.)
 The DRMS consulted with the DWR due to potential impacts to Black Squirrel and 

Big Spring Creeks.  The Division of Water Resources response stated the proposed 
mining operation is within the Upper Black Squirrel Creek Designated Basin.  The 
Colorado Ground Water Commission (GWC) will require storm water runoff 
captured by the various phased pits be released with 72 hours of a storm water event. 
They are also concerned the excavation would intercept ground water from the 
alluvial aquifer.  
 In response to the above concerns, Ellicott Sand and Gravel (ESG) will stay at 

least 10 feet above the regional alluvial ground water table.  This will ensure no 
ground water is exposed.

 In addition, in order to address the collection of tributary storm water, ESC has 
proposed the following.  If the proposed mitigation does not result in ESC’s 
ability to meet the 72-hour tributary storm water retention limit, ESC will secure a 
Gravel Pit Well Permit to account for instances where the 72 tributary storm 
water retention criteria is exceeded.
o “As suggested by the Board of the Upper Black Squirrel Creek Designated 

Basin and the Colorado Ground water Commission, pumping would not be 
practical due to the high absorption (infiltration rate) of Black Squirrel Creek.  
“…it would be better to let the water be absorbed (infiltrate) into the ground 
and any (tributary storm water) left after the initial 72 hours would best be 
offset by not pumping one of the basin wells owned by the Schubert Ranch.)”

o Note, the floor the mined-out pits will be consist of at least 10 feet of sandy 
material.
Note: This came from one of the upper Squirrel Creek Wager Basin Board 
members.  The rational is that if you pump the basin well to make up for the 
evaporative losses you are just circulating the water.  It is best if you just 
don’t pump that well and leave the water in the ground, you then can claim 
replacement credit for the lack of use.  Since the well in question is not an 
augmentation well, but rather a municipal well, it can be pumped and used 
for makeup water as needed. 

 From the Ellicott Valley Comprehensive Plan, Map #2, Approximate Aquifer 
Limits: The proposed mining operation lies within the Denver Ground Water 



Basin, and as stated above, so do the Black Squirrel Creek and Big Spring Creek 
regional alluvial aquifers.  (Big Spring Creek joins Black Squirrel Creek just 
above Sanborn Road within the proposed mining operation.)

 “It is estimated that about 9,000-acre feet of water are annually recharged to 
alluvial aquifer which underlies the planning area…  Presently, essentially all of 
this alluvial water is appropriated for agricultural uses or external sale.”

 “On average, there is also about 60-acre feet per acre of water in storage in the 
various bed rock aquifers under the planning area…Unlike alluvial supplies, this 
water is legally considered to be non-renewable.” (Page 72, Ellicott Valley 
Comprehensive Plan)

 Water Use:
 “We estimate the …water uses at the mine …will require 12.0 ac-ft per year.”  

The source of water for use during mine operations will be from the Schubert 
Ranch. (Page 20, Exhibit G,112 C Regular Operation Permit Application).  Most 
of the water used for dust control will be used on haul roads.”  (Page 8, Exhibit D, 
112 C Regular Operation Permit Application). 

  The Schubert Ranch has water rights permitted for industrial uses, please see the 
Mineral and Natural Resource Extraction Application.  No water is anticipated for 
mine site reclamation.

 From the ESG Adequacy Response to the DRMS Adequacy Comments 01:
“Division of Water Resources (rec. 2/21/19)
Ellicott Sand & Gravel understands the DWR’s comments and agree with the three 
points they have raised.  The application packet contains commitments to comply 
with each.

1 – The floor of the mine and mining will stay at least 10 feet above the 
groundwater table.
2 – Water used for industrial purposes will come for (from) a source approved for 
that use.
3 – Stormwater runoff intercepted by this operation will be released to the stream 
system within the time required by DWR or a Temporary Substitute Supply Plan 
will be obtained to cover the evaporation.”

 Stormwater:
 The Operation is proposed to be a dry mining operation.  As stated above, the 

proposed floor of the various mine pits will be at least 10 feet above the average 
ground water elevation.  

 Any storm water which falls on the site will be allowed to infiltrate in to the sandy 
floor of the pit.  As stated above, this is in conformance with the recommendation 



of the Board of the Upper Black Squirrel Creek Designated Basin and the 
Colorado Ground water Commission.  

 In addition, “…all off site storm water runoff will be diverted around the permit 
area.” (Page 20, Exhibit G,112 C Regular Operation Permit Application)  

 The Mineral and Natural Resource Extraction Application, Attachment I, contains 
a Stormwater Management Plan.

 Impacts to Surrounding Ground Water Wells:
Given the commitments Ellicott Sand and Gravel has proposed, we believe there should 
be no significant impacts to surrounding ground water wells or to the users ground water 
quality. We offer the following to help demonstrate that no significant impacts to the 
surrounding ground water wells should occur:
 Ellicott Sand and Gravel will not mine closer than 10 feet to the average ground water 

elevation.  The mining operation will be a dry mining operation.
 Ellicott Sand and Gravel will practice good housekeeping in dealing with any 

reportable spills of petroleum products such as fuels, oils and hydraulic fluids.  A 
reportable spill is any spill of sufficient amount which requires a response based on a 
regulatory agency regulation.

   No other toxic or hazardous chemicals will be stored on-site. 
 Any reportable spills, if they were left in-place and escaped the limits of the mining 

operation, would likely follow the alluvial ground water flow which is in a down 
gradient direction, generally away from the adjacent ground water wells.  Please see 
following figure.  (We intend to clean-up and report any regulated spill, in 
conformance with State and Federal regulatory requirements.)



Illustration of General Direction of Alluvial Ground Water Flow Direction

o Determine the degree to which any proposed land use may produce on- or 
off-site fugitive dust problems and design appropriate solutions for 
mitigation of any problem:
As part of the permits necessary to open a commercial sand and gravel 
mining operation, the operator must obtain and comply with a Colorado 
Department of Public Health and Environment, Air Quality Control 



Division’s Air Quality Permit.  The permit is designed to address fugitive 
dust impacts and to mitigate those impacts.

 Evaluate all land use proposals in the planning area in terms of both their 
individual and potential collective impacts on the alluvial aquifers which provide 
the area with its water supply:

o To the degree possible under its land use authority the County should 
discourage any use of land or water which would adversely affect either 
the quantity or quality of groundwater in the planning area:
 As stated in the Extraction of Commercial Mineral Deposits 

application, and in the approved Division of Reclamation, Mining and 
Safety approved permit application, we are committed to staying at 
least ten (10) feet above the prevailing ground water elevation.  In 
addition, any petroleum spills in reportable quantities associated with 
use of the mining equipment will be cleaned up and disposed off-site 
at an approved facility.  No toxic or acidic materials in regulated 
quantities will be exposed or brought onto the site.  

 This will be a non-discharging facility and will include an erosion 
control plan and a Stormwater Management Plan, as required.

o Encourage all developers to coordinate with the Upper Black Squirrel 
Water District, the State Engineer, the United States Geological Survey, 
applicable special districts and the County Hydrologist to ensure that 
water supplies are available and protected:
These concerns are addressed in the “Letter of Intent”, Water Information 
section.  

o Encourage the eventual use of local water resources by uses within the 
planning area:
With the exception of the water retained in the product sold off-site, all 
ground water used for processing operations and fugitive dust control will 
be used on-site. Potable water will be brought onto the site for domestic 
use.

o Support development which integrates water conservation practices which 
include on-site handling of runoff.
We estimate only 12-acre feet of ground water will be needed annually for 
mine operations and fugitive dust control.  Most stormwater runoff will be 
internal to the operation and will infiltrate into the sandy floor of the 
active pit. Once a mine phase is finished, reclamation of that phase will 
begin.  Once a phase is full reclaimed, we expect little runoff from that 
phase.

o Encourage individual developers to coordinate with adjacent property 
owners in the development and implementation of master drainage basin 
studies:



Ellicott Sand and Gravel is not the property owner.  We will discuss with 
the proposed mine site property owner if he/she wishes to partner with 
other property owners for such studies. 

o Visual and historical features:
 This issue is addressed in the Mineral and Natural Resource Extraction 

Application.  In summary, there are no known historical features. 
 There should be minimal visual impact issues.  Once the operation is 

underway, most of the activity will be below grade.  Once mining is 
complete in a Phase, the Phase will be reclaimed.  The entire mining 
operation is of limited duration.  

o Protect views to the Front Range, major ridge lines and the Upper Black 
Squirrel Valley:
Since the operation is proposed to be below grade once operations are 
underway and that topsoil stockpiles will be placed to help mitigate any 
visual impact, we believe this concern is adequately addressed.

o Preserve the open rural character of the Valley by clustering development, 
maintaining some open space and providing corridors:
 Out of the total 733.7 acres proposed as part of the total permit 

boundary, roughly, only 513.5 acres will be affected.  The remaining 
220.2 acres will be a buffer which could be considered open space and 
corridors.

 It should be remembered the property is privately owned and its future 
use as open space and/or corridors is at the discretion of property 
owner.

o Create new and diversified local visual environments by encouraging 
compatibility of design and landscaping:
 Since this is a State approved mining operation with an approved 

reclamation plan, and a reclamation bond sufficient to complete site 
reclamation, we believe this concern is addressed.  

 In addition, the approved reclamation plan is compatible with the 
approved post mining land use which will be rangeland and wildlife 
habitat.

o Buffer unsightly uses such as junk yards and mineral extraction operations 
through careful location, berming and screening:
 The DRMS permit approval includes specifically located topsoil 

stockpiles to act as visual berms.  
 Also, since essentially all of the proposed mineral extraction and 

processing operations will be below grade (once operations begin), the 
operations will be significantly out of sight. 

 Therefore, visual impacts will be mitigated.



o Locate public facilities such as water tanks and substations as 
unobtrusively as possible and further minimize their impact through the 
use of screening, berming and natural colors:
 No public facilities are planned.  
 At this point in time, there will be processing equipment, mining 

equipment and scale.  
 As stated above, once operations begin in a Phase, all activity will 

essentially be below grade and blocked from view.  Each Phase is 
expected to be up to 60 feet deep.

 The special use will be in harmony with the character of the neighborhood, and will 
generally be compatible with the existing and allowable land uses in the surrounding 
area:
 The proposed mining operation will take place in an area zoned as A-35 which 

includes mineral extraction.  
 The proposed operational permit boundary will be offset from adjacent property 

boundaries by at least 200 feet.  There will be an additional offset from the proposed 
permit boundary to the affected land boundary. 

  Further, once the operation is underway, the mining and processing activities will be 
below grade in the active pit area.

 The adjoining properties are zoned A-35 and RR-5. The RR-5 zoning is a small 
development to the west, south and north of the proposed mining operation.  Please 
see the Mineral and Natural Resource Extraction Application Map, item 7.

 The impact of the special use does not overburden or exceed the capacity of public 
facilities and services, or, in the alternative, the special use application demonstrates that 
it will provide adequate public facilities in a timely and efficient manner:
 The mining operation will not utilize any public facilities other than the road system.  

Proposed road use is addressed in the Traffic Study.
 The only public services which could be impacted are emergency responders.  Given 

we are subject to Mine Safety and Health Administration (MSHA regulations, every 
effort will be made to ensure that the operation is safe and will not require fire, 
ambulance or law enforcement first responders.  As stated above, the fire protection 
district is the Ellicott Fire District.

 The special use will not create unmitigated traffic congestion or traffic hazards in the 
surrounding area, and has adequate, legal access:
Please see the Traffic Study which is part of the Application for the Extraction of 
Commercial Mineral Deposit.

 The special use will comply with all applicable local, state, and federal laws and 
regulations regarding air, water, light, or noise pollution:
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Ellicott Sand and Gravel will comply with all applicable local, state, and federal laws and 
regulations regarding air, water, light and noise pollution.  

 The special use will not otherwise be detrimental to the public health, safety and welfare 
of the present or future residents of El Paso County:

 With the approval and issuance of the requested Special Use permit and our commitment 
to comply with all applicable local, state and federal laws and regulations, we believe this 
requirement will be met.

 The special use conforms or will conform to all other applicable County rules, regulation 
or ordinances:
With the approval and issuance of the requested Special Use permit and our commitment 
to comply with all applicable local, state and federal laws and regulations, we believe we 
requirement will be met.



Appendix 1
100 Year Flood Plain Evaluation 











































































































































Impact Mitigation Analysis_V1.pdf Markup Summary

Subject: Cloud+
Page Label: 3
Lock: Locked
Author: dsdsevigny
Date: 7/13/2020 10:09:59 AM
Status: 
Color: 
Layer: 
Space: 

Cannot grant approval without approval of the air
quality permit

Cannot grant approval without approval of the air quality permit (1)
environmental issues and how we intend 
impacts are determined by Federal, State,
regulations.  For example, typical county
light, and visual impacts. 
 Air Pollution:
 Section 6.3.1 of the El Paso Coun

an operator comply with County, 
standards.  We therefore request t
application approval occur pendin
permit(s).  
 By definition, this is not a con

mining operation.
 In a typical sand and gravel m

operation, the expected air pol
 There will be some emissions 

(trucks and mining equipment
and fugitive dust are subject to
Control Division (AQCD).  Th

Cannot grant
approval without
approval of the air
quality permit


