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The property is zoned C-2.  A parcel map showing the location of the property is
included with this application.

III. Request and Justification.

Mr. Nieman purchased the property on June 27, 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.  However, due to the expansion of the campsites since the
Land Use Code became effective, a variance is required to legalize the expanded RV
park and campground use.  Mr. Nieman is applying for a use variance to legalize the
expanded RV park/campground, to allow a full-time employee caretaker to live in an RV
on the property, and to also conduct an RV storage business on the property.

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 two driveway entrances (one paved and one gravel).2  Both driveway
entrances are wide enough to accommodate large RVs and emergency vehicles.  The
paved driveway entrance provides access to the motel and RV park/campground, as
well as the southeast RV storage lot.  The gravel driveway entrance provides access to
the northwest RV storage lot.

The motel and RV park/campground are located on the upper two-thirds of the
property.  The motel has 15 rooms, including the laundry and Manager’s quarters, and
the RV park/campground currently has 60 RV and trailer sites and 7 tent campsites. 
Amenities include electric, Internet/Wifi, water and sewer hookups at each site, two
dump stations, a fenced dog park, a recreation room, bathrooms, and laundry building,
and a covered patio/BBQ area.  The two small sheds and propane tank located within
the northern boundary setback will be moved outside the setback area.

A 12' x 16' building will be constructed next to campsite 50 for bathrooms to
serve the tent sites.  A children’s playground will be added above the dog park.  Three
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Access to the property is provided from Highway 24 across a short CDOT owned
gravel road via two driveway entrances (one paved and one gravel).2  Both driveway
entrances are wide enough to accommodate large RVs and emergency vehicles.  The
paved driveway entrance provides access to the motel and RV park/campground, as
well as the southeast RV storage lot.  The gravel driveway entrance provides access to
the northwest RV storage lot.

The motel and RV park/campground are located on the upper two-thirds of the
property.  The motel has 15 rooms, including the laundry and Manager’s quarters, and
the RV park/campground currently has 60 RV and trailer sites and 7 tent campsites. 
Amenities include electric, Internet/Wifi, water and sewer hookups at each site, two
dump stations, a fenced dog park, a recreation room, bathrooms, and laundry building,
and a covered patio/BBQ area.  The two small sheds and propane tank located within
the northern boundary setback will be moved outside the setback area.

A 12' x 16' building will be constructed next to campsite 50 for bathrooms to
serve the tent sites.  A children’s playground will be added above the dog park.  Three
light poles with security cameras will be added near the tent area, the northwest corner
of the property, and below campsites 9 and 10.  All lights will be shielded and equipped
with dusk-to-dawn sensors.  The Applicant will provide a photometric plan with the

2On February 2, 1992, former owners David and Vivian Hansen conveyed to the
Colorado State Department of Highways a strip of the property along the Highway 24 frontage,
reserving an access easement across that strip of property and to the two driveway entrances.  A
copy of the Deed of Access Rights dated February 2, 1992, and recorded in the records of the El
Paso County Clerk and Recorder at Reception Number 860329, Book 2465, Page 195 is attached
as Appendix A.  The Applicant has filed access permit applications with CDOT for the two
driveways, and is awaiting either an acknowledgment of this Deed of Access Rights and/or
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The RV storage lots are or will be fenced and locked.  Parking spaces for s
lot customers, including ADA accessible spaces, are located on the northwest stor
lot.  No more than 4 customers per day are expected to visit the lots.  Traffic volum
the RV storage business is 8 vehicle trips per day.  A pre-existing private gravel ro
(Lucky 4 Road) runs past the west property line, and is screened by a natural berm
a concrete block retaining wall that extends 1' to 3' in height.

The property contains existing trees and natural vegetation that provide ade
screening and landscaping.  The property also contains an enclosed dog park, and
ample open space between the proposed RV storage area and the existing motel 
RV park/campground.

H. Sewer, water, storm water drainage, fire protection, police protec
and roads will be available and adequate to serve the needs of th
proposed variance of use as designed and proposed.

The RV park/campground has water and sewer hookups at each site, two d
stations, a fenced dog park, two bathhouse and laundry buildings, and a dish wash
station.  A 12' x 16' building will be constructed for bathrooms to serve the tent site
water or sanitary sewer disposal will be used or needed for the RV storage busine

The property owner to the west of the Rocky Top property installed a drain 
Lucky 4 Road that redirected storm water, which historically flowed down or along
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emergency vehicles.

Campers access their campsites via internal private roads with a posted speed
limit of 10 mph.  All roads and campsites are configured to safely accommodate larger
RVs and emergency vehicles.  Ample parking, including ADA accessible parking, is
provided at the campsites, in front of the motel office, and at tent sites 4-7.  Traffic
volume to the motel and RV park/campground together is a maximum of 35 vehicle trips
per day.  

 Trash receptacles are located in five places within the campground, and will be
screened with a wooden fence enclosure.  The entire perimeter of the property is fenced
with a 4 foot wire fence.  The west boundary line between the tent sites and Lucky 4
Road is also partially fenced with a wooden privacy fence, which will be lowered so that
it does not exceed the maximum height allowed in the setback and extended to the
retaining wall behind campsite 54.

The RV storage lots are or will be fenced and locked.  Parking spaces for storage
lot customers, including ADA accessible spaces, are located on the northwest storage
lot.  No more than 4 customers per day are expected to visit the lots.  Traffic volume to
the RV storage business is 8 vehicle trips per day.  A pre-existing private gravel road
(Lucky 4 Road) runs past the west property line, and is screened by a natural berm, and
a concrete block retaining wall that extends 1' to 3' in height.

The property contains existing trees and natural vegetation that provide adequate
screening and landscaping.  The property also contains an enclosed dog park, and
ample open space between the proposed RV storage area and the existing motel and
RV park/campground.

H. Sewer, water, storm water drainage, fire protection, police protection,
and roads will be available and adequate to serve the needs of the
proposed variance of use as designed and proposed.
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C Employment transfer or searching for a new job in the area
C Seasonal campers, summer here and winter in warmer climates

VI. Criteria for Approval of Use Variance.

A. The proposed use is compatible with the surrounding area,
harmonious with the character of the neighborhood, not detrimental
to the surrounding area, not detrimental to the future development of
the area, and not detrimental to the health, safety, or welfare of the
inhabitants of the area and County.

Mr. Nieman and his family live on-site.  Because Mr. Nieman lives at the
campground full time, he is able to ensure that the facilities and grounds are kept clean
and in good repair.  He also monitors the grounds on a regular basis to ensure
adherence to the campground rules including, but not limited to, an evening noise
curfew.  The campground Rules and Regulations are included as Appendix B.  The
presence of a full-time on-site caretaker will also enhance safety and security to the
benefit of neighboring properties.

In addition to the noise curfew, generators are not allowed at any time.  Campers
are advised of campground boundaries and are prohibited from entering neighboring
properties so as not to disturb the peace and quiet enjoyment of the neighbors.  The
campground enforces a speed limit of 10 mph for all vehicles on the premises.  The
campground provides a laundry room, showers, washing station, two sanitary sewer
dump station for RVs, and regular trash pickup to ensure proper sanitation and waste
disposal.
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campsites and in front of the motel office.  The Applicant also plans to install 16' x 30'
cement pads on each of the campsites over the next several years.  These land
disturbance areas will be included in the drainage report as part of the subsequent site
development plan.

The Applicant proposes to have its full-time caretaker live on-site in his personal
RV.  It is common for campgrounds, including state, federal, and commercially owned
properties, to have a caretaker or campground host living on-site full time in an RV.  The
Rocky Top motel does not provide an apartment-type unit that would be suitable for this
purpose.  The Applicant has designated site number 47 along the northern boundary of
the property for this purpose.  The property adjoining the northern boundary of the
Rocky Top property is vacant land with no residences.  Rocky Top’s caretaker living on-
site in his RV will have no adverse impact on adjoining property owners.  His presence
will enhance safety and security to the benefit of neighboring properties and Rocky Top
guests.

The RV storage lot area is located on the lower third of the property facing
Highway 24, is generally flat, and consists of two gravel parking areas. The RV storage
lots are located on either side (northwest and southeast) of the paved driveway
entrance.  Twenty-nine RVs can be stored at the southeast storage lot, and six RVs can
be stored at the northwest storage lot.  The southeast storage lot is accessed via the
paved driveway, is fenced on all sides, and is locked.  The northwest storage lot is
accessed via the gravel driveway, and will be similarly fenced and locked for security.

A parking area for storage lot customers is provided on the northwest storage lot,
and includes ADA accessible parking.  The small weather shelter/bus stop on the corner
of the northwest storage lot will be removed.  Three pre-existing legally non-conforming
signs for the motel and RV/campground business are located along the southern
boundary of the property.

The RV storage areas, tent sites, and retaining walls are recent areas of land
disturbance that exceed one acre in total area.  All land disturbances that have occurred
on the property since February 2008 are part of a Large Common Plan of Development

A statement here that no RV will be posted for sale/rent
while being stored on premise
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