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(Begi nning of requested transcription.)

COW SSI ONER LAYDON: So with that -- and
t hank you, everyone, for allowing us to be efficient with
your time. |'mgoing to go ahead and nove up item 3A,
which is 8635 South State Hi ghway 83, Cherry Vall ey event
venue, Project File US2021-003.

We do have Matt Jakubowski fromstaff. |
will also nention, too, those that are present today,
if -- your comments will be limted to 3 mnutes, and to
the extent you have al ready heard your comment presented
or it's duplicative of something that has already been
presented, | m ght ask you to consider to -- allow ng
other citizens to present their coments, but that's
entirely within your -- your discretion. Matt.

MR. JAKUBOWSKI: Good afternoon
Comm ssioners. Matt Jakubowski representing Pl anning
Servi ces.

The applicant is proposing a Use by Speci al
Review for an event center at 8635 South State Hi ghway 83.
The project nunber is US2021-003. Panela Solly and Louie
MIller are here as applicant.

Before | begin nmy presentation, we did
receive additional public correspondence and al so sone
addi ti onal correspondence fromthe applicant. That was

received after the Friday nmeno that went to the Board of
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County Conm ssioners on August 5th, so I'd |like to present
first the public correspondence that was received as an
exhibit. If I mght be able to bring that up to the
County Attorney.

MR. | NGALLS: Have we |labeled this with a
number yet? Have we | abeled this with an exhibit nunber
yet?

Comm ssioners, these packets will be
| abel ed Exhibit 2 for today's public hearing.

MR. JAKUBOWSKI: And as al so di scussed, an
addi tional exhibit, which is correspondence fromthe
applicant received and provided after the August 5th date
in which additional information went to the Board, so |
al so woul d be bringing that up as an exhibit.

MR. I NGALLS: It wll be Iabeled Exhibit 3.

COWM SSI ONER LAYDON:  You know, WMatt, |
just want to clarify for the record, we received an
Exhibit 2, and the cover page has a font that is probably
like a 1 or a 2. So l'mnot sure any of us -- I'm 46 and
| -- my eyes cannot read this, so is there a way that you
could --

MR. JAKUBOWSKI: Right. | can address
that. There was an email and enbedded in the email was a
j peg photograph of the letter. So the letter that is on

the -- the page directly after that email is what was
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subm tted.

So the -- the text, which | agree is very,
very small and can't really be read is just basically
i ndicating that the attachnment, which is the letter on --
on that next sheet is what was provided and -- and
proposed as their correspondence.

COWM SSI ONER LAYDON: Okay. Thanks, WMatt.
If you want to proceed.

MR. JAKUBOWSBKI: An applicant may request a
Use by Special Review for an event center on an Al parcel
| ess than 80 acres in size.

A 6.7 acre USR permt area is proposed on
t he H ghway 83 side of the subject site, which includes
conversion of existing buildings: The barn for events,
the caretaker residence as a bride and groom suite, a new
concrete tent pad for event purposes, and off-street
parking are al so proposed within that USR permt area.

The barn and caretaker residence are within
the required 200-foot setback m nimum and the applicant
is asking a reduction in the event center setback as part
of the USR request.

The intent of the USR process as set forth
in Section 21 of the Zoning resolution is to provide for
uses in specific zoning districts that shall require a

public notice and hearing and the approval of the Board of
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County Comm ssi oners subject to such conditions and
saf eguards as nmay be inposed by the Board.

The Use by Special Review process begins
with the submttal of an application. Following a review
period by referral agencies and the public, notice is
given for public hearings before the Planni ng Comm ssion
and Board of County Commi ssioners. All referral or
conmments received are attached to the staff report.

Of note, the applicant required conpletion
of a water augnentation plan and repermtted its well to
all ow for the proposed use per comments by the State
Di vi si on of Water.

The applicant required extensive
conmuni cation with Public Wrks Engi neering and CDOT to
address comments primarily related to traffic and drai nage
i npacts on Hi ghway 83.

Comments and a signed petition and
objection to the project were received from nearby
residents. Comments are in the staff report and were
provided to the Board in the packets on Friday as well as,
of course, the exhibit just provided to the Board.

Near by nei ghbors object to the proposal,
citing concerns related to managenent of the use, traffic,
noi se, enjoynment of property, preservation of rural

character, and enjoynent of rural quality of life.
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The Pl anning Conm ssion heard the request
at its July 18th, 2022, public hearing and recomended
approval by a vote of 6 to O.

Pl anni ng Conm ssi oners expressed concern
regardi ng applicant's |ack of public outreach, but felt
t hat the approval standards had been net and the applicant
had a wel | -t hought - out pl an.

They noted the conpeting val ues of the
Compr ehensi ve Master Plan nmust be bal anced in the review
of specific devel opnent applications. They encouraged the
appl i cant and nei ghbors to continue to work together on
i ssues that m ght arise.

At that hearing, 19 nenbers of the public
spoke regarding the proposal. Two nei ghbors spoke in
support of the application and the character of the
applicant. All other neighbors spoke in objection to the
proposal. A petition and objection to the proposal was
submtted at that hearing with 133 signatures.

Public comments and objection to the
application expressed that the proposal is inconpatible
with agricultural uses in the area and is inconsistent
with Conprehensive Master Plan policies regarding rural
character in Cherry Valley by bringing a comrercial use to
an otherw se rural area.

Comrent s i ndicated that adequate buffers
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are not provided and that the use negatively inmpacts dark
skies, traffic, noise, and rural quality of life.

Nei ghbors further expressed concern
regardi ng community outreach and the ability for the
County to enforce the Use by Special Review nmanagenment
pl an or other traffic controls.

The site highlighted in blue in the mddle
of this map is |ocated at the intersection of State
Hi ghway 83 and Lucas -- Lucas Avenue in southeastern
Dougl as County.

The aerial shows the USR permt area in
dash -- this is within the northeast corner of the site --
the existing structures to be used for the event center as
well as the area on the west side of the permt area for
the tent pad and parKking.

The area is generally conposed of
agricultural and large-lot properties that have residences
on them Access is proposed at the existing entrance,
which is roughly across from Lucas Avenue.

West Cherry Creek bisects the property, but
no 100 FEMA -- 100-year FEMA fl oodplain is present.

The property was zoned agricultural with
the inception of zoning in Douglas County in 1955. This
is consistent with the historic agricultural and ani mal -

rel ated use of the property.
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The exi sting barn was constructed in 1911,
and the existing caretaker residence and workshop were
constructed in 2014.

Before you is the applicant's USR site
exhibit. The event center barn and bride and groom suite
are located closer to Highway 83, just north of the
entrance. The driveway travels through the m ddl e of
site. A bus turn-around is proposed as part of the
applicant's plan because shuttle service is proposed for
| arger events.

This |l eads to a 34-space parking |ot on the
north side of the event area. The tent pad proposed here
is west of the barn. The applicant is also proposing to
construct an 800-foot deceleration |ane for southbound
traffic and right turns into the site.

The -- the applicant has proposed screening
across the Highway 83 side of the property, inclusive of
bernms, walls, and other | andscapi ng.

The entrance is to be widened with a nedi an
to allow for larger vehicles to enter the site.

USR regul ations require structures and
out door assenbly areas at |east 200 feet fromall property
boundaries. The tent pad and parking area proposed are
200 feet or greater fromexisting property lines. The

exi sting bride and groomsuite are within 200 feet of the
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Hi ghway 83 property line, and the applicant is requesting
a reduction of the event center setback as part of the USR
request.

Per USR standards, the Board of County
Comm ssioners nay establish a | esser setback than required
if it's deenmed that adequate buffering is provided to
mtigate noise, visual, or other inpacts.

The applicant proposes various facade
enhancenents as part of the barn conversion, including
wi ndows, |ighting, ingress and egress, and a deck at the
rear, which is the west side of the barn.

A catering kitchen is proposed on the east

side, which requires removal of a portion of the existing

barn. The applicant indicates no cooking will occur in
the kitchen and caterers will bring prepared foods to the
site.

USRs require an operations managenent plan.
The managenent plan is |ocated on sheet 1 of the USR pl an
exhi bit and described within the staff report.

Hi ghli ghts of the managenent plan are in
italics. O note, hours of operation are by appoi ntment
Monday t hrough Thursday, with events over the weekend. A
maxi mum of 100 events are proposed annually with up to 150
patrons per event.

The applicant proposes to utilize shuttle
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buses as part of its event plan for |larger events as
menti oned. The applicant will be required to nonitor
event traffic by video and submt a conpliance report to
Dougl as County as part of ongoi ng nonitoring.

The following are site photos. This is a
view |l ooking to the site entrance from H ghway 83 and
Lucas Avenue. The existing barn is directly in front.
The caretaker residence/bride and groomsuite to the
right.

This photo | ooks north up the Hi ghway 83
frontage. Again, the bride and groomsuite is to -- the
area against the 83 right-of-way.

This view | ooks through the site in the
approxi mte area of the interior driveway.

So the driveway is opposed to traverse,
really, through the mddle of this slide to the proposed
parking area to the north. And the parking area would be
roughly behind the -- the bank of trees here.

This is a view behind the barn roughly in
the area of the proposed deck.

To the left, a little beyond the barn is
t he proposed tent pad area. And again, parking behind
t hese trees.

This photo | ooks to the portion of the site

in which the parking area is proposed.

Page 10

Veritext Lega Solutions
303-988-8470




o 00 A W DN

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25

This photo is taken fromthe east side of
the site from Lucas Avenue, |ooking toward the property.
The property in question and the structures nentioned are
here. Note there is an increase in grade al ong Lucas
Avenue, so properties |ooking fromthe east have sone
views down into the site.

The approval standards for a USR request
are set forth in Section 21 and listed on this slide.
Staff's assessnent of the approval standards is discussed
in detail on pages 8 through 10 of the staff report.

Wth regard to approval standard 2109. 09,
which is noise, the applicant did submt noise
docunentati on. However, in the |ast several days,
additional information related to potential noise inpacts
fromthe event center was provided by both the public in
obj ection and fromthe applicant in response to that
obj ecti on.

Staff has not had sufficient tinme to fully
assess the suppl enental noise reports and applicant
responses. |f directed by the Board, staff would propose
to further review the docunents with the County's noise
consul tant.

As a result of that review, additional
noi se mtigation measures and ongoi ng noi se nonitoring

could be identified and added to the USR managenent pl an
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to ensure conpliance with adopted noi se standards.

It is anticipated that the nenbers of the
public and the applicant will be here to discuss those
noi se docunents that have been submtted in the |last few
days at today's hearing.

Staff has eval uated the Use by Speci al
Revi ew request in accordance with Section 21 of the zoning
resolution. Should the Board find that the approval
st andards have been net, staff proposes the follow ng
condi tions be included in the notion:

Condi tion Nunber 1, prior to final approval
of the record copy of the USR plan exhibit, a storm
dr ai nage easenment shall be provided to Douglas County.

Condi tion Nunmber 2, prior to commencenent
of construction of the event center, a CDOT State hi ghway
access permt shall be obtained for access to the
property.

Condi tion Nunber 3, prior to final approval
of the record copy of the USR plan exhibit, any necessary
techni cal corrections shall be made to the satisfaction of
Dougl as County.

Condi ti on Nunber 4, all conm tnments and
prom ses nade by the applicant or the applicant's
representative during the public hearing and/or agreed to

in witing and included in the public record have been
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relied upon by the Board of County Comm ssioners in
approvi ng the application. Therefore, such approval is
condi ti oned upon the applicant's full satisfaction of al
such comm tnents and prom ses.

Section 2109.09 of the zoning resolution
sets forth the paraneters for the Board' s recommendati on
of USR requests.

This concludes staff's presentation. |'m
avai l able to take questions on the staff report at this
time. O herwise, Panela Solly and Louie MIler are here
as applicant and al so have sonme of their consultants
avai |l abl e for any questions that you may have of them as
wel | .

COW SSI ONER LAYDON: All right. Thank
you, Matt. Any questions for staff?

COW SSI ONER THOVAS: | do have a question
for Matt. So, Matt, you tal ked about a sound or a noise
report that cane fromthe people and then a response to
that that came fromthe applicant.

And you said sonet hing about that that is
sonet hing that could be worked into the USR plan. So are
you saying that if we approve this, then you will deal
with that, or is there any reason for us to know what
t hose reports say?

MS. BARE: | think what we said is we did
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receive, you know, additional technical information on
noi se from both the public and the applicant and that we
have not had tinme to fully assess that.

And it's possible, certainly, that we could
take that information, review it further with our noise
consultant, and that it m ght identify additional
mtigation measures or ongoi ng noise nonitoring that could
ensure that the noise limts would be in force.

So there was just quite a bit of additional
technical information provided by both the public and the

applicant that we sinply have not had enough time to

assess.
COW SSI ONER THOVAS: | can under st and

that. | have another question, then, for M. Ingalls.
Is this sonmething that -- that could be

i mportant enough for us to wait for staff to evaluate
before we go forward, or can we go forward w t hout havi ng
this information?

MR. | NGALLS: Well, | think you would want
to hear fromthe applicant before reaching that decision.
But it could be that you decide you don't have enough
information ultimately to grant this application.

But | think the applicant has asked for
their day in court, so to speak, and so | think that's

where | would start.
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COWM SSI ONER THOVAS: Okay. Thank you.

COW SSI ONER LAYDON:  Further questions for

staff?

COW SSI ONER TEAL: Yes, please. WMatt,
Jeanette, | wonder if you can take us back on the slides
to the site map. And actually, the -- two forward. No.

You went too far, dude. Cone back a little bit for ne,
pl ease. And another. Okay. Thank you, very nmuch.

So the actual piece of the property that is
subject to this Use by Special Review is identified by
that dotted line; is that correct?

MR. JAKUBOWSKI : Matt Jakubowski for staff.
The property boundary is in blue.

COWM SSI ONER TEAL: Ckay.

MR. JAKUBOWSKI: It's a 35 acre property.
Under USR provisions, the applicant may propose a USR
permt area which limts the use within that area. So
that's a 6.7 acre area out of the 35 acres and that's
where they' re proposing for the use to occur.

COW SSI ONER TEAL: Thank you. What is the

proposed use for -- | hope that wasn't a resident with a
guestion on the subject. 1'lIl have to get back to them
| ater.

But can you tell us -- do we understand

what the proposed use for the rest of the property is?
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MR. JAKUBOWSKI : The rest of the
property -- and the applicant can provide perhaps sone --
some nore information, but as | understand it, the rest of
the property is used for cultivation of hay and al so for
cattl e grazing.

So there is an agricultural use that is
provi ded on the west side of the property.

COW SSI ONER TEAL: Ckay. So -- obviously,
a question for the applicant when we see them but the
continued use for the rest of the property is consistent
with use by right for Al zoning?

MR. JAKUBOWSKI : Correct.

COW SSI ONER TEAL: Thank you. | think
those are ny questions right now, Chair.

COW SSI ONER LAYDON:  Thank you, very nuch.
So at this point, I'"'mgoing to open it up for citizen
comment. All of those who have been waiting to speak
here.

UNI DENTI FI ED SPEAKER:  Shoul dn't we hear

fromour applicant first?

COW SSI ONER LAYDON: I'msorry. Let's
start with the applicant first. [|'m anxious to hear from
you all, but the applicant's presentation, please.

MS. SOLLY: Good afternoon, Conm ssioners.

Thank you so much for letting us present to you today.
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|'"m Panela Solly. This is ny husband Louie
MIller, and we do have some of our consultants on Webex
today and in person.

So we have Skip Hudson and he is our
noise -- I'msorry. He is our traffic engineer from
Turnkey Consulting. W have Brian Swain from KT
Engi neering. He is our civil engineer. And we also have
our -- our architect on Webex and his name is Tim
Frankl in.

We al so have two people in the audi ence.
We have our counsel from Fol kestad & Fazekas in Castle

Rock, and we al so have Jeff Cerjan, who is our noise

engi neer.

So wwth that, again, | want to say thank
you for letting us be -- thank you for letting us present
to you today.

Before we get to our presentation, | would

just like to provide a bit of followup fromthe July 18th
heari ng.

As Matt said, yes, the Planning
Comm ssioners did recommend approval 6 to 1.

MR MLLER 6 to O.

MS. SOLLY: Sorry. 6 to 0. But they also
made it very clear that they woul d have hoped that we

woul d have had a bit nore outreach to sone of the -- to
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sone of the comunity.

W -- we have very good relationships with
t he nei ghbors on the west side. It's just -- it's just
the proximty of their houses, and the nei ghbors on that
west side, our abutting neighbors to the north, to the
west, and to the south, they are not opposed to this
proj ect.

The fol ks on the east side -- many fol ks on
the east side are opposed, as you've seen in sone of the
comrents. And the conm ssioners -- two of the
conm ssioners stated that they wish that we had done a bit
nore outreach and asked that we do that before this
heari ng.

So we did. | just want to make the point
that we did send out a letter three days after that
July 18th hearing. There was a -- an email that was sent
to the County and there was about seven | andowners on
that, property owners. And we reached out to them

And our |etter just said, you know, dear,
you know, neighbors, Louie and | are reaching out to

invite you to our home to discuss our proposed event venue

and answer any questions that you m ght have. |[If you are
interested, please call me at -- gave ny number -- and
we'll schedule a time. Thank you, and we hope to hear
fromyou.
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This was -- the Comm ssioners did ask us to
do this and this was sincere outreach to -- to the
nei ghbors because these are the nei ghbors who were really
opposed to the project and had |l ots of coments on
Next door .

We did receive a letter from-- a response
letter fromthese neighbors, and they essentially said
t hank you for the invite to learn nore, but we | earned al
the information that we needed to from your presentation.
| wish you understand how i nportant our rural lifestyle
is, and they -- they respectfully declined to neet with
us.

One of these property owners has al so been
very active and vocal on Nextdoor, which is the way things
happen these days, which is perfectly fine. So there --
for -- for six weeks leading up to this hearing, there was
| ots of comment.

So we took advantage of that and we posted
our own post on this woman's thread. W thought let's go
to the people who are opposed to us, and nobst of the
peopl e were opposed on the Nextdoor posts.

So we went ahead, we drafted a post, we
posted it on her thread, and that post -- that post said
this is Louie and Panela. W are property owners of the

proposed venue. To those of you who are interested in
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| earni ng nore about our project, we invite you to stop by
on Friday, July 22nd at 6 p.m W' |l have refreshnents
and open di al ogue. Qur objective is to neet as many of
you as possible, to engage in honest and fair

conversation, provided our address, and | said hope to see
you t here.

And again, it was sincere outreach. And
the reason we did this and went to those who were opposed
is because those are the people that we need to talk to.
Unfortunately, the woman del eted the post al nost
i mmedi ately and scol ded us for posting on her thread.

So we tried. We tried and we nmade a
concerted effort. The good news is we had about 12 people
show up on that evening. And -- and even though it was 12
people, it was very good.

And -- and it really speaks to what you al
are tal king about. They canme, they -- sonme of them
were -- you know, were not opposed when they got there and
t hey were not opposed when they left. Sonme of them were
opposed when they got there and were not opposed when they
left. Ohers didn't really indicate. Okay?

But not only was it open discussion, for
about two hours, they toured the property, you know, they
al so had really good suggestions. They are like, well,

you know, we see you have this -- you're going to have
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berm ng and you're going to have a wall. Could you think
about doing sonething else other than the wall? Could you
t hi nk about maybe doing this? And we're like, Well, sure.
You know, let's sit down and tal k about it.

Now, it's been approved by the County, so
we'd have to go back to the County if we want to make any
sort of nodifications. But that was one thing.

What about ball oons? You know, we have
livestock and we're -- there aren't going to be any
bal | oons and we understand your concerns.

So what was great about sitting down -- and
again, to your point, if we can just sit down and have

open di al ogue, let's figure out how we can work together.

You know, that's really the best -- the best course of
action.

So I just wanted to -- to go ahead and
provide that bit of -- of an update or foll ow up because
it shows that, you know, the Count -- or the Comm ssioners

asked us to do it. The Pl anning Conm ssioners asked us to
do it. W said we would and we did. So we just wanted to
pass that al ong.

So this is -- this is a picture of our
property as, you know, Matt was showi ng earlier. The
barn -- this is the barn. And over here, behind these

trees is where the parking lot is going to be. And as
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Matt said, right here on this side of the garage is where
there is an existing apartnment that the previous owners

had put in. So that's going to be the -- you know, that

area and part of the garage will be the bridal suite and
the grooms -- the groom s area.
This area right here will be nodified

slightly and this is where the catering kitchen and the

bat hroons will go. So that will actually also provide
sone -- sone, you know, noise -- somewhat of a noise
barrier. And as he said, we'll have screening all along
Hi ghway 83.

Just a bit of background about Louie and
me. Louie is a fourth-generation Col orado native. His
great - grandparents honesteaded in Dove Creek, Col orado,
and the others in Nucla, Colorado. And his grand -- his
gr eat - grandparents and grandfather, they had a 10, 000-
acre ranch in Nucla, Colorado, where they raised cattle
early on, and then they went ahead and rai sed sheep | ater
on.

Loui e spent nost of his career in the
i nsurance industry. And we lived in Parker for 25 years.
We've |lived in Franktown for 23. So we have been --

MR. MLLER No. Franktown for three.

MS. SOLLY: Franktown for three. So we've

been in Douglas County for about 28 years.
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I nmoved to Col orado in 1980. |1've spent
nmost of my career in the mning industry and working for
publicly traded conpani es.

One thing that we want to communicate to
you Commi ssioners today is that our experience -- we're
experienced with -- with being regul at ed.

Loui e, of course, was in the insurance
i ndustry. He held an insurance |icense with the Col orado
| nsurance Conmi ssioner. Never a blem sh on his record or
on his |icense.

And I, in ny everyday life -- every day I
go to the office, | have to adhere to the rules of the
U.S. Securities Exchange Conm ssion, the New York Stock
Exchange, and the TSX.

So we followrules. W are rule followers.

We are experienced business owners. In the
27 years that Louie has spent in the insurance industry,
he owned two of his own health insurance agencies. He
started themfromscratch. Sold the first one, ten years
| ater, opened another one, and sold that agency. So he
does have experience as a busi ness owner.

We al so have a very successful short-term
rental business in Breckenridge, Colorado. W were
fortunate enough 21 years ago to buy a second home on an

acre in Breckenridge and we have turned that into a short-
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termrental property. W hold the proper licenses with
Summt County and we al so pay our taxes.

We' ve been married for 35 years and we have
two daughters, 23 and 28.

| want to give you just a bit of history
about the property. And this is one of the things that we
are excited about. W are excited about the history of
this property. Not only is it a beautiful ag property,
there is lots of history.

It was settled in 1864 by a gentl eman naned
George Birm ngham The | and patent docunment, obviously,
signed by Uysses S. Gant in 1864, so one of the earliest
homest eads in Colorado -- in Douglas County.

And one of the nore promnent citiz --
owners of the property is Cint Wittier. And as the
owner of this property, he was the one who conmm ssi oned
this amazing barn to be built, and it was built in 1911.

So if you cone to the property and you go
down below in the barn area, the |ower |evel where the
cows were fed -- and everything is still there. |t hadn't
been renovated. It's all still original. You'll see

carvings just with dates. And Clint Wittier's nane is --

is, you know, inscribed in the -- in the cenment, 1911, as

wel |l as some children, four or five children. | don't

think they were his children, but their nanes are -- are
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carved into the cenment, as well.

This is a bank barn with a ganbrel roof,
and it was one of the first barns built with a cenent
foundation in 1911.

So it was -- there were new FDA gui delines
for dairy farms. And sone of the newspaper articles that
we read, he brought in two train cars of aggregate in 1911
to build this barn. It's really -- it's really quite
amazi ng.

There is an ol der picture of the barn on
the left-hand side. And this is what the barn | ooks I|ike
t oday.

And the barn wood that is in the inside of
this barn that's over 100 years old is spectacular. And
our -- our plan is to renovate the barn. And we believe
t hat whether you call it renovate, restore, repurpose, we
are preserving this barn and the history that comes with
it, and we really want to be able to tell the history of
this property and the barn.

I n your packet, of course, you have these
next two slides and I'mnot going to read them However,
| would like to just point out a few of sonme of the
cool er, you know, newspaper articles. And all that we're
trying to show on these two slides is that there,

obviously, is a strong history of social gatherings and
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soci al events that have taken place on this property for
t he past 100 years.

Now, I"'mgoing to -- I'mgoing to talk
about a few of them but | don't nean to dimnish the fact
that for 100 years, people eked out a living on this
property, you know, for agri -- agricultural purposes. So
yes, they farned it, they had dairy farns, and yes, they
raised cattle. But this is just evidence of the early
times of this property where they actually also had |ots
of social gatherings.

Starting as early as May of 2000 -- I'm
sorry -- May of 1902, the Castle Rock Journal, a very
pl easant dance was given at the honme of M. and Ms.
Clint -- Cint Wittier last night. Quite a large --
quite a large crowmd attended.

July 21st -- this is docunent Nunmber 6,
July 21st of 1911, the El bert County Banner. About 200
peopl e attended Clint Whittier's barn dance Saturday
night. 11 were from Denver. July 21, 1911, | argest
crowds attend barn dance at the Whittiers'. One of the
nost enjoyabl e eveni ngs of the year was a dance given by
Clinton Whittier just |ast Saturday night, the occasion
bei ng the dedication of his new barn just conpl eted.
Peopl e cane fromall parts of the country, not only to

dance, but to see the finest and | argest barn in eastern
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Col orado. And that's the barn -- essentially, the sane
barn that you saw in those pictures.

In 1915, Clint Whittier noved the old Case
Grange, which becanme the Case Hall to this property,
whi ch, you know, was interesting, as well.

I n docunment Number 9, July 2nd, 1915, the
Dutch Tel ephone Conpany held their annual neeting |ast --
| ast Saturday at Case -- at Case Hall. An el aborate
di nner was spread at the noon hour as the Cherry people
know how to entertain. 40 autos were present and the
crowd nunbered about 400. This is in 1915, which we just
find quite amazing.

Just anot her one. Docunent Nunber 14. In
1916, the cold weather did not cool the enthusiasm of the
candi dates and the people. An exceedingly |large crowd
attended the Republican rally at Clinton -- at Clint
Whittier's Friday night. Everyone had a thoroughly good
time. About 200 people crowded the hall

So, again, | -- 1 -- we share this with you
because we are very passi onate about the history that
cones with this property and we are passi onate about
preserving that history and telling the story.

Alittle bit of background about the Cherry
Val | ey event venue that we are proposing. Louie and I,

back in 1989, had this idea to do an event venue. And
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Loui e was working his way through college. He owned
Speci al i zed Weddi ng Phot ography for about five or six
years. And while he was doi ng these weddi ngs, worKking
t hrough col |l ege, he said, You know what? W need to open
up an event venue. This is where -- you know, this is --
this would be a really -- this would be a really
profitable business, and | think it's a great idea.

So in 1989, you know, we were |looking in
t he Arvada area because that's where we |ived at the tine.
We found a property. It had two ponds on it, so we naned
the property Two Ponds. W did a business plan and then
started tal king with banks and realized pretty quickly in
1989, as we were working our way through college, we had
no busi ness thinking about an event venue, so we did not.

So we, you know, just said, you know, we
woul d table that idea. But we kept this dreamalive for
30 years. We knew it was a good plan. W knew we want ed
to do this. And we kept the -- we kept the idea alive.

We actually -- before 2019 -- in 2017 was
our first time comng to Douglas County because we had
found a church. It was not on 35 acres. So in 2017 was
our first neeting with the County to understand what the
process was going to be to be able to open up a venue in
Dougl as County if we found the right property.

Well, very quickly during that neeting,
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t hat church was not going to be the right property, like I
sai d, because it was not on 35 acres, but the County was
very good with us. They told us all the steps that we
needed to go through, which is a very, very rigorous
process.

But we knew that if we wanted to operate in
Dougl as County, we needed to follow the rul es because we
are rule followers. W weren't going to open sonething
and fly under the radar. So we needed to follow the
rules, but we were |ike, Ckay, well, this property isn't

goi ng to be the one.

Then, in 2019 -- | had two friends who
lived in Franktown -- they showed us this property. And
we pulled up. It was agricultural. Louie really wanted

to get back to his agricultural roots. W |oved the
property. We fell in love with it imediately. W knew
Dougl as County all owed venues on 35 acres or nore. So we
bought the property.

And ironically enough, our property in 1989
had two -- had two ponds on it and this property has two
beautiful ponds on it.

So -- Commi ssion --

MR MLLER Can | just junp in real quick?

Just to -- just to clarify that story, her and her friends
found the property, canme honme and told nme about it. Said,
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Do you still want to do the event venue? Do you want to
go look at it? | said, Yeah, let's go look at it.

Went out and | ooked at it and | said, Ww.
This place is perfect. There's not -- we're -- we're out
in the mddle of nowhere. |It's beautiful. She said,
Good, because | put an offer onit. So | was -- we
weren't -- she got that -- she got that thing going.

MS. SOLLY: Yeah, | did. So we've spent a

| ot of tinme working with our

consultants to put what we

believe is a solid managenent plan addressing the issues

t hat we have,

woul d have, and addressing, you know,

County woul d have.

addressing the issues that our

nei ghbors

concerns that the

So this is just a summary of the plan. |

woul d al so |ike, before | go through t

that this managenent

written docunment. Everything that we

managenent plan, we're going to be he

and our permt is going to rely on it.

Al right? So hours of

know, as you see right there, Friday,

to 11; and then Sunday, 10 to 8.

W will be on staff for
will also have one full-tine event

event pl anner --

pl an i s enforceable.

pl anner --

his, to reiterate

Okay? It is a

say in the

d accountable for,
operation, you

3 to 11; Saturday,

We

every event.

experienced

and one part-tine enployee.
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The event planner that we would like to
hire, but it is always going to be a timng issue, is a
very experienced event planner from another -- another
venue. So we definitely will have -- have a very
experienced event planner on staff.

There will also be 15 event staff:

Caterers, florists, photographers, et cetera. And we wll

al so have a professional beverage conpany. W will not be
serving the alcohol. We will not be nmaking noney off of
t he al cohol. W don't know how to do that. We don't want

to try to do that. W are going to hire professionals to
come in and to do that for us, to card people, to know if
they need to cut people off. So we will have a

pr of essi onal beverage conpany serving the guests.

There will be a maxi num of 100 events per
year and a maxi num of 150 patrons, which will include the
bridal party.

We wi Il have designated parking. W
have -- there will be 35-spaces in the parking lot. There
w |l also be three spaces in front of the garage that you
saw. There is a cenent slab there for handi capped access,
so we will have parking there, as well. And there will be

no parking on the street.

We put together -- worked with Skip, our
traffic engineer, we put together a -- you know, a traffic
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mtigation plan where we limt the nunber of vehicles that

will be com ng onto the property over a five-hour period.
W will require shuttle buses for any events over 35
vehicles. And initially, we will pay for that because

it's inportant. And if we have to pay for it throughout,
we'll do that, as well.

But we believe that one of the safest ways
for traffic in and out of our venue will be shuttle buses
so that these people -- you know, limting the nunber of
peopl e that have to drive.

The other thing that we have agreed to is

that we will have surveillance video at the entrance. So
we will have -- during events, the video surveillance wll
be on. We will see where the traffic is comng from

We plan to market to the north. The

denogr aphics, the larger population is up north, so we

bel i eve at | east 80 percent of our business wll cone from
t he north. But we will have surveill ance caneras and we
w |l have video surveillance to show where the traffic is

com ng from

We've al so agreed to do an annual report to

Dougl as County, showing the surveillance. W will have
bus I ogs and we will present this on an annual basis to
t he County.

We did have a noise study done, as well,
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and our noise -- this is just a summary of that, but we do

have our noi se consultant here and he will speak
specifically to -- to the noise study that was -- that was
conduct ed.

We have automatic -- for the fire

departnent, we've been in contact and have met with them

several tines. There will be an autonmatic fire sprinkler
system and there will be annual inspections of the
sprinkler systemand there will be inspections every tine

a tent goes up.

So if there is atent for an -- if there is
a tent for an event, the fire departnent will come out,
i nspect it, and have to issue the permt for that.

This is just nore information about the

busing. We will have two buses before the event and two
buses after the event. These will be a coach bus. It
will have 80 -- a capacity for -- each bus wll have

capacity for 80 people. So conceivably, capacity for 160
people, which is in excess of 150. Again, early bus, late
bus.

After the event, you know, not everyone is
going to stay until 10:30, so sone people will want to
| eave by 8 after the cake cutting, so there will be an
early bus. And then again, there will be a |late bus. And

as | nmentioned, there will be a bus Iog where we will, you
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know, count how many people are on the bus, how many
people are using it, and that will be included in our
conmpl i ance report.

Through this process, we also had to file
an augnentation plan and re -- repernit the well, which
we' ve done.

So the previous augnentation plan by the --
by a former owner allowed for 12.6 acre-feet per year
of -- of nontributary Upper Dawson aquifer water. They
had -- they were running a tree farm |ike a nursery. So
that's why they were using so nmuch water

We anmended that augnentation plan for 1.75
acre-feet per year. And for the use, we have approval for
a single-famly residence, irrigation of |awn, garden,
trees, the in-building commercial, which is the barn,

i vestock watering, and fire protection through the well
or new wells.

The water referee signed it in 2 -- the end
of 2001 (sic), the judge signed it in Decenber, and then
the well was repermtted in January of 2022.

I"mgoing to nove to the traffic and access
permit. This is a lot of technical information. Again,
we have Skip Hudson on the phone. He has 38 years of
experience of doing this. He's very experienced. He not

only has 30 -- 38 years as a Professional Engineer, he
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served as a CDOT regional traffic and safety engi neer for
three years and served as a statewide traffic and safety
engi neer for the Federal H ghway Adm nistration. So he
w ||l go ahead and speak to the study.

He will also speak to the fact that we are
doi ng things above and beyond that we don't necessarily
have to do, but we have agreed to do, again to keep people
saf e.

So, Skip, I'mgoing to turn it over to you.
| think they would like for you to address yourself and
then if you want nme to skip slides or advance slides, |I'm
happy to do that.

MR. HUDSON: Can you hear nme?

COW SSI ONER LAYDON:  Yes, we can.

MR. HUDSON: My nane is Skip Hudson. And
l"'mw th Turnkey Consulting. Qur office is at Post Ofice
Box 29 in Mesa, Col orado.

Thank you for having ne in today. 1'd |ove
to explain the traffic aspects of this project, and |
won't get into the weeds too nuch.

The main thing here is that traffic safety
has been a major focus of this proposal, and -- and Panel a
has tal ked about that a couple tinmes already. She
mentioned that the site has serviced | arge events for

decades.
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You're going to hear a lot fromthe public
about how dangerous Highway 83 is. And that's correct.
CDOT recogni zed that. They have conpleted a safety study
and they're now working on design for selected |ocations
al ong the corridor. There were (audio interruption)
related to the (audio interruption), which aligns with
Lucas Avenue and H ghway 83.

There was two comments fromthe public on
the CDOT public comrent page, which is really not that
many conmments there.

This project includes a southbound |eft
turn |l ane, (audio interruption).

And so | can't comment on (audio
interruption), but it's -- it's in the works or it's being
consi der ed.

But even though this access intersection is
on a corridor that's got a bad crash history, this
| ocation does not have a bad crash history. | obtained
t he nost recent CDOT crash data for a four-year period and
it showed no intersection-related crashes at the
intersection of 83 and the project access and County
(audio interruption), the other name for Lucas Avenue.

And there was really only one crash that
occurred at the intersection over that four-year period

and it was a sout hbound hit-and-run driver who |eft the

Page 36

Veritext Lega Solutions
303-988-8470




N

A W

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25

roadway and hit a fence and then took off.

Sight -- sight distance is inportant. On
the site driveways (audio interruption) requirenents. And
we' ve been neeting with CDOT and the County traffic
engi neers and planners for the last 18 nonths. W al
agreed on a couple things. That a new right turn |ane
woul d be effective mtigation for peak event traffic.

This woul d be in the southbound direction.

As Loui e said, 80 percent of our traffic
woul d cone to and fromthe north so (audio interruption)
the inbound traffic. We' |l talk about nore the event in a
m nut e here.

And the other thing that they would like to
do is nmonitor this to see howit's working and see how the
assunptions |I've made in ny traffic study pan out to the
reality of what's there.

Next. So let's talk about the traffic flow
in nore detail. Like |I said, 80 percent of it to and from
the north. 20 percent to and fromthe south. The |argest
traffic fl ow woul d be inbound traffic fromthe north
during the hour before the event starts.

This is what we're going to mtigate.

We've studied lots of event venues, existing and proposed,
and fromthe existing ones, we -- we understand the nature

of how traffic flows in and out of these events.
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The traffic conmes in within -- all the
i nbound traffic conmes in an hour before the event and then
after the event, traffic trickles out in waves. So the
out bound traffic would not really be a peak event
necessary for mtigation. W' re talking about a nmaxinum
of 37 vehicles over the property for (audio interruption)
that works out to (audio interruption) 2 mnutes during
t he hour peak inbound flow, which is relatively |ow.

The other thing is that event traffic would
not typically (audio interruption) periods. You know,
this is -- nmorning rush hour is sonetinme between 7 and 9.
There won't be any traffic there, obviously. And then on
a Monday through Friday, the afternoon peak hours, from4
to 6. Saturday peak period is usually 11 to noon. And
these 100 (audio interruption) over the course of the year
woul dn't be continuous |ike a regular business. Every
once in a while (audio interruption) and there's no
overlap with the highway peak peri ods.

As Panel a nentioned, the shuttle busing
woul d be provided for events with nore than 37 vehicles,
and there's designated on-site parking, as you saw in the
site plan, which means no parking on the highway shoul der.

Next slide, please. So |I won't tal k about
the first part because Panela has al ready nentioned that.

But -- but one thing we heard at the Planning Conm ssion
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was that, you know, we had outdated traffic data. We're
actually studying future traffic 20 years from now based
on CDOT traffic growmth factors. So there's no way our
traffic data can be outdated because we're projecting into
the future.

As | nmentioned, at the peak event flow, it
woul d be mtigated fromconstructing this new sout hbound
right turn decel lane. It would be 800 feet |ong because
of the high speeds out there.

I nportant to note that we don't neet the
CDOT criteria (audio interruption) our assunptions are
correct and traffic conmes fromwhere we think it's going
to come from but yet, we're willing to put this in to
mtigate this -- this traffic.

The site access (audio interruption) |arger
vehi cl es, neaning buses. And there would be a | ot of
communi cation with event contracts and attendee
information that would clearly state the limtations for
on-site parking and the shuttle use requirenents.

There may be one nore. Yeah. This is the
last traffic slide, but the (audio interruption) Dougl as
County's approval of Use by Special Reviewis valid for
one year and it can be (audio interruption) if the
appl i cant viol ates special conditions for approval.

In addition, the CDOT access permt is
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going to include a condition as a standard condition
(audio interruption) that access permt that CDOT has the
right to nodify or close the access if traffic safety or
oper ati onal problens arise.

Well, you can imagi ne how notivated the
appl i cant would be here to make sure things are (audio
interruption) because the worst thing that could happen to
t hem woul d be to have their access be cl osed.

In order to follow up and nake sure we're
doing what we said we'd do, there would be a conpliance
and traffic nonitoring plan that would include video
surveill ance equi pnment installed at the site access.

This is how all traffic counts are done now
is by video camera. That canmera would be up and taking
vi deos before the -- before, during, and after the event
to nonitor the traffic in and out of the property. The
(audio interruption) to verify the commtnents and
assunptions used in the traffic study and specifically the
nunber and tim ng of events per year. The site access
traffic (audio interruption) by specific novenent and
direction of travel (audio interruption) and the vehicle
type.

Now, that would be a |lot of data. W're
not just going to just hand it to the County. W would

put this together (audio interruption).
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MS. SOLLY: \Whoops.

MR. HUDSON: And | think that's the end of
the traffic portion.

M5. SOLLY: Okay. Thank you, Skip.

Al right. So now, we will nove on to our
noi se study. And as | said earlier, we have Jeff Cerjan
here from Cerjan Consulting. He has 22 years of
experience in what he does and he's going to cone up and
present his noise study.

MR. CERJAN. Hello, Conm ssioners. M nane
is Jeff Cerjan, Cerjan Consulting.

| guess, basically, first off, the -- |

submtted a -- a -- a noise report and -- which included a
noi se nodel and -- with all ny assunptions and was able to
show conpliance with the -- the noise regulation, so --

we're in conpliance.

Per that -- per the nunmbers that | used in
my -- in nmy report, we're in conpliance.

And so you would think every single client
that | work for that every report | come up with is in
conpliance. That's not the case. | have had nultiple
musi ¢ venues where | have told themwe're not going to
neet conpliance. It's not possible. And -- and to their
dismay, they're like okay. So it's not just because |

work for themthat I'mshowing it being in conpliance.
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That's not the case.

And al so, typical limts for Douglas County
for residential are -- or for this -- this zoning is 50
dba at night, 55 dba during the day. That's typical.

For the event venue, they -- they really
rai sed the bar and they make it 40 dba during the day and
35 dba at night, which is probably one of the npst

stringent nighttime limts |I've ever come across.

So that's not -- I"mnot saying it's a bad
thing. I'mjust saying it's -- it's tight. 1It's tight.
Goi ng back to -- so we -- we show

conpliance. The opponents have conme up with a noise study
and they rai sed sonme concerns, so |'mgoing to address
t hose now.

One of themis a 25-foot conpliance line.
And the only one -- the only one they are concerned about
is the 25-foot conpliance to the east. So what -- what
the resolution states is to -- that we need to neasure
25 feet or nore fromthe lot |ine where the noise source
is | ocated unl ess otherw se specified. And then it
directly refers to the Col orado Revised Statutes, 25-12,
whi ch is noi se.

And so to the east is State Hi ghway 83.
The way this has been dealt with in the past with --

t hrough -- through CRS 25-12 is the road and hi ghway --
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that -- there's no intent to mtigate noise for the road.
That's not -- that's not the intent. Essentially, the
roadway is exenpt. And so what you do is you go across

the road to the next parcel and you go 25 foot into that

par cel

That's the way | have done it over ny -- ny
career here in Colorado. 1|'ve done it in nultiple
counties. And that's the way it's been accepted. It's
not unconmon.

And then if you -- if you -- if you | ook
into the 25-12, even with railroads -- they are not
limted to the residential. Railroads are actually
limted to industrial limts.

(Internet interruption.)

And then getting into the noise nodel. So
t he noi se nodeling, that was another concern, or question
t hat was rai sed by the opponents.

So | used, for a sound pressure |evel

inside the -- inside the venue at the walls and at the
r oof . Not -- not on the dance fl oor. At the walls and at
the roof, | used 80 dba.

And what the opponents said was no, no,
typical levels inside a -- for a DJ on a dance floor is 90
to 100. 100, you're pushing it. But 90, | don't

di sagree, but that's on the dance fl oor.
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When you add 100 to 150 people, you get
sound absorption fromall the people. Also, you are
not -- the speakers are ainmed at the dance floor. As you
get away fromthat floor and you get to the walls and you
get to the roof, that |evel goes down. And -- you al so
have 100 to 150 peopl e inside, absorbing that noise.

So the 80 dba -- where | got that nunber
was | -- for another project, | was working on a barn
venue and they had -- they hired a DJ. | had that DJ set
up, set his levels. You satisfied? And | went in and
measured. Lo and behold, it was 80 dba, so -- and it was
enpty. No people init.

So if you bring people in, you m ght have
to crank it up and make it a little bit |ouder, sure, but
when you get to the walls, it's not necessarily going to
be 90 or, you know, 100 now.

That's not what this venue is about. And
al so, |'ve neasured | arge venues -- 27,000-plus venues,
| arge rock shows. You know, the |oud ones. At the board,

we're nmeasuring 95 to 100 at those shows.

Oh, and then -- so -- so if there is a
concern, if you do -- if you do want to say, well, you
know, |'m concerned, you know, like it is 90 at the wall.

| know, we're not sure.

Well, the -- the applicant has offered
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to -- or suggested that maybe they should do their own

noi se study in their barn to make sure because they're

investing significant noney into this -- into this

project, so they want to nmake sure they do it right.
So we nmay do our own study, but,

ultimately, we have to neet 35 dba at the conpliance

| ocati on regardless. What -- regardl ess.
So that -- that is -- that is an option and
| think that'll -- that'll help working with the architect

and everything to conme up with exactly STCs of the walls
and the wi ndows and doors and all that and how to do that
because there's a |lot of details involved in this.

And we don't have all the details figured
out yet. This is nore of a proof of concept, in a sense.

And then, finally, there will be live
monitoring. You have to have live nonitoring. It doesn't
have to be necessarily nonitors are set up permanently and

t hey just run continuously. What usually happens is

the -- the -- the owner of the facility is going to go in
there and nmeasure it at a door or at the -- sonmewhere
inside and get a reference level. And then they'll go
outside and they'll go to their property |line and neasure

and see if they can see where they're at. And if they
have to turn it down, they have to turn it down. It is

what it is.
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And then -- and then -- then we get to the
other issue is traffic noise. The -- the existing noise
| evel that's out there today. Now, we haven't neasured
that there. W didn't go out there and plunk a nonitor
down and let it run for a week. We didn't do that.

But what | did do the other day, which is
probably in your new packet, is FHWA, Federal Hi ghway
Adm nistration has a traffic noise nodel, TNM which is
used by CDOT and everybody el se.

| went ahead and created a basic noi se

nodel. | used the traffic data from-- from Skip that
was -- showed the hourly -- the hourly -- hourly vol unes
for each direction. It had a -- it had a truck percentage

on there and | used all that at 65 mles per hour. And I
did a -- | did a prediction for each hour that they

were -- proposed to be open, and | got a range of traffic
noi se levels at her venue, at the conpliance |location, and
at the residence.

The predictions that | did for the venue
itself and conpared to the predictions fromthe traffic
noi se nodel, which is an hour -- an hourly average noise
| evel, the predictions fromthe venue are a nmaxi num
i nst ant aneous noi se |level, essentially, and they were --
the traffic noise |levels are generally 10 deci bel s over

the venue -- predicted venue noise |levels, even at the
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| ast hour, 10 to 11 p. m

So I'm not saying that, you know, these
nmodel s are perfect and it's going to be that. |'mjust
saying that that tells you it's not the other way around.

So that's ny point.

And then -- oh, I'll get to that later.
And then, yeah -- then, again, like | was saying about the
design details and things like that, I'"'mnot really

prepared to tal k about all that, but one other thing to
tal k about is the -- the opponents brought up that they
didn't -- that we didn't address the outdoor tent space
where there's going to be no -- no anplified nusic, but
there's going to be people out there.

| -- 1 don't see -- | don't see the --
the -- the concern when you -- when you' re generating So
much noi se inside a venue and then you have people
standi ng outside with no anplified nusic.

And anot her thing to consider about this,
as well, is that the applicant, the predicted noise |evel
fromtraffic onto this tent venue is going to be around 60
on average -- 60 deci bels on average over an hour. And
with car passes and things |like that and truck passes,
that level is going to junp up into the seventi es.

And that's not going to be real conducive

to having a -- a cerenony or having people talk. It's
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going to be -- it's going to be an issue.

They're going to want to put screening up.
They're going to need screening. So it's going to be a
noi se barrier of sonme sort. They're going to need to
do -- they're going to want to do sonething. So | think
that's going to work itself out.

But as far as everything el se goes,
think they're -- | think they're in good shape.

MS. SOLLY: So | think what's inportant to
note again is that there will be no anplified nusic
out si de the barn.

The receptions will be inside the barn.
There will be no dancing outside on the -- on the sl ab.
The slab is for the cocktail hour where there would be
garden nusic playing, but all of the -- the reception w |
be inside the barn, and that's where the anplified nusic
will be.

So we have Tim Franklin on the phone and he
is our architect. And Timwas going to just tal k about
some of the noise -- or some of the construction details
to --

(Internet interruption.)

MS. SOLLY: All right. Well,
unfortunately, I'mnot sure why we can't hear him because

he said that he could hear us.
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So he -- TimFranklin is a very experienced

archi tect. He's in Ohio.
hi stori c barns.

an 1870 bank barn back in Ohio.

He is known for renovating

The barn he lives in and works out of is

So he definitely knows

what he is doing.
The few bullets that he gave ne -- and if
he cones back on, we can certainly ask him but some of

the design details that he provided to ne was that --

again, to specifically mention that that east side of the

barn where the catering kitchen is going to be, the

bat hroons, that's going to buffer part of that.
He al so said, with respect to construction,
that we will be -- when we tal k about renovating the barn,

the barn will essentially |look the same, but the exterior

with siding and whatnot mght look a little -- will nost

likely look a little different, but we're going to keep

the existing exterior. And to that existing exterior,

we're going to add additional vapor barrier, we're going

to add waterproofing, and we're also going to add anot her

| ayer of siding, and all of this, which, you know, wll be

sound- deadeni ng.

For the interior walls, we will have

deadeni ng i nsulation, 2-by-6 walls with R38 or R42

insulation. We'll also consider spray foaminsulation for

the higher R -- R val ue.
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And then, finally, with respect to the
w ndows, they will all be Andersen wi ndows. They wll be
doubl e- paned, | ow ER, argon gas-filled and extrenely
sound-resi stant.

So, you know, when | was talking to Tim
about the concerns, you know, with the noise, that we have
to be able to make sure we can achieve these limts --
these noise |limts, basically, he said we'll construct the
barn however we have to with insulation to keep that --

you know, to keep the noise inside.

During receptions, the doors will be
closed. | nean, once the reception starts, the doors wl|
be closed. WII| people walk by, will people walk out,
keep the door open? The staff w |l continuously shut

doors, but yes. So the thought is that once the reception
starts that the doors will be shut.

Do you have anything to add to that?

MR. M LLER  No.

M5. SOLLY: Okay. All right. So --

MR. MLLER Yeah. | nean, | would like to
add sonething to that. W just -- it -- just kind of
backing up a little bit, all of our vendors, our caterers,
our DJs, anybody that works at our venue will be approved.

So we'll have, for instance, five or six

DJs that are approved DJs to be used at our venue. Every
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single one of themw Il know how to turn -- how far to
turn that nmusic up. They'll know. They'll know when to
have the nmusic on, when to have the nusic off because if
they don't, they're not going to be an approved DJ at our
facility.
So if we've got noise levels that have to
be nmet, they'Il know exactly what it is.
MS. SOLLY: And we'll be doing our own
i nternal noise neasuring because it protects us. Right?
I mean, we have to be able to, through the
events, nonitor the sound so that we know that we are in
conpliance. And we keep a report of that, as well, so ...
| just wanted to show you a few nore
pi ctures of the property.
So these are our nei ghbors to the west.

Basically, our property is, essentially, very close to the

road. The abutting properties are kind of on the -- on
the far side of their properties -- or our property, |
guess.

So this is our neighbor to the west. There
is our neighbor to the north. There are our neighbors --
abutting nei ghbors to the east. So going up Lucas Avenue
fromthe barn.

And this is our neighbor to the south. And

t hen, once again, you can see where -- where -- where the
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barn -- where the barn is | ocated.

Ri ght here -- whoops, |'m sorry.

So here's the barn right -- this is where
the pavilion -- you know, the slab with the tent will go.
Here's the -- you know, the bride's roomright there.

So -- so for the -- for the slab with the
tent, there's a little bit of -- there are trees here,
but, renmenber, then there's going to be a barrier -- you

know, berns and fencing down here.

And then this is where the parking lot is
proposed to be. The 34 spaces right here. Again, it wll
be properly screened right there.

So that really is -- do you have anyt hing
el se on that?

MR. MLLER Yeah. Can | junp in real

qui ck?

MS. SOLLY: Yeah.

MR MLLER And it's really interesting
these trees were planted here -- it nust have been years

ago. But they are just beautiful, kind of these grove of
trees right here. The noise thing about here is
everything is going to happen right here. Nothing's
happeni ng back here. Nothing is happening over here.
Everything is going to happen right here.

So the wedding is going to be contained to
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t hat area.

And light pollution. Al the lights are
going to be shining down to the ground. But also, we've
got these natural buffers here to protect |ight from
escapi ng the property.

One of the things that you can see here --
| mean, it's obvious in all these pictures that we're
showi ng you, this is beautiful rural country. And that
was the attraction to us of -- of this because it's just
absol utely beautiful.

This is the only area that we're devel opi ng
for the weddi ng venue. The rest of these hayfields and
agriculture here, we want that. W want that | ook. W
want to maintain it. The better -- the nore, the better
because people want to cone out of the city and see --
come out to the -- to the agricultural | and and see what
it is.

Ri ght now, if you want to cone out and see
this, you can do it, but you ve got to go 65 mles an hour
down the freeway because everybody has got their property
fenced off and won't |l et you on. They can conme to our
property and experience what the agricultural life is.
And we think that's special.

One of the other things that | think is

speci al when we canme -- when we first came here to | ook at
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this property when Pam had al ready put an offer on it, |

| ooked at this and | said, Www. Every single person,

i ncluding the people on all sides of this property, have
built their residences to the back side of their property.
What's the | uck?

Because if sonebody had built a house right
here, then we've got a bigger problem Now we've got
noi se probl enms, we've got other problens to deal with, but
because we were |ucky enough that everybody built to the
back side of their properties, it gives us like an extra
buffer.

So when we | ooked at this -- when we | ooked
at this, | told Pam-- | said, This has got to be the
poster child for what Douglas County neant when they said
you can put a wedding venue on Ag 1 property. \Where are
you going to ever find a place better than this, on a
maj or highway with no -- no -- no neighbors sitting down
on top of you? So anyway ...

M5. SOLLY: Yeah. And that is true. And
you know, we are comm tted, obviously, to keeping the Ag 1
st at us.

There's been a | ot of comment about
rezoning. We're not asking, as you know, for a rezone.
We're asking for a Use by Special Review. And we plan to

keep this agricultural. And, you know, with the
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agricultural, with the grass, with the -- you know, the
hay and the cattle, we -- we |ease our |and out, so we
lease it to a neighbor. And he did bring cattle over | ast
year. He didn't bring cattle over this year, but he did
bring over a small -- a small head of cattle |ast year.

A beautiful view of Pikes Peak.

So we do believe that -- that this property
is currently conpatible with the community and we plan on
keeping it that way.

We are renovating the barn. There is no
new constructi on.

There is, you know, the parking | ot here,

but other than that -- you know, the barn will be
renovated, restored, whatever you want to call it, and
then there' Il be, you know, the -- you know, the slab with
the tent. Other than that, everything will look virtually

like this, which we think is --

MR. MLLER  The grounds.

M5. SOLLY: Yeah. Exactly. So that is --
that's what -- that's what it's going to | ook |ike.

So, in closing, we know there's going to be
| ots of comment. So quickly, just in closing, we want to
say that we have taken great care to put plans in place to
address the noise, the traffic, and to ensure that our

property remains conpatible within the community.
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We are not asking for the rezone. W plan
to preserve the agricultural property and keep it
beautiful. Last year, we got about 1,250 bales of hay and
we assune we're going to get that nuch hay this year, as
wel | .

Agai n, this managenent plan that we have
put in place is enforceable. The traffic mtigation
i ncl udes an 800-foot southbound decel eration |ane. 37
cars on the property. Limted that. Mandatory busing for
events that will have 37 or nore vehicles. Video
surveillance. And an annual conpliance report.

We believe, again, with the -- that we w |
conply with the Douglas County Ag 1 noise limts. There
will be no anplified nusic outside. Doors wll be closed.
Appropriate screening. The garage will also present sone

sort of a buffer, that big | arge garage that's existing.

And during construction, that there will be sonme, you
know, deadening -- you know, sound-deadeni ng construction
details that will -- that will be thought of, as well,
in -- you know, during the construction.

Wth that, | think one nore slide just says

that, yeah, we believe that this is good for the
community, as well. W're going to preserve the history.
And we really are proud of this property and we think

Dougl as County should be proud of this property and really
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enbrace the history of it, as well.

We want people -- people to enjoy this gem
We do -- we are very charitable people anyway, but we wll
continue to give to schools and our churches.

There will be enpl oynent opportunities for
the community, tax revenue to Douglas County, and we
bel i eve, with what we have showed you and what we're going

to do to the property, that this is a | owinpact business

on the -- you know, on the property. And we do not
believe that this will inpede or negatively inpact the --
you know, the harnony of -- of the area. W just don't.

And we think that we've thought and put
together a plan that will enhance -- that will ensure
t hat .

So do you have any questions for us before
we sit down?

COWM SSI ONER LAYDON: Ms. Solly and
M. MIller, thank you for that presentation. Any
questions for the applicant?

COW SSI ONER THOVAS: Thank you. | do have
sone questions.

So if you can go back to a different slide
t hat shows your property nore closely. Were is your
house? Because you live on this property and you're going

to stay there, watching it all the tinme; right?
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MR. MLLER W do.
M5. SOLLY: We do. Let ne go to the very

first slide. So, yes, this is our primary residence and

this will remain our primary residence.
So here is our house right here. It's a
little 1,700-foot-square foot -- 1, 700-square-foot

farmhouse right there. There's a chicken coop. W have
ei ght chickens. And here's a pond. And there's the other
pond.

So, you know, when we cone in, we just cone
in here, we go around the roundabout, and then the house
is right there.

COW SSI ONER THOVAS: And so you will be
on-site, managing all this -- you' re not going to be
absent | andl ords?

M5. SOLLY: We will not.

MR. M LLER: No.

COW SSI ONER THOVAS: And | did have sone
questions for your sound, Jeff Cerjan.

M5. SOLLY: Yeah. Jeff Cerjan, yes.

COW SSI ONER THOVAS: So thank you for your
presentation. | tried to followit. Did | understand
that the traffic noise on 83 is 70 dba?

MR. CERJAN. This is Jeff Cerjan again.

No. What | was saying was -- well, so the traffic noise
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nodel -- so, you know what? Like nme talking to you right
now i f you had a noise neter, you're going to be reading

it, it's going to be junping all around, 50, 40, 30,

what ever.

So for -- for -- for the FHWA traffic noise
nodel, they do -- it's an hourly average, so it's --
it's -- they kind of figure it's actually the energy

equi val ent over an hour.

So it may fluctuate, but, then, they're
going to give kind of this average level and it's going to
vary depending on -- on the distance fromthe highway.

So what | was saying when | said sonething
about 70, what | was saying was |ike for their barn and
for their -- for their outdoor pad area where | predicted,
it was saying the average is going to be around 60 for
kind of the -- during -- when they would be out there
during the daytinme, which is not --

M5. SOLLY: The highway is 60 or the --
what's 607

MR. CERJAN: The noise |level. Dba. 60
dba.

MS. SOLLY: From the hi ghway?

MR. CERJAN. Fromthe highway. And -- so a
point of reference there is that CDOT, when they -- when

they -- when they eventually do expand 83 or whenever --
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what ever they are going to do, they will do -- they wll
do this sanme noise -- simlar noise study. And if you hit
66 dba for a | oudest hour, now they're going to consider
noi se walls, noise barriers.

That's -- so that's -- that's where you're
at in those |evels.

Now, when | say that it's going to be about
70 decibels like when a truck goes by -- like a sem truck
goes by or a loud truck goes by, so there's going to be
times where -- because it's not constant 60. |It's going
to be 70. It's going to be 50. 1It's going to be 30. You
know, it's going to -- it's going to be back and forth
constantly as cars pass.

So | don't think it's very conducive to

i ke an outdoor space. They're going to want to screen it

somehow.

So an outdoor space that doesn't have any
anplified nusic, | don't -- | don't see how we're going to
be too concerned about the -- the noise propagating to the
nei ghbors from-- fromthat.

And we're going to -- because we're going
to have to put screening up anyway to protect the --
protect the -- the tent space.

COWM SSI ONER THOVAS: So while you were

tal king, you were tal king about the conpliance site. And
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is the conpliance site 25 feet into a property on the
ot her side of 837
MR. CERJAN: That's -- that's what |I'm

sayi ng, yes. What the opponents are saying is that they

are saying this use -- just offset straight out, it
doesn't matter what's there. | guess if they were
abutting -- | guess if it would be a railroad

ri ght-of-way, | guess -- they're suggesting that it

woul dn't matter, but Col orado Revised Statutes 25-12,
which they directly reference, says, you know, a -- a
railroad right-of-way is 75, 80 or something like that.

And what |'m also saying is that when |'ve
wor ked on other -- in other counties -- not one or two, a
handful -- a nunber of themthat -- that specifically cal
out CRS 25-12 as their noise code, we have al ways gone
across the highway or on the other side of the roadway
bef ore, because we're not trying to mtigate down to 35
dba in the mddle of State Hi ghway 83. There's -- what's
t he point of that?

COWM SSI ONER THOVAS: So | think that's
what |'mtrying to understand is that there's already this
hi ghway that's generating this constant noise. Sonetines
it's greater, sonetinmes it's less. But there's already
this highway creating noise. So how nuch will a barn

across the street that is insulated and built to maintain
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sound with speakers pointed towards the dance floor -- h

much of that sound will inpact the noise that's already

ow

comng from83 to this conpliance site that's 25 feet into

t he property across 83? Can you tell us what that is?

MR. CERJAN. Well, | can't tell you
exactly. What | did say earlier was that in the -- int
qui etest hour -- the quietest traffic hour --

COW SSI ONER THOVAS:  COkay.

MR. CERJAN. -- from 10 to 11 p.m at
ni ght, |ooking at the houses, the -- the -- the two nois
nodel s show or suggest that the traffic hourly --
average -- hourly average traffic noise level is going t

be around 10 deci bels, at |east, below what the venue is
goi ng to be produci ng.
So 10 decibels -- generally, a rule of

thunb is if you' re 10 deci bels bel ow another sound, it's

he

e

(0]

i nconsequential. But am|l going to hang ny hat on this
TNM nodel and say that's what's going to be? No, | can't
do that. There's Iimtations. And -- and al so, we have

to work through all the details.
In fact, we nay be able to make this venu

even quieter. W have barely just started working with

| have barely just started working with the architect.

| -- and he has full confidence it's not going to be a

problem He said -- he said -- where he |lives, he has
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weddi ngs and he has neighbors really close and he's never
had an issue. So --

M5. SOLLY: And in your report -- in your
report that was submtted originally and in your anal ysis,
you showed that we would be conpliant in different areas?

MR. CERJAN. Right. Yeah. So -- so --
what | did -- what | did in the original report was |I did
doors closed. And | -- | said that the walls and the
wi ndows and the roof would all have to be an STC of 38.
That's -- that's good. That's not -- that's not
excessive. That's very achievabl e.

| said if you decide you want to open one
of these doors like to the south or to the north, you're
going to have to turn the music down. Mybe you want to
do that when you' re having dinner. You know, have sone
background -- |ight background nusic. You' re not doing DJ
musi c.

And then -- but when you turn the DJ on and
you want to crank it up to 80 or 90, you close the doors.
And -- and that shouldn't be a problem

COW SSI ONER THOVAS: So | just have one
nore question. What is the sound -- the dba that is
allowed to come fromthis site? Does that nunmber exist?
And what is it?

MR. CERJAN. Yeah. So -- so it's -- during
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the daytine, it's 40 dba at the conpliance |ocation. The
conmpl i ance |l ocations are not the hones. They're actually
25 feet outside the property line. And then what |I'm
saying, it's on the other side of the highway, 25 foot
into the eastern parcel. So those are the conpliance

| ocations, not the houses.

We predict it at the houses because that's
where people live. And honestly, that's where | think it
really matters, but they -- everybody glons on to this CRS
25-12 and that's what they go wth.

M5. SOLLY: And then in the evening --

COW SSI ONER THOVAS: So it's 407

MR. CERJAN. And then in the evening, it's
35 dba, which is -- like | said earlier, is |ike one of
the nost stringent -- | think State of New York m ght be
trying to do 35 dba for wind turbines now, but, really,
you never run into 35 dba. That's --

M5. SOLLY: And you think it's achievabl e,
t hough?

MR. CERJAN: It's achievable. Yeah. |It's
achi evable. W -- yeah. W predicted it.

COW SSI ONER THOVAS: W th the right design
of the barn?

MR. CERJAN. Wth the right design, yeah.

Yeah.
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COWM SSI ONER THOVAS: Okay. Thank you.

COW SSI ONER LAYDON: Ot her questions from

t he Board?

COW SSI ONER TEAL: | found the applicant's
presentation to be conprehensive. | have no questions.

COW SSI ONER LAYDON:  Well, I -- | have a
series of questions, but | think I will hold off on those
until 1 hear fromcitizens,

So | do have a list of individuals that
have signed in on this and we'll begin with Jennifer

Wagester. Jennifer, are you here?

DR. WAGESTER: |'mway in the back. And
have an exhibit.

COWM SSI ONER LAYDON: Sure. |If you want to
just approach our counsel to ny left, please.

MR. | NGALLS: Exhibit 4 for today's public
heari ng.

DR. WAGESTER: Oh, I'msorry. Can | go or
shoul d --

COW SSI ONER LAYDON:  You may. |If you just
want to state your nane and where you're fromfor the
record, please.

DR. WAGESTER: Sure. |I'mDr. Jennifer
Weagester, and |I'm an adj acent | andowner.

COWM SSI ONER LAYDON:  Ckay.
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DR. WAGESTER: But npost inportantly, I'ma
nei ghbor and a community menber.

While Cherry Valley's growi ng popul ati on
has reduced | arge ranches to 35-acre lots, agriculture is
alive and well. When we gather with our neighbors, we
don't talk about our day jobs. W discuss our |ivestock,
where we buy feed, and how to grow grass in our dry
climate. We volunteer our equipnent to those who need it
and hel p when we can, just as farners and ranchers have
done for generations.

People live in Cherry Valley because they
don't want what town has to offer, and putting the
proposed event center in the mddle of a rural comunity
is concentrating all that we are trying to avoid and
advertising it with 3 acres of white |ights.

We are aware of the disruption and
intrusion rural event centers force upon nei ghbors. The
traffic is continuous. Noise can be heard for mles.
There are no nore peaceful nights on the deck, enjoying
country living.

An event center wecks the nei ghborhood
while profiting off its picturesque rural setting.
There's nothing rural or harnoni ous about partying til
the cows cone hone every | ong weekend.

When considering this specific USR request,
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our nei ghborhood believes that it has made it this far
t hrough the process because the only information
consi dered was provided by the applicant when con -- which
cont ai ned gross errors and om ssi ons.

Had this project been objectively analyzed
as in the exhibit, it would have been found to not neet
seven of the twelve approval standards.

It cannot conply with the m ninum Al zoni ng

requirenents. |t does not conply with the requirenments of
Section 21. It is not in harnony and conpatible with the
character of the surrounding areas and nei ghborhood. It

is not consistent with the Douglas County Conprehensive
Master Plan. It will result in overintensive |and use.
It will cause significant noise pollution. And it wll
not be adequately | andscaped, buffered, or screened.

The purpose of the USR process is to
determ ne whether a small -acreage parcel can shield
residents fromthe inconpatible use of an event center in
an Al-zoned comunity. At 35.387 acres, this proposal
just nmeets the 35-acre threshold. |t does not neet the
100 feet roadway setback for Al-zoned properties and it
does not neet the 200-feet setback required by Section 21
for all the property boundari es.

A majority of proposed activities will take

pl ace within the 200-feet setback and there is no buffer
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on the eastern property |line, which neans people wll be
partying next to a State highway in production
agricul ture.

My past career experience managi ng events
of 30 to thousands has taught me that plans never go as
pl anned. People do whatever they want. G ven the
proposed site |imtations, the proposed plan requires
perfect cooperation fromguests to work, which is
unat t ai nabl e.

As a result, the event center will be a
constant source of conplaints and require a constant
stream of managenent plan amendnments, draining valuable
County resources.

The only assurance we have is that what is
bei ng consi dered for approval today will not take place in
reality.

COWM SSI ONER LAYDON:  Thank you
Dr. Wagester. | appreciate it.

So we al so have Raynond \Wagester

MR. WAGESTER: Thank you. | have an
exhi bit.

MR. | NGALLS: Thank you. Exhibit 5.

MR. WAGESTER: Pardon ne for a second. dd
age is sneaking up on me and | have to get ny glasses out

so | can -- | can read and speak to everybody today.
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Thank you, Conmm ssioners. |'m Raynond
Weagester. | reside at 10505 Lucas Avenue.

And with 1,300 pages on today's agenda, |
assune you have to rely heavily on your staff executive
sunmari es and their analysis to reach a conclusion, yet
prior to the Planni ng Comm ssion hearing, there was no
conmmuni ty outreach or interaction.

And so this analysis was built entirely
fromthe applicant's opinion and their hired experts
wi t hout peer review, and staff is not obligated to
critically review these submn ssions.

As such, the proposal and the staff report
end up very one-sided. |In the Friday update and the
previous exhibit that was shared with you, you were
provided with an ei ght-page analysis along with a noise
study that peer reviews the applicant's study. These
docunents consider a nuch broader set of relevant factors,
many of which are not discussed by the applicant or staff
and may be |l ess favorable to this project.

The map provided shows the required Al
100-f oot setback and Section 20 -- excuse me -- Section 21
200-f oot set back.

As you can see, this is not a case of a
m nor intrusion, as the event center activities wll

require entirely operating within this 200-foot setback.
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Thi s does not neet the approval standards
for 2102.01 or 2102.02.

Section 21 states the Board may establish
| esser setbacks than those required in the section if the
Board determ nes that adequate buffering is or will be
provided to mtigate such concerns as visual dust, other
social or environmental inmpacts. The burden of proof is
on the applicant.

The applicant's | andscape plan is drawn for
esthetics; not for mtigation purposes, yet it is proposed
as this mtigation.

A | andscape engi neer did not determ ne
adequate mtigation, so we're to take the applicant's
words and -- and hope.

The nei ghboring properties are at a higher
el evation, so comopn sense can tell us right away that the
proposed | andscaping isn't an effective strategy to
mtigate the nei ghborhood fromthe noise, the light, the
sounds, the dust. AlIl of the things spelled out to us in
2106. 01.

There is no 200-foot buffer from H ghway 83
and nul tiple adjacent properties and the applicant did not
address how the proposed plan mtigates such concerns in
2106. 01.

And zoni ng variances are considered for
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explicit reasons, such as linmted space, resources, or a
bui |l di ng envel ope. This property is not a hardship case.
It can continue to operate as a typical rural residence.
This property can be utilized in the manner it always has
been and this barn can be preserved w thout needing to
grant a setback so a commercial business can operate
within a 200-foot buffer.

Dougl as County has an adequate supply of
event centers. No energencies exist to allow for spot
devel opnent.

So ask yourself this: To be fair and
unbi ased, would you want 150 people celebrating with
al cohol less than 200 foot from your home, 12 nonths out
of the year, three days a week until m dnight?

And if the answer is no, then | would say
this is the wong site for this event venue, and it
doesn't warrant a variance and it doesn't warrant
approval .

Thank you for your tinme and consideration.

COWM SSI ONER LAYDON:  Thank you,

M. WAgester.

I have a Kevin Wl nsl ey.

MR. WALMSLEY: (Good evening. M nane is
Kevin Wal nsl ey, Wa-l-ms-I|-e-y.

My famly and I live in the nowhere, as
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referred to by the applicant. W' re also a nearby
property. Thank you for your tine.

30 days ago, alnost no one in Cherry Valley
knew about a proposed event center. On the |ast all owable
day, the applicants put up a sign in front of the
property. It's a little hard to read at 65 m | es an hour,
but, fortunately, some of my neighbors and | did read it
and call ed the Pl anni ng Depart nent.

For over a year and a half, the applicant
has been working with the Planning Departnent staff to
request sonething called a Use by Special Review. They
did not work with any in the -- anyone in the nei ghborhood
that | know of.

Qur nei ghbor hood soon net, tal ked, and
organi zed. We responded with a formal letter outlining
our concerns. W gathered signatures in opposition from
142 Cherry Valley residents and 17 of us spoke at the
Pl anni ng Conm ssi on neeting.

On that evening, | heard an awful | ot about
t he hopes and dreans and plans fromthe applicants, but I
left with real concerns for the inportant planning details
that really matter.

As one of the closest neighbors to the
event center, noise is also very inportant to ne.

The applicant's assunption that sound
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| evel s of 150 people in a closed barn is only 80 dba did
not make nmuch sense to ne, but in deference to their noise
expert, he hinself said his assessnents are based on

i nperfect nodels, estimates, assunptions, virtually
educat ed guesses, and their mtigation involves sonehow,

m ght, and may.

And as Comm ssioners, you're being asked to
rule on an estimte and a guess that affects our lifestyle
and our livelihood.

So as nei ghbors, we banded toget her and
consulted a qualified sound engi neer, also. The
prof essi onal sound engi neer verified that inside noise
| evels of 90 to 100 dba woul d easily break the Dougl as
County property line noise limts and would carry two to
four times further up into our surrounding properties than
i ndi cated by the applicants.

Qur surrounding properties are the ones
conveniently edited out on the east side by the
applicant's pictures.

Readi ng the applicant's study and nore
recent correspondence al so shows the applicant's noise
consultant uses a critical term "proof of concept."”
That's not a definite scientific statenent by a
professional in this case. It's an out. |t may happen.

It may not. Maybe they'Il conply. Maybe they won't.
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They plan to do another study with a DJ,
but they have not. Once again, estimtes and guesses.

When will this factual real-world noise
study be done? After they receive the USR? After it's
too late to stop the train?

Proof of concept is not enough for us. W

live there.
Thank you for your tine.
COWM SSI ONER LAYDON:  Thank you,
M. Walnmsley. | have a Todd Chw al kowski .

MR. CHW ALKOWSKI : Good evening. M nane
is Todd Chw al kowski, and |I'm a Dougl as County resident
since 1998.

I"'m an engineer and | currently work in the
Federal regulatory enforcenent and renewabl e energy
industry with utility grade wind and sol ar plants.

| amfamliar with sound studies used for
our wind turbines. And fromthe information that | have,

t hese are serious and unanswered questi ons about sound and
t he repur posed barn.

Wth no engineering and structural plans,
it's not possible to say that that building will even live
up to the application's concept. But nore inportant, the
out si de noi se seens to have been relatively ignored in

this application.
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Now, there are, of course, the obvious
probl ens of cheerful guests, lingering in the parking |ot
as they depart |ate at night, acconpani ed by dozens of
cars and trucks starting up and waiting to get out of the
single exit onto Hi ghway 83, buses sitting idling to heat
or cool ahead of their passengers' arrival, and the noise
as they accelerate onto the hi ghway.

But what about the proposed patio and the
60- by-80 outdoor pad with the big white tent, which will,
presumably, service parties, dinners and other such
events? Since the application says that there will be 100
events and further speculates that 35 will be weddi ngs,
what about those 65 Saint Patrick's Day parties or Cinco
de Mayo parties or graduations or anniversary parties when
the clients wish to cel ebrate outside?

If 100 people in an enclosed barn can
generate 85 deci bels just eating and tal king, how nuch
noi se will 150 outdoor celebrants gen -- generate with
not hi ng between them and the surroundi ng community?

The only comment |'ve found fromthe
applicants is that there will be no anplified nusic. But
what about m crophones and speakers for toasts or speeches
and unanplified live bands or nusical instruments that can
produce a whole |ot of sound?

We' ve heard about a 9 foot wall which wl
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cover only a small stretch on the eastern edge of the
property. While it may hide Hi ghway 83 fromthe guests

and to sone extent reduce the center's road noi se, our

engineer tells us that it will do nothing to mtigate the
party noise as it flows up the hill to the hones to the
east .

And finally, what about the heating and
cooling in an enclosed venue with 150 danci ng guests?
There's not been any engi neering studies on the repurposed
barn, but it's obvious that the answer will require sone
serious industrial-scale air-handling units which wl|
need to operate at sone |evel 24-by-7, 365 a year.

That's going to be a whole new set of
sounds for this rural neighborhood.

Al'l this less than 200 feet fromthe
property line and just 250 yards from people's hones. In
the rural comunity in which we live, we need to consider
property lines, also, as hones are farther apart.

This USR cannot be approved on hopes and
dreans, specul ation, or proof of concept. | respectfully
ask that you deny this application.

COW SSI ONER LAYDON:  Thanks,

M. Chw al kowski. | have a Stewart MG egor.
MR. McGREGOR: (Good evening. Stewart

Mc G egor, Engi neering Dynam cs, Engl ewood, Colorado. [|'m
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an acoustical engineer. | was hired by the neighbors to
do a peer review of M. Cerjan's report.

A couple clarifications when earlier,
Counci | person Thonpson -- Thomas was asking about traffic
noi se versus noise fromthe venue. So traffic noise is
an -- an event. Each car that conmes down the road |ike an
event -- like there's an event and then it gets quiet.

So background noise out in this area is
li ke 30 db at night, so when you have an event go by, the
car goes by and then the noise goes down. But when you

have music playing and other things, it's a constant noise

sour ce.

So in your evaluation, conparing the noise
prediction fromthe venue and traffic noise is not -- you
really need to just disassociate those two and not -- and

not try to conpare the 60 dba hourly average fromthe
traffic noise with the noise fromthe venue because you
just can't conpare the two -- two ani mals.

Jeff and | are going to disagree on the
noi se levels in the barn and the noise levels on the wall.
| think his estinmates are low. And with his estimtes of
80 db with the doors closed and 72 dba with the doors
open, he's just barely at the limt of 35 on the eastern
property line. And | think his estinmate of what noise is

going to be in that barn is lowand if it's higher than
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he's predicted,

addr essed at al

they're not going to be in conpliance.
The outside noise fromthe tent was not

l in M. Cerjan's report, and | think that

needs to be addressed.

Any type of nusic outside in that tent area

is hard -- going to be hard to be in conpliance unl ess

it's like a string quartet or sone type of acoustic

guitar. But if there's a brass-type instrument or druns,

it's not going

study because |

to be in conpliance.
So | think they need to redo their noise

think at this point, they have just not

addressed enough of these issues. Thank you.

M. MG egor.

Do you have any questions?

COVM SSI ONER LAYDON: No. Thank you,

I'"mgoing to ask for efficiency's sake, if

you are next in line, if you want to just conme up and --

and |ine up, |

think that m ght help us as you're naking

your way back and forth.

Bradl ey, Prisci

So the next five that | have are Carol

Il a Queen, Connie Johanns, Steve

Vecchiarelli, and then Tom Johanns. |f you want to nmke

your way up to

the front.
H, ma' am

MS. BRADLEY: Hello. M nanme is Carol
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Bradley. And | live on a famly ranch in Cherry Valley
that was acquired in 1885 in trade for the historic
Whittier honme in Castle Rock. M nother was Viol eta
VWhittier. | amdCint Whittier's great-great niece.

Anot her relative of my uncle's was the poet John G eenl eaf
Whittier, and al so Washington Irving Whittier, a Col orado
State representative.

The WC barn that is proposed to be
repurposed was built by nmy uncle, Clint Whittier. He and
his famly came from Vernont to Douglas County in 1895.
And he married Anna Schreiber, who is buried in the | ocal
Case cenetery.

The historic ganbrel roof barn was built in
1911. It has an enornous upstairs with a thick floor, a
| oft above, and stanchions below for mlking his short-
hor ns.

In July 1911, the newspaper read, "Large
crowds attend barn dance at Wiittier's ranch. People cane
fromall over the County to see the |argest barn in
eastern Col orado. "

This barn should be on the State's historic
register, if not on the national register. However, if
there is any alteration, such as a change in existing
wi ndows, doors, or anything changing the appearance of the

barn, it would renove its status as historic.
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There was an old Grange Hall at the sane
| ocation noved from Lucas Road and East Cherry Creek. It
had 4-inch tongue-in-groove boards on the floor. A past
owner took it upon hinself to tear it down and make room
for this steel garage built in 2014. That building had
been inportant to early settlers for a neeting place.

We hope this historic place that marks
Cherry Valley as a historic |location does not get lost in
tine.

Pl ease protect this historic Douglas County
site from nonurban | and use, 2102.05.

Thank you, very nuch for your
consi derati on.

COW SSI ONER LAYDON:  Thank you, ma'am |
have a Priscilla Queen.

M5. QUEEN. Good afternoon. [|I'mPriscilla
Queen. We |ive at 7520 East Cherry Creek Road in the
Cherry Vall ey area.

The Dougl as County zoning resol ution
Section 2101.04 requires that a USR request nust be in
harmony and conpatible with the character of surrounding
areas. This commercial project will definitely change the
rural and agricultural character of Cherry Valley.

The Dougl as County Conprehensive Master

Pl an for nonurban | and use, 2102.05, is set forth to
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enhance the quality of life for residents by protecting
t he natural |andscape, rural areas, and historic sites of
t he County.

My famly has lived in Douglas County for
44 years and in Cherry Valley for 28 years. OQur place is
a historic ranch and dairy that | researched and
| andmar ked for Douglas County in 20009.

We continue to harvest the hay nmeadow and
graze cattle. Today, the 120-year-old barns are stil
used for farm equi pnmrent and hay storage.

Qur children, grandchildren, and many
friends have explored the land, the fossils enbedded in
the rocks, and | earned about the history of Cherry Valley
in Douglas County. Qur quality of life is based on the
hi storic and current agricultural uses and rural character
of the | and.

My 11-year-old grandson and |I frequently
drive the length of Russellville Road. And as we drove it
just the other day, he -- | nentioned to himthere's
anot her event center being proposed. He was quiet for
another half a mle and then he said, But that will just
ruin this beautiful countryside.

Qur opposition -- my famly's opposition to
this particular proposal is not only for our own confort

and sense of living in the country, but it is to preserve
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the beautiful countryside for our grandchildren and future
gener ati ons.

Not too | ong ago, when the Conprehensive
Mast er Pl an was approved, it wi sely recogni zed the val ue
of this rural agricultural and historical part of Dougl as
County and planned to protect it.

Change may seeminevitable, but, we as a
society and here in this County, can intentionally
preserve an area that we still treasure for its rura
environnment, agricultural uses, and historic heritage.

So we place our faith in you to continue
that protection. Please do stand by our Conprehensive
Mast er Pl an.

COW SSI ONER LAYDON:  Thank you, ma'am |
have a Conni e Johanns.

M5. JOHANNS: Thank you. | am Connie
Johanns. | live at the property at 10610 Lucas Avenue.

I'd like to thank you guys for hearing us
speak.

I'"'ma -- I"'ma retired nother of two and a
grandnmother. | want to speak about the barn character.

Per Section 21, structures used for the
event center shall be of scale and of design that is
conpati ble with the surroundi ng rural environnent.

2107. 14. 2.
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When consi dering the proposed barn
renovations, there are no properties in the surroundi ng
rural environnent that have agricul tural buildings that
showcase the extensive use of large glass wi ndows and
doors and an outdoor patio with a fireplace.

Whil e the design fits the -- the barn's
pur pose commercially, as hospitality use, it does not
mrror an agricultural building of the rural comrunity.

Cherry Vall ey al so does not have any
agricultural buildings that are acconpanied by a white
party tent that will see |long-term use.

No person woul d m stake the proposed barn
and site inprovenents for a historic farnmstead. A barn, a
gl ass and white party tent, franmed with extensive site
i nprovenents that include |ighted nonunent signs, a w de
doubl e-1 ane drive, wal kways, and a comrerci al -si zed
parking lot and a bus turn-around is not conpatible with
t he design of agricultural buildings or their settings in
t he surrounding rural environnment.

| respectfully ask that you deny this
request. It's the right thing to do and this will protect
our way of |ife and preserve our community and our famly
values. That's why we noved to the County. Thank you.

COWM SSI ONER LAYDON:  Thank you,

Ms. Johanns.
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| have a Steve Vecchiarelli.

MR. VECCHI ARELLI: Congratul ati ons on
saying it right on the first tine.

COW SSI ONER LAYDON: | try.

MR. VECCHI ARELLI: That's very unusual

So ny nanme is Steve Vecchiarelli. Crowfoot
Springs Road. And | wanted to coment on sonething that
was touched upon but not really gone into, and that's the
white tent that will go on the property.

So tents can be put up and down, but
installing a cenment pad suggests otherwise. Not only is
pouring a cenment pad a considerabl e expense, but it,
essentially, makes the tent al nbst a permanent structure.

And if we want to | ook at pernmanent
structures with tents, all we have to do is |ook at Dl A,
and that is a tent with a -- with a cement sl ab.

And if we |look at, you know, 100 events a
year, Friday, Saturday, and Sunday, and a day to put the
tent up and a day to put it down if, in fact, it was put
up and put down, that neans the tent would be up for five
days. And to take it down for two days, to me, does not
really seem feasible.

So the longer that this goes and the nore
events that they have, this tent would become a pernanent

structure on the | and.
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If you extrapol ate out the days, if it's
operated only in warm weat her days, that's about 33
weekends or so. And if it's expanded to full-tine, it's
about 50 weekends, which would be 165 to 250 days that the
tent would be up if it was taken down, and then if it's
stood up all the tinme, it would be 180 to 365 days.

And that's the way it stands now. Now, as
time goes on, this could be expanded into two separate
events -- one in the tent, one inside -- which would only
exacerbate all of the other issues like traffic and noise
and everything el se.

Sol'dlike to reiterate that nowhere did
we see in the managenent plan how nmany days this structure
was going to be up

So | don't know a single property owner in
Cherry Valley that has a long-termtent up for use by
anybody.

So a party tent is not part of our rural
| andscape. It's a long-term structure that does not neet
the requirenments of Section 2107.14.2, and it is not in
har nony, conpatible with the character of our
nei ghborhood, nor is it consistent with the Dougl as County
Compr ehensi ve Master Plan as it detracts fromthe
nei ghbor hood's natural |andscape and rural character.

So thank you, very nuch for your tinme.
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COWM SSI ONER LAYDON:  Thank you
M. Vecchiarelli. | have a Tom Johanns.

MR. JOHANNS: Hello, Comm ssioners. MW
name is Tom Johanns.

Qur famly home is on Lucas Avenue in
Franktown. We're on the hill just east of the proposed
event center on Hi ghway 83.

We have a full view of what is now and has

been for nore than 100 years the white dairy barn. 1I'm
asking you to vote no on the proposed U -- USR for that
addr ess.

I have lived in Castle Rock and in
Frankt own for 54 years. When we wanted to live in the
peaceful rural setting of Cherry Valley, we purchased our
Lucas Avenue property in 2008.

This property had the zoning we needed to
raise cattle and involve our children in the Future
Farmers of Anerica and 4-H ani mal products -- projects, as
well as cut and bale the hay in our pastures.

My testinony is about how this proposal
does not neet the approved standards of 2102. 04.

Comm ssi oners, as you know, in zoning,
harnmony and conpatibility refer to how the appearance and
use of what is proposed blends into the nei ghborhood.

In this case, putting an event center into
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a rural bedroom comunity on the smallest | ot possible
within the setback is |like smashing a square peg into a
round hole. It just doesn't fit.

The commerci al appearance and use of the
proposed site in no way dovetails into the harnmony and
character in the Cherry Valley sub-area.

Few gatherings are held in the nei ghborhood
and nostly are with friends, famly, and neighbors in the
home to cel ebrate a holiday or graduation. Hosting 100
weddi ngs or parties of 150 people annually for profit is
i nhar noni ous and i nconpatible with the character of our
nei ghbor hood.

The only current bus traffic we have is
school buses. Noise generated by charter buses utilizing
their engine brakes to sl ow down when entering the
proposed site and then accelerating to exit the property
is not heard in our comunity, and by 10 p.m, there's
little outside human activity and |ight shed in the
nei ghborhood. No property has 34 cars and an unknown
nunber of buses start their engines and turn the |lights on
at 11 p.m while people talk and | augh outside. Causing
this disturbance 100 times annually woul d be out of the
character for the nei ghborhood. It would also burden
residents who are trying to sleep or peacefully enjoy the

weekend, the evening.

Page 87

Veritext Lega Solutions
303-988-8470




N

A W

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25

The majority of us work Monday through
Friday and our children go to school Monday through
Friday, so the weekends are the nost inportant tine we
spend with our children and our grandchildren. This is
t he exact sane tinme the event venue wants to operate at
100 percent and purely for the owners' financial gain.

The last thing any of us want to do is to
forfeit all the reasons we chose to invest in our dream
properties, especially when this proposal is for the
financial benefit of one property owner.

One of the Comm ssioners nentioned everyone
is entitled to profit in business. | agree. 1've been
sel f-enployed in our County for the last 31 years. And
| -- | agree a person is entitled to a profit, although I
don't believe it should be at the expense of 95 percent of
t he nei ghbors.

Finally, if | understand correctly, a Use
by Special Review permt goes with the property and stays
with the property. | assunme the property could be sold at
any tinme with the USR in place. That |eaves the door w de
open.

Thank you for your tinme and consideration.

COW SSI ONER LAYDON:  Thank you, sir. |
have Wesl ey Dyk or D y-Kk.

And as you cone up, sir, if we can have

Page 88

Veritext Lega Solutions
303-988-8470




N

A W

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25

Megan Mil queen, Patrick Stoneham Jaici Cawt hra Mirci a,
Cathy Wl son, and Deb Stoneham cone up. Yes, sir.

MR. DYK: Comm ssioners, nmy nane is Wesley
Dyk, D-y-k. | live at 6206 South Hi ghway 83, north of the
proposed venue, on property that ny famly has owned since
1993.

I"d like to tal k about how this application
does not neet the approval standard of 2102.04 for being
in harnmony and conpati ble with the character of the
surroundi ng areas and nei ghbor hood.

No resident currently brings 15,6000 people
from outside the nei ghborhood to their property each year.
If 50 percent ride buses and 2.5 people per -- per car on
average travel, that puts 3,000 drivers on |ocal roadways
each year who are unfamliar with the Cherry Valley
sub- ar ea.

Resi dents know t he hazards and chal | enges
associ ated with | ocal roadways. They know how to avoid
bicyclists, wldlife, and escaped |ivestock, navigate
gravel road conditions, and use driving strategies that
avoi d accidents on H ghway 83.

Hi ghway 83 drivers tend to use speeds ten
or nmore mles over the speed |imt and drivers pass in no
passi ng zones, use the shoulder to pass a turning vehicle,

and pass nmultiple cars at once.
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Hosting over 100 drivers who are unfam|li ar
with local driving conditions every weekend will be out of
t he character for the neighborhood and increase the risk
of traffic accidents.

Event center guests who are unfamliar with
| ocal roadways may al so drive past the event center and
need to turn around. It is unusual and unsafe to have
drivers pull into a driveway on H ghway 83 to switch their
di rection.

Furthernmore -- and this goes to the
managenment plan's defect -- the applicant is recomendi ng
nort hbound traffic use the gravel lot at the intersection
of Lake Gulch and 83 to turn around and enter the venue
fromthe southbound direction.

The curve of the road -- of the highway at
this intersection is dangerous for several reasons,

i ncluding being a steep grade over a 90 degree change in
direction, leading to an inability to see the oncom ng
traffic fromthe north or the south at a distance.

In the | ast couple of years, vehicles have
left the roadway at this intersection and driven through
my fence on nore than one occasion. This has al so
happened on the other side of the road where a car
traveled into the pasture and caught fire, leading to a

grass fire.
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At the very |east, adding concentrated
traffic to that intersection will increase noise
pollution. There will be horns honking at drivers who, in
a rush to get to an event, take the right-of-way from
others. It'll have an inpact on the residents nearby
during the weekend when they are trying to enjoy the
serene atnosphere.

| also have a clear view of this lot from
my backyard and it is regularly used by famlies on
weekends for custody exchanges. Children are often |oose
inthis lot while waiting for their guardians to arrive.
Addi ng congestion to this intersection would disrupt these
famlies and put their children at risk of injury or
deat h.

Traffic is a major concern for residents,
and the event center will worsen it by creating situations
in which accidents are nore likely to occur. Thank you.

COW SSI ONER LAYDON: Thank you, M. Dyk.
Megan Muil queen.

M5. MULQUEEN. Hi . M nane is Megan
Mul queen. That's spelled Mu-I, queen.

I"ve lived in this area for over 15 years,
and |'ve been driving past the old white farmhouse for
over 22 years to go down to ny horses that are just on the

south side of town.
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| go past there every single day and often

at night and | | ook at the sign about the devel opnent and
| want to get out and read it, but I'"'mafraid to get out
of my car because |I'I|l probably get hit.

| can tell you about all the fatalities
t hat have happened within a couple of mnutes fromthat
lot, and | can tell you about all the animls who have
been hit out there and have laid dying in the ditch until
sonebody cones to rescue them And | can tell you about
all the winter days when the road was so slick with ice
t hat your wheels spun and we all waited out there on 83
until the sand truck cane. And it takes thema while to
get down there because that road doesn't get plowed very
of t en.

And | would |ike you to consider the
t eenage ki ds who have to go to school and drive up and
down the road every day as they're |learning how to drive,
and now, they have to contend with inebriated drivers and
partygoers. And that's on the weekends when they're out,
and that's scary.

And it's not just the parties. It's the

peopl e who cone to | ook at the place and see whether it's

what they're |ooking for. And whether you have it -- have

t hem cone on the weekends -- | understand trying to do

that, but they will drive by and they will slow down and
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they will turn around and then they will bring their
friends. It will just happen seven days a week. And it's
a threat to our community seven days a week.

And that is 1,000 yards from an el enentary
school on a two-lane road and that is scary.

And there's a reason why an anphitheater is
set up so that the bands are at the bottomof a hill and
all the people sit up along the side of the hill, and
that's because sound travels up. That's an anphitheater.
And that's what we have right out there on Lucas Road.
It's, basically, a natural anphitheater and the people
that live out there are getting to listen to it.

It's zoned agricultural. The
infrastructure of the area is undevel oped and barely
sufficient for the agricultural comunity and you want to
drop a party facility in the mddle of this? No. |It's
unnecessary and unneeded and it's a liability rather than
an asset.

God bl ess those children who passed away in
t hat head-on collision |ast week, and | do not want that
to happen again on 83 ever. Ever on 83.

And so | say no to this devel opment and |
hope that you will, too. Thank you.

COWM SSI ONER LAYDON:  Thank you,

Ms. Mul queen. | have a Patrick Stoneham
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MR. STONEHAM
my attire. |
7:30 or

sonething. So | apol ogi ze.

COW SS|I ONER LAYDON

Thank you. |

rushed here at 3:00 to get

apol ogi ze for

here and it's now

You |l ook a | ot npre

confortable than we do, so |I'mjealous. Go ahead.

MR. STONEHAM 1'd just like to tal k about

the traffic inplications fromny perspective a little bit.

My wife and I own a property at 7193 83, just a mle and a

half north of the facility being proposed.
The fol ks here who've |lived on 83 during

t he wonderful Gap project will know what |'m saying. For

about three years, nost days of the week during traffic

times and all weekends, it would take my wife or | at

|l east 5 mnutes to nmake a left turn out of our

property

because the traffic was const ant

because everyone on 25

cane to 83 and used it for three years.

So we got out of that

heck about

Novenber

of last year. And what we are proposing here is to go
back to a version of that for weekends and peak traffic
times nost weekends of the year, and that concerns ne.

During that time of the Gap project, we
woul d hear sirens twice a day during those times with

acci dents happeni ng. You never knew what was going to
happen and traffic would back up worse.

To turn onto our property and make that
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left turn, | would have people drive into the ditch around
me 5 feet down to get back up.

So I'm concerned that during peak commuti ng
and nonpeak -- noncommuting tinmes and very |ate at night,
we're going to have that increase in traffic. This wll
result in accidents.

| do not believe that busing is a solution
in the long term It's inconvenient. People have to go
sonewhere el se, get the bus, be told when to | eave. They
i ke convenience. They're going to eventually drive
t hensel ves, so we're going to have a | ot nore than 34 cars
t here.

So | don't think that's going to pan out
and we're going to have a lot nore traffic.

There are going to be guests that are
drinking al cohol, and in Col orado, other things are |egal.
So we're going to have a |lot nore inpaired drivers out
t here because there's going to be sone serious
cel ebrations.

So just north of the little elenentary
school where nmy grandson will probably go to school next
year, we could be in a situation where peopl e picking him
up and dropping himoff are at risk during these tines.
And there's going to be a |ot of tines that that's going

t o happen.
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That's going to drastically increase the
risk of accidents, injuries, and possibly deaths, and we
don't want that.

So | request that you respectfully deny
this request.

COW SSI ONER LAYDON: Thank you, sir. So |
have a Jaici Cawthra Mrci a.

MS. MJURCI A: Good evening. Good eveni ng,
Conmi ssioners. |'mJaici Murcia. | |live east of the
proposed venue.

|'"ve come -- taken tinme off work today to
come here and talk to the fact that the proposed event
venue does not actually nmeet proposed standard 2102.04 as
it will not be in harnony and conpatible with the
character of the surrounding area and nei ghbor hood.

As you've no doubt heard, Cherry Valley is
an agricultural comunity. And as any rancher who borders
public land can verify, people treat rural areas |ike
parks. They go where they want. They trespass on private
property in the process. They stop by the side of the
road to observe the aninmals or they get out of their car
to take a closer |ook. Some of the nore curious and
adventuresone will even put their fingers through the
wires or clinb fences to interact with the animals, which

can be very dangerous.
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I nevitably, trash gets left behind, which
is not only an unsightly nuisance, but also a danger to
the lives and health of the livestock and wildlife in the
Cherry Vall ey when they ingest party trash that, as you
know, can be carried for mles in our eastern Col orado
w nds across the prairie.

Putting 15,000 people annually in contact
with ranching communities places a trenmendous burden on
us. Each weekend, there will be | arge groups of people
next - door that could cause harmto our animals or to
thenselves. What liabilities do | face as a rancher if
soneone is hurt on ny property? What allegations will we
all have to defend oursel ves agai nst when sonebody
m st akes basic ani mal husbandry |ike ear tagging or hoof
trinmm ng or branding for harnful practice?

Unfortunately, human behavi or being what it
is, the applicant has no way to shield residents from
their guests; guests who will be right next to the eastern
property line of the event center in an Al-zoned property
that is in production agriculture and has a herd of
livestock grazing in that area.

| deeply understand and appreciate the
desire of the applicants to start another l|ucrative

busi ness, bei ng sonebody who would | ove to work for

mysel f.
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Unfortunately, a ranching comunity is not
the venue for this type of comercial venture. And a
failure to conduct proper nei ghborhood outreach and
research and exam nation of |and use agreenents is not and
shoul d not be the burden of the community to bear.

It'"s with that and everything el se that
you' ve heard here tonight and will hear that | ask you to
pl ease deny this application. And I nyself oppose it
vehenent |l y.

Thank you for the opportunity to speak and
for your mass ampunts of time this evening.

COW SSI ONER LAYDON:  Thank you so nuch,
ma'am | have a Kathy W/ son.

MR. | NGALLS: Exhibit 6.

MS. WLSON: H . |I'mKathy Wlson. | live
directly across fromthe proposed event center. And it
goes wi thout saying that a parking lot is not in keeping
with the character of our community, but, obviously, one
is being proposed and it warrants di scussion.

Per the managenent plan, there will be a
total of 37 parking spots and video surveillance will be
used to nonitor that nunber.

It also states that parking will be
prohi bited on State Hi ghway 83. The applicants are -- are

proposi ng an unachi evabl e scenari o of accommdati ng 150
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guests and 17 staff in 37 total parking spots. They are
stating 58 percent of their guests nust ride the bus to
comply with the managenent plan and have used 2.5 people
per car as a standard.

This projection does not take into account
the staff comng fromdifferent businesses. From
hai rdressers to bartenders to weddi ng planners, they wl|
nore than |ikely arrive one per car.

Reality is the staff will take up at |east
12 of those parking spots, |eaving 25 for the 150 weddi ng
guests.

The provi ded photographs are a visual
conpari son between the applicant's property and what
currently exists at Crooked Wllow It was referenced
multiple times in the applicant's narrative and the
pl anni ng neeti ng.

As -- as -- as referenced in their narr --
narrative, the transportation nodel they are proposing
mrrors the nodel used at Crooked WIllow and it provides
transportation for approximately 50 percent of their total
guests. However, there is no docunentation from
Crooked -- Crooked WIlow to support this, nor even a nane
associated with the above statenent.

The letter | presented to you is from

Ri chard Maxcy, who works for Agri Travel Services and has
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personal involvenment in over 100 events at Crooked WI I ow
and Spruce Mountain. A direct quote fromthe letter, "No
matter how many charter buses and notor coaches a group
provi des, there are al nost always nore people that choose
to drive thenselves than ride on a provided charter
vehi cl e because of independence, not wanting to ride a
bus, or the ability to depart the venue when desired.
There are al nost always 50 to 100 cars at these venues for
each event in addition to the buses and vans."

This cones from a person who drives the
coaches hired at the facility the applicant is conparing
t hensel ves to.

From t he photos, Crooked WII|ow has anple
parking for both guests, staff, and internal roads for
overflow. They are on 90 acres with nore than three tines
t he parking capacity.

When you try to put a simlar comerci al
busi ness of this scale on less than 7 acres, it just can't
wor k.

The scenario provided by the applicants was
al so used in their traffic study. Like the sound study,

t he nunbers used in the parking plan severely
underestimate the nunmber of cars that will arrive on site,
maki ng the managenent plan before you unattai nabl e.

There is nothing wong with being
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i nexperienced and having a dream but there has to be sone
reality behind it when it affects a community as nuch as
this one will ours.

| respectfully ask that you deny this
application. Thank you.

COWM SSI ONER LAYDON: Thank you, ma'am

The Commi ssi oners have been going strong since about 1:30

when our business hearing began. W' Il take one nore
pi ece of testinony -- we're about hal fway through for this
item-- and then we'll do a 5-m nute recess.

So | have a Deb Stoneham

MS. STONEHAM  Good eveni ng, Conm ssioners.
"' m Deb Stoneham | live at 7193 South State Hi ghway 83,
just north of the proposed event center.

Pedestrians on State Hi ghway 83. Let's
continue the discussion around what wi |l happen when car
38, 45, or 50 show up m nutes before an event and are told
the parking area is full. They will now be faced with two
choices: Mss the event or find an alternative place to
par k.

As you can see fromthe -- oh, sorry. As
you can see fromthe photo, the closest --

COWM SSI ONER LAYDON:  And ma'am we'll just
pause so our counsel can register the exhibit for the

record.
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MS. STONEHAM  Sorry.

MR. | NGALLS: Exhibit 7.

COW SSI ONER LAYDON: Thank you,

M. Ingalls.

MS. STONEHAM As you can see fromthe
phot o, Lucas Avenue is directly across fromthe proposed
site and and will becone the obvious choice to park.
Lucas Avenue is a dirt road on a steep grade with no
shoul der and no streetlight. The small turnout is one of
the few safe areas for notorists that experience an issue
on State Hi ghway 83 to pull over -- to safely pull over.

Parking is not currently done on Lucas
Avenue and is not consistent with the character of the
nei ghbor hood.

Par ki ng across the street fromthe event
center will also nean pedestrians crossing State Hi ghway
83, sonething that is never experienced currently. At
11: 30 at night after being served al cohol all evening,
guests with inpaired judgnent who don't know the road w ||
be attenpting to cross without a streetlight and with
traffic traveling 65 mles per hour or nore.

This will put not only guests but those
traveling on State Hi ghway 83 at risk

Al traffic projections along with safety

predi ctions have been nade following a plan that has
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little chance of success, and backup plans for those extra
vehi cl es have not been presented or discussed.

The applicants have no experience in this
industry and there is no historical data at the proposed
site that they can point to for reference.

Per Richard Maxcy, who has driven for
events at Crooked Wl low, the applicant plan is
unrealistic and regardl ess of the nunber of coaches
provided, the majority will choose to drive thensel ves.

This is yet another exanple of why this is
an i nappropriate location for the type of comerci al
activity being proposed.

At a mnimm this does not neet approval
standards 2104. 04, 2102.08, 2102.12. Thank you.

COW SSI ONER LAYDON:  Thank you, ma'am  So
we wll take a 5-m nute recess and then we'll reconvene
wth Wendy W ke, Peter Rousseau, Megan Guntermann, Jim
Sanderson, and Dan Brown. Thank you, very nuch.

(Recess taken.)

COW SSI ONER LAYDON: Okay. Thank vyou,
everyone, for indulging in the brief recess.

We' || continue our testinmony with Ms. Wendy
W ke. Hi.

MS. WKE: (Inaudible) Cherry Creek Road.

And wildlife is one of our nost valuable community assets.
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| will speak today for sone of our wildlife that have no
voi ce of their own.

This proposed venue will have a negative
i npact on wildlife in our area due to increased traffic
and noise. The area is listed as a wildlife habitat and
maj or novenent corridor. As per policy 9-1B4 of the
Dougl as County master plan, the recomendation is to
| ocate any devel opnent outside of these corridors.

In addition, along this riparian
conservation zone is the habitat of the Preble neadow
junpi ng mouse. Now, the habitat for this nmouse should be
protected, as it is listed as an endangered speci es.
These little mce exist only in the wetlands of Won ng
and Col orado, right along the mddle. And they are right
inthis -- they exist nowhere else in the world.

A corner of the proposal, the proposed
event area overlaps into this riparian conservation zone.
Any construction, grading, brush renoval, or significant
human activity such as crowds wal king around in the area
woul d be considered a take or violation of the Endangered
Speci es Act.

The conservation strategy to protect this
critically inperiled junping nouse is to mnimze
di sturbance. Having crowds of people tranping about in

the riparian area will be detrinmental to all wldlife but
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especially to this endangered neadow j unpi ng nouse.

Thank you for considering this small little
mouse. | appreciate it.

COW SSI ONER LAYDON: Thank you, M. W ke.
M. Peter Rousseau.

MR. ROUSSEAU. Good evening. M nane is

Peter Rousseau. |'ma 13-year resident of the Cherry
Val | ey nei ghborhood. [|'m a Federal enployee of Buckl ey
Space Force Base in Aurora. |'malso a vol unteer

firefighter with the Franktown Fire Protection District,
respondi ng out of either Station 182 or nost of the tine,
out of ny own house.

' m opposed to this Use by Special Review
application based on the facts that it does not neet the
approval standard for being in harnmony and conpatibility
with the character of the surrounding agricultural areas
and properties.

In nmy experience as a resident volunteer
firefighter, I'"malso very concerned with the safety of

| ocal residents, as well as the proposed attendees of this

venue.
Traffic accidents are nmy Number 1 concern.

As nentioned, working at Buckley, | have a 94-mle trip

daily commute. | can intimately attest to the conditions

and hazards of driving H ghway 83 each and every day.
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In the years 2012 through 2021, Franktown
Fire reported 268 accidents in District 182. This
district is framed at the north at South Russellville Road
and at the south at Pal mer Divide.

I will agree with one thing that the
traffic study gentleman said earlier. There has only been
one accident at Lucas. The nmajority of the accidents we
have are a mle and a half south at Gllian and two m|es
north at Russellville. So yeah, that little one isn't as
bad.

| acknow edge the traffic study which shows
Hi ghway 83 can easily absorb the addition of up to 37
vehicles daily, but this nunber is based on the
unrealistic proposed parking limt.

What this traffic study does not address is
the addition of these cars at the end of an event, several
of which will -- by statistics will have drivers who have
been drinking, will be entering onto an unfamliar, very
dark stretch of highway near the apex of a curve and
i medi ately out onto a 65-m | e-an-hour stretch. There are
many dark curves and very few streetlights out there.
Simply put, this is a recipe for disaster.

My second concern is the strong possibility
of grass fires. |Inproperly disposed-of cigarettes or

cigars, kids running around with sparklers or party
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poppers, et cetera, can easily start a dangerous w | dl and
fire.

As you will note, neither of ny concerns
have to do with the petitioner's planning or their direct
actions. M concerns are fully centered on the unintended
actions of their event attendees.

In 1871 the Prussian field marshal Hel nmuth

von Moltke wote, "No battle plan survives first contact

with the eneny.” Wile please note, | am not saying that
their attendees will be the eneny, | will be willing to
bet that the petitioner's plans will not survive first

contact with their attendees.

Thank you.

COW SSI ONER LAYDON:  Thank you, sir. We
have a Megan Gunter mann.

MS. GUNTERMANN: Good eveni ng,

Comm ssioners. M nanme is Megan Gunternmann,
G u-n-t-e-r-ma-n-n.

My famly were sone of the original
settlers to Douglas County and nore specifically the
Cherry Valley area. M -- ny cousins actually are Clint
Whittier. He built the barn. And so | have a | ong
hi story in the area.

The quality of life in our valley -- in our

val l ey has remai ned much the sane over the past 100 years.
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CGenerations have enjoyed the quiet, sinple, pastoral
lifestyle that this beautiful valley provides.

My testinony tonight is about how this
application does not neet the approval standard for being
consi stent with the Dougl as County Conprehensive Master
Pl an as anmended.

The Conprehensive Master Plan for nonurban
| and use is set forth to enhance the quality of life for
residents by protecting the natural |andscape, rural
areas, and historical sites of the County.

We do not believe that bringing 15, 000
peopl e per year to Cherry Valley enhances our quality of
life or protects our rural area. This comercial use puts
nore people on the roads at peak weekend travel tinmes. It
creates noise, bus traffic, and commotion in a peaceful
nei ghbor hood, and it has nothing to do with our rural area
beyond making a profit off our pastoral settings.

And reconstructing a century-old barn into
a commercially trendy one is not protection or
preservation. It is repurposing. This renovation wl|l
destroy an icon of the Cherry Valley area and erases its
humbl e history as a dairy barn. It will cost many tines
that of the value of the existing barn, essentially nmaking
a new commerci al venue fromthe bones of a barn that has

shel tered generations.
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Under no circunstances does hosting 100
gat heri ngs of 150 people annually for profit maintain our
agricultural lifestyle and rural character.

Cbj ective 3-3B in the Conprehensive Master
Plan is to maintain the agricultural lifestyle and rural
character of the Cherry Valley sub-area. Wddings and
parties are not farnmers' markets. They are not farmto-

t abl e supper clubs. They are |arge-scale comrerci al
activities in the hospitality industry.

Just because this use is proposed in a barn
does not make it appropriate for our agricultural
community. This proposed use will take away from what
Cherry Valley residents are trying to preserve nost:

Their agricultural lifestyle and their rural character.

| ask that you vote no on this anmendnent.

COWM SSI ONER LAYDON:  Thank you, ma'am |
have a Ji m Sander son.

MR. SANDERSON: Conmi ssioners, ny nanme is
Jim Sanderson. | live on Lucas at the top of the bow .

My testinony is about how the proposed
event center does not neet the approval standard for being
consi stent with the Douglas County Conprehensive Master
Pl an as anmended.

Policy 3-3B.1 states rural devel opnent nust

be lowintensity. O the 6.7 acres proposed for this USR,
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only 2 to 3 acres of the site are to annually host 15, 000
guests, which is not lowintensity use.

I ndi cators of intensive property use
i nclude the features proposed for construction, such as a
wal kway, gravel driveways, and a parking |lot that supports
high in -- high-intensity use by reducing the stress on
t he guests and the cars placed on the property.

Policy 3-3B.6 requires that devel opnent in
the Cherry Valley sub-area should m nim ze visual inpact
wi thin major view sheds.

A view shed is a natural environnment that
is visible for one -- from-- excuse me -- fromone or
nore view ng points. The nei ghborhood and all those who
visit will see the commercial infrastructure that is
i nconsi stent with the rural environnment of the surroundi ng
rural properties.

Whi | e passerbyers (sic) on H ghway 83 nmay
not see this inpact, nmuch of the Cherry Valley sub-area
sets above the site and can view the proposed conmmerci al
use.

This negatively inpacts the najor pastoral
vi ew shed associated with G eenland Ranch and t he adj acent
ranch pastures.

At night, the large gl ass wi ndows and doors

of the barn and the property lighting will generate |ight
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pollution, as wll the parking ot in which the buses and
the 34 cars will turn on their headlights when exiting the
event.

While lighting may be within the Dougl as
County requirenents, 3 acres of white light will cause a
once dark valley to be lit in the Cherry Valley sub-area.
The dark sky view shed, we will |ose that forever if this
i's approved.

And | urge you to please di sapprove this.
There are many standards that have not and coul d not
possi bly be nmet. Thank you.

COWM SSI ONER LAYDON:  Thank you,
M . Sanderson.

And | appreciate staff putting up the

approval standards. It is certainly helpful and maybe
use -- useful for us to informall of the citizens that
we're -- we're basing our decisions this evening upon the

| egal approval criteria. So if you restrict your comments
to that criteria, that will be hel pful for us.

I'd like to call up Barbara Brown, Cassie
Ander son, Callen Russo, and Allen Bassett, please.

MS. BROWN: Good evening. |'m Barbara
Browmn. | live on Cave Spring Road.

| have just one question to ask. Who

benefits fromthis project? It's certainly not the
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residents of Cherry Valley.

Al this project will do is take from us.
It will take our peace and harnony. It wll take our
rural character. It will take the sounds of nature that
we hear at night. It will take our dark night sky.

We | ose all this on the managenent plan
that is unattainable based on specul ative infornmation and
data provided by the applicants.

Pl ease deny the applicant's request as it
doesn't neet the Use by Special Review approved standards.
Thank you.

COW SSI ONER LAYDON:  Thank you, Ms. Brown.

And | had a Dan Brown on the list, but it
sounds |i ke he may have left.

M5. BROMN: He's sick. He's very ill.

COWM SSI ONER LAYDON: Okay. Well, please
extend our best to him Let's do Cassie Anderson, please.

MS. ANDERSON: Hi. Good evening. M nane
is Cassie Anderson. MW famly resides pretty nuch at the
corner of Lucas and East Cherry Creek Road.

My testinony is about how this application
does not neet the approval standards for Section 21 and
air, water, or noise pollution.

Does noi se have to be above Dougl as County

standards to be noise pollution? | ask that because this
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proposal will generate noise that is currently not found
i n our neighborhood.

We have been assured by the applicant that
the noise will not be above what is allowed, though review
of their noise conpliance study suggests otherw se. And
noi se studi es were not provided for the nusic during these
events, outdoor guests, white party tent, and the starting
of multiple cars and buses on the property at once, which
is likely at the end of the event.

Wi |l e these noi se sources my seem
insignificant, in a valley such as we live in, sound waves
are funnel ed, which neans they are concentrated and
intensified before being defl ected upwards when they
encounter the valley slopes.

Sounds can al so be heard nmuch nore clearly
at night over longer distances. This is due to
tenperature inversion, which refers to when tenperature
cools at night, when night falls and altitude increases.
Thi s means the evening events proposed by the applicant
are much nore likely to cause noise pollution than the
typi cal daytime activities of our nei ghborhood residents.
This is because the sound will be intensified in the
val l ey before traveling a | onger distance than in daytinme
due to cooling tenperatures associated with the evening

hours and our higher elevation, which is about 6,500 feet
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or so.

Resi dents often hear a coyote how or
call -- cattle call for her calf. W can even hear the
train on a quiet enough night from Castle Rock. These
sounds are nuch | ower than Douglas County standards, but
still add noise to our community. And if they are
repl aced by nusic playing, outdoor guests | aughing,
mngling in a party tent, and the starting of multiple
vehicles, we will |lose the sounds of Cherry Vall ey.

| respectfully ask you to help keep our
beautiful countryside that we all chose to nove to
country-1like and not approve this.

Thank you for your tine.

COW SSI ONER LAYDON:  Thank you, very nuch.
l'"d like to call up Callen Russo.

MR RUSSO H . M nane is Callen Russo.
| have lived in -- off of County Road 76 at Lucas Avenue
for 13 years.

Through that, | have raised several sw ne
and cattle for both 4-H and Future Farners of Anerica
progranms. Today, | continue to still live there and work
my famly's cattle ranch, as we have stepped away from
SW ne.

Dougl as County zoni ng does not have a

prere -- sorry. It's been a very long day -- prerec -- |
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can't even try -- a requirenment for vegetative or physical
barriers to provide an adequate visual screen. The
applicant chose to use | andscaping as a screen. However,
an expert assessnent of the | andscapi ng plan does not
assure that it would work.

The proposed site sits in a valley with
maj or viewpoints located on the hilltops above it. G ven

the el evati on change and the |ack of buffer on the eastern

property line, no anmount of |andscaping will shield the
community from noi se pollution, Iight pollution, and the
negative visual inpact that this project will cause.

As an exanmpl e, per Google, our house
currently sits at approximtely 6,890 feet above sea
| evel. The applicant is approximately 6,798 feet, roughly
100 feet lower in elevation.

Noi se pollution will conme from a proposed
outdoor activity, such as gathering in the white party
tent, mngling on the barn's patio, or the turning on of

cars and buses.

Li ght pollution will come fromthe three
acres of lighted nmonunment signs, a barn of elevated gl ass
wi ndows and doors, car and bus lights, lights within the

party tent, and the property lighting to help the guests
find their way.

Negative visual inpacts will cone from
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covering a historical farnmstead with comrerci al
infrastructure, such as the two-|ane road -- the two-I|ane
drive, nmonunent signs, commercial parking, and a bus turn-
around.

Wi |l e the | andscaping plan may prevent the
passbyers (sic) on Hi ghway 83 fromviewi ng the commerci a
infrastructure, a majority of the neighborhood sits and
will sit and still hear the proposed conmmercial use.

As such, this proposal does not neet the
above standard 2102.10, that this requires a project to --
adequat el y | andscaped, buffered, and screened.

COW SSI ONER LAYDON:  Thank you, sir.

Let's nove to Allen Bassett, please.

MR. BASSETT: Allen Bassett, 11060 South
State Hi ghway 83, just a stone's throw away fromthe
proposed venue.

Zoning | aws create organization,
consi stency, and criteria for protecting nei ghborhoods and
managi ng devel opnment. Variances are counter to the | aw
and create inconsistency in organization and pl anning, so
the bar for approving a variance should al ways be set very
hi gh.

Granting variances creates precedent. In
this case, the threshold for granting the variance is by

screening use with the applicant's choice of the
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| andscapi ng.

So does this now nean that anyone who
doesn't neet a setback just has to place a row of trees or
ot her barrier between it and the road to put their
structure wherever they want?

To have an unbi ased and fair application,
zoni ng ordi nances must be applied equally to everyone.
And if a variance is granted to one party, all expect the
same consideration. So would it be unreasonable for
Dougl as County residents to expect the sanme treatnent as
t hat provided to the applicant?

If we are forced to consider a variance for
everyone's special circunstance or trendy project, what's
the point of the |aw?

| strongly object to the granting of the
set back variance for this project, which will allowthe
applicant to subvert the approval standard for the
conmpliance with Section 21.

Set backs are in place for a reason. They
provi de i nportant buffers and inprove safety, and they
shoul d not be di scounted because the applicant chose an
i nappropriate site for the proposed event center.

Thank you for your tine.

COWM SSI ONER LAYDON:  Thank you, sir.

Kerri Onda. And then let's have Doug W I son, Scott
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Comeau, Carol Messner, JimPresnall (phonetic), and Mel
Dahl berg cone up, if you would. Hi

M5. ONDA: Hi, I"'mKerri Onda. Can
everyone hear ne okay?

COWM SS|I ONER LAYDON:  Yes.

MS. ONDA: | ama resident of Terrain. |
am not a nearby nei ghbor, but I am and have been active in
our conmunity. |'mhere in ny personal capacity, but |
used to be a director of Plum Creek Metropolitan District.
| was on various HOAs -- Plum Creek North Masters, the
Meadows Conpany, Sawgrass at Plum Creek -- and so | --
| -- just like you, I'ma menber of the community who
cares.

I haven't cared about something like this
in quite a while, soit's kind of nice to have a reason
to -- to be here. And thank you for being here and
listening to everyone.

There's a lot of information out there. As
| ' ve been attending these -- and | don't have a -- | don't
have a dog in this race. Al right? 1| don't -- I'mnot a
near by nei ghbor.

What am | seeing? | -- | attended the
Pl anni ng Commi ssion nmeeting. Wat do | think about basic
fairness here? And what do | think puts you in a really

difficult position?
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So it |ooks like the honeowner actually
started this in 2019. They've been getting advice from
t he County ever since that point.

One of those pieces of advice -- one of
their directions, actually, was to notify their adjacent
nei ghbors. It was spoonfed to them Told exactly how to
do it, to get envel opes ready, to pull the addresses,
here's the map. They didn't do that.

The first that any of us, other than what
| ooked to be their personal friends who are their
nei ghbors from what we heard in the Planning Comm ssion
nmeeting -- the first we heard about it was a little over a
nonth ago. And |I'mimgining how much work has gone into
so many people being involved with this and these nassive
pi eces of information being pulled together and how
qui ckly and easily holes have been poked -- not even
hol es -- massive gaps have been poked in all of the
information that was provided by the applicants.

We' ve seen the sound engi neer back-pedal so
hard here that there are skidmarks.

Just | ooking at the assunptions that were
used, none of themreal life. And then as soon as some of

t he other nei ghbors came up with a peer review, now

we're -- | mean, you guys -- you guys are in politics,
right? You' ve seen peopl e back-pedal before. | think
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even with the traffic engineer, Skip, he was the one
during the last neeting who nentioned that everything he
had to say was an assunption, that his data was outdated,
that it was all -- | think he said |ike that's just the
nature of the beast. All | have are sonme assunptions and
my data is outdated because | don't have any better data.

So |'m sonmewhat concerned about this.

When | | ook at these criteria up here --
|'ve got 15 seconds left -- what | don't see is what the
character of the applicants are.

They seemto be nice people, but that's
immterial. W' re talking about zoning regul ati ons, and
that's independent of any particular people. Right?

This was a bad idea when it first came up
in 2019 and it's still a bad idea today. W've bled
resources at this for years. | don't even know how many
t housands of hours nust have been spent on this by staff.
But, hopefully, we can stop the bl eeding.

Thank you so nuch

COW SSI ONER LAYDON: Thank you so nmuch for
your testinmony, Ms. Onda. Let's go to Doug W I son.

MR. | NGALLS: M. Chair, for the record, I
m ssed | abeling one exhibit. It was handed out at the end
of the break and before we started. That was Exhibit 8.

| think the speaker was Ms. Wite.
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Now we have Exhibits 9 and 10 that will be
addressed by the next speaker.

COW SSI ONER LAYDON: Thank you,

M. Ingalls. Sir?

MR. WLSON: Hello. Good evening. The
first exhibit I gave was a picture that was taken fromthe
deck right outside our bedroomw ndow a little while ago.
The applicant | aughed when he said if his northern
nei ghbor was a little bit closer, it would be a problem

This picture will clearly show that I live
a whole lot closer, and yes, it is a problem

For 70 years, the consistent application of
Al zoning has nurtured, protected a culture, a way of life
in a close-knit Cherry -- Cherry Creek Valley.

As you've already heard, just over one
nmont h ago, we all got a big surprise. Sonme of us were
able to be here today to express our deep concern and
opposition. Many others have sent you letters and ennil s.
184 have signed a docunent in opposition to this USR

There's a map com ng around that wl|
denonstrate to you where those signators live. This isn't
just a few grunpy nei ghbors.

There's not one County-approved
nonagri cul tural business within ten mles of this proposed

center. In Douglas County, there are no businesses
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providing simlar event services which are |located on | ess
t han 80 acres and, certainly, not on 6.7 acres directly
adj acent to a major highway. There are none whose only
entrance and exit is on a 65-m |l e-per-hour curve where
CDOT acknow edges that drivers regularly exceed the speed
limt. There are none with private residential properties
200 feet away.

To overturn a |l ong established and
successful order, there should be a conpelling reason.
This party business is not a conpelling reason.

It brings 15,000 nostly nonlocal guests to
our comunity every year. Thousands of themw || |eave at
ni ght on unfamliar roads after spending the evening
cel ebrating.

Both buildings to be used in this plan fail
to neet zoning requirenments in Section 3.Al/307 and in
Sections 2102.01 and 2107.14.3. G anting such a variance
wll justify simlar expectations fromfuture devel opers.

COW SSI ONER LAYDON: Okay. Thank vyou,

MS. WLSON: This facility's proxinmty to
nei ghbors under no circumstances can conply w th Dougl as
County noi se standards. We've heard that's still a
di scussion in progress, but with this proximty, it just

can't happen, especially with the outside venue.
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It will be a source of constant disruption
to the residents' peace and conplaints to County | aw
enforcenent because we will nonitor it if it conmes to that
poi nt .

As noted by today's speaker, this
application fails to nmeet nunerous other approval
criteria.

2107.14. 2, structures conpatible with the
rural environnment. That barn is now, but when it's ful
of big glass wi ndows, not anynore. It will just be a
buil ding with a ganbrel roof.

2103. 07 setbacks. W' ve already addressed
that. Both buil dings.

2102. 04, harnony and conpatible with the
surroundi ng areas and nei ghborhood. Well, visually, we've
had a | ot of people testify to that. But | think --

COWM SSI ONER LAYDON:  And sir, your tine is
expired. If you could wap up.

M5. WLSON: Ckay. |I'msorry. 2102.05,
Conprehensi ve Master Plan, to enhance quality of life,
protecting natural |andscape in rural area' s historic
sites. Again, the barn. Overintensive |and use.

Add all of that to an inpractical parking
pl an and an unenforceabl e managenent plan and you' ve got a

proposal that sinply can't be.
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COW SSI ONER LAYDON: Thank you, sir.
MS. WLSON: This business is clearly

sonet hi ng that our community does not want, did not ask

for and --

COWM SSI ONER LAYDON: Sir, thank you for
your testinmony. |'mgoing to have to ask you to concl ude
your --

M5. WLSON: |'mthat close.

COWM SSI ONER LAYDON:  You said that about
15 seconds ago, but go ahead. Go ahead.

M5. WLSON: Okay. Just please affirmthe
lifestyle, the safety, the right to peaceful enjoynent of
our conmunity over the business aspirations of one
recently arrived famly. Thank you.

COW SSI ONER LAYDON:  Thank you, sir.

MS. WLSON: Sorry about the overrun.

COWM SSI ONER LAYDON: That's okay.
Appreciate it.

We'll nove to Scott -- it |ooks |ike
Coneau.

MR. COVEAU:. Hello. MW nane is Scott
Comeau, and ny wife O ga and | have been residents of
Dougl as County since 1995.

We have the absolute privilege of being

close friends with Louie and Pam M Il er for over 25 years
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and can attest to their outstandi ng character.

They are honest, kind, generous, and the
nmost har d- wor ki ng peopl e you could ever know.

Loui e, a Col orado native, is also what npst
people call the salt of the earth. He is gentle,
sof t - spoken, honest as the day is |long, and hard-worKking,
and a very funny guy.

Pam well, she's the epitone of a wonman who
can do it all. |[|'ve watched her raise her daughters to be
strong, independent young | adies while working a
full-tinme, very demanding job and obtaining a naster's
degree from DU.

Si nce purchasing this property in 2019,

t hey had one agenda in mnd and one thing only. Being

i npeccable rule followers, they wanted to open this venue
by the book, even though they knew it woul d nean going

t hrough pai nst aki ng, grueling, and sonetinmes frustrating,
a two-year-long-plus process to get where we are here

t oday.

Knowi ng that this would be an arduous task,
they -- and apparently, a first time for this Dougl as
County's Pl anni ng Comm ssion and you, Douglas County
Comm ssioners, they hired several of the best experts to
try to guide them and direct them along the way to nake

sure no stone was | eft unturned.
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They worked very closely wth Dougl as
County's wonderful Planning Conm ssion, follow ng each and
every nultiple revised requirenent, graciously stepping
over each hurdle to present their proposal for us here
t oni ght .

| was here on the July 18 Pl anni ng
Comm ssion public hearing when staff told us that Louie
and Pam were the first ever weddi ng venue to go through
this special |land use permt process.

It's certainly a fact that there are
several well-known Dougl as County weddi ng venues who chose
not to obtain the proper permts to operate lawfully from
the start and currently run their business w thout a
special use land permt. But | really guess that none of
that really matters.

The fact is that this couple chose not to
fly underneath the radar and go through Douglas County's
|l ong permtting process.

Their excitenent grew significantly once
they hired a research firmto uncover the magnificent
hi story of this barn and property. This historical
research report revealed that their property was the
gat hering place, as we've seen in sone of these other
presentations, as early as the 1900s. They are -- there

are beautiful pictures and newspaper cli ppings,
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hi ghli ghting the actual weddi ngs and dances that took

pl ace there, and it is the MIlers' intention to display
and exhibit this barn's past history to their future
patrons.

| believe that bringing back the venue to
the property (sic) of this property will honor that
hi story under the MIlers' guidance.

Thank you, very nuch for your tine.

COWM SSI ONER LAYDON: Thank you, sir.
Let's nove to Carol Meissner.

Is there a Carol Meissner in the roonf

(I naudi bl e.)

COW SSI ONER LAYDON: Ckay. Thank you for
that. And so June Pressnall also left.

| have a Mel Dahl berg.

MR. DAHLBERG. Yes. |'m Mel Dahl berg. And
my famly lives at 9995 Dahl berg Road.

We' ve been out there for 120 years. And |
have nothing nore to add to any of the testinony here, but
my famly and -- and everybody that's around ny -- ny
nei ghbors would li ke for you to consider not approving
this -- this special use permt because it does go
against -- it goes against everything that Cherry Valley
stands for.

So thank you.
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COWM SSI ONER LAYDON:  Thank you, sir.
Let's nove to Steve All enshon (phonetic). M. Allenshon.
Ckay. And | don't see himhere. | don't
t hi nk he's online, either.
Let's nove to Theresa Sanderson.
MS. SANDERSON: Good evening. |'m Theresa
Sanderson. | live at the top of the hill on Lucas Avenue.
|'"ve lived there for 20 years with -- with ny famly. And

we can see the proposed venue from our w ndows.

And | just wanted to say -- not to take any
nore tinme, | agree with everything that ny nei ghbors have
said and | inplore you to vote no. Thank you.

COW SSI ONER LAYDON:  Thanks so nmuch. And
t hen we have a John Bell.

MR. BELL: MW name is John Bell. And I
represent the Bell Ranch Trust, 7715 South Hi ghway 83.

| grew up in Douglas County. | grew up
there. | grew up about 1,000 yards fromthe -- we called
it the OBrien place, but that's because the O Briens

owned it since | was a kid.

But one of the things that | know for a
fact, there was no venues in that barn while I was -- from
the time | was a kid until -- | don't know -- maybe the

| ast three or four years, there m ght have been sonething.

Okay? |It's not a -- the precedent of that building is not
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that it was a dance hall, weddi ng venue.

When ny nother, who still |ives there at
7715 South H ghway 83, was young, the -- everybody in the
County used to have barn dances. They had -- they would
dance in their houses. They would invite their nei ghbors
over and they would have dances in the houses.

This is not a wedding venue. The precedent

that the applicants are trying to set is not correct. The

pi ctures that the -- that the applicants show are skewed
beyond -- | can -- like |I say, |'ve stacked hay in that
barn. 1've worked in that field as a kid.

The road |l ooks like it's a | ong ways away
fromthe barn. It looks |like 83 is not even close to the
barn. Go out there and look at it. | can tell you from
menories, because |'ve lived there, it is close.

The -- the -- the shot of -- the pic -- of
the south showi ng Jerry Dahl berg's place, which is their
cl osest nei ghbor to the south, looks like it's a mle
away. |'mnot going to say how far it is, but |I'm going
to say it's probably not over 700 feet fromtheir driveway
to his.

There are four houses' driveways directly
north of their venue on the sanme side of the road of
their -- not their venue -- excuse nme -- of their hone

that are within 1,000 yards of their driveway. Four. One
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of them was the house | grew up in.

So | would like you to not set a precedent
based on what | think is a false precedent that they're
trying to set. Excuse ny enotion. |I'mtired of seeing
this County turned into a -- what it's being turned into.

My fam |y has been here for a |ong, |ong
time. So has ny wife's famly. 150 years with ny wife's
fam ly.

Pl ease do not continue to let this kind of
thing go on in this County. Thank you for your tinme.

COW SSI ONER LAYDON:  Thank you, sir, for
your testinony.

And then the final person who signed up
here who may have already testified is Kerri Onda. |
think we already -- and we already heard from you.

(I naudi bl e.)

COW SSI ONER LAYDON:  You only get one --
one tinme tonight, but we'll welcone you back on anot her
itemin the future. Thank you for your testinony.

So with that, that is everyone that we have
t hat has signed up and that has been provided on the |ist
for us.

Are there any additional citizens in the
roomthat maybe didn't sign up that would like to testify

toni ght? Anybody in the roon?
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Yes, sir. |If you want to just state your
nane and address for the record, please.

MR. ORNELAS: M nane is Olando Ornel as.
My nei ghbors know me by Charlie.

| am here to tell you that | have seen cars
upsi de-down and on their sides right in front of their
house. Lucas Road is a turn to ny house. 1|'ve stopped
there and 1've watched them Thank you.

COW SSI ONER LAYDON:  Thank you, sir. Any
ot her additional testinmony fromthe roonf? Yes, sir.

MR. BURNHAM  Thank you. M nane is Clint
Burnham |'m on Pl easantview Drive in Castle Rock, a |long
ways away fromthis, but |I've been down there.

| travel that road a lot. W host cadets
fromthe Acadeny, and so we travel that road usually
Friday, Saturday, Sunday evenings. That's a dangerous

road. We all know that. There's no doubt about it.

I can't inmagine what can happen -- as they
say, you will not be able to enforce people not trying to
park sonmewhere when they get there late. [It'll happen.
They will. They will try to cross that road.

And the passing that -- soneone nentioned

bef ore about passing. MW wife was alnpbst hit in a head-on

because sone bozo was passing a car. Luckily, she managed
to hang on to the -- on to the gravel part and keep us
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alive. | was a passenger, one of our cadets was a
passenger.

W -- we -- what is a commercial entity
doing in that spot? That's -- you know, again, as the

| ast coupl e people have said, this is getting crazy,

folks. There's a lot of other places this could -- this
could -- this is a great, great venue. It looks terrific.
Great idea. Not there. Just not there. |It's not a good
spot .

How long till it first opens till you have

the first death? Do you think you can go 100 days? Then
what do you say to these people? Who's at fault then?
Thank you.

COW SSI ONER LAYDON:  Thank you, sir.
Anyone in the roomthat would like to testify tonight that

hasn't had a chance to do so?

Ckay. |'mnot seeing --

Yes, ma'am Did you -- | saw sone
movenent. Okay. Maybe not.

Let's go ahead and nove online. 1Is there

anybody online, Troy, that would like to testify?
TROY: Thank you, Conm ssioner Layton.
believe | have Travis Hamm on the |ine.
COW SSI ONER LAYDON:  Ckay.

TROY: | haven't verified on the item but
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" mgoing to go ahead and unnute him Go ahead, sir.
Travis?

MR. HAMM  Yes.

TROY: You are unnuted. Go ahead.

MR HAMM Oh. Forgive ne with the -- it's
alittle tricky to do renote. M nane is Travis Hamm |
am a 40-year lifelong resident of the Cherry Valley area.
| grew up at 8070 Sout heast Cherry Creek Road, and |I'm
raising a third generation on our famly ranch.

| personally know every neighbor within a
five-mle radius of here, and all these people are ny

friends and famly.

We find this area sacred to us. lt's --
it's our hone. It's where we have raised famlies and
chosen to live our lives. | personally knew the O Briens

at the bottomof the hill.

And this venue would be a detriment to our
community. The traffic is terrible as it is nowwth the
added growth in Col orado.

Personal ly, nyself, |'ve been run off the
road twice in the last six nonths where |'ve had to
take -- take the ditch rather than neet a head-on
col l'i sion of sonebody inpatiently trying to pass.

The traffic is already terrible on 83 and

addi ng 15,000 people to that highway is a death sentence
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for anybody traveling it.

I nyself now have a 6-nont h-old daughter |
have to worry about, along with ny wife, along with ny
not her .

We have to take back roads to avoid the
traffic because of how severe it is, but there are
soneti nes we have to take that highway and it's a ganble
of your life.

On top of that, the noise pollution of this
area would be horrible. | can hear the highway from where
we live. And you can -- you know, it's quiet. Noise
travels. You can hear anything. So to hear nusic,
parties, anything, we'd hear it all the tine.

VWhat scares ne the nost is the addi ng of
al cohol to a party event. People will then be |eaving an
event at night, and you can never say that no one is not
ever going to | eave there drunk or inebriated. There's
going to be soneone. And it's only going to take one

person. And the one tine sonebody | eaves there and kills

sonmebody or a famly or -- God forbid -- anybody out here,
it will be a stain on everybody.

It's -- this area does not need an event
center. It's not zoned for this area, it doesn't belong

in this area, and | ask that you please don't allow this

t o happen.
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| appreciate it. | agree with everybody
el se that it does not bel ong here. Thank you for your
time.

MR. WLSON: Ckay, sir. Thank you, very
much.

Troy, do we have any other individuals that

would like to testify online?

TROY: Yes, sir. |1 do have Ben who has
returned, but I'"'mstill unable to verify which item he
wants to speak on. Ben, |I'munnuting you. Go ahead.

BEN. No -- no problem As far as weddi ng

venues go and as far as like this traffic stuff and noi se
stuff, which I think is a |lot of pabulum nost of us |ive
on rural streets and they get |ouder and | ouder as we go.

We've got a | ot of people from California,
a lot of people fromother states noving in. W are
growi ng exponentially in Douglas County.

And | -- | do think that the argunent
agai nst noi se and stuff is disingenuous because the
reality is that -- that -- that H ghway 83 is unbelievably
noi sy to begin with and it was built for incredible
amounts of traffic.

And it's ridiculous, to nme, that the people
are like, Oh, nmy gosh, what if there was a weddi ng venue

wher e peopl e enjoyed thensel ves? Wat if people had fun,

Page 135

Veritext Lega Solutions
303-988-8470




N

A W

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25

you know?

It's that whole thing about if sonebody
somewhere i s |aughing and enjoying thensel ves, Oh, ny
gosh, we better quell it. Are we Anericans? | nmean, ny
goodness, it's -- it's crazy to ne that the -- that we
bel i eve that nobody shoul d have fun.

Sonmebody sonewhere needs to have a pl ace
t hat peopl e can have weddi ngs and enjoy thensel ves.

It's Highway 83. [It's not actually this
tiny little community. It's literally on the highway.

Why are we so concerned with this
i ncredi bl e ambunt of noise? And oh, ny gosh, the decibels
are 60 or 80 or 120? It's for a very short period of
time.

| used to have a band that |ived next to
me. | chose not to call the County for the very reason
that it would be stupid to start a feud with nmy nei ghbor.

Peopl e are scared about their cats, their
dogs, their horses, whatever, and the noise. It's a very
short period of time each evening. Watever.

It's on a highway. |'ve driven that
hi ghway many, nmany times. | just can't believe that we're
having this argunment over this tiny little thing.

I"m conpletely for letting the weddi ng

venue be there and I know -- and I"ma citizen of Dougl as
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County, but it's, to nme, kind of incredible these people
are |like, Oh, nmy gosh, it's going to be horrible. They're
going to find they're not even going to notice it. How
many people are that close to that little venue?

So anyway, that's my opinion. Take it for
what it's worth. But | -- I"'mjust saying I'd let it
happen because nobody is all owi ng anybody to have fun
anynmore. It's like, Oh, ny gosh, they m ght be running a
busi ness. Oh ny gosh, they m ght be enjoying thensel ves.
God forbid.

Let it go, people. You live where you
live, and they have property. Let them be what they can
be. That's it.

COW SSI ONER LAYDON:  Thank you, sir. Any
addi tional online citizen comment?

TROY: | have no additional online comment.

COW SSI ONER LAYDON: Okay. Thank vyou,
Troy. And with that, | will close citizen comment and
bring it back to the applicant to respond to what we've
heard this evening.

MS. JAMES: Good eveni ng, Comnmi ssioners.
|'"'m Katie Janes. |'m counsel for Panela Solly and Louie
MIller, helping themout with this application as needed.

So | just wanted to just hit a few things.

We had a lot of public comment. They did an excellent job
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with their presentation as far as informng you, so I'm
not trying to reiterate things that they've said. And the
staff report was pretty thorough, as well. And | don't
want to presune that you guys don't already know sone of
these things, but | just want to nmake sure that we hit on
sone of themand regroup a little bit.

Just a few -- clarify a few points fromthe
st andpoi nt of the process and the review and approval
st andar ds.

Qobviously, this -- this kind of request for
a Use by Special Review and a revocable permt that we
should all keep in mnd, as well, is all about bal ancing
the applicant property rights with County nmanagenent and
control. And you have your approval standards in front of
you.

We can't change -- | think | heard this
froma previous applicant today. W can't change that the
request is for an event center, but we can certainly speak
to sone of the criteria that's necessary for approval.

I think this is clear to all of you,
obvi ously, but there is no rezoning proposed here at all.

An event center is not a use by right in an
Al-zoned property. That's why they are here for an
application under Use by Special Review, but it is a

permtted right if all the criteria are net.
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And a lot of the criteria is technical and
relies on expert reports and opinions and we' ve presented
a lot of that to you today and, obviously, people are
still here for your questions, as well.

| think the key conponent here is that --
is that a special use permt is a revocable use permt.

It requires a managenent plan that's been
heavily vetted by your staff. It requires a managenent
pl an that has to be adhered to or the permt is revocable.

In this particular case, | know the
applicants have voluntarily submtted to a little -- well,
| shouldn't say extra because | think sonmebody already
made the point that this mght be the first event center
permt that's been processed, so maybe it's a little bit
of new territory, but they've voluntarily, you know,
submtted to or -- or been happy to deal with sonme extra
reporting and sonme things |ike that.

So, for exanple, | know there's an annual
revi ew of the managenent plan, so any criteria that's in
it or any commtnents they have nade in it, this is not
the sanme thing as maybe approvi ng a subdivision and once
it's built out, end of story, you' re not going to nake
peopl e necessarily rip their buildings down.

This is something that can be taken away

fromthem-- the use right -- if they are not follow ng
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t heir managenent plan and inplenenting it in the way that
t he County approves.

They have voluntarily -- and this is part
of, I think, what came from nonths and nonths of focus on
the traffic. One of the itenms that | think nade staff
confortable if I'mnot speaking out of turnis -- and the
engi neering staff, as well, is that they are going to do
video nmonitoring of their traffic.

This is not just sonething where they say
we're only going to have X anmount of cars on the property
at each event, we're going to definitely use buses, we're
going to, you know, limt this and that. They're not
saying we'll tell you that and then we'll make all our
nei ghbors have to report on us and tell you if we're right
or wong. They're going to video nonitor and video track
and whatever else cones with the traffic tracking in order
to show the County that they're inplenmenting their
managenent plan the way that they said they would do it.

| think it's inportant to note that the
monetary | evel of investnent in inplenenting that
managenent plan is -- is nothing to sort of, you know,
sniff at, that they would sort of willy-nilly decide if
they were going to try to really follow it.

| know there was a | ot of reference in the

public comment to for profit and maybe that's a bad thing
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or whatever, but, you know, that's -- that's their right
as property owners to -- to make a profit if it's an
accept abl e use.

And | think that the profit piece of it
that's inportant is it's going to be a long time before
they realize a profit with the anount of nobney they're
going to be spending on this project on the front-end.

And the point there is that | don't know
any person that would voluntarily spend over -- | think
it's -- the projected anount is -- what -- 200-sonet hi ng-
t housand dollars for the deceleration |ane that they're
going to put in. | knowit's several hundred thousand
dollars, | believe, for the, you know, renodeling and
bringing the barn structure into a manner they can use it.

So | think all of those things sort of
factor into the fact that there's no way this applicant
can take their managenent plan not very seriously. |If
t hey do, they'll be sort of shooting down their own
investnent, if that's the case.

And it seens like a lot of the public
comments was sort of geared toward, certainly, a |ot of
specific items, and I'Il touch on those in just a m nute,
but I think a | ot of the undertone was, you know, maybe
t heir managenent plan |ooks |ike a good thing, but how can

they do what they say they' re going to do?

Page 141

Veritext Lega Solutions
303-988-8470




N

A W

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25

And ny point is that your process is
i ntended here to create a situation where people have to
do what they say they're going to do or they don't get to

keep their permt.

Some -- touching back a little bit on sone
of the -- sonme of the main issues that we heard. You
know, traffic was a -- was a big concern. W have a

traffic study. They worked very closely with the

engi neering departnment and with CDOT to cone up with --
you know, doubl e-checking of that traffic study, ways to,
again, non -- self-nmonitor the conmmtnments in the study.

You know, all of those kinds of things.

We tal ked about noise. | think the bottom
line with noise -- and that was very technical. 1've read
the reports. It's still hard for ne to foll ow because |I'm

not an engi neer of any kind and the noise things are al so
alittle out of the normof what | | ook at, but if you --
if you take it at the absolute crux, there is a noise
conmponent that has to be adhered to.

So it does these applicants absolutely no
good to give sone sort of inaccurate assessment of what
the noise level will be and their ability to mtigate it.

| do think it's inportant to note that

we're right next to a highway. | think some of the
guestions earlier -- | was having trouble being totally
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clear, but | nmean, | think we have to factor in that the
hi ghway noise is only slightly higher, really, you know,
than the projected weddi ng venue noi se.

No one is mtigating highway noise. In
fact, they're going to want to mtigate highway noise to
have a successful somewhat quiet event. And that's going
to work both ways.

I mean, what would benefit them for noise
mtigation -- and this is even above and beyond their
noi se that's emanating out, but the noise that's com ng
in, that they'll want to mtigate just for a nore
successful operation is going to work, in turn, to help
additionally mtigate the noise that m ght be otherw se,
you know, neasured.

But, again, these are all revocable use
permt itens. |If there's a noise conplaint, if they're
not doing a good nmonitoring of their -- their noise
| evels, that's something that's entirely trackabl e.

It's -- it wll result in them putting hundreds of
t housands of dollars into a project that they nay not get
to keep the pernmtted use for.

So the point of all that is there's really
a lot of investnent by the applicant in this kind of
technical and detailed and self-conmmtting managenent

pl an.
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When we tal k about the barn renodel, | just
wanted to clarify a few things. You know, we heard a | ot
in public comment about the nature of the barn, how their
proposed renovations m ght take away fromthat.

I know that Panela and Louie |ove the
hi story of the barn and they are |like conpletely -- |
mean, in fact, all our conversations tend to |ean toward
the historical, but let's get back to the part | need to

tal k about, you know.

But -- but it's -- the fact is that barn is
not on a -- on a registry anywhere. | nean, it's not on a
historic registry. |'mnot suggesting that that neans

anybody needs to, you know, disregard it, but there's no
obligation for themto do anything with that barn. |
mean, they could decide to raze the barn and just build
t hensel ves a house on top of it.

| think what they're trying to do truly is
hel p preserve the community harnony and the community
character because even if they're repurposing a barn and
addi ng sone updated conponents, they're still using a
hi storic structure. And there's plenty of people that if
that thing falls into disrepair that would just take it
down al t oget her.

So | think we just have to note, | nean, if

it was a historic building and there was sonme other, you
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know, historically registered building, whether it's a

state or national |evel and sone other additional process

for them | think that would cone a little nore into
account. | just want to be clear it's not. You know,
this is their effort to maintain sone -- sone consi stent

conmuni ty character

And in addition to the consistent comunity
character piece, | did want to just read one thing from
t he nonurban | and use part of the master plan. The very
| ast sentence in the intro of that says -- and there's
nore in here and, obviously, there's -- you guys are
famliar with it, staff is famliar with it. But this is
just a telling sentence.

"To support and protect community val ues
for nonurban residential and agricultural comrunities,
[imted comrercial service and civic | and uses are
established."

| think that's probably the genesis for why
an event center is a Use by Special Reviewin -- on
agricul tural Al-zoned properties.

It doesn't say no commercial operation at
all. It says limted. And that's what this process is
about. They're trying to really Iimt the effect of this.

You know, we tal ked about it's right on the

hi ghway anyway. 1It's not like this is, you know, way
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i solated or sonething fromthe public thoroughfare or the
public, you know, area of this -- this larger area.

But the -- but, you know, 29 of their
35 acres would be remaining agricultural use and | don't
just nean enpty use, but they have active agricul tural
operati ons.

And we've heard froma | ot of people that
may have had their operations for a | ot |onger, but that's
their property and those are their operations, so we've

got cattle and we've got hay production, as well.

So -- so as far as conpatibility, you know
the -- the existing buildings are going to be staying.

You know, | know that there's a parking | ot
added. It's supposed to be screened and buffered with the
| andscapi ng plan, but other -- otherw se, the existing
buildings will remain, and no one is proposing any kind

of , you know, tear-down or nmassive event center built on
top of it and preserving at |east 29 of those acres for
agricul tural use.

The last thing |I just want to touch on is
there was a |l ot of talk about a variance. It is true that
the -- and Matt can probably speak nore to this if there's
really technical questions fromthe Board on it, but there
is a separate section in the zoning resolution for a

request for a variance. | just don't want it to get | ost.
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We're not -- this is not that situation. This is not
sonmebody trying to slide through a -- an actual

provi sioned variance that another part of the resol ution
covers.

There is a specific reference and the
ability for you to approve the Use by Special Review that
if the activity is occurring in the setback, you can
decide that that's still appropriate, given |andscape and
bufferi ng and what have you.

That's witten already into this part of
the zoning resolution. It does not redirect you back to
t he variance section.

So | just want to be clear that we're
not -- this is not a request for a variance under a
different part of the resolution that is somehow being
slipped in here. There's a specific provision in this
portion of the resolution that allows you to nake
accommmodati on for that.

And just on that sane note, | nean, the

buil ding that sets in the setback has already been

permtted. It was just built as recently as 2014. And so
| -- you know, that's already an approved structure, |ike
fully with a permit. So we're not talking about sonething

that's being new that's added or sonething that was

unpermtted before. We're just tal king about if you're
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satisfied with the |evel of screening and the other
pl anning around this permt and requirenments and such that
that would be allowed to be part of the operation.

So | just want to clarify that piece of the
vari ance.

| think that that's all that | really
wanted to tal k about, just making sure we hit sone of the
things that seenmed a little unclear to nme, given the
public comment.

MS. SOLLY: Do you want to stay up here
while | finish --

MS. JAMES: Sure.

MS5. SOLLY: ~-- and then we can decide the
next -- so, as Katie said -- first of all, thank you for
listening to us today and letting us present to you and
we -- everyone has a voice. W appreciate -- we respect
t he process. And we respect that people here today have
concerns.

And we have the sane concerns, which is why
we believe we have put a managenent plan in place, an
enf orceabl e managenent plan. W have addressed traffic.
We have addressed noise. W have addressed conpatibility.
We believe we have. We believe we have net all of the
st andar ds.

A couple of things just for the record.
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For anyone to stand here today and make accusati ons that
we have skewed phot os or phot oshopped out, that is so far

beyond who we are as people, and it is incredibly

of fensive and that's not who we are. So -- so any sort of
conmment that we are dishonest or -- or were skew ng photos
or playing ganmes is sinply not true. And | feel like I

need to say that because it is sinmply not true.

Wth respect to the traffic plan, if
perm ssible with -- for you, I would like to just have
Skip touch briefly on that, just because they questioned
his credibility and questioned the fact that he didn't use
updat ed dat a.

So if we could just take not a long tinme --
if we could just let Skip speak to that for just a mnute
or two, with your perm ssion, we'd like for himto do
that. Comm ssioners?

COWM SSI ONER LAYDON: \What woul d the Board
like to do? | amfine with that. That's fine,.

MS. SOLLY: Skip, you can go ahead, but we
probably need to make it brief.

MR. HUDSON: Yes. I'Ill make it brief. A
little overview of traffic engineering.

Number 1, everybody who drives is a traffic
engi neer, so | appreciate everybody's opinion on this

matter tonight.
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Traffic is -- traffic safety is three E's:
Engi neering, education, and enforcenent.

We' ve done everything we can do on our
project to mtigate and do the engi neering we need to
mtigate the inpacts at the (audio interruption) access
poi nt .

You know, why do crashes happen?

85 percent of the tinme, it's driver error, 10 percent,
it's vehicle failure in some way, and 5 percent is the
road.

There's nothing that the applicant can do
for the 85 percent of crashes out there that are bad
driver behavior.

For instance, traffic engineering is
behavi oral science. | know fromthe data that 10 percent
of the people that were involved in this hearing tonight
didn't wear a seat belt. And that's just the way it is.
It's human behavi or.

Roads are dangerous. W know that. What
do we do? Do we quit driving? Do we cut the road off?
Do we get rid of the road? No. Life goes on. 1It's a
risky thing. W knowit's a risky thing, but we've got to
do what we've got to do. People are going to do things on
property and people are going to keep driving.

But what does all that have to do with this
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project? This is not going to recreate the Gap detour
traffic. It's not the death star. The world isn't going
to cone to an end. W're tal king about 100 tines a year,
there's going to be 40 extra cars on the roadway system
out there.

So this has been made out to be the worst
traffic nightmare i magi nable and -- and in ny experience,
| just don't see it that way.

And |ike was already stated, we're not --
sure, there's assunptions because we're dealing with human
behavior. | can't tell you what you're going to do when
you're behind the wheel. But because of that, we've cone
up with the managenent plan and the conpliance plan where
we're going to report, we're going to learn, we're going
to tweak, and we're going to nake it better.

So we're saying what we're going to do and
we're willing to do what we can say. So you can throw al
t he di scussi ons about assunption out the wi ndow from a
traffic perspective.

There's plenty of on-site parking. | think
there's confusion between the nunber of parking spaces on-
site and avail abl e parking versus the nunmber of cars that
woul d be comng in and out. W tal ked about 37 vehicles
in and out. That doesn't necessarily relate to avail able

par ki ng on site.
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That's it.

M5. SOLLY: All right. Thank you.

MR. MLLER  Thank you, Skip

M5. SOLLY: All right. Do you have -- oh,

did you want to say anything or ask any questions?

MR. MLLER  Just real quick. | want to
address the -- the question that came up about the white
tent.

But | -- | actually thought it was a really
good point that the gentleman made. | don't know where he
is, but it was -- it was a great point. Because that --

that did seema little bit unclear, and | apol ogi ze for
t hat .

The -- the tent on the property is not
owned by us. It wll not be owned by us. Anybody who
wants to put a tent on our tent pad will have to rent that
tent, have them cone in, put the tent up, and cone back
t he next day and take it out of there and be ready for the
next weddi ng.

So we're not providing a tent. We're not

raising a tent. It's a tent pad that they will have to
rent and sonebody else will set it up. So -- just to be
cl ear.

COWM SSI ONER LAYDON: Okay. Anything el se

fromthe applicant?
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MR. | NGALLS: Have we asked the applicant
if they accept the four conditions?

COWM SSI ONER LAYDON: We have not, but
let's conclude with any additional rebuttal that you have
and we'll get to that.

Did you have anything else fromcitizen
coment ?

MS5. SOLLY: You know, | think, again, we
beli eve that we have addressed the light pollution, the
traffic, the noise. W believe we've net all of the
standards. | don't think |I have anything el se to add,
sir.

COWM SSI ONER LAYDON: Okay. Do you accept
the four conditions as presented?

MS. SOLLY: Yes.

COWM SSI ONER LAYDON: Okay. Further

guestions or comments fromthe Board for the applicant?

COWM SSI ONER THOVAS: | just have one
question. If -- if your application is approved tonight,
we've heard that there's a lot of renovation and -- and

t hi ngs that you need to do. Wen do you think that you
woul d be open for business?

M5. SOLLY: We wouldn't anticipate -- we
don't anticipate -- anticipate to be open for business

until sonetine next sumer.
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We have a lot of civil work that has to be
done because of drainage. And so if -- there's a |ot of
civil work that has to be done, | andscape, and then the
barn itself.

So we would love to be open by July or
August of next year, but |I'mnot sure that -- that m ght
be a stretch at this point.

It's also inportant to note that, you know,
we do have within our -- within the -- the managenent pl an
no nore than 100 events a year

We believe that that's going to grow
slowy, which will give us opportunity to work through
what ever ki nks there m ght be. W have -- we have plans
in place. Does everything go perfectly? No.

So probably the first year, | believe we're
estimating |ike 30 or 35 weddi ngs.

MR. MLLER 20 or 30 would be good.

M5. SOLLY: | think it's 30 or 35 weddi ngs
the first year, depending on when we open. |If we open in
July. If we don't open in July, then, you know, because

we can't really market it until we know when we're going
to be open. Right? So we can -- we can market com ng

soon, but | can't book a -- we can't book weddi ngs until
we know literally when that date is, which will probably

be maybe four to six nmonths out.
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So we do believe that over the -- probably

the first three to four years -- nmaybe three years, there
wll be a ranp.

| don't know that we'll ever get to 100
weddi ngs, but it will -- it's permssible, but it'll take

us a while to get there, to ranmp and to work through our
operati ons.

COW SSI ONER THOVAS: Thank you.

COWM SSI ONER LAYDON: So | -- | have a
nunmber of questions of Ms. Janes. Thank you for being
here. W always appreci ate your advocacy when you cone
bef ore the Board of County Conmi ssioners.

W were talking a little about a 2102, et
sequitur ternms of the approval criteria that we have
before us for USR.

You don't interpret that to be a "shall"?
You're reading that as a "may" as | do; correct?

MS. JAMES: Yes.

COW SSI ONER LAYDON: So even if we

believed that all of the approval criteria had been net,

it's still not a "shall" approve. It's -- it's a "my"
approve. Am| interpreting that correctly?

M5. JAMES: | think you have discretion.
|"'msorry. | need to back up a little bit on that
guesti on.
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COWM SSI ONER LAYDON:  Sur e.
M5. JAMES: | think you have discretion,
certainly, but I think that the reason for the zoning

resolution and the approval standards is that if you feel

t hat they've been nmet that you should approve the -- you
shoul d approve the -- | nean, we can't make you, but --
but -- but | do think that if an applicant has nmet all the

criteria, then you are supposed to approve their
application.

COW SSI ONER LAYDON:  Thank you for that
response.

So page 706 of the staff report, it says,
"Per Section 21 of the Douglas County zoning resolution, a
USR may be approved upon the finding by the Board of the

County Conm ssioners that the follow ng standards have

been net."

So | do read that as a "may," not a
"shal Il ."

Even considering that, as | | ook through
t hese approval standards, | heard froma lot of citizens

around t he Conprehensive Master Pl an, around harnoni ous
nature with the adjacent property, and I"'mreally
struggling with that.

We heard an application earlier this

evening related to one weekend nmusic festival in a simlar
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area where there was a |l ot of citizen concern. \When |
hear about events that would be weekends | ong for 32
weekends, conceivably, that is a massive portion of the
year.

The struggle | have with -- as one
conm ssioner is that | do believe Douglas County is open
for business and | hear the hopes and dreans that
Ms. Solly and M. MIler have -- have shared with us this

evening and through the afternoon, and that is highly

regarded. | respect that and want to see your dreans
mani fest, but it can't be at the expense of -- of your
nei ghbors.

| do appreciate that you've had sone
attenpted conversations with -- with adjoining land --
adj acent | andowners and -- and a few neighbors. It just
doesn't sound tonight as though you have the support of --
of the community. And | find that really significant.

For nme, again, as | go through this
criteria, | don't think that 2102.05 is met. | don't
think that this plan is consistent with the Douglas County
Compr ehensi ve Master Pl an.

It doesn't seemto be conpatible with
2102.04, being in harnmony and conpatible with the
character of the surroundi ng area.

And so | think on -- and again, we heard
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about the noise pollution, 2102.09. The | andscapi ng
buffering and screening froma view shed standpoint,
l"m-- I"mnot sure that that is occurring consistent with
the standards set forth here.

So I"'mreally just struggling with all of
t hese standards, but those in particular, | don't think
are being net.

Sol -- 1 guess | would turn to ny Board of
County Conmi ssioners for further -- further coment and
di scussion, but that's where | am

COWM SSI ONER TEAL: Well, 1 guess |
di sagree. And I kind of disagree going back, quite
frankly, when we see the historical uses of this property.

The fact that that was built to be a barn
for a dairy operation does not inply a passive agrarian
use. A dairy farmis, essentially, a century ago -- two
centuries ago, a dairy was, in essence, an active agrarian
use. It was big business in the agrarian environnent.
The fact that we had to have a reduction in the pull from
t he Dawson well, we heard was because for a period of
time, that entire property was being used as a tree farm

And so it was a high intensity agrarian
use, not involved in food production. And I -- |
understand that, you know, our zoning inherently allows

that. And that's okay. You know, | don't nean to be
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di sparagi ng of that use by any neans, but that tells ne
that this property does have a historical |egacy of high-
intensity use.

The fact that it was agrarian in nature and
now it's going to go to a comrercial use -- well
actually, that's what dairies were. They were comerci al
use in agrarian settings. That's what tree farnms are.
They are commercial use with an agrarian all owance.

And so the fact that we are going to a

comrercial use that -- |I've got to tell you, I am not
seeing the high inmpact. | -- I wish -- 1 wish | could be
ina--1 wish | could be in a business that | could

guarantee this |evel of performance that a |ot of you guys

are saying is going to happen i medi ately.

I nmean, | wish that | could be in a
business -- well, | guess I'min public service now, but
when | was in business, | wish | could be in a business

where | could perfectly pipeline to the maxi num al | owance
of my busi ness.

So |l -- 1 question the assertions of the
hi gh i npact.

When it comes to Highway 83, there is no
doubt, Hi ghway 83 is a dangerous road right now. This
County has enbarked upon a safety inprovenent project on

Hi ghway 83 that will take us years to acconplish. CQur

Page 159

Veritext Lega Solutions
303-988-8470




N

A W

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25

State has no interest -- has little interest, I'll say, in
participating. W are before one of our United States
senators asking for Federal help to inprove that road

ri ght now.

Quite frankly, guys, the turnout that's
bei ng demanded of you, |I'mnot saying it perfectly fits
within our plan, but it is very consistent with the plan
that we're actually -- Conm ssioners, | rem nd you, we're
spendi ng several mllion dollars on -- in allocating this
year and when we're working on the budget this year for
next year, there's going to be several mllion dollars on
that for safety inprovenments to 83. The turnout that wll
be demanded in order to grant this Use by Special Review
will actually help that. It won't solve it by any neans,
but it will helpit.

COWM SSI ONER LAYDON: Hey, | amgoing to
ask for order in the -- in the roomhere. W just want to
make sure that we hear fromeveryone. W did listen to
everybody here tonight. Even though we may di sagree,
let's offer sonme respect to our colleagues here.

COW SSI ONER TEAL: Thank you, Chair. And
to -- to the public who spoke against this project -- and
by the way, | -- | do know sonme of you. There's one
speaker that 1've known for al nost a decade that spoke

t oday.
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The bottomline is, | realize this is a
change, believe ne. | -- | live in a part of Castle Rock
that | have seen transforned since the day we -- we bought
it. | realize this is a change. | am-- | do not
recogni ze the |l evel of inpact that -- the rhetoric we have

heard toni ght sees.

So, M. Chair, | do disagree.

do not see

this as actually breaking the harnony of that area. | see

this as a very | owinpact commercial enterprise,

to the

poi nt where, at the risk of being disparaging to the

applicant, it's hardly comercial.

You guys have expressed your, you know,

pr of essi onal backgrounds. This is certainly a

ower use

comercial activity than you two have been a part of in

your professional lives, at least in ny opinion.

As far as the damage to the view

shed, |

think you did luck out or achieve finding a good piece of

property because those trees appear to be sone of the

tallest trees in that stretch of -- of the valley.
So prior owners did proper planning. And
| -- quite frankly, I look at those trees, | see those

trees soaking up a |l ot of the noise that everybody is

concerned about, as well as actually screening the view
shed.
| really -- I"'m-- |I"mjust not seeing the
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i npact on the view shed, nostly due to the existing
vegetation, not to nention whatever you do in the future.

The noise studies. | found the noise
studies to be contradictory and inconclusive, period. So
| think that's sonething that as -- staff will need to
be -- continue to nonitor based upon the terns of the Use
by Special Review. Because as of right now -- no offense
to the -- to the individuals involved -- | just found it
to be contradictory and inconclusive. So that's not even
a factor into nmy planning.

And | astly, you guys are residents there;
right? You live there?

MS. SOLLY: That's our primary residence,
yes.

COW SSI ONER TEAL: |1've got to tell you, |
am an advocate for the ability of people in Douglas
County, if nowhere else in Anerica -- people of Dougl as
County have the right to capitalize on their property,
particularly when it's their residential property.

And you know, we're going to be hearing
sonet hi ng about that a little later. | see this being a
matter of people in a residence wanting to capitalize on

that residence in a way that we allow. W do allow

And based upon my prior coments, | see the
m nimal inpact. So | do speak in favor of the Use by
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Speci al Revi ew application.

COW SSI ONER LAYDON: Thank you,
Commi ssioner Teal. Further discussion.

MR. | NGALLS: Comm ssioners, before we get
to Commi ssi oner Thomas, Comm ssioner Teal, you nade a
comment about the noise being inconclusive. Utimtely,
the question is going to be then for you does it satisfy
approval criteria 2102.09. So if you could contenpl ate
t hat before there's a notion and a vote, | think that's
i nportant.

The reason for that is under Section 2102
approval standards, the first sentence says, "A Use by
Speci al Review shall be approved only if the Board of
County Conmm ssioners finds that the proposed use"” and then
the approval criteria foll ow

So -- so you'll need to consider that.

COW SSI ONER TEAL: Well, then, allow ne to
clarify. Thank you, Counselor, for giving ne the
opportunity to sharpen up that comment.

| do not find any of the testinony
pertaining to noise pollution to be concl usive,
significant, or show ng evidence of noise pollution.

COWM SSI ONER LAYDON: And let me correct
the record, too. So, Lance, in the staff analysis, staff

used the word "may." Are you saying that's a "shall™
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based on the -- the resolution?

MR. | NGALLS: Staff, in their staff report,
tends to tell you what your options are, so they use words
like "may." But your regulations actually use the word
"shal | " under the approval criteria. | can read it again
if it hel ps you.

COW SSI ONER LAYDON:  That woul d.

MR. I NGALLS: | don't know if it'll change
your opinion because you didn't feel it nmet a couple, if |
heard you right.

COWM SSI ONER LAYDON:  Ri ght.

MR. | NGALLS: But the use -- approval
standards under 2102, "A Use by Special Review shall be
approved only if the Board of County Conm ssioners finds
that the proposed use" -- and then the approval criteria
are |isted.

So you can only approve it if these are
met. That's how your regs read.

COW SSI ONER LAYDON: "Shall" if every
single one of these criteria are net?

MR. | NGALLS: "Shall only if." Yes.

COW SSI ONER LAYDON: "Shall only if." And
for me, there are several that -- that there's a mss on,
and so it would not be all of those, at |east for ne.

| do appreciate the historical background
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t hat Conm ssi oner Teal always brings to our deliberations.
| think that's hel pful.

Comm ssi oner Thonas.

COW SSI ONER THOVAS: Thank you. You know,
it was interesting hearing from everybody.

| -- | becanme famliar with Cherry Vall ey,
Hi ghway 83 when | canme to Douglas County in 1984 as a
State trooper. So | spent a lot of time traveling on al
the roads in Douglas County back in 1984 for many years.

And you know, | know the accidents that
happened on there. And |like the engineer said, nost of
them were driver error. And we're not going to just stop
living because we are afraid that sonething m ght happen.

| have friends that live in that -- live,
actually, in Elbert County, so | drive that area
frequently and I go down Gllian to see ny friends. And
so |'ve seen sone changes fromback in 1984. So there are
changes goi ng on.

| do applaud M. MIller and Ms. Solly for
the tinme that you spent working with staff when you took a
35-acre parcel and worked to nmake it within what staff
gui ded you to be -- were requirenents that could be
accept abl e.

And | appreciate Ms. Janmes reinforcing that

this is a revocable permt. That -- you' ve made a | ot of
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prom ses on what you're going to do and you have worked
t hrough these issues, the noise.

| asked a | ot of questions about the noise.
| know about the noise on highways. You know, stopping
cars on the side of the road and then getting out and
trying to talk to a driver inside a car with traffic going
on behind you. I'mfamliar with traffic noise. That's
why | asked those questions about traffic noise.

They have worked to mitigate these issues
and | feel that they have net these requirenments for this
proposal, keeping in mnd that if you do not neet the
managenment plan requirenents, you know that your permt
can be revoked.

So thinking about the kind of financial
i nvestnent, the enotional investnent, the sweat equity to
make this happen, | don't think you're going to stand
bef ore us and make a bunch of prom ses and not foll ow
t hrough on them

And -- and so | -- | amin support of this
application.

COWM SSI ONER LAYDON:  So |'m an attorney by
trade, but |I'malso pretty practical. And | know what a
wedding is. Usually, for nost famlies, it's the nost
significant party you ever throw.

And what you told us, | think, is very
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honest. | believe you to be honest and straightforward
and | -- | believe that when you say that. But what you
honestly told us is you're going to have 32 weeks out of
t he year where you're having massive, nmassive parties.

And in my mind, that is categorically
i nconsi stent with the harnony of the surroundi ng area
under 2102.04. So for nme, I'm-- I'"mstill opposed.

|"ve heard ny col |l eagues and -- and
certainly respect their views, but I would be a no.

COW SSI ONER TEAL: Have you got this one?

COW SSI ONER THOVAS:  Yep.

COW SSI ONER TEAL: Go for it.

COW SSI ONER THOVAS: | have a nmotion to
approve 8635 South Hi ghway 83, Cherry Valley event venue
because it does neet all of the approval criteria with the
four conditions as presented. Project file US2021-003.

COW SSI ONER TEAL: | will second.

COW SSI ONER LAYDON: So there's a first
and second on the floor. |Is there any further discussion?

Seei ng none, all those in favor signal by
sayi ng aye.

COW SS| ONER TEAL:  Aye.

COW SSI ONER THOVAS:  Aye.

COWM SSI ONER LAYDON: And any opposed, sane

si gn.
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spendi ng your

Aye.

And t hat

passes 2 to 1.

Thank you, very nuch, everyone, for

evening with us. W greatly appreciate it.

MS. SOLLY: Thank you, Commi ssi oners.

MR. M LLER: And afternoon.

COW SSI
(End of

ONER LAYDON: And afternoon.

requested transcription.)
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REPORTER S CERTI FI CATE

I, Bonnie Carpenter Johnshoy, do hereby certify
that I am a Professional Shorthand Reporter and Notary
Public within the State of Col orado.

| further certify that the foregoing transcri pt
constitutes a true and correct transcript to the best of
my ability to hear and understand the video recording.

| further certify that I amnot related to,
enpl oyed by, nor of counsel for any of the parties or
attorneys herein, nor otherwise interested in the result
of the within action.

My comm ssion expires: Septenber 22, 2023

—

7 Y,
C:;Eﬁg;fb7¢€_Csiilcﬁkﬁﬁ;%ééif,,/

Bonni e Car penter Johnshoy
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