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SUMMARY 
The applicants request Special Review approval for a Vacation Rental of 244 nights per year for up to 
four guests with a minimum 2-night rental period on an approximately 2.83-acre property within the 
Forestry (F) Zoning District. With the recommended conditions, staff finds the request can meet the 
Special Review Criteria in Article 4-601 of the Boulder County Land Use Code (the Code) and 
recommends the Planning Commission recommend conditional approval to the Board of County 
Commissioners. 

DISCUSSION 
On December 3, 2020, the Board of County Commissioners conditionally approved docket DC-19-
0005 Short-Term Dwelling Rental and Bed and Breakfast Update, which removed the previous 
Lodging Use of Short-Term Dwelling Rental and replaced it with three short-term rental 
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categories, including Vacation Rental. In addition, the Board approved Ordinance No. 2020-01 
(the “Licensing Ordinance”), to license Short-Term and Vacation Rentals within the 
unincorporated county. Under the newly adopted Code provisions, Special Review approval is 
required to establish a Vacation Rental on unsubdivided property within the Forestry Zoning 
District that is less than five acres in size. 
 
 
 

 
      Figure 1: Aerial of the Subject Property  

 
 
The applicant is requesting a Vacation Rental offering transient lodging accommodations to one 
booking party of up to four guests at a time for approximately 244 nights per year. As the subject 
property is not the Primary Residence of the applicant (also the property owner) and the applicant 
expects to rent the property in excess of 60 days per year, the property cannot qualify as a Primary 
or Secondary Dwelling Short-Term Rental. Instead, per Article 4-507.E.2.a of the Code, Special 
Review is required for this request as the subject property is located within the Forestry (F) Zoning 
District and is less than five acres.  
 
The subject property includes an existing 1,894 square foot residence.  The property is accessed via 
State Highway 72 (SH 72) also known as Peak-to-Peak Highway, a Colorado Department of 
Transportation (CDOT) owned and maintained right-of-way (ROW). Legal access has been 
demonstrated via adjacency to this public ROW. 
 
The Boulder County Comprehensive Plan identifies several important resources associated with 
the subject property, including Archeologically Sensitive Travel Routes, Wildlife Migration 
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Corridors, Riparian Areas Wetlands Riparian Habitat Connectors and the Peak to Peak Scenic 
Corridor.  There is a View Protection Score of 5 assigned to SH 72 in the area of the property (this 
view protection score is discussed under review standard three below). A Comprehensive Plan map 
showing these identified resources is shown in Figure 2.  

 
Figure 2: Comprehensive Plan map 

 
 
As detailed in the criteria review below, staff finds that the proposed Vacation Rental can meet the 
Special Review Criteria in Article 4-601 of the Code, with the recommended conditions of 
approval. 
 
REFERRALS 
This application was referred to the typical agencies, departments, and adjacent property owners. All 
responses received are attached and summarized below. 
 
County Development Review Team – Access & Engineering (DRT-A&E): This team reviewed 
the request and responded that legal access is demonstrated, traffic will not negatively impact 
surrounding transportation networks, three parking spaces are required to accommodate two approved 
sleeping rooms, an emergency pullout is required due to the length of the driveway exceeding 500 
linear feet, an emergency turnaround is required, drainage issues exist and must be addressed, access 
must be inspected by DRT-A&E Staff CDOT, and an Access Permit must be obtained prior to 
issuance of a rental license. 
 
County Public Health Department (BCPH): This department reviewed the proposal and responded 
that the existing on-site wastewater treatment system (OWTS) is adequate for a 3-bedroom house.  As 
a result, the owners are permitted to rent the home to a maximum of six people, including children.  
BCPH also advised that a commercial OWTS Use permit must be issued if the home is never 
occupied by the owners.  In addition, Public Health recommended that the owner supply OWTS use 
guidelines to renters and mark OWTS component locations to prevent damage from vehicles.   
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County Building Safety & Inspection Services Team: This team reviewed the proposal and stated 
that a building permit, plan review and inspection is required to convert a room labeled “future 
sleeping room” to a bedroom.  Otherwise, there are no proposed improvements associated with this 
application and therefore no construction requirements for this proposal. Life-safety requirements of 
the Licensing Ordinance must be met, including passing an inspection prior to issuance of a Vacation 
Rental License. 
 
Wildfire Mitigation Team: This team reviewed the request and responded that the subject property 
must be Wildfire Partners Certified prior to issuance of a Vacation Rental License. In addition, no 
outdoor fires are allowed while guests are using the property, and the applicants must provide guests 
with wildfire safety and evacuation route information, per the licensing requirements. 
 
  
Adjacent Property Owners:  Notices were sent to 75 adjacent property owners, and staff received 
one public comment in response. The comment opposed the proposed use, citing concerns with 
visitors who aren’t invested in the area and habitat as well as traffic impacts.   
 
Agencies that responded with no conflict or no concerns:, Xcel Energy, County Parks & Open 
Space, and County Parks and Open Space Conservation Easement Division. 
 
Agencies that did not respond: Allenspark Area Landowners, Allenspark Concerned Citizens, 
Greater Allenspark Alliance, James Creek Watershed Initiative, Left Hand Watershed Center, 
St.Vrain and Left Hand Water Conservancy, Jamestown Planning Department, Ward Planning 
Department, Boulder Valley and Longmont Conservancy, Colorado Parks and Wildlife Arapaho and 
Roosevelt National Forest, Indian Peaks Fire Department.   
 
SPECIAL REVIEW CRITERIA  
The Community Planning & Permitting staff has reviewed the standards for approval of a Special 
Review for a Vacation Rental on less than five acres in the Forestry Zoning District, per Article 4-601 
of the Code, and finds the following: 

(1) Complies with the minimum zoning requirements of the zoning district in which the use is 
to be established, and will also comply with all other applicable requirements,  
 
The subject property is less than five acres and located on unsubdivided land in the Forestry 
Zoning District. Vacation Rentals are permitted under these circumstances in the Forestry 
district if approved through the Special Review process, per Article 4-507.E of the Code. In 
accordance with the additional provisions for a Vacation Rental, the applicants must maintain 
a valid Boulder County Vacation Rental License and meet all applicable requirements under 
the Licensing Ordinance. These requirements include Wildfire Partners Certification, meeting 
Building Code safety requirements (e.g., fire extinguishers), proof of adequate insurance, 
having a local manager who is able to be responsive to issues within one hour in person, and 
remittance of all applicable taxes. In addition, Vacation Rental guests are not permitted to 
have outdoor fires, except for gas grills or fire tables, and the applicants must provide a range 
of information to guests regarding wildfire risk, wildlife safety, and on-site wastewater 
treatment system usage among others.  
 
The enforcement of the Licensing Ordinance includes a notice of violation 30 days prior to 
the county taking action or imposing penalties. If violations are not resolved, or satisfactory 
progress toward resolution has not been made within a reasonable timeframe, then the county 
may impose fines up to $1,000, revoke the license, task law enforcement with using the 
Penalty Assessment Procedure, or seek injunctive relief. With this enforcement mechanism 
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under the newly adopted Licensing Ordinance, violations can be addressed more quickly and 
efficiently than with the typical Code procedures. 
 
Staff recommends a condition of approval requiring the applicants to maintain a valid 
Vacation Rental License while the subject property is used as short-term lodging. Vacation 
Rentals are also not allowed to be marketed or used for weddings, receptions, or other similar 
private or public events and staff recommends a condition of approval to that effect. With the 
recommended conditions of approval, staff finds the proposal meets the minimum zoning 
requirements of the Forestry Zoning District.  

 
Therefore, as conditioned, staff finds this criterion can be met. 

 
(2) Will be compatible with the surrounding area.  In determining compatibility, the Board 

should consider the location of structures and other improvements on the site; the size, 
height and massing of the structures; the number and arrangement of structures; the 
design of structures and other site features; the proposed removal or addition of 
vegetation; the extent of site disturbance, including, but not limited to, any grading and 
changes to natural topography; and the nature and intensity of the activities that will take 
place on the site.  In determining the surrounding area, the Board should consider the 
unique location and environment of the proposed use; assess the relevant area that the use 
is expected to impact; and take note of important features in the area including, but not 
limited to, scenic vistas, historic townsites and rural communities, mountainous terrain, 
agricultural lands and activities, sensitive environmental areas, and the characteristics of 
nearby development and neighborhoods;  
 
No construction is proposed as part of the Vacation rental request.  Existing uses in the 
surrounding area primarily consist of year-round and seasonal residences, and th 
Allenspark/Jamestown/Ward area has historically provided vacation rentals for those looking 
to be located near popular hiking and camping areas. Staff find that the proposed use will be 
compatible with the surroundings.   

 
Therefore, staff finds this criterion can be met. 

 
 
(3) Will be in accordance with the Boulder County Comprehensive Plan;  

 
The Comprehensive Plan indicates that State Highway (SH) 72 has an associated View 
Protection Score of 5 in the area of the subject parcel. View Protection Scores can range from 
0 to 5 (with higher numbers indicating more scenic roadways) and are intended to act as a 
tool for planning staff to use when assessing the potential visual impacts of a development on 
nearby public rights-of-way. Staff do not find that the proposed use is likely to negatively 
impact the view from SH 72 because no physical changes to the property are proposed as part 
of the application. The Comprehensive plan also identifies the parcel as having 
Archeologically Sensitive Travel Routes, Wildlife Migration Corridors, Riparian Areas 
Wetlands Riparian Habitat Connectors and the Peak to Peak Scenic Corridor.  Since no new 
construction is planned and the use of the vacation rental is comparable to the use of single-
family residence, staff do not have concerns that the proposed use will negatively impact 
these resources.   

 
Therefore, staff finds this criterion can be met. 
 

(4) Will not result in an over-intensive use of land or excessive depletion of natural resources.  
In evaluating the intensity of the use, the Board should consider the extent of the proposed 
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development in relation to parcel size and the natural landscape/topography; the area of 
impermeable surface; the amount of blasting, grading or other alteration of the natural 
topography; the elimination or disruption of agricultural lands; the effect on significant 
natural areas and environmental resources; the disturbance of plant and animal habitat, 
and wildlife migration corridors; the relationship of the proposed development to natural 
hazards; and available mitigation measures such as the preservation of open lands, the 
addition or restoration of natural features and screening, the reduction or arrangement of 
structures and land disturbance, and the use of sustainable construction techniques, 
resource use, and transportation management. 
 
With the condition of approval requiring that the applicants maintain a Vacation Rental 
License with all its associated requirements, staff finds the proposed use of the property as a 
Vacation Rental will not result in an over-intensive use of land or an excessive depletion of 
natural resources.  

 
Therefore, staff finds this criterion can be met. 
 

(5) Will not have a material adverse effect on community capital improvement programs;  

There is no indication the proposal will have an adverse effect on community capital 
improvement programs, and no referral agency has responded with such a concern.  
 
Therefore, staff finds this criterion is met. 
 

(6) Will not require a level of community facilities and services greater than that which is 
available;  

Staff does not anticipate the proposal will have an adverse effect on community facilities and 
services, and the Indian Peaks Fire Protection District did not submit a response voicing any 
concerns about the request. In addition, a potable water well and on-site wastewater treatment 
system (OWTS) currently exist on the property. 

Per the referral response from Public Health, the existing on-site wastewater treatment system 
(OWTS) is sized for up to six people, including children, which is the maximum number of 
guests that can be allowed to stay in the rental.  Applicants have requested a maximum of 
four guests, which meets the capacity requirements of the OWTS.   

Therefore, as conditioned, staff finds this criterion can be met. 

(7)  Will support a multimodal transportation system and not result in significant negative 
impacts to the transportation system or traffic hazards;  

The subject property is accessed via State Highway 72 (SH 72) also known as Peak-to-Peak 
Highway, a Colorado Department of Transportation (CDOT) owned and maintained right-of-
way (ROW). Legal access has been demonstrated via adjacency to this public ROW. 

Based on updated information provided by the applicant, 2 sleeping rooms will be available 
during guest rentals. For Vacation Rental uses, staff assumes one vehicle per sleeping room.   

Based on guidance in the Institute of Traffic Engineers (ITE) Trip Generation Manual 10th 
edition, staff anticipates each sleeping room will generate up to 5 trips/ day. For 2 sleeping 
rooms, staff estimates the proposed vacation rental use may generate up to 10 trips/ day or 10 
Average Daily Trips (ADT). Assuming a property manager comes on check in/ check out 
days, and cleaning staff comes on check out days, another 4 trips would be generated on 
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those days, for a total ADT of 14 on days guests arrive and leave. Overall, the 14 ADT 
represents a similar number of trips to what is estimated to be generated by a single-family 
residence (10 ADT). Staff does not anticipate that the traffic generated by the vacation rental 
use will negatively impact the surrounding transportation network. 

Based on  Article 4-507.E of the Code, a total of 3 parking spaces is required for this vacation 
rental- one for each sleeping room and one for the property manager. The parking map 
included in application materials shows the required minimum 3 on-site parking spaces. 

The existing driveway length appears to be approximately 550 feet; therefore, an emergency 
pullout is required. The appears to be a space approximately 200 feet away from SH 72 where 
the driveway starts to curve that could accommodate an emergency pullout. At time of 
submittal of the rental license application, the applicant must submit driveway plans that 
show an emergency pullout that complies with Standard Drawings 17 and 19 (attached). 

Because the residence is more than 150 feet from the highway, an emergency turnaround is 
required. There is an open area northwest of the residence where the driveway splits that 
appears large enough to be used as an informal turnaround, provided it can meet the distance 
and dimension requirements in Standard Drawings 18 and 19 and it remains available for use 
by emergency vehicles at all times (i.e. no parking or landscaping is allowed within the area 
designated for an emergency turnaround). Dimensions of the turnaround area and distance 
from the front and rear of the residence must be shown on plans submitted with the rental 
license application. 

Staff performed a site visit on 7/29/2022 and noticed erosion along the center of the driveway 
caused by runoff. The applicant must improve drainage along the driveway so that water is 
directed outside the travel way. The low area of the driveway near the point of access to the 
highway must also be filled to avoid future flooding.  

Prior to issuance of the rental license, Access & Engineering staff will inspect the access for 
the required improvements described above. 

The applicant must submit a copy of a CDOT Access Permit for the existing point of access 
to the Peak-to-Peak Highway prior to issuance of the rental license. 

With the recommended conditions, staff finds the proposal does not conflict with a 
multimodal transportation system and staff does not anticipate that the request will have a 
negative impact on the transportation system.  
 
Therefore, as conditioned, staff finds this criterion can be met. 
 

(8)  Will not cause significant air, odor, water, or noise pollution;  

The proposed Vacation Rental will utilize the existing residence and no new development is 
proposed. Further, as required under the Licensing Ordinance, the applicants must provide 
information to guests regarding trash, recycling, on-site wastewater treatment system usage, 
and noise. In addition, all persons must abide by the Boulder County Noise Ordinance (No. 
92-28) at all times. With the recommended conditions of approval, staff does not anticipate 
that the proposal will cause significant air, odor, water, or noise pollution, and no referral 
agency has responded with such a concern.  

 
Therefore, as conditioned, staff finds this criterion can be met. 
 

(9) Will be adequately buffered or screened to mitigate any undue visual impacts of the use;  
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The proposed Vacation Rental will utilize the existing residence and no new development is 
proposed. Furthermore, staff do not anticipate that the proposed use will result in negative 
visual impacts related to the View Protection Corridor along CR 84W, as discussed under 
review standard three above. 

 
Therefore, staff finds this criterion is met. 
 

(10) Will not otherwise be detrimental to the health, safety, or welfare of the present or future 
inhabitants of Boulder County; 
 
With the requirement to maintain a valid Boulder County Vacation Rental License and meet 
all the associated requirements related to health, safety, and welfare of the occupants and 
surrounding uses, staff does not anticipate that the proposed Vacation Rental will be 
detrimental to present or future inhabitants. 

 
Therefore, as conditioned, staff finds this criterion can be met. 

 
(11) Will establish an appropriate balance between current and future economic, 

environmental, and societal needs by minimizing the consumption and inefficient use of 
energy, materials, minerals, water, land, and other finite resources;  
 
With the recommended conditions of approval, allowing the applicants to rent the existing 
residence as a Vacation Rental, while it is otherwise vacant, would provide additional income 
for the applicants without significantly impacting the surrounding uses. 

 
Therefore, as conditioned, staff finds this criterion can be met. 
 

(12) Will not result in unreasonable risk of harm to people or property – both onsite and in the 
surrounding area – from natural hazards. Development or activity associated with the use 
must avoid natural hazards, including those on the subject property and those originating 
off-site with a reasonable likelihood of affecting the subject property. Natural hazards 
include, without limitation, expansive soils or claystone, subsiding soils, soil creep areas, or 
questionable soils where the safe-sustaining power of the soils is in doubt; landslides, 
mudslides, mudfalls, debris fans, unstable slopes, and rockfalls; flash flooding corridors, 
alluvial fans, floodways, floodplains, and flood-prone areas; and avalanche corridors; all 
as identified in the Comprehensive Plan Geologic Hazard and Constraint Areas Map or 
through the Special Review or Limited Impact Special Review process using the best 
available information. Best available information includes, without limitation, updated 
topographic or geologic data, Colorado Geologic Survey landslide or earth/debris flow 
data, interim floodplain mapping data, and creek planning studies.  
 
No portions of the subject property contain areas identified as having high landslide potential, 
or expansive soils. In addition, no new development is proposed, and no referral agency has 
responded with concerns regarding natural hazards. 

 
Therefore, staff finds this criterion is met. 

 
 (13) The proposed use shall not alter historic drainage patterns and/or flow rates unless the 

associated development includes acceptable mitigation measures to compensate for 
anticipated drainage impacts. The best available information should be used to evaluate 
these impacts, including without limitation the Boulder County Storm Drainage Criteria 
Manual, hydrologic evaluations to determine peak flows, floodplain mapping studies, 
updated topographic data, Colorado Geologic Survey landslide, earth/debris flow data, and 
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creek planning studies, all as applicable given the context of the subject property and the 
application. 
 
The proposed use will not alter historic drainage patterns or flow rates as the use will be 
located within the existing residence and no new development is proposed. 
 
Therefore, staff finds this criterion is met. 
 

RECOMMENDATION  
Staff has determined that the proposal can meet all the applicable criteria of the Boulder County Land 
Use Code for Special Review. Therefore, staff recommend that the Planning Commission 
recommends conditionally approving docket SU-22-0005 Drogsvold Vacation Rental with the 
following conditions: 

 
1. The applicants shall provide a Development Agreement, for review and approval by County 

staff, prior to the issuance of a license or permits by the Boulder County Community 
Planning & Permitting Department and prior to the recordation of said agreement within one 
year of approval. 

 
2. The applicants must maintain a valid Boulder County Vacation Rental License while the 

short-term rental is in operation. 
 

3. The subject property may not be marketed or used for weddings, receptions, or similar private 
or public events. 
 

4. The Vacation Rental is approved to be rented for up to 244 nights per year. 
 

5. The Vacation Rental must be rented for a minimum of 2 nights per rental period. 
 

6. The Vacation Rental is limited to a maximum occupancy of four individuals, including 
children. 
 

7. The approved number of sleeping rooms is two.  All additional rooms are not to be used as a 
sleeping room. 
 

8. All guests must park on-site. 
 

9. Wildfire prevention and evacuation information must be displayed for guests. 
 

10. All outdoor fires are prohibited. 
 

11. The applicants must maintain a valid Wildfire Partners Certificate. 
 

12. Prior to issuance of the rental license, Access & Engineering staff will inspect the access for 
the required improvements described in section (7). 

13. Prior to issuance of the Vacation rental license, the applicant must submit a copy of a CDOT 
Access Permit for the existing point of access to the Peak-to-Peak Highway. 

 
14. The applicants shall be subject to the terms, conditions, and commitments of record and in the 

file for docket SU-22-0005 Drogsvold Vacation Rental. 
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MEMO TO: Referral Agencies 
   FROM:  Ian Brighton, Planner II 
   DATE:  June 14, 2022 

RE:  Docket SU-22-0005 
 

Docket SU-22-0005: Drogsvold Short Term Rental 
Request: Special Review request for a Vacation Rental of 244 days for up to 4 

guests with a minimum stay of 2 nights on a 2.83 acre parcel. 
Location:  46877 Peak to Peak Highway, located approximately 1,820 feet 

north of the intersection of County Road 103 and State Highway 72 
on Section 29, Township 2N, Range 72W. 

Zoning:  Forestry (F) Zoning District   
Applicants/Owners: Bruce & Susanna Drogsvold 
 
 

Special Use Review / Site Specific Development Plan is required of uses which may have greater 
impacts on services, neighborhoods, or environment than those allowed with only Building Permit 
Review. This process will review compatibility, services, environmental impacts, and proposed site 
plan.  
 
This process includes public hearings before the Boulder County Planning Commission and the Board 
of County Commissioners. Adjacent property owners and holders of liens, mortgages, easements or 
other rights in the subject property are notified of these hearings.  
 
The Community Planning & Permitting staff, Planning Commission, and County Commissioners 
value comments from individuals and referral agencies. Please check the appropriate response 
below or send a letter to the Community Planning & Permitting Department at P.O. Box 471,  
Boulder, Colorado 80306 or via email to planner@bouldercounty.org. All comments will be made 
part of the public record and given to the applicant. Only a portion of the submitted documents may 
have been enclosed; you are welcome to call the Community Planning & Permitting Department at 
303-441-3930 or email planner@bouldercounty.org to request more information. If you have any 
questions regarding this application, please contact me at 720-564-2271 or  
ibrighton@bouldercounty.org. 
 
Please return responses by July 20, 2022. 
(Please note that due to circumstances surrounding COVID-19, application timelines and 
deadlines may need to be modified as explained in the CPP Notice of Emergency Actions issued 
March 23, 2020 (see https://boco.org/covid-19-cpp-notice-20200323). 
 
_____ We have reviewed the proposal and have no conflicts. 
_____ Letter is enclosed. 
 
Signed _________________________________ PRINTED ________________________________  
 
Agency or Address _________________________________________________________________ 
Please note that all Community Planning & Permitting Department property owner’s mailing lists and parcel maps 
are generated from records maintained by the County Assessor and Treasurer Office.  We are required to use this 
list to send notices to the “property owner” of land in Boulder County.  If you feel you should not be considered a 
“property owner,” or if the mailing address is incorrect, contact the County Assessor’s Office at (303) 441-3530. 
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Narrative for Boulder County review process for STR licensing 

We have owned this property for over 30 years.  It is an old homestead rock home on a cliff above the South St Vrain 
River. It was part of the 160 acre homestead owned by Stapp family members in the early 1900’s. 

Joe Stapp and Grace Buckley Stapp built this sturdy rock home, (public records say 1937, but our sense of historical 
record indicates they may have built it in the early 1920’s after World War I) 

There have been four owners in the last 100 years between the Stapp days and when we purchased it in 1992. It is 
special, it is private, there are few neighbors, and we have much pride of ownership.   

We are Wildfire Partners Certified, Septic Smart Certified, we used the Energy Smart program with their special price 
incentives to make approximately $20,000 worth of energy efficient upgrades, including foam sealing the crawl space, 
installing aluminum clad double pane exterior windows.  

The domestic well gets a full water quality analysis every two years. (It’s never had a water quality problem, even after 
the 2013 flood). The property is not in the mineral belt, and there was never any mining anywhere close to this property. 

There are three heat sources: propane heat, electric heat and wood heat. Redundant systems are important in the 
mountains. All of our systems get regular inspections. We believe in regular maintenance, safety, energy efficiency, and 
quality of life on the property.  

For 25 years we did long term rentals. Five years ago, we switched to AirBnB which worked much better for us. We can 
now access the property between guests and take care of it. The Guests respect the property. We get to make it better 
every year. Before, with long term residents we did not have access and tenants did not respect the place nearly as 
much as short term guests. After a long term tenant would leave, we’d be stuck with a lot of work getting it back into a 
good living space.  After the snow was gone, we’d find neglect, trash, and often disregard to the sensitive quality of the 
nature. It was discouraging and unacceptable. 

Now, we access the property between visits and keep it in good shape all the time. 

Because Boulder County now requires a Short Term Rental license, we welcome the opportunity to move forward with 
getting one. It is the appropriate way to help this beautiful property be taken care of in the proper way.  

We do not allow ATV’s, or guns, or parties, on the property. No tree cutting without our permission. We seek out wildlife 
sensitive guests that love and respect the natural world. 

Although we have a three-bedroom septic system we restrict the number of guests to four people. We also have a 
minimum stay of five days right now, but for the purposes of licensing we’d prefer to change that to two days. 

We are available for communication, questions, and whatever else might be desired by the County. 

Thank you for the opportunity. 

Bruce Drogsvold 
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Matt Jones  County Commissioner    Claire Levy  County Commissioner    Marta Loachamin  County Commissioner 
 

Community Planning & Permitting 
Courthouse Annex  •  2045 13th Street  •  Boulder, Colorado  80302  •  Tel: 303.441.3930 
Mailing Address:  P.O. Box 471  •  Boulder, Colorado 80306  •  www.bouldercounty.org 
 

August 2, 2022 
 

TO: Ian Brighton, Planner II; Community Planning & Permitting, Development 
Review Team – Zoning 

FROM: Jena Van Gerwen Planner I; Community Planning & Permitting, Development 
Review Team – Access & Engineering 

SUBJECT: Docket # SU-22-0005: Drogsvold Vacation Rental 

 46877 Peak to Peak Highway 

The Development Review Team – Access & Engineering staff has reviewed the above referenced 
docket and has the following comments: 

1. The subject property is accessed via State Highway 72 (SH 72) also known as Peak-to-Peak 
Highway, a Colorado Department of Transportation (CDOT) owned and maintained right-
of-way (ROW). Legal access has been demonstrated via adjacency to this public ROW. 
 

2. Based on updated information provided by the applicant, 2 sleeping rooms will be available 
during guest rentals. For Vacation Rental uses, staff assumes one vehicle/ sleeping room.   
 

3. Based on guidance in the Institute of Traffic Engineers (ITE) Trip Generation Manual 10th 
edition, staff anticipates each sleeping room will generate up to 5 trips/ day. For 2 sleeping 
rooms, staff estimates the proposed vacation rental use may generate up to 10 trips/ day or 
10 Average Daily Trips (ADT). Assuming a property manager comes on check in/ check out 
days, and cleaning staff comes on check out days, another 4 trips would be generated on 
those days, for a total ADT of 14 on days guests arrive and leave. Overall, the 14 ADT 
represents a similar number of trips to what is estimated to be generated by a single-family 
residence (10 ADT). Staff does not anticipate that the traffic generated by the vacation rental 
use will negatively impact the surrounding transportation network. 

 
4. Based on the Land Use Code Sec 4-507.E for Vacation Rentals, a total of 3 parking spaces is 

required- one for each sleeping room and one for the property manager. The parking map 
included in application materials shows the required minimum 3 on-site parking spaces. 

 
5. The existing driveway length appears to be approximately 550 feet; therefore, an emergency 

pullout is required. The appears to be a space approximately 200 feet away from SH 72 
where the driveway starts to curve that could accommodate an emergency pullout. At time of 
submittal of the rental license application, the applicant must submit driveway plans that 
show an emergency pullout that complies with Standard Drawings 17 and 19 (attached). 
 

6. Because the residence is more than 150 feet from the highway, an emergency turnaround is 
required. There is an open area northwest of the residence where the driveway splits that 
appears large enough to be used as an informal turnaround, provided it can meet the distance 
and dimension requirements in Standard Drawings 18 and 19 and it remains available for use 
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by emergency vehicles at all times (i.e. no parking or landscaping is allowed within the area 
designated for an emergency turnaround). Dimensions of the turnaround area and distance 
from the front and rear of the residence must be shown on plans submitted with the rental 
license application. 
 

7. Staff performed a site visit on 7/29/2022 and noticed erosion along the center of the 
driveway caused by runoff. The applicant must improve drainage along the driveway so that 
water is directed outside the travelway. The low area of the driveway near the point of access 
to the highway must also be filled to avoid future flooding.  
 

8. Prior to issuance of the rental license, Access & Engineering staff will inspect the access for 
the required improvements described above. 
 
The applicant must submit a copy of a CDOT Access Permit for the existing point of access 
to the Peak-to-Peak Highway prior to issuance of the rental license. 

This concludes our comments at this time. 
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Boulder County Multimodal Transportation Standards                                                                                                                                        

A-22 July 1, 2012

Standard Drawing 17
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Boulder County Multimodal Transportation Standards                                                                                                                                        

A-24 July 1, 2012

Standard Drawing 19
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Boulder County Multimodal Transportation Standards                                                                                                                                        

A-23July 1, 2012

Standard Drawing 18
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Matt Jones  County Commissioner    Claire Levy  County Commissioner    Marta Loachamin  County Commissioner 
 

Community Planning & Permitting 
Courthouse Annex •  2045 13th Street  •  Boulder, Colorado  80302  •  Tel: 303.441.3930  •  Fax: 303.441.4856 
Mailing Address:  P.O. Box 471  •  Boulder, Colorado 80306  •  www.bouldercounty.org 

Building Safety & Inspection Services Team 
 

M E M O 
 
TO:  Ian Brighton, Planner II 
FROM:  Michelle Huebner, Plans Examiner Supervisor    
DATE:  June 17, 2022 
 
RE: Referral Response, SU-22-0005: Drogsvold Short Term Rental. Special Review 

request for a Vacation Rental of 244 days for up to 4 guests with a minimum stay of 
2 nights on a 2.83 acre parcel. 

 
Location: 46877 Peak to Peak Highway 
 

Thank you for the referral.  We have the following comments for the applicants: 
 

Building Permit. A building permit, plan review, and inspection approvals required to 
convert the room labeled “future sleeping room” to a bedroom. 
 
The applicant has indicated that they will be renting the existing single-family home for 
short term stays, and that they will not in the home during the time that the guests are in 
the home.   
 
Based on the submitted application, there is no proposed construction work associated with 
this application, and therefore there are not any construction requirements for this 
proposal.  If this changes, please contact the Building Safety and Inspection Services Team 
so that we may assist you in evaluating any possible permitting requirements.   
 
Since the Licensing Ordinance No.2020-01 will be requiring Smoke Detectors, Carbon 
Monoxide Detectors, and Fire Extinguishers we have no objections to the proposal, but a 
Building inspection is required for this application so that we have an opportunity to verify 
these features. 
 
Basic Safety Items. The inspection process will be used to assure that all currently required 
safety features, such as smoke detectors, carbon monoxide (“CO”) detectors, Fire 
Extinguishers, stairs, stair handrails, guardrails, egress windows or doors, door hardware 
and locks as well as safe electrical, mechanical and plumbing installations; etc., are in place 
and code-conforming. 
 
If the applicants should have questions or need additional information, we’d be happy to 
work with them toward solutions that meet minimum building code requirements.  Please 
call (720) 564-2640 or contact us via e-mail at building@bouldercounty.org 
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Matt Jones  County Commissioner    Claire Levy   County Commissioner    Marta Loachamin  County Commissioner 

Community Planning & Permitting 
Courthouse Annex  •  2045 13th Street  •  Boulder, Colorado  80302  •  Tel: 303.441.3930 
Mailing Address:  P.O. Box 471  •  Boulder, Colorado 80306  •  www.bouldercounty.org 

MEMO TO: Referral Agencies 
FROM:  Ian Brighton, Planner II 
DATE: June 14, 2022 
RE: Docket SU-22-0005 

Docket SU-22-0005: Drogsvold Short Term Rental 
Request: Special Review request for a Vacation Rental of 244 days for up to 4 

guests with a minimum stay of 2 nights on a 2.83 acre parcel. 
Location: 46877 Peak to Peak Highway, located approximately 1,820 feet 

north of the intersection of County Road 103 and State Highway 72 
on Section 29, Township 2N, Range 72W. 

Zoning:  Forestry (F) Zoning District   
Applicants/Owners: Bruce & Susanna Drogsvold 

Special Use Review / Site Specific Development Plan is required of uses which may have greater 
impacts on services, neighborhoods, or environment than those allowed with only Building Permit 
Review. This process will review compatibility, services, environmental impacts, and proposed site 
plan.  

This process includes public hearings before the Boulder County Planning Commission and the Board 
of County Commissioners. Adjacent property owners and holders of liens, mortgages, easements or 
other rights in the subject property are notified of these hearings.  

The Community Planning & Permitting staff, Planning Commission, and County Commissioners 
value comments from individuals and referral agencies. Please check the appropriate response 
below or send a letter to the Community Planning & Permitting Department at P.O. Box 471,  
Boulder, Colorado 80306 or via email to planner@bouldercounty.org. All comments will be made 
part of the public record and given to the applicant. Only a portion of the submitted documents may 
have been enclosed; you are welcome to call the Community Planning & Permitting Department at 
303-441-3930 or email planner@bouldercounty.org to request more information. If you have any 
questions regarding this application, please contact me at 720-564-2271 or 
ibrighton@bouldercounty.org. 

Please return responses by July 20, 2022. 
(Please note that due to circumstances surrounding COVID-19, application timelines and 
deadlines may need to be modified as explained in the CPP Notice of Emergency Actions issued 
March 23, 2020 (see https://boco.org/covid-19-cpp-notice-20200323). 

_____ We have reviewed the proposal and have no conflicts. 
_____ Letter is enclosed. 

Signed _________________________________ PRINTED ________________________________ 

Agency or Address _________________________________________________________________ 
Please note that all Community Planning & Permitting Department property owner’s mailing lists and parcel maps 
are generated from records maintained by the County Assessor and Treasurer Office.  We are required to use this 
list to send notices to the “property owner” of land in Boulder County.  If you feel you should not be considered a 
“property owner,” or if the mailing address is incorrect, contact the County Assessor’s Office at (303) 441-3530.

x

Jessica Fasick

CP&P Historic Review
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Parks & Open Space 
5201 St. Vrain Road • Longmont, CO 80503 
303-678-6200 • POSinfo@bouldercounty.org 
www.BoulderCountyOpenSpace.org 

Matt Jones County Commissioner Claire Levy County Commissioner 

 

Marta Loachamin County Commissioner 
 

 

 

TO:  Ian Brighton, Community Planning & Permitting Department 

FROM: Ron West, Natural Resource Planner 

DATE: July 22, 2022 

SUBJECT: Docket SU-22-0005, Drogsvold, 46877 Peak to Peak Highway 

 

 

Staff has reviewed the submitted materials, and has no natural resource concerns with the 

proposal. Although the parcel carries several resource designations in the Comprehensive 

Plan, any impacts to these resources would be similar to those from a full-time residence. No 

new construction is proposed. 
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Public Health 
Environmental Health Division 
  

Environmental Health • 3450 Broadway • Boulder, Colorado 80304 • Tel: 303.441.1564 Fax: 303.441.1468 
www.BoulderCountyHealth.org • www.bouldercounty.org 

June 15, 2022 

 

 

TO:  Staff Planner, Land Use Department 

 

FROM:  Jessica Epstein, Environmental Health Specialist 

 

SUBJECT: SU-22-0005: Drogsvold Vacation Rental  
  

 

OWNER: Drogsvold  

 

PROPERTY ADDRESS: 46877 Peak to Peak Highway 

 

SEC-TOWN-RANGE:  29 -2N -72 

 

The Boulder County Public Health (BCPH) – Environmental Health division has reviewed the 

submittals for the above referenced docket and has the following comments. 

 

OWTS: 

1. BCPH issued a new permit for the installation of an absorption bed system on 8/14/68. The 

permit was issued for an onsite wastewater treatment system (OWTS) adequate for a 3-

bedroom house. BCPH approved the installation of the OWTS on 9/10/68.  

2. The OWTS is sized for a maximum of 6 people, including children. Therefore, any rental of 

the home must stay within that limit.  

3. If the home is never occupied by the owners, a commercial OWTS Use permit must be issued 

by BCPH for this property before it can be given approval as a short-term rental.  
4. It is recommended that the owner supply information to renters regarding the proper use of an 

OWTS. A printable list of do’s and don’ts can be found here: www.boco.org/OWTSdosdonts 

5. The owner must make sure renters do not park on or over OWTS components by marking the 

area and informing the renters to stay off of it.  

 

 

 

This concludes comments from the Public Health – Environmental Health division at this time. For 

additional information on OWTS, refer to the following website:  www.SepticSmart.org. If you have 

additional questions about OWTS, please do not hesitate to contact Jessica Epstein at (303) 441-1138.   

   

Cc: OWTS file, owner, Land Use Department 
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Matt Jones  County Commissioner    Claire Levy  County Commissioner    Marta Loachamin  County Commissioner 

Community Planning & Permitting 
Courthouse Annex  •  2045 13th Street  •  Boulder, Colorado  80302  •  Tel: 303-441-3930 
Mailing Address:  P.O. Box 471  •  Boulder, Colorado 80306  •  www.BoulderCounty.org 
 

Wildfire Mitigation Team 
 

M E M O 
 
TO:  Ian Brighton, Planner II 
FROM:  Abby Silver, Wildfire Mitigation Specialist 
DATE:  June 28, 2022 
RE: Referral packet for SU-22-0005: Drogsvold Vacation Rental at 46877 Peak 

to Peak Highway 
 
Thank you for the referral. We have the following comments for the applicants: 
 
Decades of catastrophic wildfires, research, and case studies have shown that extreme wildfires 
are inevitable in the forests of Boulder County and across the Western US, but loss of life and 
homes do not have to be inevitable. The conditions that principally determine if a house ignites 
occur within 100 feet of the house, including the house itself. That is why Boulder County has such 
strong wildfire mitigation requirements in our Land Use and Building Code, and why Boulder 
County encourages all homeowners to voluntarily take responsibility to mitigate their own home’s 
risk of igniting in a wildfire through Wildfire Partners. 
 
Therefore, for all Vacation Rentals, it is required that the property owner obtain a Wildfire Partners 
certificate to mitigate the property against wildfire, per the terms of Section 5.A.3.b of Boulder 
County Licensing Ordinance No. 2020-01 adopted on 02/08/2021. This property was certified in 
2020. More information about Wildfire Partners can be found at www.wildfirepartners.org 
 
Additionally, since renters will most likely be unfamiliar with the risks associated with wildfire and 
local evacuation processes, it is required in Section 6.2.iii-iv, for the owner to display wildfire 
prevention and evacuation information within the rental property.  Outdoor fires are also 
prohibited per Section 6.3.   
 
If the applicants should have questions, need additional information or want to schedule a Wildfire 
Partners assessment, I can be reached at 720-564-2641 or via e-mail at asilver@bouldercounty.org 
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 Siting and Land Rights       
   Right of Way & Permits 

 
  1123 West 3rd Avenue 

  Denver, Colorado 80223 
  Telephone: 303.571.3306 

               Facsimile: 303. 571. 3284 
         donna.l.george@xcelenergy.com 

 
 
 
July 19, 2022 
 
 
 
Boulder County Community Planning and Permitting 
PO Box 471 
Boulder, CO 80306 
 
Attn: Ian Brighton 
 
RE:   Drogsvold Vacation Rental, Case # SU-22-0005 
 
Public Service Company of Colorado’s Right of Way & Permits Referral Desk has 
reviewed the special use documentation for Drogsvold Vacation Rental and has no 
apparent conflict, provided that all existing electric facilities and land rights remain in 
place. 
 
 
Donna George 
Right of Way and Permits 
Public Service Company of Colorado dba Xcel Energy 
Office:  303-571-3306 – Email:  donna.l.george@xcelenergy.com 
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Form: STR/1 • Revised March 1, 2021 • g:/publications/planning/str-1-short-term-rental-guidelines.pdf

Information provided by the Boulder County Community Planning & Permitting Department
303-441-3930 
planner@bouldercounty.org
www.bouldercounty.org

Good Neighbor Guidelines for 
Short-Term Rentals in Boulder County

License No. 

Respect it like it’s your own neighborhood. (Slow down and clean up after your pet!)
Please be friendly and courteous, and treat your neighbors the way you would want to 
be treated if this was your neighborhood. Enjoy the scenery and drive slowly through 
residential areas. Watch for pets, pedestrians, wildlife, and children playing. Visiting pets 
should not be allowed to run amok, make friends with local wildlife, or make excessive 
noise.
Please also pick up after yourself and your pet(s) and keep the property clean and free of 
trash. Per Boulder County Short-Term and Vacation Rental Licensing Ordinance No. 2020-
01, your host is required to provide you with trash and recycling information.

Please keep music and noise at a level your grandma would approve of
Enjoy the peace and quiet of the Rocky Mountains and be respectful of neighbors by keeping the noise level 
down, especially at night. Per the Boulder County Noise Ordinance No. 92-28, sound from a non-vehicular 
source located in a residential area shall not exceed 55 dB(A) during the day or 50 dB(A) at night (after 7 p.m. 
and before 7 a.m.).

Don’t host a rager, as much fun as that might be
Be respectful of neighbors by not hosting a party for all your buddies, or having any other large (or small) event 
that’s inappropriate for a quiet residential setting. Per the Boulder County Land Use Code Article 4, short-term 
rentals are not allowed to be marketed or used for weddings, receptions, or similar private or public events.

No trespassing. Seriously
It goes without saying, but we’re saying it anyway. Please stay on the property you are renting and do not 
trespass onto neighboring properties, even if there’s something really cool over there.
Please also use the designated parking spaces provided by your host. Per the Boulder County Short-Term 
and Vacation Rental Ordinance No. 2020-01, your short-term rental host must provide you with a map of the 
property clearly showing where the boundaries and designated parking spaces are located.

For non-life-threatening emergencies, please contact the Local Manager:

	 Name: 

	 Phone: 

	 Email: 
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Form: STR/1 • Revised March 1, 2021 • g:/publications/planning/str-1-short-term-rental-guidelines.pdf

Information provided by the Boulder County Community Planning & Permitting Department
303-441-3930 
planner@bouldercounty.org
www.bouldercounty.org

Wildfire Safety for 
Short-Term Rentals in Boulder County

License No. 

It is CRITICAL that visitors and residents alike do everything possible to prevent fires of all kinds. 
Please do what you can to protect our beautiful lands, homes and wildlife areas from the devastating 
effects of wildfires. Call 911 if you notice an unattended or out-of-control fire.

General Information
You are in an area with a 12-month fire season. Wildfire can occur any time of the day or night. BE AWARE! A single 
spark can start a fire. If you start a fire, even unintentionally, you may still be charged with arson.

	� Follow local fire restrictions: www.boco.org/FireRestrictions
	� Completely extinguish cigarettes, matches, and smoking materials before disposing of them.
	� Never throw smoking materials out a car window nor drop on the ground.
	� Fireworks are prohibited in Boulder County.
	� Never park on dry grass. The hot undercarriage of a car can ignite tall or dry grass.

READY - Prevention 
	� If you are out for the day, make sure to close all windows and doors; this will help protect the house from 
embers and smoke in case a fire prevents you getting back.

	� Use of charcoal grills and all outdoor fires are prohibited.
	� Use of gas grills and propane fire tables is permitted on hard surfaces.
	� Dispose of all ashes from wood stoves in metal containers. Set those containers on noncombustible surfaces 
only (i.e. on the ground and not on the wood deck).

	� A fire extinguisher is located 

SET - Preparation:
	� Put a copy of the evacuation route map (provided) in your car(s) for the duration of your stay.
	� Designate a location nearby (Boulder, Lyons, Estes Park) where your group can re-connect. You may be 
separated by the need to evacuate your rental at short notice and cell phones service is unreliable in the 
mountains.

GO- Evacuation:
	� If you suspect you are in danger, do not wait for an evacuation order, leave immediately.
	� Close all windows and doors. 
	� Know your evacuation route ahead of time.

During an emergency situation, information can be found at www.boulderoem.com

You are at the following address: 
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Form: STR/1 • Revised March 1, 2021 • g:/publications/planning/str-1-short-term-rental-guidelines.pdf

Information provided by the Boulder County Community Planning & Permitting Department
303-441-3930 
planner@bouldercounty.org
www.bouldercounty.org

Wildlife Safety for 
Short-Term Rentals in Boulder County

License No. 

Leave the wildlife wild and alive
You probably came partly to see some wildlife, and Boulder County is home to a great diversity of species 
including black bear, elk, deer, moose, mountain lion, marmot (like a groundhog), and bighorn sheep. It can be 
exciting to view these creatures, but it is important to do so at a safe distance. Most harmful encounters with 
wildlife occur because people fail to leave animals alone. Do not feed or approach wildlife and take care not to 
leave any food or scraps outdoors (including for pets).

Avoid conflicts between pets and wildlife
Many species of wildlife in the Rocky Mountains do not get along with household pets and can become 
aggressive if threatened. For the safety of your pets, and wildlife, keep pets on a leash or otherwise under your 
control at all times.

Never feed a bear, even unintentionally
Bears have an excellent sense of smell and a great memory, so inadvertently allowing one to eat your trash 
can be a death sentence for the bear. To avoid this, secure your trash and ONLY put trash out the morning of 
pickup. Keep grills clean, feed pets indoors, and only feed birds during winter.

Stay away from moose
Moose are great to watch from afar, but up-close moose are 
potentially the most dangerous of any species. Always keep 
your distance and NEVER let dogs bark at or chase moose! 
Moose may charge and attack aggressively if you or your dog 
get too close. If a moose charges, run and get behind a tree or 
something large.

Mountain lions live here, too
Mountain lions (cougars) share the landscape with us and 
typically stay away from people. To avoid conflict, keep pets on 
a leash and supervise children. Be extra cautious at dusk and 
dawn.
If you see a lion, stand your ground and do not run away. If it approaches, talk firmly, wave your arms and back 
away slowly. In the extremely rare case of an attack, fight back aggressively and don’t stop until you drive the 
lion away! Feeding deer and other wildlife is illegal and can attract lions and other predators.

For non-life-threatening emergencies, please contact the Local Manager:

	 Name: 

	 Phone: 

	 Email: 
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Information provided by the Boulder County Community Planning & Permitting Department
303-441-3930 
planner@bouldercounty.org
www.bouldercounty.org

Onsite Wastewater Treatment System (“Septic”) Safety for 
Short-Term Rentals in Boulder County

License No. 

General Information
Onsite Wastewater Treatment System (OWTS) is a broad term referring to any system for the collection, storage, 
treatment, neutralization, or stabilization of sewage and wastewater that occurs on the property. A septic system 
is a type of OWTS, consisting of a septic tank that collects all the sewage and a leach field for final treatment by 
the soil.
OWTS are used to treat and dispose of relatively small volumes of wastewater, usually from houses that are not a 
part of or connected to a sewage treatment works.

What not to flush:
❎Diapers
❎ Paper towels
❎ Feminine hygiene products
❎ “Flushable” wipes

What not to put down the drain:
❎ Cooking oil, grease, and other fats
❎ Cigarette butts
❎ Coffee grounds
❎Meats and other food waste (garbage disposals should be used sparingly)
❎ Excessive amounts of drain solvents or other household chemicals

Keep vehicles and other heavy equipment away from the absorption field.
If strong sewage odors or backups occur, contact your host or local manager immediately. You may also alert 
Boulder County Public Health at 303-441-1564.
Please visit the Boulder County Public Health website for more information: www.SepticSmart.org

For non-life-threatening emergencies, please contact the Local Manager:

	 Name: 

	 Phone: 

	 Email: 
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