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(Begi nning of requested transcription.)

COW SSI ONER GRI FFI TH:  Qur only agenda
itemtonight is 8635 South State Hi ghway 83, Cherry Valley
event venue, Use by Special Review, Project File
US2021-003. Matt Jakubowski for staff.

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

The applicant is proposing the Use by
Speci al Review for an event center at 8635 South State
Hi ghway 83. The project nunmber is US2021-003. Panel a
Solly and Louie MIler are here as applicant. They also
have sonme of their consultants avail able on the Wbex
f eed.

An applicant may request a Use by Speci al
Revi ew for an event center on an Al parcel |ess than
80 acres in size. A 6.7 USR acre permt area is proposed
on the Hi ghway 83 side of the property, which includes
conversion of existing buildings: The barn for the events
and the caretaker residence as a bride and groom suite, as
well as a new concrete tent pad for event purposes and
of f-street parking north of the barn.

The intent of the USR process as set forth
in Section 21 of the zoning resolution is to provide for

uses in specific zoned districts that shall require a
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public notice and hearing and the approval of the Board of
County Conm 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
gi ven for public hearings before the Planni ng Comm ssion
and Board of County Commi ssioners. All referral coments
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 fromthe State
Di vi si on of Water.

The applicant required extensive
conmmuni cati on wi th Douglas County Engi neering and CDOT to
address comments primarily related to traffic and drai nage
i npacts on 83.

Comments were al so received from near by
residents. The Planni ng Comm ssion received comments in
t he packets that went out on Friday as well as additional
comments recei ved today that were provided to the Pl anning
Comm ssion at the pre-neeting.

Near by nei ghbors object to the proposal
citing concerns related to the managenent of the proposed

use, traffic, noise, enjoynment of property, preservation
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of rural character and enjoynent of a rural quality of
life.

The site, which is highlighted in blue in
the mddle of this zoning and vicinity map, is zoned
Agricultural 1. Properties that surround the site are
al so zoned Agricultural 1. The site is |located at State
Hi ghway 83 and Lucas Avenue.

Zoom ng in on the aerial, event center
activities are, again, proposed within the USR permit
area, which is in the northeast corner of the property
along State Hi ghway 83. The site is generally surrounded
by large lot residential and rural properties.

Access is proposed fromthe sane | ocation
as the existing entrance across from Lucas Avenue. West
Cherry Creek is located and bisects the property, but no
FEMA 100-year floodplain is present.

The property was zoned agricultural at the
i nception of zoning in Douglas County in 1955. This is
consistent with the historic agricultural and ani mal -
rel ated use of the property.

The existing barn was constructed in 1914
and the existing caretaker residence and workshop were
constructed in 2014.

Before you on the left is the applicant's

USR exhi bit. These photos are snips fromthe applicant's
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USR exhi bit, as well.

The event center and bride and groom suite
are | ocated -- so this is the proposed converted barn.

The proposed bride and groomsuite -- bride and groom
suite, which is a caretaker residence at the nmonent, those
structures are | ocated near the Hi ghway 83 portion of the
site.

Hi ghway 83 is proposed -- or excuse ne --
the entrance at Highway 83 is proposed to be wi dened. The
appl i cant has proposed an 800-foot deceleration |ane for
right turns into the site.

A gravel driveway is proposed through the
m ddl e of the site, which also includes a bus turn-around
and |l eads to a 34-space parking ot north of the events.

There's also a tent pad proposed so that
there could be a tenporary tent placed over the concrete
pad for events, as well.

The applicant proposes | andscapi ng and
screeni ng al ong Hi ghway 83, which includes sone berm ng as
well as a screen wall.

The applicant submtted a noise study,
whi ch the conclusion of the noise study is that it is in
conpliance with the Douglas County zoni ng resol uti on noi se
st andar ds.

USR regul ations require structures and
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out door assenbly areas be at |east 200 feet from al
property boundaries. The proposed tent pad and proposed
parki ng area are 200 feet or greater from property |ines.
The existing structures -- the barn and the caretaker
residence -- are within 200 feet as they are existing.

The applicant is requesting -- which per
t he USR standards, the Board can consider this -- for the
Board to establish a | esser setback than required if
adequat e screening, other mtigation for noise and visual
i ssues are -- are provided.

The applicant proposes various facade
i nprovenents as part of the barn conversion, including
wi ndows, |ighting, ingress and egress, and a deck at the
rear of the structure.

A catering kitchen is proposed within the
east part of the barn structure and would require renoval
of a portion of the existing barn. The applicant
i ndi cates no cooking will occur in the kitchen and that
caterers would bring prepared foods for any event.

USRs require an operations managenent pl an.
The managenent plan is |located on sheet 1 of the USR plan
exhi bit and described within the staff report. Highlights
of the managenment plan are -- are in italics on this
sl i de.

Of note, hours of operation are proposed by
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appoi ntment only Monday through Thursday with events over
t he weekend. A maxi mum of 100 events are proposed
annually with up to 150 patrons per event.

The applicant proposes to utilize shuttle
buses as part of its event plan for |arger events, and the
applicant will be required under the nmanagement plan to
nmon -- nonitor event traffic by video and submt a
conpliance report to Douglas County for review.

Following are site photos. This is a view
| ooking to the site entrance from Hi ghway 83 and Lucas
Avenue. The existing barn is directly in front, and to
the right is the caretaker residence, to be a bride and
groom sui te.

This photo | ooks north up the Hi ghway 83
frontage. Again, the bride and groomsuite is to the
left. So Hi ghway 83 here. This view |looks through the
site in the approximate area of the interior driveway,
whi ch woul d approxi mately go through the m ddle of the --
the slide between the structures. Proposed parking is
north beyond these existing trees.

This is a view behind the barn. The
proposed deck would roughly be right in front. The tent
pad al so further in front. And then, again, the trees
that provide the separation between the -- the parking

area and the event area.
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And this photo is a closer |ook through the
portion of the site in which parking is proposed. So
par ki ng woul d be through this area of the site.

And then, finally, this photo is taken from
t he east on Lucas Avenue, |ooking toward the property.
Note there is an increase in grade along Lucas Avenue, SO
properties |looking fromthe east have views into the
subj ect 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 page 8 through 10 of the staff report.

Staff has evaluated the Use by Speci al
Revi ew request in accordance with Section 21 of the Zoning
Resol ution. Should the Planning Conm ssion find that the
approval standards have been net, staff proposes the
follow ng conditions 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 easenent 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 pernt shall be obtained for access to the
property.

And Condition Nunber 3, prior to final
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approval of the record copy of the USR plan exhibit, any
necessary technical corrections shall be nade to the
satisfaction of Douglas County.

Section 2109.06 of the -- of the Zoning
Resol ution sets forth the paraneters for the Planning
Comm ssions' recomendati ons on USR requests.

This concludes staff's presentation. [|'m
avai l able to take questions on the staff report at this
time if the Planning Conmm ssion wi shes. Oherw se, the
applicant is here and has a presentation, as well as
consultants to answer any technical questions that the
Pl anni ng Conm ssion may have. Thank you.

COW SSI ONER GRI FFI TH:  Thank you, Matt.

Do Conmm ssioners have a question for staff?
| do have one question, Matt. And that is

regarding the nonitoring of the traffic on site. The --
the staff report says through continued traffic nonitoring
at the entrance of the site, Douglas County Public Wrks
wll determne if inplenmentation of additional traffic or
roadway i nprovenents are necessary.

Can you el aborate on what's going to happen with
that? How that works and what will happen?

MR. JAKUBOWSKI : We do have Matt WIIians
from Public Wrks Engineering online, so it my be better

for himto answer this nore technically, but the general
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idea is to monitor traffic over the course of the
operation of the event to understand whet her any
additional traffic inprovenents are necessary.

COW SSI ONER GRI FFI TH:  How i s that
nmonitoring going to happen?

MR. JAKUBOWSKI: Oh, ny apologies. [It's by
way of a camera system The applicant is also able to
provi de sone technical explanation to that, as well.

COW SSI ONER GRI FFI TH:  Okay. Thank you.

Wth that, | think we'll hear fromthe
appl i cant.

MS5. SOLLY: AlIl right. Good evening,
everyone. Thank you, very nuch for having us here this
eveni ng.

This has been a long road for us and we
just appreciate you hearing about our project and we
wel come a Q and A, either during or after. \Watever works
best for -- for everyone.

We know Matt and sone of the people from
t he Pl anning Departnent. We've not net you guys, so |I'm
just going to give a brief introduction of us.

|'"m Panmela Solly, and this is ny husband
Louie MIler. Louie is a native of Colorado. He was born
in Montrose and he was -- spent nuch of his time in his

early chil dhood in Nucla, Colorado. Down around Nucl a,
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Norwood, and Telluride. H's famly owned a 10, 000-acre
cattle ranch in Nucla. He has spent 27 years in the

heal th i nsurance industry, and we have lived in Parker for
25 years. We've been married for 35 years. W lived in
Parker for 25 years and then we noved to Franktown in
2019.

I nmoved to Col orado in 1980, and | spent
nost of my career in the mning industry. W have two
daughters, 23 and 28, and we absolutely love living in
Frankt own.

For our presentation today, we're going to
give alittle bit of history of the property. W're going
to tal k about sonme of our priorities when planning this
proj ect.

Starting with the property, this -- this
property cones with an i mense anount of history. Not
only is it a beautiful property, it's -- has a -- it's --

it's green in the summer. W have two ponds on the

property.

This property was settled in 1864. The
| and patent was signed by Uysses S. Gant. It's one of
the earliest honesteads in Douglas County. | believe it's

one of the first six in Douglas County.
So there is an i mense anount of history,

like | said, and we are just passionate about -- about
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preserving this history.

One of the nobst prom nent owners of the
property was Clint Whittier. He owned this property in
the early 1900's and he conmm ssioned the construction of
the historic bank barn with the ganbrel roof. So he
conm ssioned it. | actually think it was conpleted in
1911 because the dates on -- inscribed in the concrete,
but it was conpleted in 1911. He operated it for a |ong
time as a dairy farm

And interestingly enough, too, this barn --
what's uni que about this barn is in 1911 when the FDA
changed its guidelines, they had to put -- they put in a
cement floor in this barn that was built in 1911. So the
foundation in 1911 is concrete. They brought in two
trai nl oads of aggregate to actually build the foundation
of this barn. So lots of history.

This is a picture of the -- a historical
pi cture of the barn, and here's what the barn | ooks |ike
today. So, essentially, the same exact barn. Not nuch
has been done since it was constructed.

|"mnot going to read all of this. | just
want to highlight a fewitems in here.

So this property has a strong history of
social gatherings. | believe you probably have this, and

| amjust going to highlight a few, starting with Nunber 6

Page 12

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

in 1911.

We had a history report done on this
property. W have lots of -- we have copies of lots of
newspaper articles that are quite entertaining.

So starting with Nunber 6 and Nunbers --
Nurmbers 6 and 7, when this barn was conpl eted, they had
bi g barn dances. And for Nunber 6, in July of 2011 (sic)
in the El bert County Banner, 200 people attended Clint
VWhittier's barn dance. 11 were out from-- 11 were from
Denver .

Anot her article in 1911, El bert County
Tri bune. Large crowds attend the barn dance at Wittier's
ranch. One of the nost enjoyable events probably of the
year was the dance given by Clinton Whittier |ast Saturday
ni ght. The occasion and dedication of his new barn
conpl eted. People canme fromall parts not only to dance,
but to see the finest, |argest barn in eastern Col orado.

And, you know, again, lots of newspaper
clippi ngs about the social events that happened on this
property since the early 1900's. |t wasn't only dances.

It was political events, turkey shoots. You know, |ots of
social -- lots of social events happened on this property.

Movi ng down to Nunber -- or the top of this
list on Nunber 9. The Dutch Tel ephone Conpany held their

annual neeting | ast Saturday.
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And if you scroll -- or if you -- if you --
if you go down a bit, still on -- on the 9th, an el aborate
di nner was spread at noon -- at the noon hour, as the
Cherry people know to entertain. There were 40 autos
present and the crowd numbered about 400. This is in
1915. People cane fromall over to see this historic
bar n.

In the ball gane, Case beat Elbert, 37 to O.
The dance at Wittier's barn that night was a deci ded
success. So it was al so baseball games that -- that took
pl ace here.

So, you know, again, going back to the

early 1900's -- obviously, there is a big gap between that
and now. W're still doing research. But, you know, for
100 years, it's -- it's going to take time. But just

wanted to show these slides and discuss these slides to
show that -- that for the history of this property, going
back nmore than 100 years, social gatherings took place

at -- at this property.

And Nunmber 16, when we purchased the
property, we purchased the property because we knew
Dougl as County all owed -- you know, allowed venues on
35 acres or nore.

And so -- the marketing materials fromthe

realtor, you know, just showed that the previous owner was
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al so using it as an event venue. | don't believe they had
a permt. And the -- and the owners before that was al so
using it as an event venue.

To add just a little bit of background
about -- about Cherry Valley and how we got here. Louie
and | were married in 1988. In 1989, he had this idea,
Hey, we should do an event venue. At that tine, it was a
great idea. However, we were first married and we were
poor. So we thought it was a good idea. And then we
realized pretty quickly we didn't have the resources to do
so. So we tabled that for about 30 years and, you know,
we kept the idea alive.

He did find a property when we started this
in Ar -- well, back 1989 in Arvada. It was in Arvada and
it's an area called Two Ponds. And we put a business plan
together, we nanmed it Two Ponds, and then we deci ded we
didn't have the noney to be able to do this.

We raised kids. 30 years later, you know,
we kept the dream -- we kept the dreamalive. And a
friend of mne, who actually lives in Franktown -- two
friends of mne who live in Franktown brought me to this
property and said, | know you want to do a venue and this
is where you have to have it.

So | showed up, | was parked up on Lucas,

and I"'mlike, Oh, my gosh, this is the property. So |
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went hone and | said, Louie, are you still interested in
doi ng an event venue? He said yes. | said, Good, because
| just put an offer on a property, and it was 8635 South

H ghway 83.

What's interesting about this property
goi ng back 30 years ago, the property that we found in
Arvada, it was called Two Ponds because it had two ponds
on it. Part of the reason we bought this, not only was it
beautiful, not only did -- does Douglas County allow this,
it has two ponds on the property. Just ironic.

Moving on to the managenent plan. [|'l]
just kind of go through these quickly.

The hours of operation for the venue are
Monday t hrough Friday -- you can see themthere -- 3:00 to
11: 00, 2 to 11 and then 8 -- I'"'msorry -- 11 to 8 p. m

Now, it's inmportant to note that nusic w |
go off at 10:30 and everyone will have to be off of the
property no |ater than 11. So after -- and then -- and

t hen teardown starts from 11l to m dnight.

Louie and | will be at all of the events on
the property. We will probably also have one full-tinme
enpl oyee and one part-tine enployee. W' Il also be about

15 staff, when you think about caterers and florists and
phot ographers. So there will probably be about another 15

peopl e -- another 15 people.
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W will also have a professional beverage
service, which we'll talk about in just a m nute.

As Matt said, no nore than 100 events per
year and -- and no nore than 150 patrons, which al so
i ncludes the bridal party.

Par ki ng, we have did -- we have done our
best to think about parking and traffic controls and

noise. We are allowed to have 37 cars on the property.

34 of themw Il be in the designated parking area. There
will be three nore where the big white garage is and those
wi || be handi capped accessi bl e.

And there will be no parking on the street,

and again, with the 800-foot turn | ane, we believe that
wi |l prevent any backing up on Hi ghway 83.

We will have shuttle busing to -- to -- we
w Il have shuttle busing for all events where there wll

be 37 or nore vehicl es.

As the Comm ssioner asked, we wll have a
surveillance system W wll have a canera at the
entrance. As part of our conpliance, we will need to

provi de an i ndependent conpliance report annually to the
County. And what this will show and what the -- what the
report will show is how many events, when they were, how
many cars came in. W wll report, unless you can't see

in the cars, how many attendees there were and from which
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direction they were comng from

We are prohibiting left turns fromthe
property comng fromthe south. W will be giving maps to
people and -- and then all of that information will be put
into the annual report to Doug Co.

We did have a traffic study done and our
traffic engineer is on the phone, so we can certainly
answer any technical questions that anyone m ght have
related to traffic.

We al so had a noise study conpleted. The
noise limts per Douglas County -- so we believe based on

the study that we will conply with Douglas' Ag 1 noise

l[imts for event venues. And as -- as noted in the
report, we will be at or below. The -- the residents
close to us will be at or bel ow

We have fire protection -- or I'msorry.
We will be required to have an automatic fire sprinkler
systemw thin the barn. W will have site inspections by
the fire departnent. And we will have an inspection -- if

we are going to have a tent on the cenent slab, we have to
have a permt for each event for each tent that goes up
This just tal ks nore about the bus service.
We are going to have two buses. So we have been -- we
have been speaking to and we have an agreenment -- a verbal

agreenment -- we haven't signed anything yet because we
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don't have a venue, but we have -- we will be contracting
with two hotels: ©One in Lone Tree, the Marriott, and the
other one for a hotel in Castle Rock. And for the

event -- for events where there will be 37 or nore
vehicles, we will have a bus.

A bus will go to the hotel. The first bus
will be there 1 -- about 1-1/2 hours before the event and
they will deliver the people to the event one hour before
t he event.

The bus will turn around and go back and
they will pick up and -- and do another run and pick up
right -- just prior to the event. There will also be two
buses that return people to these hotels. There will be
an early bus -- approximately 7:00 p.m -- that |eaves the
venue and it'll deliver people back to the hotel. There
will be a |ater bus sonewhere between 10:30 and 11 -- but
everyone needs to be off the property by 11 -- to deliver
peopl e back to the hotel.

This is -- this -- this nodel was created
after an existing venue. There's a very large venue in
Lar kspur where they have 200, they could -- they could
accommodat e 200 guests.

They have 80 parking spaces and then they
use busing. What we have been told by the manager of that

venue is that nore than half of the people use the busing
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because it's safe and they don't want to drink and drive.
So we believe that this is a way to
mtigate traffic. It is also a way to hel p keep our
safe -- to help keep our roads safe.
Wat er augnmentation plan. So, obviously,
t hrough this process, we had to devel op an augnentation
pl an and go through water court. W did that.
Interestingly enough, there was a previous
augnment ati on plan on the property. At sone point -- |
don't think it was the previous -- the -- the imediate or
the -- the owner that owned the property right before us,
but one or two after that had an augnentation plan because
they were doing a nursery, so they were using a |lot nore
water. 12.6 acre-feet per year.
So we anended that augnentation plan.
You'll see it in that second bullet. And we have

requested and been approved for 1.75 acre-feet per year of

non -- not -- nontributary in the Upper Dawson aquifer
groundwater. So we will be using | ess water.
We received approval. W have use for a

single-fam |y residence, irrigation of |awn, garden,
trees, the comrercial building for the sanitation for the
bat hrooms. We will not have a -- a full kitchen. We wl
have a catering kitchen, but there will be rinsing of

di shes and that sort of thing. But it won't be for, you
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know, a com-- it won't be for a commercial kitchen

It's also for livestock, watering up to 12
domestic animals and fire protection.

The -- the final decree was signed in -- by
two people -- one in Novenber, one in Decenber of 2021 --
and the new well permt was issued in January of this
year.

So traffic mtigation. You know, again,
you know, when we were putting this presentation together
and when we were planning -- planning the project, we knew
there were three very inportant things that we needed to
be m ndful of. One of themwas that this project, our
barn, needed to be conpatible within the comunity.

And we believe that we have focused and
done a very good job with that because we are -- we are
renovating the existing barn. So we are continuing the --
the history of this property with events.

We're going to continue to grow hay. W're
going to continue to | ease our land to a nei ghbor so he
can bring cattle on our property. And yes, we're going to
have -- we're going to have events.

One of the other very, very inportant
items, which we all know about, is the traffic on Hi ghway
83. W believe we have taken great care to think about

this traffic and to put -- and to volunteer nuch of the --
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much of the -- the proposals that we have put together.

So we have had -- we have a traffic study,
and it was -- we think it was very well done. |t was very
t houghtful. And based on statistics and the data from

that traffic study, we agreed to put in an 800-foot turn
| ane. We believe that is very safe for the people coni ng
fromthe north.

We plan to market to the north, and so we
t hink that nost of our traffic will, in fact, come from
the north. So we're going to install an 800-f oot

decel erati on | ane.

Again, left turns prohibited from-- from
the -- fromthe south. And we will go ahead and provide
maps, make it very clear, the guests will sign an
agreenment, et cetera. We will limt the nunmber of cars to

37. We will provide busing to keep people safe.

There will be a designated area, and |ike
we said, video surveillance and this independent --
i ndependent study.

And before |I nove on, there's -- there's
sone other traffic slides here, but it was really just to

be sent out in advance so you could reviewit, not to go

through all of these slides. But we would just like to --

to -- to note that there are many venues in Douglas County

and sone very large ones in Larkspur. Now, Larkspur is a
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bit from H ghway 83. |'mnot saying that. But they
are -- they access County roads. They access Perry Park
Road. They access |-25.

One venue, like | said, can acconmpdate 200
people. The other venue has two |ocations: An upper
ranch, a |ower ranch. One ranch can accommmodate 250; the

ot her one 350.

So we nonitor -- not closely, but we do pay
attention and, you know, we don't hear -- |'msure there
are, you know -- you know, traffic citations, but we don't

hear about, you know, DUI's or we don't hear about, you
know, accidents. Not that they don't exist. But if it
was happening and it was habitual or there was, you know,
a pattern, we absolutely believe that probably the County

woul d have stepped in.

So we -- we recognize that traffic is a
concern, but we're saying that other venues in -- you
know, in the Larkspur area and those in Franktown -- there

are five venues very close to us. There's one in a
nei ghbor hood. There's a new one going in on Russellville.
There's one -- you know, there's Flying Horse. And
there's one by the airport about, you know, 3 niles east
of us. So there are existing venues.

And again, we understand that traffic is an

i ssue, but we believe that we have been thoughtful on this
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to do everything that we can do to control our part.

And another -- one thing that's not on here
is we will not be serving alcohol. W think a conflict --
" msorry. We -- we will not be serving it and selling
it. There will be a beverage conpany who will be serving

t he al cohol .

We believe that it's a conflict if you rent
our venue and then we say, Hey, and here's our package for
al cohol. So they are professional beverage conpani es.

And we're not asking for a liquor license. We will be
there, but these professional beverage conpanies are the
experts. They know how to serve people. They know what
to | ook for.

Anot her thing that we are considering --
it's not in the managenent plan -- but we net with a
gentl eman a coupl e days ago who i s opposed to the project.
We very nmuch appreciated himcomng to see us. And we
went through -- we went through our process and | said,
Look, you know what? What are your concerns? And he
said, My biggest concern is traffic, and I want to know
what you're doing about, you know, people and mitigating
the traffic and people drinking and driving.

So we went through this with him we went
t hrough our plan with himand told himhow we're going to

mtigate the traffic, how we're going to do busing, how
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we're going to limt the anpunt of cars in and ou

venue. And | said | assure you, we're going to c

t of our

onti nue

to think about if there's other things that we can do.

And if you think of anything, conme and talk to us
just -- let's just have an open di al ogue.

And one of their -- and sonething

) Let's

t hat |

cane up with and I think it's actually a pretty good idea

is to maybe have a -- you know, not -- not a unif

orm but

a police -- but a security, sonmeone who can actually be

there who can hel p us, you know, nonitor the gues
nmonitor the drinking, and actually only be there
probably fromlike 7:30 to the end of the -- end

event and -- and hel p people out of the entrance.

ts,
from

of the

You know, so if there are going to be 37

cars, he can get out there and he can help direct traffic
out of the entrance.

Not -- you know, that was just sonething --
anot her idea that we cane up with talking to this
gentleman if, in fact, we wanted to do that as a way to --
to further mtigate.

Again, |I'mnot going to go through all of

t hese sl i des. You have t hem

The noise study. W had an engi neer do a

noi se -- a noise conpliance study. Here is just

i nformati on about that. But |i ke Matt said, the

sone

bottom

Page 25

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

line is the way we're going to develop this and where the
nei ghbors sit, our traffic -- I'msorry -- our noise

engi neer believes that -- or he has predicted |ess than
the 30 decibels will -- you know, that that -- that the
noise will be |less than 30 decibels and the majority wll
be bel ow 20.

We can talk nore about that study with

our -- with our engineer, but, you know, we feel very
confident our neighbors will not be inpacted by noise by
our study.

Al right. These are just sone pictures of
our property. We have -- this is our neighbors -- these
are our neighbors to the west, so, as you can see, where
our property is, that's our neighbor to the west. And
t hat nei ghbor is not opposed to our venue.

This is our neighbor to the north. She,
too, is not opposed to our venue.

And these are our cl osest abutting
nei ghbors.

These are our abutting neighbors to the
east. And they do have concerns and they addressed --

t hey have addressed their concerns and they' Il be here
this evening to -- to talk about those concerns. And as
you can see, they are up on Lucas and you can see -- this

is taken fromthe entrance of our property. You can see
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the tops of their houses.

And |li ke Matt said, even though we can't
see them from our venue, they are quite a distance away
with respect to noise. However, they do | ook down upon
our property. They'll be able to see our property.

And that is our neighbor to the south. He,
too, is not opposed to our property -- |I'msorry -- to our
proj ect .

You know, there are benefits to the | ocal
communities. Again, we feel an obligation to preserve the
hi story of this project. It's -- it does have an anmazi ng
hi story. Not only is the barn an amazing, you know - -
it's an amazing barn, but downstairs in the |ower |evel,
it's -- it's very cool, too. W' re not doing anything
with the lower level at this point. W'IlIl just be
renovating the upper |evel.

We think that our property is going to be a
property -- we actually do think it's already a property
t hat Dougl as County should be proud of. And we think that
when we do this venue, when we do the -- the renovati on,
that -- that people can be proud of this and we want to
share this property with the comunity.

We are charitable and we want to be able

to -- to do nore and give charitable -- give back to |oca
school s and our churches. There will be enpl oyment
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opportunities, tax revenue. There will be revenue
generation for the local hotels and the restaurants. And
we believe that will be a | owinpact business to our
agricul tural neighbors.

So | guess, in closing, we just want to be
able to say that we have been very thoughtful about this.
We believe that our plans for our venue continue the
hi story of this property with social gatherings. Yes,
they' re weddi ngs, they' re social gatherings, and it's been
goi ng on for over 100 years.

We understand that the road has changed,
that traffic has changed since then, obviously, and we
bel i eve that we have taken neasures to mtigate the
traffic and to mtigate the noise. And we hope that you
will consider this project so that we can nove forward.

And we are happy to take questions.

COW SSI ONER GRI FFI TH:  Thank you for your
presentation.

MS. SOLLY: Thank you.

COW SSI ONER GRI FFI TH: Conmi ssi oners, do
we have questions for the applicant?

COW SSI ONER M TCHELL: Yeah. This is
Conmi ssioner Mtchell. | do -- | tried to find somewhere
in the traffic plan -- and it's probably in there and I

just couldn't find it, but when you tal ked about people
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com ng up from Col orado Springs to the south -- Mnunent
and Col orado Springs and they will not be allowed to turn
left, so where are they going to turn around?

M5. SOLLY: Well, we're going to provide
maps and we're going to encourage themto go up 1-25. And
say that they -- you know, nmake it very clear that they
will not -- they will not be able to turn left. They wll
nost likely -- they will either go 1-25 and go Lake Gul ch
or they will have to go up to Lake Gulch and there's a
parking lot up there. They will have to go up to Lake
Gul ch, which will be on the map, and they will be able to
turn left at Lake Gulch, go through the parking |lot, and
cone back down. It's very safe up at Lake Gulch, as you
guys probably know.

COW SSI ONER M TCHELL: Yeah. Because when
| was thinking about that -- and | ama little famliar
with the area -- | could see that being a concern of
peopl e attenpting to nmake U-turns on Hi ghway 83 --

M5. SOLLY: Onh, yeah.

COW SSI ONER M TCHELL: -- or pulling into
nei ghbors' driveways to turn around. And | -- | could see
where there would be an irritant. So | just wanted to

know what would be that alternate route for those people
t hat woul d be coming up fromthe south.

MR. MLLER  Conmm ssioner, may | step in
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for a second?

COW SSI ONER M TCHELL: No. Go ahead,
absol utely.

MR. MLLER One of the -- one of the
things -- and again, we've been very, very thoughtful

about this. Qur venue and our business nodel is going to

cater to nmore the high -- higher-end wedding. [It's not --
it's -- it's not going to be an inexpensive place to have
a weddi ng.

And we believe that due to the fact that
Dougl as County is one of the richest counties in the -- in
the country, it's a perfect place for this type of thing.
So we really are planning to market nostly fromthe north.

COWM SSI ONER M TCHELL: Okay.

MR. MLLER  The south, we've got 3 --
we' ve got a population of 3 mllion people in the Denver
area, and we've got a -- conversely, a popul ati on of
500,000 in Col orado Springs. And when you | ook at the
denmogr aphi cs, the econonm ¢ denographics are huge in
conpari son.

So our market is truly to the north. W

al so believe that it's -- this -- this business nodel,
what we're doing is -- we're able to control who cones to
our -- our venue nore than npst busi nesses.

In other words, if you put up a gas station
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or a -- or a -- a restaurant, you don't know where they're
comng from People just come. Wth a wedding, we're
going to work -- we start working with people a year to
maybe two years in advance. And we can -- we can then --
we can control, Number 1, who we're renting to. W know
where they're -- where they're comng from W can talk
to them and say what our concerns are. And we don't have
to take weddi ngs fromthe south. W don't have to book
fromthe south.

And | think for -- you know, for the
foreseeable future, until this -- this highway gets
i nproved, it would probably be smart to take nost of our
busi ness from the north.

COW SSI ONER M TCHELL: GCkay. Thank you.

COW SSI ONER GRI FFI TH: Ot her questions?

COW SSI ONER CUSHI NG.  This is Comm ssi oner
Cushing. Can you tell nme nore about what you' re doing
with the preble meadow junpi ng nouse and the riparian zone
that you just clipped the edge of that zone?

M5. SOLLY: Yeah. So we're well aware of
the riparian zone, and that is why we had -- we have asked
to set back the parking lot, you know, back fromthat.

COW SSI ONER CUSHI NG Ckay.

MS. SOLLY: And we'll also, you know - -

-- | guess we'll also -- not | guess. W're also going
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to mark it off, to make sure that people aren't wal ki ng

t hrough it.

I'"mnot quite sure how we're going to do
that, but sone sort of a barrier -- decorative barrier so
t hat people don't go in there. And we'll have little

signs. Right?

So as part of our |andscape, we're going to
try and | andscape nostly with natural grasses, nmake it
just as natural as we can to the | andscape and we my --
you know, we envision putting little signs what the grass

is and, you know, throughout the barn, you know, sone

little signs about the history, and then we'll also put
little, you know, stake signs, that -- that, you know,
tal k about the riparian zone and have respect -- ask

people to be respectful of that.

So we understand that that is a concern and
it is a concern of ours, as well.

COW SSI ONER CUSHI NG Okay. Great. Thank
you. And then you tal ked about sone | andscapi ng and --
and berm ng and a screen wall on the east side.

Can you just tell me what -- nore about the
berm ng part of it? Because bernmng, to ne, m ght nmean
sonet hing different than to sonebody el se.

MS. SOLLY: Right. Well, again, noise is a

huge i ssue on Douglas -- on Hi ghway 83 because it's so
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loud. | nean, if you stand on -- in front of our
property, you would al nost say why are people worried
about noise com ng through the venue because it's so | oud
on the front of our property.

So the purpose of the berm-- so it will go
fromthe entrance -- you know, from just east of the
entrance, set back so that it does not pro -- so it does
not cause any sort of visual inmpairing, but it will go
al ong H ghway 83. So these will be engi neered berns.

Qur civil engineer is on the phone, so he
can give a little -- or on the call. He can be a little
nore specific. But these berns are going to go al ong
Hi ghway 83 for two reasons -- three -- three reasons.

One, to prevent the highway noise in and around the venue
where people are trying to have a little cocktail hour at
the -- at the pavilion. It will also prevent the noise
com ng -- you know, escaping the property. And it wll

al so be a buffer for Hi ghway 83, so it won't be a

di straction.

So it's going to cone up and -- and it'l]l
al so kind of go across where the trees are for the parking
lot, just to kind of -- to keep out some of that noise.

Do you have anything else? Brian, | don't
know i f you have anything else to add to that.

MR. SWAIN:. Hey, Pam No. | think you did
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a great job there explaining these.

M5. SOLLY: Okay. Okay. And these are

engi neered bernms. And the civil plan, as I’

m sure you

probably took a look at, is very conplex. Conplex to ne,
but 1'm sure probably not to Brian. But there is a |ot
that we will do to protect, you know, the property and --

and to, you know, do as best we can to, you

t he hi ghway, as well.

know, screen

COW SS|I ONER GRI FFI TH: Excuse ne. When we

have a virtual comentary, can you pl ease st

ate your nane

before you speak? Thank you. And spell your |ast nane

for the record.

MR. SWAIN: My nane is Brian

Swai n,

B-r-i-a-n, Swain, S-wa-i-n, and I"'mthe civil engineer

for the project. And | office at 12500 West

Suite 230, and that is in Arvada, Col orado.

58t h Ave,

COW SSI ONER GRI FFI TH:  Thank you

COWM SSI ONER CUSHI NG Okay. So let ne
just make sure. Brian, could you tell ne how -- how tal
the bermw |l be? WIIl it be a 3-foot-tall earth berm or
will it be nore Iike a 6-foot or sonething |ike that?

MR. SWAIN: So the earthen portion of the

bermis approximately 3 feet. We didn't have a |ot of --

of roomon site to bermup real tall with --

earthen part of it just because of drainage

with the

concerns.

Page 34

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

So it's about a 3-foot earthen berm and

then on top of that gets stacked like a concrete barrier.
They're called bin blocks. And those -- those blocks w ||
be approximately 6 feet tall. So, you know, total, it'l]l

be about 9 feet tall.
COWM SSI ONER CUSHI NG That's what
| ooking for. Thank you.

And then one nore quick question.

| was

Thi s

m ght be nore for your traffic engineer. Can you tell nme

the -- the date of the traffic study, when it was done?

MR. SWAIN: | don't know that myself.

Maybe Skip could jump in there, the traffic engineer.

MS. SOLLY: Skip, did you hear that

guestion?

MR. HUDSON: | can do that. Can you hear

me? Can you hear ne?

COW SSI ONER GRI FFI TH: Yes, we can hear

you. Please state your nanme and spell your |ast nane for
the record.

MR. HUDSON: Sure. M nane is Skip Hudson,
H-u-d-s-o-n. | work out of Mesa, Col orado, at PO Box 629.

COWM SSI ONER GRI FFI TH:  Thank you.

MR. HUDSON: So the -- the npbst recent

traffic study, there were a few revisions. W've actually

been talking with CDOT and the County about this

proj ect
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for well over a year. But the nost recent traffic
study -- because we've been addressi ng comments -- was
updat ed March 4th, 2022.

COW SSI ONER CUSHI NG  Okay. Thank you
very nmuch. That's all the questions | have.

COW SSI ONER McKESSON:  This is
Comm ssi oner McKesson. Thank you, Ms. Solly and
M. MIller, for your very passionate presentation. It
sounds like you're excited to -- to get this in front of
this Conm ssion and the Board of County Conmm ssioners and
our public for the next phase of your careers and whatnot.

Can | ask -- a couple things, if I may?
Your public outreach -- | appreciate you speaking to that
earlier and seeing it in the witten testinony and tonight
is a bit of a public outreach forum You have a nunber of
residents and County citizens here this evening that are
going to speak to us. And | would encourage you to reply
to us after all that testinony because |'m al ways anxi ous
to hear your response to sone of the coments that m ght

be nmade in favor of or against.

Sol -- 1 try to preenpt that for you this
evening that after all the testinony is heard, there' Il be
an opportunity for you to cone back up and -- and speak to
the citizens that are here this evening. So -- thank you
for that.
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Can | ask, if this was approved, do you
have a rough cost of the proposed project? It's quite an
investnment, quite an undertaking. |It's not just a sinple
conver si on.

MS. SOLLY: Yes, we do. It is -- with a
10 percent contingency, it's at about $2.1 mllion.

COW SSI ONER McKESSON: Wow.  Thank you for
t hat .

And then I'"'malso -- | appreciate the
hi story of the property. Www | didn't -- didn't know
all of that history and especially sone of the recent
history. I'm-- 1'"manxious to hear nore from both the
public and yoursel ves.

You nentioned it was a former nursery, |
t hi nk you said? |Is that correct?

MR MLLER | don't know if they ever got
that off the ground. | think they just got it augnented
and we don't see any signs of a nursery.

M5. SOLLY: No. So the -- the augnentation
pl an was approved, but | don't know if the nursery ever
happened.

COWM SSI ONER McKESSON:  You don't know i f
it ever operated?

MS. SOLLY: No.

COWM SSI ONER McKESSON:  But you al so
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mentioned that it was put -- eventually, some other events
were --

M5. SOLLY: Uh-huh. So the owners before
us, she had events. So if you go into our barn today, you
will see lights and you will see three chandeliers and
there's |ike a makeshift bar. And that was there when we
bought the property, so she was hosting events.

| don't think she went through the process.
She didn't have many, | don't think, but she -- she did
have events.

And in the real estate materials, the
brochure that the -- the realtor had, she was marketing it
as you can also do events here, and there were pictures of
the barn with the lights and with tables and everything
that you could do it as -- so she was doing sone.

Qur ot her neighbor to the north, she
al so -- you know, we've been speaking with her and she
said that there was al so others who woul d have barn dances
and weddi ngs.

Now, again, | don't think any of these
peopl e went through this process to do this. | think they
were just probably having them under the radar.

And sir, if I may just clarify one thing.
The barn itself is about $1.1 mllion. And then, you

know, the -- the 800-foot turn | ane that we agreed to do
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is sonewhere 180 and 200. So the rest of that, the berns,

the -- the excavating, the civil work that has to be done,
that's -- all of that gets us up to about the 1.8 mllion,
and then we have to have -- then we'll have a 10 percent

contingency. Just for clarity.

COW SSI ONER McKESSON:  Sure. And |
appreciate that. And that kind of bodes to my next
guestion, which is these older structures -- this is 110
years old, | think I heard you say -- and that was ny next
guestion is have you had sonme research into its, first of
all, building capacity for up to 150 people and the
structural capacity for such?

You tal ked about maybe the downstairs not
bei ng used for nuch and -- and the upstairs is where nost
folks will gather. |Is that what |I'm hearing?

MR. MLLER Yeah. It's got a pretty good
floor space if it's -- you know, once it's all cleaned up.
It also has a loft area in the back that we're going to
build up, so we not only -- we not only have the -- the
mai n floor space, but we're going to build a grand
staircase up to a nice little loft area up above, plus
we're going to build the decking out in front of the
wi ndows to the west side so there will be plenty of room
for people to -- to get confortable.

COWM SSI ONER McKESSON: Okay. Thank you.
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MS. SOLLY: But to al so answer your
question, we did have a structural engineer cone in, and
that's al so part of the expense.

COWM SSI ONER McKESSON:  Sur e.

MS. SOLLY: It's going to take a lot to get
this, you know, to neet code. To be able to have people
in here. You're exactly right.

COW SSI ONER McKESSON:  Thank you. And
maybe this is for staff, for Matt, the building permt.
That's part of the conditional -- conditions of the USR?
Do | understand that correctly?

MR. JAKUBOWSKI : Matt Jakubowski for staff.
The applicant would need to submt a separate buil ding
permt follow ng any kind of approval of a Use by Speci al
Revi ew, but that is part of referral comments, and the
applicant is aware of what they would have to undert ake.

COW SSI ONER McKESSON: Okay. Thank you,
very mnuch

MS. SOLLY: Thank you.

COW SSI ONER McKESSON:  That's al | .

COW SSI ONER GRI FFI TH:  Thank you. O her
guestions?

I wonder if you could speak a little bit to
the continuing agriculture operation on the property.

MS. SOLLY: Yeah. W have every intent to
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keep it zoned Ag 1. We have no intention of rezoning this
property.

We currently have at -- probably at | east
20 acres of hay. So we |ease the property out to one of
our nei ghbors. He cuts the hay. He got 1,250 bales |ast
year off of about 20 acres.

And then he also brought a small head of
cattle over last summer. | think it was Iike nine or ten
heads of cattle. And he -- he just ran it during the
sunmer. Had sone cattle on our property.

So we fully intend to keep the Ag 1 zoning.
We continue -- we will continue to, you know, grow hay.
And we will continue to -- if -- if he wants to bring his
cattle over, we can do that, too.

COW SSIONER GRIFFITH:  Is there water for
the cattle? Cherry Creek is there, but --

MS. SOLLY: Yes. The augnentation plan
allows for 12 cattle -- and 12 | arge ani mals.

COW SSI ONER GRI FFI TH:  Ckay.

MS. SOLLY: Yeah.

COW SSI ONER GRI FFI TH:  Thank you.

MS. SOLLY: Yes.

COWM SSI ONER HUGHES: This is Conmm ssi oner
Hughes. And I'd also like to conplinment staff and the

applicant for, obviously, the amount of | egwork and energy
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that you' ve put into this project.

In looking at the exhibits that we got in
our package, it's obvious that you' ve spent a great deal
of not only tine but noney getting to where we are today.

One question that -- that always conmes up
at our hearings is outreach to the community. That is
sonething that -- that we really are very sensitive to and
in this case, it appears that the i medi ate nei ghbors
around you, you've had some -- sone success in explaining
your concept and getting them behind you or at |east not
in strong objection to you.

On the other hand, we got a great nunber
of -- of letters and correspondence, signatures, and we've
got a | ot of people here to speak that | suspect are --

" mjust guessing, but | suspect are going to be in
opposi tion.

My question is: What kind of community
outreach did you make during the |ast couple of years as
you' ve been fornmul ating and putting this together?

M5. SOLLY: Right. You know, hindsight is
great. \When we started this process over -- well over a
year and a half ago, we thought, you know, the abutting
nei ghbors who were going to care were to the south, the
north, and the west.

Looki ng at our property -- and be -- and |
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under stand i gnorance is not an excuse, but we're |ike,
Well, those people don't care. | nean, they're --
they're -- we didn't even realize they were abutting
nei ghbors. They abut to the highway.

But thanks to Matt, he did explain that,
Ch, no, they're your abutting neighbors and you have to
send notices to them which we did.

So, unfortunately, when we've been going
t hrough this process, we've been very comrunicative with
our abutting neighbors on the west side of the street, but
we did not reach out to the neighbors on the east side of
the street. Not the best choice.

MR. MLLER: There's -- there are three or
four neighbors on that side of the street that we did
reach out to.

MS. SOLLY: Yeah. That's true.

MR. MLLER | think part of the problem
is -- | nmean, you can tell by the photo, you know, we
don't live in H ghlands Ranch where your nei ghbors are
within -- you know, you can go out after dinner and talk
to everybody. That's -- it's very, very rural. These
nei ghbors are a | ong ways away.

And yeah, like Pamsaid -- |ike Pam said,
the -- you know, hindsight being 20/ 20, yeah, naybe we

shoul d have got in the truck and ran around and tal ked to
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everybody before, but, you know, this is where we're at.

But there are sonme nei ghbors on the east
side of the street that we -- we have tal ked to over the
years. We've been very open that this is what we pl anned
to do with this property.

COW SSI ONER HUGHES: Any -- any -- any
signage on the property, indicating that this was your
intent, other than the notices of this hearing?

MR. MLLER: No. W -- we've been involved
inthis permtting process and it's been, you know -- |ike
Pam said, it's been a really tough go. |It's been -- it's
been a |l ot of back and forth. And we've just been so
diligent and so concerned on making sure we did everything
and not step out of line in any way and give everything
t hat they requested of us, and I think signage would have
probably been a problem

COWM SSI ONER HUGHES:  Yeah.

M5. SOLLY: And | think also, sir, to

answer your question

- let's just tal k about going
forward. Right? W absolutely own the fact that we

probably shoul d have reached out to these peopl e sooner

and said -- probably before they saw -- read the sign.

We have -- there are a few people up there
that are here tonight and one -- one gentleman did conme
over. W -- we talked with himfor a couple of hours.
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And like | said earlier, we was -- like

going forward, we're happy to have -- it was really
difficult because of -- you know, before this neeting,
tensions were high with those opposed. W'IIl just |eave

it at that. And we weren't really quite sure it was
appropriate, you know, to nmeet with them before this
neeti ng.

We have agreed that -- you know, this one
gentl eman was very kind and said, Hey, you know, if you
want to get together, you know, we can bring sonme people
over and we can have a Q and A and we can |let them-- and
so we're up for that. We did not do it before. W only
met with two people on that side of the hill

But going forward, we recognize that if, in

fact, this is approved, we will have -- you know, we w ||
have to -- to work very hard to outreach to these -- for
outreach to these people. Hopefully, they will be

open-m nded. They may not be happy if it's approved.
They're not going to be happy, but it doesn't nean we
can't have open communication and |listen to ideas and --
goi ng forward.

| mean, we're reasonable people. And --
and we want to be, you know, good nei ghbors and we don't
want to have any contentious situation with these

nei ghbors. So it will take some work, but we believe
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that we can -- that we can bridge that gap.

COW SSI ONER HUGHES: Thank you. |
appreci ate your candor. | nean, this is -- this is not
the first tinme for all of us, but it's nost likely the
first time for you in going through this process and,
certainly, the first tinme for nost of your neighbors in
trying to understand the process and what goes into it.

The fact that you have put together such a
conprehensi ve package on this and put a lot of -- a |lot of
energy into it should be, to sonme degree, a testanent to
your neighbors that you're pretty serious about this. And
you' ve done an awful | ot of honmework on it and addressed
an awful ot of concerns.

So | appreciate that and | understand we
all make m stakes as we go through this process and that's
what we're here to try and deal wth.

M5. SOLLY: Thank you.

COW SSI ONER HUGHES: So thank you.

COW SSI ONER BROWNING:  This is
Comm ssi oner Browning. Just a couple of followon
guestions fromny fellow comm ssioners, as well as sone
new ones.

And first and forenost, thank you very much
for the presentation, for working with staff. | know this

is no easy task. And so | appreciate your patience in
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answering our questions this evening and as the evening
goes throughout, so that's fine.

A couple of different pieces. One, as we
| ook at the use of the land, itself, could you nmake the
sane profit off of farmng this |and that you could off of
events and utilization in that manner?

MS. SOLLY: Well, we don't -- we don't know
how to farm so probably no.

COW SSI ONER HUGHES: 1've got a little
nore experience than her. | said | guess it would depend
on what you're farm ng. But --

MS. SOLLY: True.

MR. MLLER  But probably not. Probably
not .

COW SSI ONER HUGHES: So this is -- this is
a higher use for --

MR. MLLER Yes --

COW SSI ONER HUGHES: -- this particular
hi storical property.

MR. M LLER  Yes.

COWM SSI ONER HUGHES: And consistent with
its history as you've laid out.

And just as a farner, by the way, hay is
hungry and 1.75 acre-feet goes quick. So that's a thirsty

product there.
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There was -- the nonunent signs that are
going to be at your entrance, can you talk to us about
light pollution and -- and how that's being controll ed?
We tal ked a | ot about noise and sone other things. But
how about the light pollution? The stars are beautiful in
t hat area.

MS. SOLLY: Let nme answer the one question.
Through this process -- because, obviously, this was the
first time we've done this and we have the upnpst respect
for the people in planning that they had to deal with us
because we had no idea what we were doi ng.

We have resubm tted docunments and anended
them and we resubmtted them again. That's why there were
so many because there was a period of tinme where we just
couldn't get it right. But -- they were very patient, but
they did keep just kicking it back until we got it right.

So that nmonunment sign was in a previous
version. | believe it's not on the plan now. W were
goi ng to put nonunent signs on each end of the property,
but we have -- we have decided not to do that, because
then we woul d have had to go through another permtting
process to get it approved and we -- just we cannot -- we
didn't want to do that right now.

Not that we might not do it in the future

if it mkes sense, but, for now, we really didn't think it
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was necessary.

Wth respect to the lighting in the parking
| ot and on the barn, it's the down lighting. Right? It's
the -- you know, so we know our architect has -- you know,
in our architectural plans, you know, we know what the
requirements are and we plan to adhere to -- to the
lighting so it's not sone bright, obnoxious |ighting.

But it's interesting, our -- the -- the
peopl e who owned it before us and who were -- they -- she
was doing a few weddi ngs. She told us that was one thing
she forgot was |lighting. But she was letting them park,
you know, kind of just wherever and the -- the wedding
ended at 8:30 or 9:00 when it was dark and nobody coul d,
you know, find their cars.

So we will have lighting, but it will be in
conpl i ance with what we're supposed to do.

COW SSI ONER HUGHES: Wth the dark skies

pi ece?

MS. SOLLY: Yes.

COW SSI ONER HUGHES: Just a followon to
t he monunment signs real quick. | apologize. | nmust have

an ol der record of the two nonunment signs.
What is your intent to follow the
recommendation of the traffic study on the signage w thout

t hose nmonunment signs or the -- the warning of traffic --
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of traffic that you're -- the event center is approaching?
M5. SOLLY: Right.
MR. MLLER. That m ght be a Skip question.
M5. SOLLY: Yeah. Skip, can you -- did you
hear that question?
MR. HUDSON: Yes. | did hear the question.
The traffic study does say that there would be nonunent

signs which were intended to give, you know, gas and

patrons --

MS. SOLLY: Okay. So they are on. So we
are putting them back on. Again, so many versions. [|'m
SO sorry.

COW SSI ONER HUGHES: That's quite al
right. And trust ne, the 216 pages you had us read are
not a record.

MS. SOLLY: Okay. Thank you.

COWM SSI ONER HUGHES: We were just fine
with it. Thank you.

COW SSI ONER McKESSON: Thank you. This is
Comm ssi oner McKesson. As a couple followups, | read --
| read in our report that lighting will be down -- shut
of f at close of business during the week and at the
concl usi on of event takedown; is that correct? So there
will be no lighting at the end of the events or sonme or --

MR. MLLER  After we get everybody off the
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property, the lighting will come down; correct.

COW SSI ONER McKESSON:  And -- and those
hours are roughly -- didn't | see that in the report
somewher e?

MR. MLLER Right. Misic off at 10: 30.
The | ast bus |eaves at 11 on -- on a -- on a weekend.

COW SSI ONER McKESSON:  Okay. So thank
you.

MR. MLLER  Earlier on Sunday.

COW SSI ONER McKESSON:  So there really
woul dn't be any all-night lighting like a parking ot in a
retail business or anything |like that --

MR. M LLER: No.

COWM SSI ONER McKESSON: -- that |'ve seen?
Okay. Thank you.

And anot her point of clarity. For ny own
information -- maybe this is for staff. |Is this Use by
Special Review -- it was posted? A notice posted? |
mean, in terns of signage? W had that conversation. |Is
that true or not?

MR. JAKUBOWSKI : Matt Jakubowski for staff.

The applicant conplied with the regul ations
and zoning for the abutting owner notices: And then at
time of preparing for the hearing, a posted sign, nmailed

notice to abutting property owners and al so published
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notice in the Douglas County News Press.

COWM SSI ONER McKESSON:  So al | the
normal -- which would be normal for rezoning, which this
is not. This is a USR, so was there a sign posted and al
the other public notifications that were nmade?

MR. JAKUBOWSKI: Correct.

COWM SSI ONER McKESSON:  Thank you. Thank
you.

COWM SSI ONER CUSHI NG This is Comm ssi oner
Curbing. | have maybe a question for staff. Their
managenent plan, they have to submt that annually, |
understand. And then does Planning review that?

MR. JAKUBOWSKI : Matt Jakubowski for staff.
The Zoni ng Conpliance departnment reviews the managenent
pl an for conpliance and enforcenent potentially each year.
The video is prepared separately as a report that woul d be
revi ewed by the County.

| don't know if Zoning Conpliance would
review that or if they would work with County Engi neeri ng
because it would be nore on the technical traffic side of
things. But that's generally how USRs are set up.

COW SSI ONER CUSHI NG Okay. Great. Thank
you.

COW SSI ONER GRI FFI TH:  Any ot her questions

for the applicant?
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Wel |, thank you, very nuch for your tine
and presentation. Wth that, we'll open it up to public
testinony. We will allow each participant 3 m nutes so
t hat we can get everybody in tonight in a reasonable
amount of tine.

We'd appreciate it that if sonebody before
you says sonething that you agree with, if you would just
cone up and say | agree with this person on -- on these
i ssues, so that we can have tinme for everybody this
eveni ng.

We did have a sign-up sheet and we'll go
down the list in the order that we have them here. Again,
when you conme up to the -- when you' re going to speak
conme up to the podium and state your nanme for us, spel
your | ast nane, and give us the part of the County you
[ive in.

And the first nanme on the list is Jim
Sander son.

MR. SANDERSON: Ji m Sander son,
S-a-n-d-e-r-s-o0-n, 10563 Lucas Avenue.

Chair, nmenbers of the Conm ssion and staff,
we're here tonight to propose -- to oppose the request for
a special use on this property, the event center in
particul ar.

It's -- it's our neighborhood, and a | ot of
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peopl e here live in that nei ghborhood. W chose to live
in the Cherry Valley nei ghborhood because of the Al
zoning. W chose to live there because we wanted to raise
our famlies in peace and in quiet of the nei ghborhood.

You nentioned the dark skies. W
appreci ated being able to see the MIky Way at ni ght when
you go out. Those are all things that we really val ue.

We've had an opportunity to raise
livestock, participate in 4-H, all things that make up the
character of Cherry Valley, and they are in harnony with
t he area.

The Dougl as County Conprehensi ve Master
Pl an enhances the quality of life for residents by
protecting the natural |andscape, the rural area, and
hi storic sites of the County. Specific nonurban sub-area
policies have been established to protect and preserve the
rural character, heritage, wldlife habitat, view sheds,
and historic town sites of the County.

There are seven distinct nonurban sub-areas
in the master plan. One section is titled Cherry Valley
sub-area, the area that they have made an application in.
It contains some very inportant objectives and policies in
conflict with this application. Let ne quote a few of
t hose pertinent ones.

3.3B, it states maintain the agricultural
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lifestyle and rural character of the Cherry Valley
sub- ar ea.

The policies go on to state lowintensity
rural devel opnent is supported in the Cherry Valley
sub-area. New devel opnment in the Cherry Valley sub-area
at higher densities than on dwelling unit -- one dwelling
unit per 35 acres is not supported by this plan.

Future devel opnent within Cherry Valley
sub-area should m nim ze inpacts on the riparian corridor
of Cherry Creek and its drai nages and preserve the
grasslands in the area of Cherry Valley.

The 35 acre parking |lot and the deck
obvi ously cause concern.

Sub-area to ensure the survival of a
speci es such as the plains sharptail grouse and pronghorn
ant el ope.

So what we're asking of this Comm ssion is
t hat you meke findings and those findings that are not --

COW SSI ONER GRI FFI TH: M. Sander son,

t hank you for your conmments.

MR. SANDERSON: If they are not in
har nony - -

COW SSI ONER GRI FFI TH:  We have -- we have
nore people that need to speak tonight.

MR. SANDERSON:  Okay.
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COW SSI ONER GRI FFI TH: Your 3 m nutes are
done. Thank you.

MR. SANDERSON: You're kicking ne off.
"1l get off. Thank you for your tine. | appreciate it.

COWM SSI ONER GRI FFI TH:  Next, we have
Jenni fer Wagester.

MS. WAGESTER: Thank you. So I'm Jennifer
Weagester at 10505 Lucas Avenue.

UNI DENTI FI ED SPEAKER: Excuse ne,
M. Chair, if | may.

M5. WAGESTER: |'m an abutting | andowner

across the road.

UNI DENTI FI ED SPEAKER: ['m sorry, ma'am
just -- as just a clarity here, | think we're asking that
the citizens don't speak their -- don't list their

address; is that correct?

COWM SSI ONER GRI FFI TH:  You don't need to
i st your address.

M5. WAGESTER: Thank you.

UNI DENTI FI ED SPEAKER: And so for
everyone's reference as you conme up, your nane, spell the
| ast nane.

COW SSI ONER GRI FFI TH:  Just the part of
the county that you're in, really.

M5. WAGESTER: COkay. So | am an abutting
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| andowner, so I'mright there in Franktown.

COW SSI ONER GRI FFI TH:  Thank you.

M5. WAGESTER: AlIl right. So the pastoral
hill and valley | andscape of our property and our
nei ghbors' properties will provide event center guests
with a beautiful rural setting for gathering and
cel ebration.

However, in Al zoning, that pastoral
| andscape can change in an instant. The change coul d be
for one day, such as when weeds are sprayed or hay is
baled, or it could be for a large length of tinme, like
when cattle are raised in a feedlot.

Al-zoned property owners accept that. It
just conmes with living in our comunity. But will an
event center guest understand?

This is why event centers that are adjacent
to Al-zoned properties are on large tracts of land in
excess of 80 acres. Larger acreage sites offer buffer
zones to prevent the conflict that result from
i nconpati bl e uses.

The proposed site of 6.7 acres abuts ny Al
property and does not provide a buffer zoning.

The applicant is requesting approval for
15, 000 people a year. That's 100 events of up to 150

people to be hosted on a small piece of |and next to

Page 57

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

agricul tural use.

In this situation, which neighbor should
change to accommodate the other? Does the Al-zoned owner
adj ust when agricultural work occurs? Does the event
center check with the nei ghbors before scheduling events
to mnimze disruption? Do -- or do both parties go about
their activities and then conplain that the other is
infringing upon their property use and enjoynent?

Wth the event center proposing seven-day-
a- week operation of Mnday through Thursday, 10 a.m to
10 p.m; Friday, 3 p.m to mdnight; Saturday, 2 p.m to
m dni ght; and Sunday 11 a.m to 9 p.m, there will be no
downtime in which conprom se i s possible.

Next - door nei ghbors who use their
properties for target shooting or ATV operation wll
conflict with weekend events, and event guests who honk
their horns in celebration at 11 p.m when departing the
venue will conflict with neighbors who are trying to sleep
or peacefully enjoy the evening.

Zoni ng prevents inconpatible uses from
exi sting next to each other and often, transitional zones
are placed between themto provide a buffer. This
prevents conflict.

| could el aborate on the types of conflict;

however, |1'm sure you've all seen firsthand what happens
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when i nconpati bl e uses coexi st, such as when subdi vi si ons

are in ranching communities, intense commercial activities
are next to residential neighborhoods, or industrial

manuf acturing occurs al ongsi de professional office space.

Havi ng 15, 000 peopl e per year on 6.7 acres
t hat abut agricultural use will create conflict, and this
conflict is not in harnony and conpatible with the
character of the surrounding areas and the nei ghborhood.
Thank you.

COW SSI ONER GRI FFI TH:  Thank you for your
comrents. Conni e Johanns.

MS5. JOHANNS: Good evening. |'m Connie
Johanns, J-o-h-a-n-n-s. | live on Lucas Avenue,

Frankt own.

As pl anners, you separate the enotion from
the proposal and you see as it really is. But in this
case, it's hard.

The applicant has proposed to restore an
old barn to a beautiful condition as a weddi ng venue,
which allows you -- allows guests to enjoy the natura
beauty of our County while contributing to the |ocal
econony.

However, the couple with the Iifelong dream
could sell this with the Use by Special Review variance to

a corporation with no ties to the comunity.
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And if we ook at the barn in its true use
w thout the -- the vision of the lovely bride, it becones
a seven-day commercial facility that requires a team of
hired staff and contracted services to support it.

The mai ntenance of an intensely used
facility requires groundskeeping, trash renoval, interior
cl eaning, repairs, and material |ogistics.

The -- the event center will host 15,000
peopl e per year, nostly Friday through Sunday. Support
operations will require vehicle traffic. How nuch, | do
not know.

The applicant did not include the follow ng
in their proposal: The nunber of groundskeeping visits
with estimted vehicles and equipnment trailers. The
number of tinmes the garage -- garbage truck would enpty
the dunpster. The nunber of cars and estimated visits for
cleaning staff. How many onsite repairs are estimated.
| f supply -- if supply vans or trucks would support the
operations, if so, estimated nunber of dropoffs.

Esti mated Amazon, FedEx, UPS dropoffs. Estimated nunber
of vendors like Cinta for tabl ecloths, linens, rug

cl eaning. Number of cars for visit staff -- visits for
staff noving equi pnrent between events. Nunber of visits
for vendors, such as bartenders, caterers, and

phot ographers for pre-event preparation. O an estimate
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of how many personnel will be taking neal breaks off-site
or make multiple trips to acquire supplies.

Take the beautiful barn and a lovely bride
out of the image and consi der what's being asked to
approve today. What the applicant is proposing is an
enterprise that will create a commercial -level activity
with an al ready busy highway in a nei ghborhood | argely
defined as rural residence hones and ranches.

What you're being asked to approve is a
variance for sonething that is not allowed in Al zoning
and it's illegal and -- according to the ordi nance because
such a use is not conpatible with Al use.

If a -- if this was not a barn, but just a
bui I ding big enough for a bar/restaurant or retailer,
woul d we still be discussing it?

Thank you for your consideration.

COW SSI ONER GRI FFI TH:  Thank you for your
coments. Let's see. Sonia Ziniel. Ziniel.

M5. ZINIEL: Sonia Ziniel, Z like zebra,
i-n-i-e-1. I'"ma neighbor of an abutting nei ghbor.

When | can sit on ny porch, | can hear the
traffic off Hi ghway 83, which cannot be mtigated by any
ber ns.

I would |ike to address the | ogistic of

event booking that was not addressed in the proposal. For
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100 events, how many clients will visit this property? |If
t he booking rate is 20 percent, the 500 visit -- then 500
visits per year are needed.

Sonme of those clients may require two to
three site views, and a bride-to-be would likely invite
fam |y, attendants, and friends to help her choose the
venue, just as | did when | chose ny wedding venue. This
woul d nmean three or nore cars per visit.

Al l of these booking |ogistics create
additional traffic that is not addressed in the traffic
plan. This is traffic that will add stress to an already

busy State highway and |ikely cone from both the north and

t he south.

And even though in the traffic plan, it
wll state that you are not allowed to turn left, people
will turn left. And if they will follow the solution not
to turn left, they will drive through our nei ghborhood.

We can guess the additional traffic will be
Monday t hrough Thursday from 10 a.m to 10 p.m wth event
traffic Friday and Saturday early afternoon to m dni ght
and Sunday 11 a.m to 8 p.m

Wth a venue that generates traffic seven

days a week for a mpjority of the year, when do we as

nei ghbors get to receive -- receive relief? W don't.
And we will never again if a beautiful old dairy barn in a
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rural setting becones a commercial enterprise, if it is
approved for Use by Special Review. Thank you.

COW SSI ONER GRI FFI TH:  Thank you for your
comments. Kevin Wall ney.

MR. WALMSLEY: Cl ose enough. Kevin
Wal nsl ey, Wa-l-ms-l-e-y. | live up the hill fromthe
event center. Franktown.

As a nearby nei ghbor who uses the roadways
t hat serve the proposed event center, | question the
assunptions and the appropriateness of the data used to
devel op the traffic plan.

It seens to be based upon unproven
assunpti ons about guest behavior, along with data that
i kely does not reflect current traffic conditions, nuch
| ess those that will exist in three to four years.

I'"mnot alone in ny concern. The County
traffic engineer, two CDOT resident engineers, and a CDOT
permt unit supervisor have all submtted comments
critical of the application.

In the applicant's own package, page 77,
CDOT notes nmotorists on this highway routinely travel in
excess of posted speed limts. CDOT also said safety nust
t ake precedence over their traffic count estimates.

G ven this, the study the applicants used

to create the traffic plan likely does not reflect actual

Page 63

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

road conditions. This reduces the |ikelihood of the

pl an's success or ensuring the safety of the notorists,
and those notorists are ny famly, ny neighbors, and ny
friends.

CDOT al so notes the Highway 83 corridor is
under a safety and operational study, and w thout this new
data that's accurate, actual traffic conditions and safety
ri sks are going to be very subjective.

The traffic mtigation techni ques proposed
by the applicant include maki ng unenforceabl e requests to
event center guests and claimso few guests will enter
fromthe south that it's not even an issue.

Claimng no risk exists from vehicles
entering by a left-hand turn, it's just not reasonable.

In real |life, guests can travel to the venue from any
direction, and nost of us take the route the GPS tells us
to take.

The applicant al so predicts a staggered
schedul e by which guests will arrive and depart. And as
many who have ever attended a wedding know, it is
unreasonabl e to expect guests to followa mlitary-1ike
exit plan. Coupled with the al nost certain use of al cohol
at events, the applicant's plan is not realistic.

CDOT al so expressed concern regarding the

proposed traffic plan and specifically stated that the
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predi cted shuttle usage and tinmed arrival may not actually
occur.

Upon review of the packet, specifically
traffic pages 76 through 81, it seens reasonable to
conclude that, according to CDOT, traffic safety is
possible only if the applicant's traffic plan reflects
actual conditions. Gven the outdated data on which the
traffic plan was created, this is unlikely.

Addi ng event center traffic to an al ready
busy highway will put residents' safety at risk, with a
ri sk increasing as use of Hi ghway 83 continues to grow.

Thank you for your time and consideration.

COW SSI ONER GRI FFI TH:  Thank you for your
comrents. Cathy W/ son.

M5. WLSON: Good evening. |'m Cathy
Wl son, Wi-l-s-0-n. Qur property directly overlooks the
barn. The party barn.

Two weeks ago today, | exited Lucas Avenue
to see the sign that had been posted. As the residents of
t he cl osest property of the proposed site, nmy husband and
| alerted our four nearest neighbors.

The next day was spent on two hel pful calls
with the Planning Department, view ng the 135 docunments on
record, and downl oadi ng the 200-pl us-page application. W

were surprised to learn that the proposal had been in the
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process for alnost a year and a half.

We al so qui ckly discovered that, except for
the m ni mal requirenment of nearby nei ghbors, the vast
maj ority of us had no know edge of this proposal.

Fol | owi ng the Pl anning Departnment's advice,
we vote -- we noted the criteria required for your
approval and voi ced our concerns to the Commission in a
letter, which you have previously received.

We al so | earned fromthe Pl anni ng
Departnent that input fromaffected parties is inportant.
| created a post on Nextdoor because, as you know, these
properties are 35 acres -- | can't walk up and down the
street -- and it's how we conmmuni cate with each other.

It consisted of their sign, a picture of
the barn, and a short sunmary of the proposal, using
| anguage and facts straight fromtheir application.

The response was immediate and filled with
requests to join in the opposition.

We offered everyone the opportunity to
becone part of the public record by being a signatory to
our letter and to request that the proposal be denied.

The people on the sign-in sheets that we
have submitted to each of you drove to our farmin person
We sat at the end of our driveway. W didn't ask to go to

them O the first 28 signatures that we received, 24 of
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them were within a four-mle radius.

These are neani ngful signatures fromreal
peopl e whose |lifestyle will be negatively inpacted and
whose regul ar use of Highway 83 will be nmade even nore
dangerous than it already is.

This whole process is newto all of us. W
have tried to follow the proper procedures and -- and used
respectful behavior. W are also m ndful of your tine.

If I could request that all of those here
in opposition today were to stand up and if they agree
with what's being said, we wouldn't need everyone here to
cone up and use their 3 mnutes. So if you would agree to
that, if everyone --

COW SSI ONER GRIFFITH:  I'm sorry. W are
not going to agree to that.

M5. WLSON: Okay. So we've submtted over
100 signatures to you. Mst of the people are here
tonight. And while sonme may still exercise their right to
speak individually, | ask that you consider to deny this
request based on the overwhelmng feeling of the
nei ghbor hoods around us and how it'll negatively affect
us. Thank you.

COW SSI ONER GRI FFI TH:  Thank you for your
comments. Canmeron Hummel | .

MR. HUMVELL: Caneron Hummel |,
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Hu-mme-1l-1. | thank you for entertaining and being
here tonight. | appreciate that.

Pam and Loui e, you have done a great job
with your proposal. [|'mfree enterprise. | always have
been and | always will be. That's what's -- that's what's
built this country, and |I'm grateful for those
opportunities that provide.

Ten years ago, we noved from Bri ghton,

Col orado, to Larkspur. [I'mvery famliar. | lived in
Perry Park. We noved to Larkspur to evaluate the south
end, all of Douglas County, to see where we wanted to
build our forever house. And that's what we did.

So for four years when we lived in Perry
Park, once a week, we would drive through the eastern
Dougl as County, up and down 83, through all the different
nei ghbor hoods to pick where we wanted to build our house.

We've got four children and we want ed
somewhere we could build that they could cone back and
bring our kids (sic).

And after four years, we -- we did find
t hat house and that's directly about -- as the crow flies,
about a half mle directly east of the proposed event
center.

And one of the biggest things for ne is

|'"ve got four children. Three of them are drivers, and ny
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youngest daughter will be a driver in two years. W drive
83. I -- 1 go in and out of the Lucas intersection and

Hi ghway 83 nultiple tines a day all week |long. That road

is very dangerous. We've been ran off that road nmultiple

tinmes.

And one of the last tinmes was we had the
entire famly in nmy truck. W were on the way to a rodeo
for nmy daughter and we were ran off the road by sonebody
com ng the opposite direction, trying to pass about 12
cars. And luckily, nobody was hurt. The horse was fine.
The kids were fine.

But my biggest fear is is that, as it's
been stated tonight, the amount of traffic that will cone,
it wll be in any direction that it wants to be. It's not
really going to probably follow a proposed pl an

And not only that, but | understand -- [|'ve
been to many weddi ngs and | know when people start
drinking, right judgnent goes out the -- out the door.

And | just think that that would be a
negative i npact on the community.

We are in AlL. We do hay our property. W
have horses. And we spend a lot of time and effort, as a
| ot of our neighbors did, and | just -- | can't see that
it's going to add a positive inpact to the community by

adding a commercial property where it's at.
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Not only that, but | believe it will set
precedents for other properties in the area that may be
able to extend and want to do the sanme thing and apply for
t he sane thing.

And so for the ten years that we've been in
the area, and previous to that, the five years that we
took to -- to spend to pick that time, we were very

specific to be away fromthe city.

| conmit 40 -- | commute 40 m nutes every
single day into the city, and -- and | |love where we live
and | hope to keep that -- that agricultural status

intact. Thank you for the tine.

COW SSI ONER GRI FFI TH:  Thank you for your
comments. Kerry Onda.

MS. ONDA: Good evening. M nane is Kerry
Onda, K-e-r-r-y, On-d-a. |'ma Douglas County resident.
Live in the Terrain neighborhood. Former nmenber of the
Plum Creek District Board, North Plum Creek Metro HOA,
Sawgrass at Plum Creek HOA, the Meadows Nei ghbor hood
Conpany HOA, as well. |[|'ve been in the County for a | ong
tinme.

| was fascinated to hear about this
hi story.

COW SSI ONER GRI FFI TH:  Are you speaki ng on

behal f of an HOA?
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MS. ONDA: | amnot. | ama resident of
Dougl as County.

COW SSI ONER GRI FFI TH: Go ahead t hen.
Thank you.

MS. ONDA: Right. Yeah. So | was
fascinated to hear about the history of events at this
property.

It sounds |like and | ooked |ike, based on
the information provided, that 120 years' worth of soci al
events coul d be packed into 120 days under this plan.

I"'mtrying to i magi ne what that would | ook
i ke on that road in that area. |'malso trying to
i magi ne how anyone thinks that this proposal could get
past even a face val ue | ook.

This fails on its face. Nunber 1, the
intent of (recording disruption) in Section 324.0201, a
setback is required of at |east 200 feet, and it sounds
i ke that would not be able to be acconplished, as well.

| appl aud everyone's attention to sonme of
these incredibly inmportant issues. M. Browning, |ight
pol lution and water use. M. Mtchell, the traffic and
the U-turns and all the dangers that we have there froma
2018 traffic study that was recently partially updated.
M. Cushing, | was -- or sorry, Ms. Cushing, | was very

interested in what you said about the riparian rights and

Page 71

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 water. M. Hughes, you well noted that -- that there
was sonme poor communi cation with the comunity.

M. MKesson, | was very grateful to hear that possibly by
m dnight, 11 p.m that these bright lights m ght turn off,
not to start until later the next norning.

As one of the owners nentioned, this is a
very, very rural area. |'mquoting themon that. | wote
it down. This is not where this type of event center
belongs. It's not where it was zoned. |If they bought it
as it, it's clearly not true. And it's not available for
the use that they would I|iKke.

And |'mvery sorry for them but I'm even
nore sorry for the rest of the County residents who just
found out about this a couple of weeks ago.

I would ask you to please carefully
consider this. Please reject it. This does not bel ong
here. It doesn't belong in that area. And we need to
make sure that it doesn't proceed. Can you imgine --

COW SSI ONER GRI FFI TH:  Thank you for your
coment s.

MS. ONDA: -- yourself years in the future
dealing with disappointed brides who have booked out two
years --

COW SSI ONER GRI FFI TH:  Your tinme is

expired. Thank you for your coments.
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MS. ONDA: Thank you, very nuch.
appreciate it.

COW SSI ONER GRI FFI TH:  Megan Gunt er mann.

M5. GUNTERMANN: Hi. M nane is Megan
Guntermann, G u-n-t-e-r-ma-n-n, and we live just up the
hill on East Cherry Creek Road.

So ny biggest concern with this, we drive
83 all the time and turn onto Lucas to access our
property.

Wth a teenager that's just starting to
drive, that highway already terrifies ne. As an adult
that drives on that highway, it terrifies me. Just
st oppi ng across from your property now to make a | eft-hand
turn, | have had people so many tines |I've | ost count pass
me on the right-hand side going through your driveway, and
it's very dangerous.

None of the proposed plans even address how
they're going to handle all of the traffic that is going
to be backed up fromthese events.

The 800-foot deceleration |ane, that's
fantastic, but what happens when traffic backs out of
that? Because | can al nost guarantee you it wll,
especially in tims of bad weather.

We -- we have extrenely bad weather out on

the Palner Divide in the wintertine. 800 feet isn't going
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to stop anything. That -- that intersection is already
dangerous. Then we take into consideration everybody that
wll be comng fromthe south because, as it has been said
al ready, we can't control where people cone from and where
t hey book events from We don't have control over that.

And so they will be detouring through our
nei ghborhoods. And our roads are nost definitely not nade
for 15,000 nore people to drive on them They're two-I|ane
dirt roads that are barely nmaintained as they are.

So | would ask that you take into
consideration all of us that have been living out there
for six generations, as ny famly have, to farmand to
ranch and to have cattle and to |live where the stars are
bright and the sound is quiet and we can hear only the
sounds of the cattle and see the fog through the valley.

We don't want to see lights. W don't want
to hear nusic at 12:00 at night or 11:00 at night. W
want to |ive where we live. And we chose to live there.
And our rights are just as inportant as the rights of you
who are proposing this event center.

You have put in the time. You have put in
the effort. You' ve put in the noney. But if you wanted
to be guaranteed that you were going to get that spot and
you were going to be able to open your business, then you

shoul d have | ooked ahead and known that this is Ag 1
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property and it should only be used for agricultural
pur poses.

If you wanted it to be a commerci al
property, then you should have bought in an area that is
zoned for such.

| appreciate you hearing ne. Thank you.

COW SSI ONER GRI FFI TH:  Thank you for your
coments. Wendy W ke.

MR. DYK: |Is that Wesley Dyk? No. [|I'm
sorry. | didn't see you wal king up there. | thought ny
handwriti ng was bad.

COW SSI ON GRI FFI TH: No.

MR. DYK: It is close.

MS. WKE: MW nanme is Wendy Wke, Wi-k-e.

And | didn't -- | don't have any statistics

to bring with nme today, but |I've lived out there. |

live -- okay. [|I'mgoing to be honest here. |In Elbert
County. Yes, | do. But | have to travel through Dougl as
County to get to Elbert County. It's -- it's the only way
we can go.

So Highway 83. Well, Hi ghway 83 is al so
used when [-25 shuts down in the winter. Well, they pul
everybody off into 105 and County Line Road and they cone
down 83. And it is nothing but bunper to bunper, so

there's the winter to consider. There's every other day
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to consider.

| had a car today pass nme -- six cars in a
row. |It's a very dangerous road. And Lucas Road and 83
is a horrible place to try a commercial venue. W are
agricul tural.

And by the way, speaking of your plan on
havi ng people fromthe south cone up |I-25 and then cone
down Lake Gulch Road, well, that's the way | canme in
today, so | got to see the dead el k and the ruined van
t hat was on the side of the road.

That's a migratory area for animals of all
ki nds: Elk, deer, you nane it. They're there. So please
don't consider that. Please don't consider that.

COW SSI ONER GRI FFI TH: Excuse nme, m' am
Pl ease address the Conm ssion.

M5. WKE: |I'msorry. Please don't con --
pl ease -- please help us with not letting them bring
peopl e through Lake Gul ch Road as well as Hi ghway 83.

It's just too nuch. W can't take it. Thank you, very

much.

COMW SSIONER GRIFFITH:  I'msorry. | can't
read this name. It |looks |ike Richard Golder? Seller?
Richard M G llian Ave. in Franktown.

Movi ng right along. Debrah Patrick.

MS. PATRI CK: Thank you very mnuch for

Page 76

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

hearing me. | live less than a mle away, and | | earned
about this proposal when | saw the sign when | went to
work one norning. And | go down Lucas Avenue.

We' ve just tal ked about and heard about
winter. | drive 83 alot. |In the wintertine, when
there's bad weat her, especially snow, Hi ghway 83 is
chal l enging even for those of us that drive it regularly.

My understanding is that one of the
proposals is to use a bus to provide transportation for
event attendees to help mtigate vehicle vol une.

| have stopped counting the nunber of tinmes
a 15-passenger van, a delivery truck, or a vehicle owned
by soneone who doesn't understand that good tires are a
must in snow and they have caused an accident or traffic
to back up at least 4 or 5 mles because they can't get
fromdownhill to uphill.

I have heard through hearsay that event
traffic could be routed down Cherry Creek Road. While it
is true that it is an evacuation route and it is well
pl owed by the County, it is a two-lane dirt road that
wor ks just fine for the nei ghborhood, but is not an
appropriate option for event traffic.

When it rains or the County has put down
dust retardant, dirt roads become slick. And if you're

going too fast or you aren't paying attention, you're --
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and you brake, you're either going to slide into the
nei ghbor's fence or worse yet, you're going to slide down
Lucas right into H ghway 83.

The owners of the property in question
purchased the property knowing full well that it was zoned
agricultural and had full know edge of the area and the
surroundi ng properties. |If they had wanted a commerci al
event business, they should have purchased a nore
appropriate zoned property.

The applicant nentioned the history of the
property hol ding venues. What was failed to nention is
that those venues were not with the same frequency that
are bei ng proposed.

In closing, putting a commercial business
in a rural area without the needed support infrastructure
will be a burden of the -- of the unwanted negative
effects onto the community that has and continues to honor
t he respect both of the zoning of the area as well as the
lifestyle for which we purchased our property. Thank you
very much.

COW SSI ONER GRI FFI TH:  Thank you for your
comments. Wesley Dyk.

MR. DYK: Thank you. M nane is Wesl ey
Dyk, and that's D-y-k. | live on H ghway 83, just north

of the proposed site.
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Il -- 1 wanted to cone here and oppose
the -- the land use grant. | am speaking on personal
experience, but then also some sinple calculations | did
while | heard sone of the data presented.

This proposal, if granted, would increase
t he nunber of vehicles that drive right by ny house, by ny
driveway by 7,400 vehicles per year.

That' s because every single vehicle that
goes there, if it follows the plan, is going to have to

drive by my house tw ce.

And this is all concentrated into a -- a
short period during the week -- the weekend in the
afternoon and the evening -- and that is dangerous, and
it's also additional noise for -- for me and ny famly.

And | already have to deal with cars
stopping in ny driveway because they don't know where
they're going. They stop there for nmany, many reasons.
And having an additional 7,400 vehicles driving by ny
driveway is going to have a great inpact negatively on ny
way of life.

And the noise level -- | wanted to nmake a
conmment about the noise level. A 9 foot bermis going to
have no effect on the noise for the neighbors to the east.
| went there to sign the -- the petition, and | ooki ng down

on the proposed site, a 9 foot bermis going to do nothing
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because it starts froma |lower |evel and you can see the
top of the roof of the barn fromthe neighbors'. And
that's going to do -- that's going to do not hi ng.

The threshold of noise at this altitude is
3,400 feet or so for an 80-deci bel -- 80-decibel |evel,
which is just below the level that -- that causes hearing
damage, which very frequently, dances and weddi ngs and
such attain.

So the neighbors are going to have -- the
nei ghbors are going to have noise pollution, even with a
9 foot berm Thank you.

COW SSI ONER GRI FFI TH:  Thank you for your
comments. John Bell.

MR. BELL: John Bell. Franktown, Col orado,
is the residence of Bell Ranch Trust. |'m speaking for
Bel | Ranch Trust.

| grew up about a half a mle north of what
we called the OBrien Place. From'55 or so up until |I'm
going to say '95, the OBriens lived there. They tried to
farmthe ground east of them and down there along the
creek. They, of course, were -- had other jobs.

The main thing is is they didn't have any
dances. When there was a dance there maybe back in the
day, it was a dirt road. 83 was paved in '65 after the

flood of '65. | stacked hay in that barn as a kid. There
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was never any dance in that barn, trust nme. Not in the
period |I'mtal ki ng about.

| feel like you' ve been just given a little
bit of msinformation -- or not m sinformation, but not
the full story. |If there's been anything happened there
since the OBrien famly left, it would be a surprise to
me. There m ght have been a couple parties in the barn.

| just don't think you ve been -- |1'm not
i npressed with the facts that you were presented wth.
|"ve lived here all my life. M nmomis sitting over
there. She's lived there since 1958. She -- she's
shaki ng her head at all this stuff, going no. GCkay?

So long story short, | think you need to
reconsider if you were inpressed with the presentation.
do not feel like it was a fair presentation of the use of
that property, whose -- who mainly -- who -- which mainly
has been used by sonme poor old people farmng it and
wor ki ng out as carpenters and homemakers -- or, you know,
house cl eaners and things |like that for years and years
and years.

Of course, the econony is different now.
Peopl e cone out, they nove out, they're not trying to nake
aliving farmng. M nomand dad did. Wrked their tails
of f.

If -- if -- if they use the water that's
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there, their surface water right there that cones up from
the -- basically, it's the alluvial water fromthe creek
in the ponds that were so grandly tal ked about. Well,
t hey probably -- it's illegal for themto use any of that
pond water because they don't have irrigation rights. W
do. We're downstream

Don't be -- don't -- don't go for the snpke
screen. It's just not right.

COW SSI ONER GRI FFI TH:  Thank you for your

conment s.

MR. BELL: Thank you.

COW SSI ONER GRI FFI TH: Tommy Johanns.

MR. JOHANNS: MWy nanme is Tommy Johannns,
J-o0-h-a-n-n-s. | live off of Lucas Avenue, and we can see

t he proposed project from our place.

My first question that conmes into play says
when plans don't work. When considering a recommendati on
of the County Board of Conm ssioners for a zoning change
to this property, it is inportant to keep in mnd that the
pl an presented to you for consideration is entirely
hypot hetical. Nothing of this exists or is in practice
t oday.

The applicant does not have a |ong history
of successfully running a hospitality business anywhere,

much |l ess on this site. So the majority of the studies
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and busi ness npodel plans are specul ati ve and not based
upon proven records of success.

Typically, a devel oper hires experts who
w |l provide the desired answers, so, of course, the
applicant's proposal clainms there will be no noise, no
l'ight pollution, or visual pollution, but assunes on which
the study are based on are hypothetical.

The barn is not in a finished state. Noise
could be -- could escape and be anplified fromthe valley
fl oor onto our community. Many of the neighbors are 400
or more feet in elevation above the site, including us.

Does the visual barrier ensure proper
screening for that height? WII neighbors see a radiant
glow of light for the facility that dins the view of the
ni ght sky? While glass w ndows and doors are beautiful,
they let sound and light pass through, as do the walls of
a party tent filled with cel ebrating guests.

No one in this room can honestly say a
100 percent start-up business such as this goes according
to plan. Custoners, logistics, the nmarketplace, the fates
change those plans every day. So what happens when
i npl enent ati on does not go as pl anned?

The proposal does not include any
saf eguards for the nei ghborhood or the County and

i nsurances if the applicant provided that are not net.
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On page -- I'msorry. On packet page 77,
CDOT stated overflow parking would |ikely be need -- would
be needed, and there's no nention of mtigation for the
fire and environnental pollution risk that results from
par ki ng on hot grass -- or on grass.

What if there is noise, light, or visual
pollution? What if the venue affects traffic safety or
flow to added auxilliary inmprovenents on H ghway 83? A
decel eration | ane. Acceleration |ane.

Their view showed us here a little earlier,
t hey showed a deceleration lane. | did not see any
comrent about an accel eration | ane.

It is possible that in the mddle of this
start-up, the applicant could determ ne neeting the
requi renments of the operation is no |longer financially
possi bl e. What guarantee or bond would a devel oper have
to make up to the County before starting a project |ike
that to cover the County and State infrastructure? A bond
is to ensure the conpletion of the specs of m ni nal
expectations, not just a plan based upon specul ati on.

It is typical and regularly asked for in

t he devel opnent situation, so | ask why would this venue

devel opnent -- would a required change to a State hi ghway

be different? | know what dollar anount this will be

appropriate for in a situation. Maybe a mllion to five
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mllion will be sufficient. Whatever this anount is, give
us sonme assurance to the community that the applicant has
both the intent and the ability to renedi ate the inpacts
of their operations. Thank you for your tine.

COW SSI ONER GRI FFI TH:  Thank you for your
comments. Peter Rouson.

MR. ROUSSEAU. Close. Good afternoon. MW
name i s Peter Rousseau, R-0-u-s-s-e-a-u. |'ma 13-year
resi dent of Lucas Avenue also. M -- ny address is about
1,900 feet fromthe planned event center.

I whol eheartedly agree with everything
that's already been said. Noise pollution, |ight
pol lution, possible inpacts to Cherry Creek.

VWhere ny comments are are focused on the
traffic problens that we're going to have down there. |I'm
a ten-year volunteer with the Franktown Fire Protection
District. Okay? Please note | amnot here as a
representative of Franktown Fire. |'mhere as a |ocal
resident that has to respond, usually fromny own house,
as an in-district volunteer. | respond fromny own house
in my own vehicle.

Traffic is going to be a probl em down
there. The nearest streetlight that we have is 2 mles
north at South Russellville. Even with that streetlight

on that curve, | went out and picked up a guy that junped

Page 85

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

his motorcycle last night. Didn't know the roads. Didn't
know t he curve. Ended up dropping his notorcycle. So a
quarter after 9 last night, | got toned down and was
hel pi ng pick hi mup when he dunped down.

Okay? What are we going to do about that?
We're saying 4 mles up, turn around at Lake Gul ch.

That's the other streetlight on that stretch of road going
north into Parker.

The parking |l ot that has been suggested to
be a U-turn is a dirt parking lot that is ill-maintained
and is currently eroding out. So where the dirt neets the
hi ghway, you've got about a 6 inch gap right now. And now
we're going to U-turn and dunp onto that again? Who's
going to be repairing that?

Okay. The turn lane. One of ny questions
on that is as part of the Gap project to expand |-25, we
were prom sed and it was witten into the bill that 83 and
105 woul d not be expanded. And now we're talking about
expandi ng to put deceleration | anes, acceleration |anes,
and whatnot. How are we going to do that? |Is that in
keeping with the CDOT standard?

Okay? Basically, according to the -- the
mlitary historian von Mltke, no battle plan survives
contact with the eneny. So |I understand we've got a plan.

I"'mtelling you the plan will have problens. Thank you.
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COW SSI ONER GRI FFI TH:  Thank you for your
comments. O ga Coneaux.

M5. COMEAUX: Hello. Good evening. W
nane is O ga Coneaux, C-o-me-a-u-x. M husband Scott and
| have been residents of unincorporated Douglas County for
over 25 years.

Scott and | have been close friends with
Pam and Louie for well over 25 years, and | can testify as
to their character. They're honest, kind, generous, and
t he nmost hard-wor ki ng peopl e one could hope to have in
their lives.

Loui e, having been born and raised in
Col orado, is what nost people call the salt of the earth.
He's a gentle, soft-spoken, and very funny guy. His own
wife, Pam calls himthe smartest person she knows.

Pamis the epitome of a woman who can do it
all. | watched her raise her daughters to be strong,

i ndependent young | adies while working a full-time job and
earning her master's degrees at -- nmaster degree at DU.
We're honored and bl essed to have them as friends.

| want to reiterate that Pam and Louie are
not asking your Conm ssion to change the zoning status.
The property was already zoned to allow for this type of
venue.

Mostly, |I'mhere to testify that Pam and
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Loui e have expended nmuch noney, a |lot of sweat, and many
tears to make this dream of a weddi ng venue cone true.

| know it's very inportant to themto bring
the property's history to the community. To that extent,
they invested in a historical research project, which, as
you saw, turned up beautiful pictures and newspaper
clippings, highlighting actual weddi ngs and dances t hat
t ook pl ace.

| believe that bringing back the venue to
this property will honor that history under their
gui dance. Thank you for your tine.

COW SSI ONER GRI FFI TH:  Thank you for your
comments. M ckey Hoyt. M ke Servi a.

MR. SERVIA: Hello. M nane is M ke
Servia, S-e-r-v-i-a. | noved to Parker 23 years ago after
| eaving the mlitary and was fortunate enough to find
myself living three doors down fromthe Mllers, and |'ve
been their neighbor for 19 years.

| can speak to their character as soneone
who has been their neighbor on a factual and a direct

know edge basi s.

I know change is scary and |, admttedly,
still live in Parker. | did grow up on an 85 acre farmin
t he upper peninsula of Mchigan, which | still have in ny
fam ly.
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I'd like to tell you a story to say
sonmet hi ng about the MIlers' character. Three years ago,
| came hone froma neeting and found ny wife on the floor,
deep in septic shock. About nine hours later, when | cane
home fromthe hospital, with ny wife in a coma, which she
was going to be in for the next 23 days -- and Pam wasn't
even in the country -- this is what I found on ny porch:
Cases of water, air mattresses, food, a note saying our
home is open for the entire famly for as long as you
need. And they were at the hospital every day.

They are the nost respectful, kind,
generous, loyal, lawful, and selfless people | know They
al ways do the right thing.

| know this is a big project and it's hard
and change is scary. But we've taken a |lot of the worst
case nunbers and focused on the fear factor of the
unknown. Any problemis solvable. 1Isn't that what you
want from a nei ghbor? Soneone |ike this?

Ckay. The M Il ers have denonstrated -- and
you know this -- throughout this process, which has been
| ong and hard and they have admitted their m stakes that
they will be respectful of proper process and procedures
and are great stewards of existing property.

Has anyone noticed anything detrinmental

that they have done since they lived there? | can al nost
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guarantee you that there's no one that can say anything
negative.

So | look forward to their opportunity to
share thenselves with the comunity and | ask all you to
get to know them better.

COWM SSI ONER GRI FFI TH: Pl ease address
yoursel f to the Comm ssi on.

MR. SERVIA: They're fantastic peopl e and
they will answer any question that you have and they wll
address any issue that you have.

But please don't |let fear of the unknown

turn into this character assassination. I know this has
been a very concerted attenpt to -- and like |I said, |
don't live next to them | still live in Parker. And |

understand there are valid concerns here tonight, but give
t hem a chance.

They have been sonme of our best friends.
And | cone froma great fraternity of mlitary aviators
and I -- | find themto be the best conpany that | have.
Thank you.

COW SSI ONER GRI FFI TH:  Thank you for your
comments. Doug W I son.

MR. WLSON: M. Chairman, if | could, I
have a coupl e housekeepi ng i ssues here that | was advi sed

by staff to deal with when | cane up to speak
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COW SSI ONER GRI FFI TH:  Ckay.

MR. W LSON: One is | was handed an

envel ope when | canme into the neeting. It's addressed to
Dave -- and | can't read the | ast nane, but -- and the
Pl anni ng Commi ssion. It's sealed. | haven't opened it.

| have no idea. And the other is --

COWM SSI ONER GRI FFI TH: Pl ease hand that to
M. Jakubowski .

MR. PRATT: Sorry for the interruption.
Chris Pratt with the County Attorney's office. 1've been
handed a couple exhibits here. [|'mgoing to nake sone
copi es because we only have the originals. 1'll come back
down, hand them out, and then we'll enter theminto the
record for -- as exhibits.

COW SSI ONER GRI FFI TH:  Thank you.

MR. WLSON: OCkay. Well, good evening. M

name is Doug Wlson. | live in the house -- although it
| ooked way far up the hill, it's 250 yards fromthe barn
on the east side of -- of 83.

For 70 years, our community has -- has

benefited fromthe consistent application of Al zoning
rules. They've protected and nurtured a comunity
culture, a way of life, a way of earning, and a close-knit
soci ety.

That society is denonstrated by the fact
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that | just took the signature count to 134 people who
have driven fromtheir honmes to our honme to put personal
signatures on our request that you deny this application.

If you draw a circle extending ten mles
fromthe location of -- of this proposed business, there's
not a single County-approved nonagricul tural business
anywhere, ten nmles any direction fromwhere we are.

The people that -- that came out here
tonight, as | met themin ny driveway, many for the first
time, every one of them would nod when we would say to one
another, We live here for a reason. And we understand
that reason. W don't even have to say it.

I n Douglas County, to the best of ny
know edge, based on inquiries with -- with Planning, there
are no businesses providing simlar services as to what's
proposed here that are | ocated on | ess than 80 acres and,
certainly, not 6.7 acres directly adjacent to a mjor
hi ghway.

There are none whose only entrance and exit
is on a curve on a 65-m | e-an-hour highway where CDOT is
currently conducting a safety study because of what
anot her person just tal ked about, the accidents. And CDOT
acknowl edges that drivers regularly exceed the speed
[imt.

There are none with private residences

Page 92

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

250 yards away.

The noi se studies say there will be no
noi se pollution, but their noise studies, if you | ook at
them are based on nusic occurring inside the barn. A
110-deci bel DJ out on the proposed patio, with the way
sound travel s and goes uphill in the country, we will have
110- deci bel music in our homes.

Change is a reality in our growi ng world,
but to justify changing a | ong established, successful
order, | would submt that we should at |east have a
conpelling interest to do that.

If this was an expansion of our fire
department vol unteer substation, we would be in strong
support. This proposed venture brings nothing of value to
the community. It does bring 1,500 nostly nonl ocal
guests.

Buses or no buses, many will be | eaving
| ate at night, having done what people do at weddi ngs,
celebrating. Add to that an inpractical and unenforceabl e
traffic managenent -- |I'mrunning out of tinme. |'m going
to skip to the very end here.

We ask that you pl ease consider the
history, lifestyle, and safety of so many wei ghted agai nst
t he busi ness aspirations of one justly -- just recently

arrived property owner
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COW SSI ONER GRI FFI TH:  Thank you for your
coment s.

MR. WLSON: | wish | had 3 nore m nutes.

COW SSI ONER GRIFFITH: Did I mss anyone
in the roonf

If you would conme to the podium please.

MS. BRADLEY: So | am Carol Bradley,
B-r-a-d-l-e-y. And | live, as the crow flies, about a
mle fromthe proposed site.

Clint Whittier was ny great-great-uncle.
|"ve lived out there all of ny life. | just want to say
that there's no conparison to the traffic that there was
when t hey spoke about events held in the barn.

| grewup in the fifties -- I'"'msorry, I'm
going to start to shake -- and there m ght have been two
or three cars a day that went by. So there was not the
traffic situation.

The noise fromthe traffic is awful.
Again, the last accident was |ast night.

On anot her note, we don't have HOAs.

They -- they mght. | don't know. But we don't have an
HOA out there, so we trust in the Al zoning. Thank you,
very much.

COW SSI ONER GRI FFI TH:  Thank you for your

comment s.
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We'll go to online.

Lynne, do we have anybody onli ne?

MS. WLSON: There is no online conment.
Can you hear ne?

COW SSI ONER GRI FFI TH:  Yes. Thank you.

MS. WLSON: Ckay.

COW SSI ONER GRI FFITH:  Wth -- with that
then, I think we'll close public testinony.

And we'll ask the applicant to conme up and
address the coments.

MR. PRATT: If | may, Chris Pratt with the
County Attorney's office. Thanks, Danielle. There were
two itens handed to ne. One is a packet of seven pages
t hat appears to be the sane docunment seven tinmes, but with
different signatures or -- yeah, signatures and addresses
and information at the bottom And then that would be
mar ked as Exhibit 1.

Mar ked as Exhibit 2 will be a single-page
letter dated July 18th that is signed by a Frederick and
El i zabet h Wheel er.

G ve ne just a nonment and I'll hand these
out to you.

MS. SOLLY: May we proceed?

COW SSIONER GRIFFITH:  Oh, let's wait till

Chri s has got
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MS. SOLLY: Okay.

COW SSI ONER GRI FFI TH: Pl ease give us a
m nute here.

MS. SOLLY: |I'msorry?

COW SSI ONER GRI FFI TH: Pl ease give us a
m nut e here.

M5. SOLLY: ©Oh, no. No worries.

COW SSI ONER GRI FFI TH:  Have the
Conmi ssi oners had a chance to | ook at the exhibits?

Okay. Thank you.

MS. SOLLY: Okay. Thank you. | think we
first want to say thank you, not only to -- to the
Comm ssioners, but also to the people here today.

We've said fromthe beginning that we have
absol ute respect for this process. That's why we went
through it.

There are venues that are in operation,

t hey may not be having the appropriate permtting. W
weren't going to do that. W knew this would not be an
easy task. W knew it would be challenging, and we knew
it would take a lot of tinme and a |ot of noney to get
here, but we wanted to do the right thing. W weren't
just going to open up a venue.

So we have -- we have respect for the

process itself and to do the right thing, to follow the
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rul es.

We al so absolutely respect every single
person in this room who has a concern and who has
expressed a concern. That's the process and that's the
way it's supposed to work. So we understand that and we
appreci ate the coments.

I"d like to just go ahead and just go
through the list. | just sort of wote the -- the
concerns down as they were raised. And if perm ssible,
I'"d like to start with our traffic engineer.

There seens to have been sone questions on
the integrity of the data, the integrity of the study, and
Skip, | believe you're still on the phone -- or on the
line. So if it's permssible, I would |ike Skip Hudson,
who is our traffic engineer, to address sonme of the
concerns with respect to the traffic study.

COW SSI ONER GRI FFI TH:  Yes. That's fine.
Ski p, please state your nane again for the record.

MR. HUDSON: Ski p Hudson.

COW SSI ONER GRI FFI TH: Go ahead.

MR. HUDSON: There's sonme specific comments
that I want to get to, but first, I want to tell a little
story. And it's a story of drivers and roadways.

Yes, there are dangerous roadways out

there, and H ghway 83 is one of them W're not disputing
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t hat .

CDOT is doing a safety study, as was
mentioned. They're now in the process of doing sone
desi gn.

| | ooked at the public comments for Lucas
Road during the CDOT process, and there was only two
comments fromthe public related to the Lucas Road
intersection, and both of them said there's -- you know,
it's challenging maki ng a sout hbound left turn from 83
onto Lucas because you're stopped out there in the through
| ane and people are flying by at 65, 70 m|les per hour.

I haven't seen the design plans, but CDOT
was considering putting in a southbound left turn lane to
address that problem

So while it's recognized that 83 is a
dangerous corridor, there's -- there's lots of reasons for
that. And nost recently, it's been a detour route for the
| -25 construction.

So junping ahead to one comment, soneone
was nentioning a study for 1-25 -- and it was probably the
envi ronnent al i npact statement for that project -- that
said if we widen this highway on 25, we won't need to
expand 83.

What they nmean by "expand" is adding

t hrough |l anes. Adding turn | anes are not expansions for
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capacity reasons. Adding turn |lanes are for safety
reasons, to get the turning traffic off of the through
| ane.

So -- so the reason | know this stuff -- a
little bit about me is that |I'm a Professional Engineer
registered in Colorado that's been doing traffic
engi neering for 40 years across the country. | was part
author of the first ever access nmanagenent manual that was
i ssued by the Federal Hi ghway Adm nistration. | worked
for the Federal Hi ghway Adm nistration for three years. |
wor ked for CDOT Region 3 as the permtting engineer -- the
access permtting engineer for three years. And the rest
of that tinme has been in private consulting.

So | take very seriously ny oath to the
heal th, safety, and welfare of the notoring public.

|'ve been inpressed with ny clients, who
never asked ne to do anything unethical or wong, not that
| woul d have anyway, but they don't go there. They're
honor abl e people, |like some people have testified tonight.

They may not say this, but | will. There's
a | ot of venues around that are operating that aren't
permtted or they're permtted and they ignore the CDOT
permt and are still operating.

These people don't want to do business that

way. They -- they want to play by the book. They want to
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do the right thing. And they're willing to docunent that
they're doing the right thing through the nonitoring of

t he access during events and confirmthe assunptions

and -- and concepts that we had in the traffic study.

So -- so | -- 1'"ve designed hundreds of
m |l es of roads and thousands of intersections, and | do
appreciate the public's coment because the fact is,
driving is the nost dangerous thing any of us will ever
do. It's -- you know, 43,000 people a year die on the
roads. So yes, traffic safety is inportant to nme and it's
important to the public. And rightly so.

Qur focus was on traffic safety, as well.
CDOT has criteria for these turn lanes. They' re based on
the volume of traffic turning. It's not -- not so nuch on
t he amobunt of through traffic on the highway. 1It's the
turning traffic.

Well, with our bus plan, we reduced the
vehicles down to a point where we did not neet any of the
CDOT warrants for turn |lanes. W did that by design.

You know, one notivating factor is,
obvi ously, building a bunch of turn | anes would be really
expensive, and then there is other ways we could mtigate
traffic inpacts through the plan that we put forward.

So -- so traffic safety has been inportant to us al

al ong.

Page 100

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 last thing you want to do is have an
event center where, you know, the horrible situation that
peopl e descri bed was actual ly happeni ng.

But back to the safety on the specific
corridor. | looked at the CDOT crash data for four years,
and there was no major intersection crash history --
intersection-related crash history at this Lucas Road
i ntersection.

Yes, it's a dangerous corridor overal
and -- and there's been anecdotal evidence of things
happening and |I'm sure they do, but these applicants can't
be held responsible for bad driving behavior and people
breaking the law or dunping their nmotorcycle in the ditch.
That -- that's what happens. That's the way |life works,
whet her we like it or not.

The bottomline is when we | ook at this
venue, my responsibility is to | ook at peak hours. So
w |l there be an occasional delivery vehicle and things
during the day? Sure. But that's not the peak tine.

So all of us -- all of us have been to
weddi ngs and we know how t hey work. Al nost everybody
arrives in the same hour. That's the hour before the
event. So that's the nopst concentrated tinme of traffic.

And we're tal king about, you know, just

over 30 buses an hour -- or 30 vehicles an hour -- excuse
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me -- including a couple of buses. That's one car every 2
m nut es on aver age.

| just don't see that, professionally, as a
huge traffic issue: You know, two cars arriving every --
you know, a car arriving every couple mnutes for an hour.

When people | eave this venue and all event
centers, they don't all |leave at the same time. And |'ve
studi ed actual event centers, and that's where the data in
my study came fromin ternms of how people disperse after
the event. So sone people |eave right away, other people
| eave after an hour or two, and sonme people stay till the
end.

So we | ooked at that exiting peak hour, but
it had nmuch | ower volunmes than the entering, which had,
like | said, just over 30 -- you know, 30 vehicles in an
hour. Then so let's say -- let's say I'"'mwong by a
factor of two. Okay. There's 60. Well, you know, it's
still one a mnute. There won't be any traffic backups.
There's no -- there's no delay for a right turn into the
pr oj ect.

We're putting in the right turn | ane just
because they wanted to do the right thing, even though it
wasn't warranted.

So -- so anyway, let nme get to sone of the

speci fic coments here.
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So there was comments about the study being
outdated. Well, like | said before, we've been back and
forth with the County and CDOT for 12 or 18 nonths and ny
study was prepared before that.

So on this project, it has been an
exceptionally long time since the original study was
prepared and people are saying that |'ve underestimated
traffic. Well, | actually am studying the 20-year
condition. |'ve taken existing traffic and applied CDOT
historic growth rates to that traffic on this corridor, so
"' m not studying the current condition. |'m studying the
20-year condition.

So, you know, the crash data, that's
anot her thing that came up. Crash data of CDOT, can't
process that, you know. GCetting crash data into the
systemis very conplicated. It conmes fromthe fire
departnent, |ike the gentleman we heard from before. It
comes from other police enforcenent officers. And al
t hese agencies report back to CDOT and there's a bunch of
people that sit in their cubes and they crunch crash data

continuously. So CDOT's about a year behind in publishing

t hat dat a.

So the crash data | have was for four
years. | think it went up through year 2020. It was just
a snapshot in time of that corridor. Have things happened
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since then? Probably. | don't know. | don't have the
crash data and it's not avail able.

So -- that's just the nature of doing
traffic work is sone of the data takes a while to get
t hrough the system but |'ve used the | atest avail able
data in all ny analysis and cal cul ati ons.

COW SSI ONER GRI FFI TH:  Any ot her comments,
Ski p?

MR. HUDSON: Yeah. I'msorry. |'mjust
| ooking through the comments. | nade sone notes here.

G ve ne a second.

There was a comment that said CDOT said
that -- that the parking was going to be inadequate and it
woul d overflow onto the roadway. | don't recall any
comment fromthat like -- from CDOT. CDOT is not in the
par ki ng business. They're in the traveling business.

Most CDOT traffic engineers woul dn't know
how to do a parking calculation, so CDOT is not going to
comment to parking adequacy. CDOT did say, Hey, we don't
want any parking on the shoul der, and we said, Geat, we
don't either, because that's a dangerous situation.

So the only thing that | want to address
now is -- is the managenent plan.

Li ke | said, these folks want to do the

right thing and -- and we've done the best job of -- of
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creating a plan that we think is going to work, but we're
wlling to nonitor it. And we're willing to nonitor it

for every event by putting a canera out there at the

access, which will showus -- this is howtraffic counts
are done now, with cameras. W' Il put the camera out
there and we'll have data for all the events, for the hour

comng in and then all the way through the night so we can
see where are people conmng from the north, the south,
are they turning right or left, how many cars are there,
how many buses were there, what tinme did they |eave.

You know, we're going to start refining and
buil ding a better plan as we get nore information.

And that's -- soneone said that this
managenent plan wasn't enforceable, but 1'Il tell you,
every CDOT access permt that's witten has a statenment in
there that says if there's safety or traffic operations
issues at this access, CDOT will take steps, and those
steps include closing the access.

So how notivated woul d these people be to
make it work, knowi ng that their access could be cl osed
and their business shut dowmn? So there's a |ot of
notivation to do the right thing here.

So -- so the operations plan and the CDOT
access pernit are totally enforceable and CDOT has

enforced those in the past.
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So alls | can say is yes, driving is
dangerous, yes, there's stupid drivers. But the amount of
traffic and the direction it's comng to and the
mtigation that we're doing, in ny professional opinion,
are enough to mtigate the proposal fromthe traffic
perspecti ve.

COWM SSI ONER GRI FFI TH:  Skip, this is
Comm ssioner Griffith. | -- 1 have a question for you
about the nonitoring and the -- and the CDOT criteria for
turn lanes. At what point would sonme sort of action have
to be taken?

MR. HUDSON: For turn |anes?

COW SSI ONER GRI FFI TH:  For turn | anes.

MR. HUDSON: Yeah. So, you know, the
volume warrants -- | can go through it in alittle bit of
detail here, but the one that's easiest to hit is -- is a
| eft turn deceleration lane. Like I said, CDOT' s
considering that at Lucas Road. 1In this case, the
sout hbound | eft turn | ane.

Every road in the State has a different
access classification, and that access classification sets
the -- the access criteria. So it's kind of a sliding
scal e, anywhere fromthe interstate down to a frontage
r oad.

So for this type of road, Hi ghway 83 is
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classified as -- as a Rural Level A, the highest |evel
road. So the criteria for a southbound left turn | ane
goi ng onto Lucas would be just ten vehicles in the peak
hour .

The warrant volune for the southbound right
turn deceleration lane is 25 vehicles in the peak hour.

And then the volune criteria for a right
turn acceleration lane is 50 vehicles an hour.

And then for a left turn acceleration |ane,
there is no volune warrant for that one. [It's an
engi neering judgnent based on a set of eight or so
different factors.

COW SSI ONER GRI FFITH:  So with the
noni toring, then, you would have sone kind of idea what --
what the traffic volunmes are at the -- at that
i ntersection?

MR. HUDSON: Yeah. Because we're going to
have -- and we'll keep the video docunentation so, you
know, if soneone says we're making up nunbers, we can just
wat ch the video.

So yeah. We'Il -- we'll see the whole
intersection so we'll know how many people cone fromthe
north and nake a right turn, how many people, you know,
make a |l eft out and go back to the north.

So there's a couple of assunptions that we
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had to make. One is directional distribution. So the
data we collect will help us confirmwhere are people
comng fromand going to. [It'll also give us, you know,
t he vol une, how many people are turning. And it'll also
give us the tinme. You know, this -- you know, when are
people -- what's the peak 15 m nutes of the hour before
the event? And -- and you know, are people trickling out
at the end |Iike other event venues have?

So -- so, you know, traffic studies are
i nherent with assunptions. [It's just the nature of the
beast .

Wth this operations and nonitoring
approach that we're tal ki ng about, those assunptions are
going to becone based on reality and we can adjust to that
as we go.

COW SSI ONER GRI FFI TH:  Thank you for that.
Al right. Do you have any other coments or does any --
t he Conm ssioners have any questions for the traffic
consul tant ?

Thank you, Skip.

MR. HUDSON: Thank you.

MS. SOLLY: All right. Thank you, Skip.
Just going down the |ist of the concerns that were raised,
guestions that were raised.

There still seens to be sonme -- | guess
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it's confusion on the zoning. W are Ag 1 and it is our
under standi ng that on Ag 1 property, if you are approved
for a Use by Special Review and you are on 35 acres or
nore, event venues are perm ssible.

So that is our understanding. Sone people
seemto be confused by that. And we plan on keeping our
Ag 1 status, just to reiterate that.

Alittle bit of confusion about the hours
of operation. Events will take place on Friday, Saturday,
and Sunday. We will not have events seven days a week.
Monday t hrough Thursday, yes, people would -- by
appoi ntment only, people would be able to come and tour
the venue and tour the property, but there will not be
events Monday t hrough Thursday. They will be Friday,

Sat urday, and Sunday.

Wth regard to this maxi rum nunber, when we
were going through this process, the County had asked as
part of your nmanagenent plan, you have to give us a
maxi mum nunber. So we don't really know what that nunber
is. | nean, it could be, you know, 30 the first year, it
could be 40 the next year.

So, after discussion, we said, Okay, well,
| guess if we're really, really successful, maybe it wll
be 100 events a year. And if we can do 100 events a year,

it wuld be a very successful venue.
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But the thought about -- or the -- the
t hought behind the maximumis, you know, we're probably --
if all goes well, we'll open up by next summer. Maybe
we'll have 30, 35 events. The hours -- the nonths --
realistically, we don't plan to be open during the w nter.
W all live -- well, nost of us live in the Franktown
area. W get snow. Nobody wants to be at our venue in
Decenber, January, or February.

Now, there m ght be an event on New Year's
Day. There m ght be an event on Valentine's Day. But for
the nost part, those are probably going to be the day --
or the nonths that we're going to be closed. Qur -- or
the nmonths of operation will realistically be maybe | ate
April, but nost likely May. May through probably Cctober.
That will be the heart of the -- the weddi ng season for
us.

If we do an event on Monday -- |'msorry --
on Friday and Saturday and possi bly Sunday, the chances of
us doing an -- Friday, Saturday, Sunday every weekend of
t hose nonths is really unrealistic, and that's not in our
busi ness plan, that's not in our financial nodel.

So to reiterate, we don't believe we're
going to be open during those wi nter nonths because our
property is really not that appealing in the dead of

Wi nter.
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And Lake Gul ch, yes, we understand
there's -- there's -- you know, unfortunately, that is --
or unfortunately, there are lots of accidents on Lake
Gulch with respect to hitting animals. Aninmals are stil
going to be hit whether we have a venue or not and it is

sad. And | did see that elk and that was very sad.

We never suggested and will not suggest
that Clear -- Cherry Creek Road be an option for traffic
to go through that nei ghborhood. That -- that was
mentioned, but that didn't conme fromus. | don't know

where that canme from but never, never suggested by us.

Wth respect to nusic, nusic will be inside
the barn. There will be no anplified nusic outside. Like
we said, we will have a pavilion, we will have a tent for
probably nost events. That will be garden nusic. It
cannot be anplified nmusic. The nusic for the reception
wi Il be inside the barn.

The -- the comment regarding the history of
t he project, the dances, the socials, by ny own adm ssion,
| said this information on the -- comng fromthe
clippings, the news clippings on the dances and the
socials was very early in the 1900s, and | think I went up
to probably 1915, 1917. | said there was a big gap
bet ween that and -- and the past few owners. And |

recogni ze that.
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We're still doing research, but

yes, the --

the history that I find so fascinating was really the --

the really early history of this barn and what

on this property during that tine.

t ook pl ace

The comment that we don't have -- that it's

unl awful for us to use the water, untrue, obviously. W

have an augnmentation plan. It went -- we went

t hrough the

wat er courts. It's been filed. W have a decree.

And there are other -- the comment that

there are -- that there were no other venues in Dougl as

County or sonething to that effect, but there are plenty

of venues in Douglas County.

And those are sort of the -- the mpjor --

the maj or issues, unless the Comm ssion has additional

gquestions for us, sir.

COW SSI ONER GRI FFI TH:  Any questions from

t he Conm ssi oners?

COW SSI ONER McKESSON: | have a question

for staff. Should | wait on that, or the applicant --

COW SSI ONER GRI FFI TH:  Go ahead.

COW SSI ONER McKESSON:  Thank you. | --

this is for staff relative to our USR approval

st andar ds

in 2102.01, which, of course, for the public to hear, too,

we're having -- we're bound this evening to neet all of

these standards if we were to vote in favor of

this.
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And 2101. 02 was spoken to quite a bit by
the public in both tonight's testinony and the previous
witten testinony. And staff, your position on this is
the Al zone district permts an event center, provided
such use is located a m nimum of 200 feet fromall | ot
i nes, the Douglas County zoning noise standards are net,
and the maxi mum capacity of the facility does not exceed
350 persons? Do | read that correctly?

MS. BARE: Yes. In -- this is Jeanette
Bare for staff. In 2015, the Board of County
Comm ssioners added event centers as a -- different types
of uses within the -- the agricultural zone district.

You do have to have a m ni mum of 35 acres.
You do go through the Use by Special Review process
because that process is intended to | ook at scale and
intensity of use and to make sure what's being proposed is
conpatible with the rural area.

But it is an allowed Use by Special Review
use, subject, obviously, to public hearings and to your
review. And there are standards for noise and setbacks
and things of that nature.

COW SSI ONER McKESSON:  Thank you. |Is
there -- is staff aware of any other event center uses on
Ag 1 as a Use by Special Review? That's been spoken to

this evening as to it not existing.
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MS. BARE: This is the first Use by Speci al
Revi ew request that has made it to hearings.

COW SSI ONER McKESSON:  Thank you.

M5. BARE: We've had sonme people cone in
for pre-subnmittals and a | ot of tines, they sinply weren't
able to convert existing structures and there were other
t hi ngs about the property -- nmaybe they didn't have | egal
access. So this is the first one on 35 acres that has
cone through the process.

We do have a site plan for one that's on
80 acres and we do have sone accessory event centers that
have been permtted on 160 acres or larger. But it is --
you know, the criteria are very stringent and, you know,
it takes a lot to get through the process.

COW SSI ONER McKESSON: Thank you. And ny

next comrent -- or question to you would be while we're
bound to the approval standards, |'d like to speak to the
commentary -- the testinony that we' ve been given. And on

the printed testinony that was handed out this evening --
| think it was in part of our package, too, the petition,
if you will -- one of the coments was there's been
mul ti ple conflicting managenent plans published by the
appl i cant.

We're down to one plan that we have before

us today; correct? |s there a chance that that'l|l change
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in the near future or how does that work?

MR. JAKUBOWSKI : Matt Jakubowski for staff.
The managenent plan to ook at is what's on sheet 1 of the
exhi bit.

COWM SSI ONER McKESSON:  Sur e.

MR. JAKUBOWSKI: And | think some of the
guestions were related to previous iterations of the
applicant's submttal

But this plan is shown on sheet 1, except
for possibly a few typos or technical corrections, would
be what woul d be proposed to go forward as the managenent
pl an.

That -- this docunent is signed by the --
the County and the applicant at the end of the process if
approved.

COW SSI ONER McKESSON: Thank you. | guess
l"'m-- it's part of the process. The plan evolves. There
m ght have been a plan six nonths ago or even a year ago
and it's evolved with your commentary and maybe ot her
interimpublic coomentary. |s that how that process works
before it gets to us this evening?

MR. JAKUBOWSKI: Correct.

COWM SSI ONER McKESSON:  Also on that sane
petition, it states if the Use by Special Reviewis

approved, there is no way to which to enforce adherence to
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t he managenent plan as it is stated intent and not
bi ndi ng.

Can you offer some comment to that? |
t hought it was a binding docunent. The managenent pl an.

MS. BARE: So the way -- the way --
Jeannette Bare for staff again. The way Use by Speci al
Revi ews work is, you know, it goes before the Planning
Comm ssion and Board. |If it's approved, the exhibit,
whi ch includes the site plan and the managenent plan, are
approved as-is.

The Zoni ng Conpliance staff goes out every
year and takes a | ook at that and nekes sure that they are
operating in accordance with the approved plan and that
they have all the docunentation of anything that they're
required to capture, such as this traffic nonitoring plan.

The Use by Special Reviews regul ations do
all ow the Board of County Comm ssioners to repeal or
rescind a USR approval for nonconpliance.

COWM SSI ONER McKESSON:  So | woul d
interpret that as it is a binding docunent?

MS. BARE: Absolutely.

COWM SSI ONER McKESSON:  So it states here
inthis petition it's not binding. That's not true? It
i s binding?

MS. BARE: That is not true. It is
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bi ndi ng.

COW SSI ONER McKESSON: Thank you. Lastly
is nore the practice of that. Say this was to go through
and -- and get approved by the Board of County
Comm ssioners and you have a USR and you've got a
| andowner here and a new -- and a new busi ness operating
out of this USR 1'd find it difficult to challenge if
you had a conflict with that plan.

How i s that best practice |eap -- best --
best managed, if you will, if you ve got a 2-plus-mllion
dol l ar investnment in the property and -- and sonebody nmay
be expanding that use that's a -- how does the County work
with that? |Is that nmore of a zoning question as to how
that's adm ni stered and managed or --

MS. BARE: Expanding in the future or if
there are conflicts?

COWM SSI ONER McKESSON:  Well, | guess -- if
you find a nonconpliance matter, they are put on notice
and -- how do you unwind a USR once it's --

M5. BARE: Well, the County's goal -- if
they do notice that something is out of conpliance, the
goal is to, you know, work with the property owner and to
bring the property into conpliance. That is the goal

If -- there are various steps through the

zoni ng conpliance process which could ultimtely end in
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the term nation of the I and use approval in the case of a
USR, but I -- | think the -- the process is to work with
t he property owner to bring theminto conpliance. And
there are steps along the way, you know, to take greater
and greater |legal action and to provide notices, but the
goal is to bring theminto conpliance.

COW SSI ONER McKESSON: Thank you. And
t hen the USR does not run with the land; is that correct?
It runs with the --

MS. BARE: No. It does run with the |and.

COW SSI ONER McKESSON:  |'m sorry. Ckay.

MS. BARE: So if -- if they were to sel
the property and they had a USR approved, the person that
woul d take on the property woul d have to operate the event
center conpletely within the -- the approved USR pl an
exhi bit and managenment plan. They woul d have to operate
it in the exact same manner.

If they had any changes or any -- anything
that they would want to do different, they would have to
come back and anend that docunent through the process.

COW SSI ONER McKESSON:  Thank you,
Jeanette. That's all the questions | have.

COW SSI ONER GRI FFI TH:  Thank you, M ke.
Any ot her questions for the applicant or staff?

Wel |, seeing none --
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COWM SSI ONER BROWNING:  |'Il get one | ast
one. Comm ssioner Browning. What is Cherry Valley's
tinmeline, assum ng approval? And then do you know what
CDOT's tineline is on the evaluation of turn | anes? That
may be a question for staff. So what is Cherry Valley's
timeline?

MS. SOLLY: So once we -- if we receive the
permt, we will finalize -- we have to, you know, finalize
architectural drawi ngs. W probably wouldn't actually
start construction until sonetime in the fall. It wll
probably take at | east a year to do the construction, to

conpl ete the construction.

And we will -- we will put in -- | nean,
the turn -- we -- not we, but a turn |ane will be
installed. The 800-foot turn lane will be installed

before we're able to open up.

COW SSI ONER BROWNING. | believe that's a
decel eration lane is howit's --

M5. SOLLY: |I'msorry. It's a deceleration
|ane. Sorry. Sorry, Skip. It's an 800 (sic)
decel eration |lane coming fromthe north. And that w |
have to be conpleted before we're able to -- before we're
able to open.

COWM SSI ONER BROWNI NG  Sounds good.

Staff, do we have any understandi ng of the CDOT safety

Page 119

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

review for the other turn | anes?

MR. JAKUBOWSKI : Matt Jakubowski for staff.
| am not aware personally, but perhaps if Matt WIIlians
from Public Works Engi neering would be able to provide
sone information, if he knows any. | believe he's online.

MR. WLLIAMS: Yes. Thank you, Matt. This
is Matt Wllians with Public Wrks Engineering. W have
been in discussions with CDOT for the |ast year and a
hal f, and that's why we have a condition of approval that
the State highway access permt is required with this
project. They are required to put in the southbound right
turn lane. We will nonitor the need for a northbound |eft
turn | ane.

And CDOT has -- has been involved in this
project for the last 18 nmonths. So we -- we wll keep
theminvolved and we'll make sure that all the
requi renents are nmet there.

COW SSI ONER BROWNI NG.  Thank you very
much. So nmy understanding is, regardless of permt
approval, CDOT wll ultimtely make the determ nation on
safety requirenents associated with the road?

MR. WLLIAVMS: Well, we -- we are the
i ssuing authority. Douglas County is the issuing
authority for CDOT in this area, but we consult with them

and make sure that they are okay with access inprovenents
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and turn lanes. And they have been involved in this
process for, like |I said, 18 nonths.

So the sout hbound right turn lane will be
installed. The northbound left turn lane, that's the
reason that we have that condition of approval to nonitor
that, and if needed, we will have the applicant put in a
nort hbound | eft turn | ane.

COW SSI ONER BROWNI NG If that is -- to
the applicant, if that is something that is going to be
required, a left turn lane, would you be willing to commt
to that, as well?

MS. SOLLY: And to be clear, Matt and --
and M. Browning, as it stands now --

COW SSI ONER BROWNI NG It is not required.

MS. SOLLY: -- it is not required, but yes,
that is the purpose of the -- of the conpliance -- of the
monitoring. And if, in fact, it's deened that we need to
do this, then we'll have to do it.

We' re hopeful that, you know, at sone
point, that intersection will be -- | knowit's on the
list, as Skip nentioned, to be inproved. And what we're
hoping is that when that happens, let's just do it.

I mean, if the intersection is going to be
i nproved anyway, whether we need it or not, why woul dn't

we do it? If that whole intersection is going to be --
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now, | would hope that we could be responsible for our pro
rata share of the volune. | don't know how that works.
But | nean, we can't -- you know, but to answer your
question, after the nonitoring, if it makes sense, then
yes.

COWM SSI ONER BROWNI NG Okay. It's just a
substanti al expense.

MR. MLLER  Oh, yeah.

MS. SOLLY: Oh, yeah.

MR. MLLER Plenty of notivation to not
have left turns.

COW SSI ONER BROWNI NG  Correct.
Understood. But as Ml tke was quoted earlier, no plan
survives first contact.

MR. M LLER: Ri ght .

COWM SSI ONER BROWNI NG But | get it.
Thank you.

COW SSI ONER GRI FFI TH:  Thank you very
nmuch.

MR. MLLER  Thank you.

COW SSI ONER GRI FFI TH:  Back to the
comm ssion for (inaudible).

COWM SSI ONER CUSHI NG This is Comm ssi oner
Cushing. | appreciate the folks who cane out to speak

toni ght. You know, w thout hearing, you know, your
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testi nony, you know, we don't have, you know, a |ot of

i dea of who supports and -- and who doesn't. So | just
want to -- | just want to thank you for com ng out and
giving -- you know, taking the tine to sit here for the

past few hours.

| also want to -- | appreciate the traffic
engi neering providing the responses to the comments.
Traffic engineers -- | work with themon a daily basis --
are one of the smartest people that | know and they wll
nerd out on this kind of stuff to no end. And so |
take -- | take their opinion very seriously.

As we -- you know, as M ke brought up, you
know, we tal ked to staff, event centers are allowed in
agricultural zoned properties. | grew up on a farmin
Okl ahoma.  And | understand, you know -- you know, you're
all tal king about, you know, the neighbors that aren't
close to you. You know, ny neighbor was 2 mles away. |
couldn't wait to get to the city, but that's just ne.

You know, they're going to be putting up
a -- they're hoping to put up a, you know, 9 foot conbi ned
berm and concrete block wall to help block sone of the
noi se going up the hill. The closest house is 750 feet
away. You're talking nmultiple football fields away.

| trust the noise engineer who did the

study. 1've had sone, you know, noise eval uations nyself,
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and I -- | think that with the doors closed to the event
center, | think that the noises will be mniml.

The fol ks are going to keep the
agricultural part of the land with having the hay grown on
the property and farned. You know, | appreciate -- |
appreciate that. Wth that being said, I'll be in support
of the project.

COWM SSI ONER McKESSON: Okay. Thank you,
Comm ssioner Cushing. This is Comm ssioner MKesson.

| also greatly appreciate all of the public
testinony and the tinme that everyone has given this
evening because | -- | heard nearly all of you. There
were two in favor and the rest were against and |'ve heard

that. And great comments.

I'"'m-- I"mconflicted because |'ve got 57
years in Colorado. | was raised in Colorado Springs and
drove to Denver when |-25 was a -- a two-laner. And | get
it. The rural character in -- with that said, this is --

this is an Al property that is on a State hi ghway.

And I'"'m-- |I'mreading through the staff
report and | find nyself agreeing with them \here | --
where | was conflicted was with the question of is this a
use that's allowed on an AL. And it is, assunming it gets
through this process and it is -- neets the standards

before us this evening.
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2102.01, all the way down -- every single
one of themhas to be nmet and -- in ny opinion, to vote in
favor of this.

And the testinony this evening relative to
traffic was given. | hear that, but yet, we have a
traffic consultant here who is with the applicant and then
we have our own traffic engineering study who has accepted
the plan as it exists today.

The -- the 2102.05 was where | was npDst
conflicted, will be consistent with the Dougl as County
Master Plan as anmended. And | agree with staff's comment
here that the conpeting values of the plan nust be
bal anced t hrough the public review process to achieve the
| arger vision of the conmunity.

As such, the CMP acknow edges its own
conpeting values and that inplenentation can only be
achi eved t hrough the bal ancing of comunity val ues during
t he revi ew process.

Thi s USR does preserve a portion of the

rural character. | -- | think of a farmon a paved State
hi ghway as not a farm That's my opinion. And -- |I'm
your nei ghbor and | hope that we can all respect that. So

"Il be in favor of this USR under the application |I've
heard this evening.

COWM SSI ONER BROWNI NG This is
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Comm ssioner Browning. |, too, want to thank each and
every individual who have come out this evening.

We have a unique responsibility to weigh
the future uses of land with and -- and owners with the
desires of the nei ghborhood and nore inportantly, the
approval standards.

I, too, was conflicted over 2102.05, but we
have seen, over the |last year, nmany farns goi ng away,
becom ng subdivisions. Their water is being stripped from
themand little houses placed up.

And context, I'ma farmer in Franktown, so
| understand the beautiful night skies. The quiet tines.
Those -- those trees that speak to you for years on end.
But | find no standard that is not net, and therefore, |
wll be in favor of the project.

COW SSI ONER M TCHELL: This is
Comm ssioner Mtchell. First of all, I want to thank the
communi ty nmenbers that have conme forward. All of your
concerns are -- are absolutely taken into account and --
and | understand them because one of the concerns | have
is whether or not it falls under 2102.12, whether or not
potential traffic safety is a detrinment to the community
out there.

That is a concern | have. And that was the

first concern | thought of when |I saw this proposal and

Page 126

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

reviewed it.

| do also feel that I think their traffic
consul tant and Matt brought up that CDOT has been a part
of this process for 18 nonths, so it's not like this is
just being thrown in there with no consideration for what,

potentially, could happen.

I will tell you that there will be people
turning left there. [It's going to happen. | was in |aw
enforcenment for 30 years. It's going to happen. Unless
you put up a physical barrier, people will do it. But

maybe there's sonme mtigation efforts that can be done

to -- to prevent that.

Having said that, | aminpressed with
the -- the proposal. | like that it's Col orado residents
that are -- have -- it's not an out-of-state devel oper

that's comng in and wanting to put in some big fancy, you
know, event center. |It's -- it's people that are from
here. They've been in Colorado. They're concerned about
the area. They're concerned about their neighbors,
al t hough, with their adm ssion, they probably could have
done sone better citizen outreach, but, you know, if you
don't know that, you don't know that.

But | think with the mtigation efforts or,
you know, the plans that will be done with traffic safety,

| also will be in favor of the proposal.
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COW SSI ONER HUGHES: This is Conm ssi oner
Hughes. One of the things that -- that always, | nean
al ways disturbs nme is when we have a roomlike this.

To not be able to build sone consensus --
and maybe the consensus is we've reached out to everybody
and we sinply don't agree. We're on one side; you're on
anot her si de.

VWhen that outreach doesn't occur, it |eaves
us in a real quandary, because we've got -- if my count is
right -- I think 17 people that stood up toni ght and spoke
in opposition and a couple that were very supportive of --

of you fol ks.

You' ve done a trenendous amount of -- of
effort on this. | just wish that that outreach would have
occurred, and your neighbors -- a lot of themare here --

woul d have been involved in the process enough to say,
Yeah, you know, | -- there's a lot of things |I don't Ilike
about it, but it'll work okay, but naybe could you tweak
it this way or that.

You' ve kind of m ssed that opportunity
because we're now down the road.

The second piece of this is the process.
The process doesn't end tonight. There's some things as a
comm ssion we make final decisions on. This isn't one of

them We'lIl make a recommendation to the Board of County
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Conmm ssioners. That three-person comm ssion -- and when's
the nmeeting on this, Mtt?

MR. JAKUBOWSKI : Matt Jakubowski for staff.
August 9t h.

COW SSI ONER HUGHES:  August 9th at 2:307?

MR. JAKUBOWSKI: Correct.

COW SSI ONER HUGHES: In this room The
Comm ssioners are very good about listening to what we al
said and what you said. They listen to the tapes, they
watch the video. They're going to be inforned as to what
went on tonight. And | think that's hel pful because they
have got the background.

That's part of the reason we're here.
We're here to hear what you all have to say, both the
applicant as well as the neighbors as well as the staff
and the other comm ssioners. And they take that all into
consi derati on.

"Il try not to be too |ong-w nded here.

Aside from that objection, the concerns
about the Conprehensive Master Plan -- and |'ve been
involved in rewiting this thing a couple of times -- |
beli eve that you've nmet the val ues based on what is

allowed in the Al zoning in that particul ar area.

The concern |'ve had consistently -- and we
had -- | had a debate with ny wife earlier today about
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what "harnony" nmeans -- was 2102. 04, 2102.06, and 2102. 09.

Those -- those were concerns | had about
bei ng on the vote to recomend approval of this.

It all cones back, in ny mnd, to conpeting
values. The citizens all have rights and history, having
lived there for a long time, with what's going on in their
nei ghbor hood, but the | andowner does, too.

You have rights, they have rights. They
purchased this property know ng that it could be an event
venue based on what the zoning and the USR rules are in Al
zoning in that area. They have rights.

And because of that, as confused as | am on
sone of those, | believe the conpeting values get ne there
for approval .

So I'mintending to vote for approval,
also. And I'msorry about the I ength of the answer.

COW SSIONER GRIFFITH:  I'Il be short and
sweet. This is Conm ssioner Giffith.

|, too, appreciate the turnout tonight and
all of the comments. | regret that there wasn't
addi ti onal public outreach before this because | -- |
think that could have really hel ped people's opinions
about what this is.

| don't see that this business is going to

be intense. They're going to preserve the land. They're
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going to preserve the buildings. The agricultural

activities will continue.
My main concern -- well, they have the --
t hey have the water and the -- the septic, the facilities

all worked out.

My main concern was the traffic, because 83

is a nightmare, and the -- the experts and the State and
our own internal engineers say it -- it can work and we
will nonitor it to see how it works.

And with that, if things need to be done to
improve it, | have every confidence that that wll happen.

So |l amalso in -- in favor of this. And
so | think we need a notion.

COW SSI ONER McKESSON:  This is
Conmi ssi oner McKesson. This is Conm ssioner MKesson.
make a notion to recommend approval of the 8635 South
State Hi ghway 83 Cherry Valley event venue Use by Speci al
Revi ew, Project File US2021-003, subject to the three
condi ti ons recommended by staff.

COW SSI ONER CUSHI NG:  This is Comm ssi oner
Cushing. | second.

MS. PEARSON: A nption to reconmmend
approval of the 8635 South State Hi ghway 83 Cherry Vall ey
venue -- event venue Use by Special Review, Project File

US2021- 003, subject to the three conditions reconmmended by
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staff.
Wlliam Mtchell.

COW SSI ONER M TCHELL: Yes.

© 00 N oo o b~ wWw N

O T N R R N T
o A~ W N P O © 00 N O 0o M W N +—, O

t hat

MS. PEARSON:
COWM SSI ONER
MS. PEARSON:
COW SSI ONER
MS. PEARSON:
COWM SSI ONER
MS. PEARSON:
COW SSI ONER
MS. PEARSON:
COVWM SSI ONER

the recommendation is

Amanda Cushi ng.

CUSHI NG Yes.

Ji m Br owni ng.

BROWNI NG Yes.

M ke McKesson.

Mc KESSON: Yes.

Cl arence Hughes.

HUGHES: Yes.

John Griffith.

GRI FFI TH: Yes. And with

approved unani nously. Qur

agenda is conplete for this evening so this neeting is

adj our ned.

Thank you all.

(End of neeti

ng.)
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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 audi o and video
recording.

| further certify that | 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 conm ssion expires: Septenber 22, 2023

=

e (Locyaidy

Bonni e Carpenter Johnshoy
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