From: Hatch - CDOT, Shaylyn <shaylyn.hatch@state.co.us>
Sent: Tuesday, August 6, 2019 4:40 PM
To: John Shepard <jShepard@archuletacounty.org>
Cc: Heinlein - CDOT, Jo <jo.heinlein@state.co.us>
Subject: Re: COUNTY REVIEW: Crowley TrB PUD Dev Plan (PLN19-370)

Hi John,
The commercial activities mentioned in this proposal were not specifically mentioned in the
2003 Crowley Ranch Access Permit #503074 (attached). The existing 2003 permit will need to
be amended to include the proposed uses. The applicant should provide CDOT with a brief
narrative describing the specific size and nature of the activities requested on the parcel. Once we
review the information, we should be able to amend the existing permit to include the uses.

Shay Hatch

Permits Program
Region 5 - Traffic & Safety

P 970.385.8362 | F 970.385.8361
3803 N. Main Ave., Suite 100, Durango, CO 81301
shaylyn.hatch@state.co.us | www.codot.gov | www.cotrip.org
Confidentiality Disclaimer: This message may contain confidential information and is intended only for
individual(s) named. If you are not the intended recipient you are not authorized to disseminate, distribute
or copy this email. Please notify the sender immediately if you have received this email by mistake and
delete this email from your system. Thank you.

Pagosa Fire Protection District

August 7, 2019

John Shepard
Planning Manager
Archuleta County Development Services
PO Box 1507
Pagosa Springs, CO. 8114
RE: Crowley Ranch Reserve Tract B Development Plan (PUD Rezone) (PLN19-370)
Mr. Shepard,
The Pagosa Fire Protection District has no objections to the proposed Re-Plat on the aforementioned
property.
Sincerely,

Kelly Robertson
Captain Fire Prevention Director

970-731-4191 Office

191 N. Pagosa Blvd., Pagosa Springs, CO. 81147

970-731-4194 Fax

August 20, 2019
John C. Shepard, AICP
Planning Manager
Archuleta County Development Services – Planning Department
1122 HWY 84
P.O. Box 1507
Pagosa Springs, Colorado 81147
Re: PLN19-370, PUD Development Plan, Rezoning of Tract B, Replat of Crowley Ranch Reserve Phase 1 at
25550 S. US Hwy 84.
Dear Mr. Shepard,
As the Board of Directors of the Crowley Ranch Reserve Owners Association (hereinafter referred to as
“CRROA”), we hereby submit to your attention and the consideration of the Planning Commission and
Board of County Commissioners this letter requesting denial of PLN19-370, PUD Development Plan,
Rezoning of Tract B, Replat of Crowley Ranch Reserve Phase 1 at 25550 S. US Hwy 84 (hereinafter
referred to as “Project”), submitted by Kelley Barsanti, KEL-CAM, Inc., represented by Ron Barsanti
(hereinafter referred to as “Applicant”). Our request for denial is based upon the following principal
areas of concern:

1) misrepresentation by the Applicant of CRROA’s attitude toward the project
2) misrepresentation by the Applicant of the current, past and future use of the property
3) substantial conflicts between the Applicant’s proposal and the Archuleta County Community Plan
4) serious incompatibilities between the Applicant’s proposal and the Archuleta County Land Use
Regulations
5) substantial conflicts between the Applicant’s proposal and the Archuleta County Regional Parks,
Recreation, Open Space and Trails Master Plan
6) potential unforeseen consequences of the rezoning request
7) uses by right in the commercial zoning standards that present a threat to the health, safety and
welfare of the residents of CRROA, as well as the surrounding communities
8) violation of the reasonable expectations that residents of Crowley Ranch Reserve and
surrounding communities had for the very qualities of life that are stated as policy objectives in the
Archuleta County Community Plan and codified by the Archuleta County Land Use Regulations and
associated zoning districts.

Each of these principal areas of concern are discussed in further detail below.
Finally, while CRROA is working as expeditiously as possible to further document our concerns and
investigate the full nature of the Project proposed by the Applicant, many members of our community
have not yet been properly notified and are unaware of the full potential impact of the rezoning
request. As such, CRROA may, during the Planning Commission meeting scheduled for Wednesday,
August 28th, request a continuance of the hearing to the next Planning Commission meeting in order for
our Board and members of the CRROA to more fully understand the impact of the Project proposed by
the Applicant.
Principal Areas of Concern:
1. Misrepresentation by the Applicant of CRROA’s attitude toward the project
a. The Applicant lists, in their List of Attachments, (Item 6) a Letter of Approval from
Crowley Ranch Reserve Homeowners Association). This letter is then missing from the
application. This letter was not submitted as part of the application precisely because
the Applicant does not have a letter of approval from CRROA. This is a patent
misrepresentation of intent and consent and a serious affront to the integrity of
CRROA members.
b. In the Applicant’s application and cover letter to the Planning Department and Planning
Commission, the Applicant appears to suggest implicit support and approval by CRROA.
The Applicant states in their cover letter, “The intended use of this property has always
been commercial, and as such the parcel (Tract B) is not subject to the covenants for the
Crowley Ranch Reserve (per Article 2). “
We contend that this property has not been represented to homeowners, landowners
or prospective buyers as a potential future commercial site. The literature provided at
the front gate to Crowley Ranch Reserve clearly indicates the property in question as a
sales office. While Tracts 1-6 are clearly shown and delineated, Tract B, the property
under consideration for the Project, is not delineated. Furthermore, the literature states
“To obtain more sales information, turn left when you get to the first intersection. Our
sales office is the little cabin (sic) the left by the highway.” Potential buyers and
subsequent home and landowners have a reasonable expectation that the purpose of
the sales office is to serve as a sales office and future home site, and not a temporary
stand-in for a future commercial enterprise.
c. By including the phrase “and as such, the parcel (Tract B) is not subject to the covenants
for the Crowley Ranch Reserve” the Applicant is suggesting that the covenants expressly
state and convey to potential buyers and home and land owners that this property is
intended to be developed as a commercial property. This is not true. There is no
reference or notice within the covenants to future potential buyers or current home and
landowners that Tract B was being held for future commercial uses.

2. Misrepresentation by the Applicant of the current, past and future use of the property
a. The purpose of zoning is to provide an organized and mutually understood pattern for
growth and development of a municipality or jurisdiction. While the Applicant states
that the parcel under consideration (Tract B) had always intended to be a commercially
zoned parcel, and as such “not subject to the covenants governing the Crowley Ranch
Reserve,” it was never represented as such in any of the PUD applications, approved
PUD Plans, plats or replats. No specific plan was ever put forth. The Applicant further
uses in their application a CDOT permit from 2004 as evidence of allowed uses. The
CDOT permit does nothing more than establish that the type of use desired by the
Applicant would be permitted to be accessed from the State Highway. The CDOT permit
has no jurisdiction over permitted zoning uses.
b. The members of the CRROA moved to Crowley Ranch Reserve for the very reason of
joining a community that did not have incompatible uses adjacent to their property. If
they had desired to be closer to commercial property, they would have purchased in
Pagosa Springs or Chama. The Crowley Ranch Reserve is advertised by the Applicant
(acting in their capacity as the Developer) as “a sanctuary where almost 1,500 acres are
permanently set aside and left undeveloped for the common benefit of the property
owners and the wildlife…and our development is designed to protect them!”
c. The application misrepresents the existing use of the Property. In the application, the
Applicant describes the site as a “Commercial Real Estate Office.” The office operates as
a residential real estate office for the primary purpose of selling property on Crowley
Ranch Reserve and does not operate as a commercial real estate office. A commercial
real estate office facilitates commercial transactions such as office spaces, retail spaces,
restaurant spaces, etc.
d. The Applicant further misrepresents the future use of the property under consideration
by stating in their application a desire for “small-scale value-added agricultural
operations, where local products can be grown, processed and sold…we want to create
agricultural extension opportunities…to provide non-formal education and learning
opportunities and to improve the lives of families and young people…but we also just
want to create a commercial space.” In a document provided to CRROA members by the
Applicant on August 17, 2019, the Applicant states that proposed uses include a “60seat restaurant, a 4,000 square foot general office building, or hotel and spa.” One
representation of the future uses is being made to the County, and quite another to the
owners at Crowley Ranch Reserve.
3. Substantial conflicts between the Applicant’s proposal and the Archuleta County Community
Plan
a. Section 1.1.6.2 of the Archuleta County Community Plan states “Where a development
proposal would be in substantial conflict with the Community Plan, an amendment to
the Community Plan shall be required prior to any zoning or subdivision approvals for
such proposal. A substantial conflict shall exist when a development proposal would

result in changes from the designations of the Future Land Use Map in the Community
Plan.”
Careful inspection of the map reveals that while Chromo is indeed noted as a “Village
Center,” the location of the property proposed by the Applicant to be rezoned is located
in an area designated as “Very Low Density Residential.” Furthermore, the area is
contained within the overlay identified as “Critical Wildlife Habitat.” Rezoning within the
Critical Wildlife Habitat would further be in opposition to Policies 2.1 and 2.2 which
reaffirm the commitment to minimize and avoid disruptions to wildlife and natural
habitat. We have no objections to future development within the parcel currently
zoned Commercial in the center of Chromo (a.k.a. the old mercantile store and past post
office, Parcel 6149033000033) provided they also follow all applicable ordinances, rules
and regulations. In order for the Applicant to propose to rezone their parcel for
commercial uses for the Project, it is necessary for the Archuleta County Community
Plan to be amended.
b. Policy 6.6 states: “Locate new commercial development in designated areas to minimize
commercial strip development” Under the “Preferred Growth Scenario” delineated in
the Archuleta County Community Plan, it is specifically stated as an adopted guideline to
encourage “Clustering of commercial and residential development to preserve open
space and minimize commercial strip development, urban sprawl, and rural sprawl.”
By rezoning the parcel (Tract B) to allow Commercial uses, “leapfrog” or spot zoning
uses would be created within the PUD and Agricultural zoning districts, encouraging
sprawl. This is antithetical to the policies and land use regulations set forth by the
County, but also undesirable from our point of view as it again negates the reasonable
certainty we all had when moving to Crowley Ranch Reserve that the area would be
maintained, as advertised in the sales literature, as a “sanctuary” and an area designed
to protect plants and animals.
c. Policy 6.9 states: “The County should take an active role in conserving open lands, while
continuing to cooperate with organizations that pursue acquisition or donation of
conservation easements/ development rights.”
In the creation of the Crowley Ranch Reserve and the associated PUD zoning, special
care was taken to preserve as much open space as possible, not only for the enjoyment
of the residents, but also for the preservation of habitat for wildlife. In fact, Crowley
Ranch Reserve (as advertised by the Applicant in their sales literature, again, acting in
their capacity as Developer and real estate broker) boasts “Crowley Elk Calving Park”
and “Eakler Wildlife Park.” The developers (the Applicant was one of the original
developers) even secured an award from the State of Colorado for their efforts at
conversation. To now propose a rezoning to commercial use for property within the
Crowley Ranch Reserve PUD is, at best, irresponsible and likely duplicitous.
d. Commercial rezoning would also potentially be in conflict with Policies 3.3 and 3.6,
focusing on preventing noise nuisances maintaining dark skies.

4. Serious incompatibilities between the Applicant’s proposal and the Archuleta County Land
Use Regulations
a. The Applicant states that the intended future use of their property (Tract B) is “to enable
small-scale value-added agricultural operations, where local products can be grown,
processed and sold. In addition, we want to create agricultural extension
opportunities…to improve the lives of families and young people...we also just want to
create a commercial space where local citizens can gather.” This is much too broad of a
vision to warrant a rezoning. Under the Archuleta County Land Use Regulations, the
following uses would be permitted under Commercial zoning: bars, taverns, clubs,
lodges, theaters, entertainment businesses, group care facilities, health clubs, hotels,
motels, funeral homes, restaurants and retail establishments up to 25,000 sf.
These uses are inherently contradictory with the intent of the PUD zoning that currently
exists for the Crowley Ranch Reserve and adjacent communities.
b. In accordance with Section 3.1.6.1 of the Archuleta County Land Use Regulations, the
purpose and intent of a PUD district is as follows: “[The PUD district] is intended to be
generally consistent with High Density Residential land use district in the Community
Plan. The purpose of a PUD is to permit and encourage greater flexibility and innovation
so that the development is compatible with the site's physical and environmental
characteristics. All uses that are permitted in the underlying zone district where the PUD
is located and any other uses that are consistent with the Community Plan may be
permitted in a PUD.” The creation of the PUD for Crowley Ranch Reserve was
appropriate because the ultimate development density of the Reserve falls below the
minimum required 35 acres/unit required by the underlying Agricultural/Ranching
zoning set forth in Section 3.1.2.2 of the Land Use Regulations and the Very Low
Residential land use district in the Community Plan.
In a document provided to CRROA members by the Applicant on August 17, 2019, the
Applicant states that proposed uses include a “60-seat restaurant, a 4,000 square foot
general office building, or hotel and spa.” These uses are not permitted by right under
the Agricultural/Ranching zoning and certainly cannot be construed to be necessary due
to the site’s physical and environmental characteristics. In fact, they are antithetical to
both.
5. Conflicts between the Applicant’s proposal and the Archuleta County Regional Parks,
Recreation, Open Space and Trails Master Plan.
a. Under Chapter 4, Archuleta County Open Space, the “prized natural assets” of Archuleta
County are discussed. This is supported by the subsequent discussion on “Scenic
Mountain Backdrops” as detailed in Map 8, Open Space: Viewsheds. As the section
states, “Most importantly, these lands form the very distinct and beautiful, and possibly
vulnerable, backdrop for the county. Archuleta County should do everything within its
power to work proactively with the federal government to protect the ecological and
aesthetic value of these lands.”

The property proposed to be rezoned by the Applicant is squarely within the zone
designated by Map 8 as having “Highest Visibility” and therefore the most critical
viewshed to protect.
b. CRROA has been very proactive in preserving the natural beauty of the PUD and
immediate environs, establishing strict design requirements for new homes,
permanently setting aside an overwhelming percentage of dedicated open space, and
working with grants from the State of Colorado to rehabilitate Spring Creek as well as
Henry’s, Middle and Trophy Lakes to provide local flora and fauna a location to flourish
once again. We routinely watch herds of elk passing through the Reserve, along with
bear, deer and multitudes of other fauna.
In a document provided to CRROA members by the Applicant on August 17, 2019, the
Applicant states that proposed uses include a 60-seat restaurant, a 4,000 square foot
general office building, or hotel and spa. The property proposed for rezoning abuts
Spring Creek. In our opinion, these uses are not compatible with preserving the
aesthetic and ecological value of the land and will in fact counteract the very real work
that has been done by local residents to help achieve the vision set forth by prescient
planning documents developed by the County.
6. Potential unforeseen consequences of the rezoning request.
a. There is a very real potential for a Change of Use Review under Section 3.2.1 of the
Archuleta County Land Use Regulations. It is conceivable that once granted a
Commercial zoning status, and once granted a building permit for a particular use, a
change of use from one Use by Right to another Use by Right could be granted without
public comment or consideration should certain requirements be met under Section
2.1.1.2 (2) of the Archuleta County Land Use Regulations. While a “community
gathering space” may be proposed by the Applicant, there is nothing preventing the
design of that community gathering space to be developed such that a future change of
use is both easy, cost-effective and permissible under Section 2.1.1.2 (2). Providing
abundant parking, extra egress, strategically placed restrooms and plumbing could allow
a transition from one use to another at the discretion of the Applicant or at the
discretion of a future buyer of the property should it be sold.
7. Uses by right in the commercial zoning standards that present a threat to the health, safety
and welfare of the residents of CRROA, as well as the surrounding communities
CRROA understands that the Applicant is requesting a rezoning of Tract B in order to permit
certain future commercial uses. If the Applicant’s proposal is recommended for approval by the
Planning Commission, we formally object to certain potential uses and request that these uses
not be permitted, either by right, by CUP or other administrative processes. Our request is a
direct result of the property’s long distance from emergency services and law enforcement, lack
of sufficient infrastructure (road, sewer and water), the impact on critical wildlife habitat (as

designated by the County Land Use Plan) and the scenic nature of US 84 and the Chromo Valley.
We therefore respectfully request prohibitions on the following uses:
Marijuana establishment and production, both medical and retail
Bar or tavern
Mobile home park
RV park and campground
Gasoline station
Large retail/service > 5000sf
Truck stop
Vehicle major and minor repair, servicing and maintenance
8. Violation of the reasonable expectations that residents of Crowley Ranch Reserve and
surrounding communities had for the very qualities of life that are stated as policy objectives
in the Archuleta County Community Plan and codified by the Archuleta County Land Use
Regulations and associated zoning districts.
The Reserve is proactive in helping to preserve the sublime beauty of this portion of Colorado.
Had CRROA members purchased property in Pagosa Springs or Chama, we would have no valid
argument against the Applicant’s rezoning request. We would have had no reasonable
expectation that development would not occur within the greater Pagosa Springs or Chama
areas. CRROA members purchased property in Crowley Ranch Reserve, however, precisely
because robust, purposeful and careful planning had been developed by the County to provide a
reasonable expectation that the lands within the PUD of Crowley Ranch Reserve as well as those
lands immediately adjacent to it would not be developed in a way that would destroy the very
solitude that CRROA members sought.
With the utmost respect for the planning department’s role in managing smart growth and
balancing the needs and rights of property owners with those of growth, we sincerely request
that you recommend denial of the Applicant’s request for rezoning. Our Board is happy to
discuss any of our comments at your convenience. We can be reached at the number below.

From:
To:
Cc:
Subject:
Date:
Attachments:

David Blake
John Shepard
David Blake; matt@plaadoffice.com; Frank Carroll
Land Use Permit by Kel-Cam - Zoning Amendment
Monday, August 19, 2019 9:17:29 AM
Crowley Ranch Reserve Owners AssociationAugust 11.docx

Dear Sirs:
John Shepard, AICP
Planning Manager
Edith and myself own Lot A-16 in the Crowley Ranch Reserve Owners Association located in
Chromo CO 81128. We oppose this ‘spot’ rezoning application for an area that is essentially
an 'in-holding’ or located completely within Crowley Ranch Reserve.
I have included a letter submitted to our Board-of-Directors that outlines our objections.
We were the third buyer into this development about 26 years ago. Thus we have invested an
incredible amount of time, effort, sweat equity and money to help achieve what is today a
successful association. We do not wish to have this application destroy that personal
investment. Further, I have invested 12 years as a firefighter in Pagosa/Archuleta, 3 years as a
EMT at our hospital and 5 years as a member of the Sheriff’s Search & Rescue Incident
Management team, this is my home and community.
We will attend the public meetings. Please feel free to contact me at your convenience. I
would appreciate an acknowledgement of receipt of this letter of opposition.
David Blake
970-264-1181
davidfblake@earthlink.net

Crowley Ranch Reserve Owners Association
Board of Directors
Re:

August 11, 2019

Development Project Presented by
Ron Barsanti – Expansion of Commercial Operations
Located at the Sales Facility at the Southwest Corner

Dear Board Members:
We oppose this ‘spot’ re-zoning of the ‘in-holding’ of Tract B.
We were presented information 2 days ago that Ron Barsanti statedly, on behalf of his
daughter, is seeking to expand commercial operations at ‘his’ (owned by daughter) 3 acres
adjoining Highway 84. While the cover letter offers a minimal description involving agriculture,
related education and community gathering, this land is totally enclosed by the Association will
change the nature and mission of Crowley Ranch.
To my (and all other owners I have called have no) knowledge, Ron Barsanti has never made
any mention to any current owner or the Board of this project as either an early notice or effort
to secure agreement with the project. Rather, he recently contacted our Board’s President
Frank Carroll with a question of where he would like the related Archuleta County Planning
Commission notice posted. Further, the application packet presented to our President was
incomplete, and unsigned requiring a separate visit to the Archuleta County Planning office to
secure a packet that is still missing a letter granting Barsanti access to our roads, and one of the
stated attached tables.
In this application to the County Planning Commission, Barsanti seeks to use the Association’s
main entrance for all customers and general populace. It is a private roadway. I thought to
spend a moment to explain the background of our Association granting him use. During the
early development of Crowley, Barsanti ran into difficulty securing the main drive access point
(where the current concrete portals are located) due to his ‘disagreement’ with the respective
Colorado authority representative. She reputably refused to be told what to do on his
application and refused on the basis of the location’s wetlands. Thus, Barsanti was forced to
find an acceptable entrance for Crowley Drive. The Association was confronted with a very
existential need to sell lots and the President of the Board at the time made the decision to
grant him access to his facility for the sole purpose of real estate sales. He knew that this would
place minimal demands on the roadways and would help maintain relations with the developer.
As a Board member at that time, we never contemplated the need for his expansion of this
site’s use. Keep in mind that we were then just really getting underway with multiple lots for
sale, little if any money in the bank and no reserve funds vs. today when all lots are sold, paying
dues and we have a significant capital reserve. We are a successful association residential
development utilizing the original reserve concept, sweat equity & community work projects
and have no need or desire to expand or change the general concept and related cultural base.
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The following are a few of Lot A-16’s concerns:
Mission Statement – Our website accurately reflects and has for 30 years, the mission of this
development; and that is a sanctuary and reserve where people and animals can live together
in harmony. This mission is the driving reason that most owners bought and built at Crowley
Ranch. It has absolutely nothing to do with commercial operations, in fact, that is a main
reason we located away from the city and in a ranching/rural area.
www.crowleyranchreserve.com/about.html
1. Roads -All owned by Association
a. Economic impact of potential requirement for improvement & maintenance.
Neither our dues or capital reserves have anticipated this need in the current
budget.
b. Impact on Association insurance policies and need for hold-harmless agreed
by Kel-Cam, Inc.’s insurer to add Association as additional insured with holdharmless favoring Association.
Was the limited access agreement given to the now dissolved developer (BiState)
representative (Barsanti), ever extended to him by BiState and in turn to his corporation he
formed for his daughter Kel-Cam, Inc.? Have we validated that the signer on behalf of our
Association (Ben Douglas) ever owned a lot and was thus eligible via the covenants to be an
officer of the Board?
www.crowleyranchreserve.com/covenants.html
c. After the regulatory authorities forced the relocation of our main entrance,
the developer BiState was required, after extensive heated discussion with
the Association, to install/pay for a deceleration lane.
d. As a lot owner, Barsanti is no longer a developer but has the same rights for
road use as any other lot owner. The Board recently corrected a previous
illegal dues agreement favoring the developer. In doing so, the Board did not
seek recovery of past significant dues amounting to tens of thousands $.
Thus, having only recently caught up on his current dues, this out-of-the-blue
application for expanded commercial operations comes as an affront and
disrespect to all those residents; and can only be seen as act of hostility vs.
property utility. It should be recognized that Barsanti personally designed
the layout of the internal tracts A, B & C; and thus can’t be seen as a victim of
our preventing his property rights.
Kel-Cam, Inc.’s concerned property is completely contained by Crowley Ranch.
Barsanti knew all related conditions of use when transferring the 3 acres out of the
overall reserve property for his personal use.
2. Water Requirements - for any agriculture program, current supply is a Crowley well
that may give out and is not currently potable. The location is not connected to
Crowley’s public water system thus any expanded demand on the location’s potable
cistern may not meet anticipated public retail needs. This same concern applies to
the location’s sewage needs.
3. Unknown future transitions and expansions of commercial operations at this site.
For instance, it is conceivable that this revision of operations could include
2

marijuana/hemp operations (greenhouses), mercantile facility, bar/restaurant, etc.
(Additional comment- after the Board met with Kel-Cam, we received an e-Mail that
specifically refused to specify their intended use. The Association has no idea what
they intend to do at this site or if they seek only to enhance it commercially for
resale.)
4. To allow this ‘Spot Zoning’ to occur as an ‘in-holding’ within our development places
extensive road liability on the Association .
5. Impact on Crowley Ranch Reserve
a. While we have annual haying operations, we do not have any continuous
scaled agriculture operation requiring continued access such as potential KelCam, Inc. employees or related parties. Agriculture operations would impact
the flora and fauna thru efforts to prevent spoilage.
b. Chromo is a rural ranching and residential community. Introducing a retail
operation such as the now defunct Mercantile, while needed, should be
located at the highway for direct access, not disrupting a residential
community. Thus, Kel-Cam, Inc. would be far better served by seeking
another location.
c. The infusion of greater traffic by unknown parties would introduce a
decrease in the level of security. The Sheriff’s office is 45 minutes away and
frequently does not respond to security alarms, leaving the investigation to
the seasonal owner’s key holder such as myself. Should Kel-Cam, Inc.’s
operations change or expand crop products to include high value
merchandise, we are essentially on our own for the outcome.
d. Should Barsanti/Kel-Cam abandon this property, we would not be impacted,
as he is often not there for weeks and highway traffic pays little, if any
attention, to this building. His daughter, as owner, would likely place the
location up for sale.
e. Property values of Association members could be negatively impacted by the
uncertainty of the proposed and potential changes in commercial operations.
The greatest positive driver on property values is the proximity to NForest,
wildlands and rural nature of locations. All those who live in Chromo do so
largely for it’s isolation, coupled with the distant but available proximity of
Pagosa Springs, Taos, Santa Fe and Albuquerque. To seek to incorporate
what was deliberately avoided would be to disrespect the decisions of all the
residents.
I am sure that other local residents may have many more thoughts and objections. You may
feel free to share this with other owners. I thank you for your attention to our objections to
this development proposal.
David & Edith Blake
Lot A-16
Crowley Ranch Reserve Home Owners Association
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August 18, 2019
John C. Shepard, AICP
Planning Manager
Archuleta County Development Services – Planning Department
1122 HWY 84
P.O. Box 1507
Pagosa Springs, Colorado 81147
Re: PLN19-370, PUD Development Plan, Rezoning of Tract B, Replat of Crowley Ranch Reserve Phase 1 at
25550 S. US Hwy 84.
Dear Mr. Shepard,
My name is Matt Byers, and my wife Betsy and I recently purchased land at Crowley Ranch Reserve with
the intent to someday build our retirement home for our family on the Reserve. As a native Coloradan, I
was drawn to the property, not only because my grandfather always espoused to me the truly special
beauty of Archuleta County – but because one idyllic trip down Highway 84, passing through Chromo
and being confronted with the majesty of the South San Juan Wilderness was enough to evoke a deep
nostalgia of the way that Colorado once was.
I am a registered architect in the states of Colorado, Wyoming and Minnesota and teach architectural
design and urban planning as an Adjunct Assistant Professor. In my profession, working on behalf of
developers to develop and rezone parcels, I routinely encounter community NIMBYs (not in my
backyard) or NOTEs (not over their either). My wife and I are neither. If we had purchased property in
Pagosa Springs or Chama, we would have no valid argument against the Applicant’s rezoning request.
We would have had no reasonable expectation that development would not occur within the greater
Pagosa Springs or Chama areas. We purchased property in Crowley Ranch Reserve, however, precisely
because in our due diligence ahead of the purchase, we understood that robust, purposeful and careful
planning had been developed by the County, as evidenced by the Archuleta County Community Plan, the
Regional Parks, Recreation, Open Space and Trails Master Plan, and the Archuleta County Land Use
Regulations to provide us a reasonable expectation that the lands within the PUD of Crowley Ranch
Reserve as well as those lands immediately adjacent to it would not be developed in way that would
destroy the very solitude that we sought.
In my following letter, I will describe my concerns and findings that I believe compel the Planning
Department to recommend denial of the application to rezone. As a land owner and member of the
Crowley Ranch Reserve Owner’s Association (hereinafter referred to as “CRROA”) I hereby submit to
your attention and the consideration of the Planning Commission and Board of County Commissioners
this letter requesting denial of PLN19-370, PUD Development Plan, Rezoning of Tract B, Replat of
Crowley Ranch Reserve Phase 1 at 25550 S. US Hwy 84 (hereinafter referred to as “Project”), submitted
by Kelley Barsanti, KEL-CAM, Inc., represented by Ron Barsanti (hereinafter referred to as “Applicant”).
Our request for denial is based upon the following principal areas of concern:
1) misrepresentation by the Applicant of CRROA’s attitude toward the project
2) misrepresentation by the Applicant of the current, past and future use of the property
3) substantial conflicts between the Applicant’s proposal and the Archuleta County Community Plan

4) serious incompatibilities between the Applicant’s proposal and the Archuleta County Land Use
Regulations
5) substantial conflicts between the Applicant’s proposal and the Archuleta County Regional Parks,
Recreation, Open Space and Trails Master Plan
6) potential unforeseen consequences of the rezoning request
7) violation of the reasonable expectations that residents of Crowley Ranch Reserve and
surrounding communities had for the very qualities of life that are stated as policy objectives in the
Archuleta County Community Plan and codified by the Archuleta County Land Use Regulations and
associated zoning districts.
Each of these principle areas of concern are discussed in further detail below.
1. Misrepresentation by the Applicant of CRROA’s attitude toward the project
a. The Applicant lists, in their List of Attachments, (Item 6) a Letter of Approval from
Crowley Ranch Reserve Homeowners Association). This letter is then missing from the
application. This letter was not submitted as part of the application precisely because
the Applicant does not have a letter of approval from CRROA. This is a patent
misrepresentation of intent and consent and a serious affront to the integrity of
CRROA members.
b. In the Applicant’s application and cover letter to the Planning Department and Planning
Commission, the Applicant appears to suggest implicit support and approval by CRROA.
The Applicant states in their cover letter, “The intended use of this property has always
been commercial, and as such the parcel (Tract B) is not subject to the covenants for the
Crowley Ranch Reserve (per Article 2). “
We contend that this property has never been represented to any homeowner,
landowner or prospective buyer as a potential future commercial site. The literature
provided at the front gate to Crowley Ranch Reserve clearly indicates the property in
question as a sales office. While Tracts 1-6 are clearly shown and delineated, Tract B,
the property under consideration for the Project, is not delineated. Furthermore, the
literature states “To obtain more sales information, turn left when you get to the first
intersection. Our sales office is the little cabin (sic) the left by the highway.” Potential
buyers and subsequent home and landowners have a reasonable expectation that the
purpose of the sales office is to serve as a sales office and future home site, and not a
temporary stand-in for a future commercial enterprise.
c. By including the phrase “and as such, the parcel (Tract B) is not subject to the covenants
for the Crowley Ranch Reserve” the Applicant is suggesting that the covenants expressly
state and convey to potential buyers and home and land owners that this property is
intended to be developed as a commercial property. This is not true. There is no
reference or notice within the covenants to future potential buyers or current home and
landowners that Tract B was being held for future commercial uses.

2. Misrepresentation by the Applicant of the current, past and future use of the property
a. The purpose of zoning is to provide an organized and mutually understood pattern for
growth and development of a municipality or jurisdiction. While the Applicant states
that the parcel under consideration (Tract B) had always intended to be a commercially
zoned parcel, and as such “not subject to the covenants governing the Crowley Ranch
Reserve,” it was never represented as such in any of the PUD applications, approved
PUD Plans, plats or replats. No specific plan was ever put forth. The Applicant further
uses in their application a CDOT permit from 2004 as evidence of allowed uses. The
CDOT permit does nothing more than establish that the type of use desired by the
Applicant would be permitted to be accessed from the State Highway. The CDOT permit
has no jurisdiction over permitted zoning uses.
b. The members of the CRROA moved to Crowley Ranch Reserve for the very reason of
joining a community that did not have incompatible uses adjacent to their property. If
they had desired to be closer to commercial property, they would have purchased in
Pagosa Springs or Chama. The Crowley Ranch Reserve is advertised by the Applicant
(acting in their capacity as the Developer) as “a sanctuary where almost 1,500 acres are
permanently set aside and left undeveloped for the common benefit of the property
owners and the wildlife…and our development is designed to protect them!”
c. The application misrepresents the existing use of the Property. In the application, the
Applicant describes the site as a “Commercial Real Estate Office.” The office operates as
a residential real estate office for the primary purpose of selling property on Crowley
Ranch Reserve and does not operate as a commercial real estate office. A commercial
real estate office facilitates commercial transactions such as office spaces, retail spaces,
restaurant spaces, etc.
d. The Applicant further misrepresents the future use of the property under consideration
by stating in their application a desire for “small-scale value-added agricultural
operations, where local products can be grown, processed and sold…we want to create
agricultural extension opportunities…to provide non-formal education and learning
opportunities and to improve the lives of families and young people…but we also just
want to create a commercial space.” In a document provided to CRROA members by the
Applicant on August 17, 2019, the Applicant states that proposed uses include a “60seat restaurant, a 4,000 square foot general office building, or hotel and spa.” One
representation of the future uses is being made to the County, and quite another to the
owners at Crowley Ranch Reserve.
3. Substantial conflicts between the Applicant’s proposal and the Archuleta County Community
Plan
a. Section 1.1.6.2 of the Archuleta County Community Plan states “Where a development
proposal would be in substantial conflict with the Community Plan, an amendment to
the Community Plan shall be required prior to any zoning or subdivision approvals for
such proposal. A substantial conflict shall exist when a development proposal would
result in changes from the designations of the Future Land Use Map in the Community
Plan.”

Careful inspection of the map reveals that while Chromo is indeed noted as a “Village
Center,” the location of the property proposed by the Applicant to be rezoned is located
in an area designated as “Very Low Density Residential.” Furthermore, the area is
contained within the overlay identified as “Critical Wildlife Habitat.” Rezoning within the
Critical Wildlife Habitat would further be in opposition to Policies 2.1 and 2.2 which
reaffirm the commitment to minimize and avoid disruptions to wildlife and natural
habitat. We have no objections to future development within the parcel currently
zoned Commercial in the center of Chromo (a.k.a. the old mercantile store and past post
office, Parcel 6149033000033) provided they also follow all applicable ordinances, rules
and regulations. In order for the Applicant to propose to rezone their parcel for
commercial uses for the Project, it is necessary for the Archuleta County Community
Plan to be amended.
b. Policy 6.6 states: “Locate new commercial development in designated areas to minimize
commercial strip development” Under the “Preferred Growth Scenario” delineated in
the Archuleta County Community Plan, it is specifically stated as an adopted guideline to
encourage “Clustering of commercial and residential development to preserve open
space and minimize commercial strip development, urban sprawl, and rural sprawl.”
By rezoning the parcel (Tract B) to allow Commercial uses, “leapfrog” or spot zoning
uses would be created within the PUD and Agricultural zoning districts, encouraging
sprawl. This is antithetical to the policies and land use regulations set forth by the
County, but also undesirable from our point of view as it again negates the reasonable
certainty we all had when moving to Crowley Ranch Reserve that the area would be
maintained, as advertised in the sales literature, as a “sanctuary” and an area designed
to protect plants and animals.
c. Policy 6.9 states: “The County should take an active role in conserving open lands, while
continuing to cooperate with organizations that pursue acquisition or donation of
conservation easements/ development rights.”
In the creation of the Crowley Ranch Reserve and the associated PUD zoning, special
care was taken to preserve as much open space as possible, not only for the enjoyment
of the residents, but also for the preservation of habitat for wildlife. In fact, Crowley
Ranch Reserve (as advertised by the Applicant in their sales literature, again, acting in
their capacity as Developer and real estate broker) boasts “Crowley Elk Calving Park”
and “Eakler Wildlife Park.” The developers (the Applicant was one of the original
developers) even secured an award from the State of Colorado for their efforts at
conversation. To now propose a rezoning to commercial use for property within the
Crowley Ranch Reserve PUD is, at best, irresponsible and likely duplicitous.
d. Commercial rezoning would also potentially be in conflict with Policies 3.3 and 3.6,
focusing on preventing noise nuisances maintaining dark skies.

4. Serious incompatibilities between the Applicant’s proposal and the Archuleta County Land
Use Regulations
a. The Applicant states that the intended future use of their property (Tract B) is “to enable
small-scale value-added agricultural operations, where local products can be grown,
processed and sold. In addition, we want to create agricultural extension
opportunities…to improve the lives of families and young people...we also just want to
create a commercial space where local citizens can gather.” This is much too broad of a
vision to warrant a rezoning. Under the Archuleta County Land Use Regulations, the
following uses would be permitted under Commercial zoning: bars, taverns, clubs,
lodges, theaters, entertainment businesses, group care facilities, health clubs, hotels,
motels, funeral homes, restaurants and retail establishments up to 25,000 sf.
These uses are inherently contradictory with the intent of the PUD zoning that currently
exists for the Crowley Ranch Reserve and adjacent communities.
b. In accordance with Section 3.1.6.1 of the Archuleta County Land Use Regulations, the
purpose and intent of a PUD district is as follows: “[The PUD district] is intended to be
generally consistent with High Density Residential land use district in the Community
Plan. The purpose of a PUD is to permit and encourage greater flexibility and innovation
so that the development is compatible with the site's physical and environmental
characteristics. All uses that are permitted in the underlying zone district where the PUD
is located and any other uses that are consistent with the Community Plan may be
permitted in a PUD.” The creation of the PUD for Crowley Ranch Reserve was
appropriate because the ultimate development density of the Reserve falls below the
minimum required 35 acres/unit required by the underlying Agricultural/Ranching
zoning set forth in Section 3.1.2.2 of the Land Use Regulations and the Very Low
Residential land use district in the Community Plan.
In a document provided to CRROA members by the Applicant on August 17, 2019, the
Applicant states that proposed uses include a “60-seat restaurant, a 4,000 square foot
general office building, or hotel and spa.” These uses are not permitted by right under
the Agricultural/Ranching zoning and certainly cannot be construed to be necessary due
to the site’s physical and environmental characteristics. In fact, they are antithetical to
both.
5. Conflicts between the Applicant’s proposal and the Archuleta County Regional Parks,
Recreation, Open Space and Trails Master Plan.
a. Under Chapter 4, Archuleta County Open Space, the “prized natural assets” of Archuleta
County are discussed. This is supported by the subsequent discussion on “Scenic
Mountain Backdrops” as detailed in Map 8, Open Space: Viewsheds. As the section
states, “Most importantly, these lands form the very distinct and beautiful, and possibly
vulnerable, backdrop for the county. Archuleta County should do everything within its
power to work proactively with the federal government to protect the ecological and
aesthetic value of these lands.”

The property proposed to be rezoned by the Applicant is squarely within the zone
designated by Map 8 as having “Highest Visibility” and therefore the most critical
viewshed to protect.
b. CRROA has been very proactive in preserving the natural beauty of the PUD and
immediate environs, establishing strict design requirements for new homes,
permanently setting aside an overwhelming percentage of dedicated open space, and
working with grants from the State of Colorado to rehabilitate Spring Creek as well as
Henry’s, Middle and Trophy Lakes to provide local flora and fauna a location to flourish
once again. We routinely watch herds of elk passing through the Reserve, along with
bear, deer and multitudes of other fauna.
In a document provided to CRROA members by the Applicant on August 17, 2019, the
Applicant states that proposed uses include a 60-seat restaurant, a 4,000 square foot
general office building, or hotel and spa. The property proposed for rezoning abuts
Spring Creek. In my personal and professional opinion, these uses are not compatible
with preserving the aesthetic and ecological value of the land and will in fact counteract
the very real work that has been done by local residents to help achieve the vision set
forth by prescient planning documents developed by the County.
6. Potential unforeseen consequences of the rezoning request.
a. There is a very real potential for a Change of Use Review under Section 3.2.1 of the
Archuleta County Land Use Regulations. It is conceivable that once granted a
Commercial zoning status, and once granted a building permit for a particular use, a
change of use from one Use by Right to another Use by Right could be granted without
public comment or consideration should certain requirements be met under Section
2.1.1.2 (2) of the Archuleta County Land Use Regulations. While a “community
gathering space” may be proposed by the Applicant, there is nothing preventing the
design of that community gathering space to be developed such that a future change of
use is both easy, cost-effective and permissible under Section 2.1.1.2 (2). Providing
abundant parking, extra egress, strategically placed restrooms and plumbing could allow
a transition from one use to another at the discretion of the Applicant or at the
discretion of a future buyer of the property should it be sold.
7. Violation of the reasonable expectations that residents of Crowley Ranch Reserve and
surrounding communities had for the very qualities of life that are stated as policy objectives
in the Archuleta County Community Plan and codified by the Archuleta County Land Use
Regulations and associated zoning districts.
As stated in my introduction, my wife and I conducted thorough due diligence on the property
we purchased in Crowley Ranch Reserve. The Reserve is proactive in helping to preserve the
sublime beauty of this portion of Colorado. Had we had purchased property in Pagosa Springs or
Chama, we would have no valid argument against the Applicant’s rezoning request. We would
have had no reasonable expectation that development would not occur within the greater
Pagosa Springs or Chama areas. We purchased property in Crowley Ranch Reserve, however,
precisely because in our investigations ahead of the purchase, we understood that robust,
purposeful and careful planning had been developed by the County to provide us a reasonable

expectation that the lands within the PUD of Crowley Ranch Reserve as well as those lands
immediately adjacent to it would not be developed in a way that would destroy the very
solitude that we sought.
With the utmost respect for the planning department’s role in managing smart growth and
balancing the needs and rights of property owners with those of growth, we sincerely request
that you recommend denial of the Applicant’s request for rezoning. I am happy to discuss any of
my comments at your convenience. I can be reached at the number below.

Very sincerely,

Matthew M. Byers, AIA
Betsy R. Byers
byers.residence@gmail.com
651-336-1393

August 20th, 2019

John C. Sheppard
Planning Manager
Archuleta County Planning Services-Planning Department
1122 HWY 84
P.O. Box 1507
Pagosa Springs, Colorado 81147
Re: PLN-19-379, PUD Development Plan, rezoning of Tract B, Replat of Crowley Ranch Reserve Phase 1
at 25550 S. US Highway 84
Dear Mr. Sheppard,
My name is Roger Byers and I am writing on behalf of myself and my wife Susan. We purchased our
home on the Ranch ten years ago with the intent on retiring there. In addition, we own another lot with
hopes that our children would build near us in the future. I am a native of Colorado, and Colorado has
always been a special place for our family.
I have several concerns about the project that is planned for the Ranch. The Ranch is both a community
and a Reserve. As a Reserve we have a duty to protect it from any development that might hinder the
quality of life, for the wildlife that call it home. I believe that any commercial endeavor would put an
undo strain on the wildlife, as currently, Elk, Deer and Bear, use that specific tract for migration across
84. Adding the traffic from a commercial entity would put all wildlife at greater risk.
My second concern is that the tract was never intended to be a commercial property. Ron Barsanti sold
me my house and never disclosed that the tract would be used for that purpose. In fact, he sold it as a
Reserve, that had set aside 1500 acres of open space for the enjoyment of the residents. He won the
Governor’s award for this. There is no discloser in any literature or signs advertising the Reserve, that
commercial development would take place. I believe most residents bought here for the sole reason of
escaping that prospect.
Lastly, there is no current plan for the property if zoned commercial. If zoned commercial, the Reserve
would have no recourse later on what projects could be built. If the developer decides to put a
Marijuana dispensary on the property, he could do so. I would have grave concerns with that prospect,
considering our proximity to the border and our distance to the nearest Sheriff’s office.
As I indicated in my opening, I bought this home because of its open space promise. Its purpose of
creating a development that respected the need to control growth. Its concern for developing a
community that works well for both the residents and wildlife. This re-zoning would do neither.
I would ask that you recommend denial of the applicants request for rezoning.
Thank you for taking the time to listen.

Very sincerely,

Roger Byers
Susan Byers
rogerbyers@outlook.com
503.705.6612

From:
To:
Subject:
Date:

Cheryl Crane
John Shepard
Rezoning of parcel 614914101002
Monday, August 19, 2019 1:06:29 PM

Attn: Mr John Shepard Planning Manager
Mr. Shepard: My wife and I are residents of Crowley Ranch Reserve and have serious concerns about
KEL-CAM obtaining a change in zoning. We don’t know who the officers or stockholders are, except
the representative is out of state.
This company has communicated an extremely vague vision. There is no mission statement, value
statement (what experience or resources do they have in agriculture to make this a success). I don’t
see any quantified business plan or quantified goals and objectives. My business experience says this
is a formula for FAILUE. I would consider the venture not investible with a greater chance of failure
than success.
The historical culture in this area has been lumber and larger scale livestock operations which are
not possible on a 3.08ac parcel. Given our climate and short growing season I don’t see any options
other than grow domes which are not in harmony with the PUD (Crowley Ranch) or surrounding
ranchers. How many 3.08ac parcels are within a PUD in Archuleta Cty. and are they successful?
Our greatest fear is a company with little vision and no planned objectives will result in a failed
operation with weather ravaged grow domes and boarded up retail space, within the newly
requested 35ft setback request from Hwy 84 and Crowley Ranch. What will happen to values and
perceptions of not just Crowley Ranch but neighboring ranches, developments and Archuleta
County?
Thank you for your time and consideration. It is appreciated.
Larry & Cheryl Crane
Crowley Ranch & Archuleta County Residents.
Sent from Mail for Windows 10

From:
To:
Subject:
Date:
Attachments:

Linda Dahl
John Shepard
REBUTTAL TO "KEL-CAM" REZONING APPLICATION
Monday, August 19, 2019 1:50:01 PM
ZONING REBUTTAL 081919.pdf

Crowley Ranch Reserve
719 Spring Creek Circle - Lot C11
P.O. Box 208
Chromo, Colorado 81128
August 19. 2019
Mr. John C. Shepard, AICP
Planning Manager
Archuleta County Planning Department
1122 Highway 84
Pagosa Springs, CO 81147
Dear Mr. Shepard;
This letter is sent to you as our rebuttal to the KEL-CAM proposed change in the zoning of Tract B at
Crowley Rach Reserve from a “PUD” to “Agricultural/Commercial. We have serious reservations as
to the truth of the applicants’ statement that the intended use of Tract B was always to be
commercial. If that is a fact, why was Track B not zoned “Commercial” in the first place?
KEL-CAM has been asked multiple times as to the purpose for rezoning and as yet they have given no
one a straightforward answer. Keep in mind, the owner of Tract B has a limited supply of potable
water, a septic system designed for a single bedroom domicile and limited space to grow anything,
certainly not public parking and facilities.
Given the worst case, we personally believe the purpose of rezoning is to apply for a permit to sell
Marijuana. If that were to happen, it would put the residents of Crowley Ranch at great risk as
currently, the only access to the Tract B property is via the legal entry to CRR. Traffic would increase
exponentially and with no way to prevent the undesirables from accessing all of our properties day
or night.  
Soon after we saw the original flyer for Crowley Ranch Reserve, we met with Mr. Barsanti who then
gave us a copy of the Covenants and a Flyer, which is attached . Based on what we read, we
purchased land in 2000 and build our home in 2007. We feel positive that you are aware that he
developed the original concept and created the first set of rules and restriction that put Crowley
Ranch Reserve on the map back in the 90s. If anyone should know what is forbidden and what is
permitted on the Reserve it is
Mr. Barsanti.
As an example of our CC&R’s, we quote below ARTICLE IX, SECTION 9.2L:

“No parcel or part thereof, nor any building or improvement erected thereon, shall at any time be
used for the storage of agricultural or commercial supplies or equipment (except agricultural
supplies for permitted horses) or used for purposes of any trade, profession, manufacturing or
business of any description except for the supplies, business and management of the association;
nor shall any Parcel or building be used for any commercial purposes. Notwithstanding the above, an
owner or Occupant may engage in his/her business activities and maintain an office within his/her
residence for such activities providing those activities involve no client or customer access and the
attendance of no more than two (2) employees.”
Notwithstanding the above quoted Article , ANY type of Agricultural/Commercial activities would
increase the traffic ingress and egress over our private roads, allow the possibility for intrusions to
personal properties and would likely result in an increase to our Liability insurance as well as raising
our cost of maintaining these roads both summer and winter.  
As contented residents of Crowley Ranch Reserve, we do not wish to see our beautiful surroundings
denigrated by any such activities and we would certainly not be able to enjoy the tranquility and
comfort the amazing wildlife on the Reserve have afforded us.
Thank you for your time and consideration of our petition.***
Sincerely,
Herschell and Linda Dahl
Attachment: CRR Sales Brochure, page 1
***PLEASE ACKNOWLEDGE RECEIPT OF THIS PETITION BY RETURN EMAIL

August 19, 2019
To: Archuleta County Developmental Services Department, 1122 Highway 84, PO Box 1507,
Pagosa Springs CO 81147; ATTN: John C. Shepard, AICP
Subject: Opposition to the Rezoning of Tract B, Crowley Ranch Reserve

1. As home owners on Crowley Ranch Reserve We, (Helen and Dan Dillow, 132 Spring Creek
Circle, lot C18, Chromo, CO., 81128) do not support the requested rezoning of Tract B, Crowley
Ranch Reserve from its current zoning for the below listed reasons.
a. The initial request for rezoning stated that the intent of the owners was to create a “small
scale value-added agricultural operation and provide an educational agricultural
extension opportunity to families and young people.”
As residents of Crowley Ranch, we do not see how the dynamics of the current Chromo
community would support such an endeavor. Many of our residents are seasonal and
“empty nesters.” Permanent residents of Chromo who do have school aged families
probably are not going to seek “non-formal” education opportunities. Education is more
likely to come in the form of home schooling or a formal education from an agricultural or
ranching college or university that is better equipped, funded and staffed.
b. Secondly, when asked by our Home Owners Association’s board members, what
specifically was the intended use of the property if rezoned; the owner’s response was -at best-- ambiguous. In fact, they indicated in a subsequent email that once the property
was rezoned it would allow for a “range of uses typical of commercial and agricultural
zoning” and that “the proposed development plan is intended to be long-term and further
restrictions on possible uses is not prudent.”
2. Consequently our genuine concern is; a change to current zoning restrictions for Tract B
would create a situation that the current or potentially future property owners could develop the
property in a way that is not consistent with the vision of the Crowley Ranch Reserve
community. We as a community have intentionally restricted building and development in order
to support the natural beauty as well as the wildlife habitat. Unrestricted development could
potentially have an adverse impact on wildlife, the aesthetics of this area as well as property
values.
3. Thank you for your consideration of our concerns.

Respectfully,
Daniel and Helen Dillow

From:
To:
Subject:
Date:

Ed Keyes
John Shepard
Crowley Ranch Reserve zoning change
Friday, August 16, 2019 1:53:43 PM

Dear Mr. Shepard and fellow commissioners;
This e mail is in response to the proposed zoning change on Crowley Ranch Reserve in Chromo. I am a
resident on the ranch and I would like to petition the commission to deny the proposed zoning change.
Those of us who live on this ranch and in this valley did not do so for convenience. We chose this area
for it's beauty, solitude, peace, serenity, and dark skies. We chose it as a respite from the hectic lives we
all once led or are still leading. Crowley Ranch Reserve beckoned us because it spoke of all these
attributes. It was a reserve for wildlife and people. It won the Governor's award for it's concept of
undeveloped open space for residents and wildlife. We as residents/ owners of Crowley Ranch
Reserve have adhered to that stewardship increasing our wetlands, planting trees, stocking our ponds.
This reserve concept has been Mr. Barsanti's mission statement since it's inception. He has extensively
marketed this ranch as a reserve and a sanctuary with an abundance of wildlife, open space and no
development. He continues to market it as such.
Our resources are allocated for the ranch. Our infrastructure, our entrance, our water, our hot springs are
all allocated for residential use. We are conservative and conscientious in regards to these resources for
future residents coming to the ranch. These resources were never intended for commercial use.
Commercial development was not part of the mission statement of Mr Barsanti.
This corner of Colorado is so unique. It is one of the last places in the state that has an opportunity to
remain as it is. We are surrounded by so much National Forest, Wilderness, conservation and fourth and
fifth generation ranches. The landscape is dotted with horses, cattle and herds of elk. It is an area of
historical heritage. To plop a hotel, a public hot springs, a restaurant, a bar, a pot store on a three acre
parcel inside of this reserve is a betrayal to it's mission statement. It doesn't belong here. It doesn't
belong in this Valley. It shouldn't be the first thing you see when you cross the border into Colorado.  The
Chromo area had a convenience store at one time. It was a very integral part of the community ,a part of
it's history and heritage. It's available. I'm sure the community would be receptive to it being revitalized.
It's already a zoned area for that purpose.  
Mr Barsanti and his daughter have not been transparent with their intentions for the property. This
community only learned of it when the sign was posted on the gate. The restaurant, the bar, the motel the
hot springs are all a possibility but they do not want to definitively divulge at this time exactly what they
want to do.   I find that lack of transparency a concern. In my opinion, their priority is to get the zoning
changed without a definitive plan so they can do as they please without concern or goodwill for the
community.
I invite you to come out, See our ranch. Envision how this commercial development would impact our
entry way, our traffic. We would be turning into the same entrance along with whomever else wants to
stop buy to get a bite to eat, soak in a hot springs or spend the night. Envision what that might do to our
serenity, our peace, our solitude, our wildlife and our quiet dark skies.
I end with strongly petitioning you deny this zoning change. At some point in time commercial
development must yield to community.
Thank you,
Kathleen A. Keyes
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August 20, 2019
John Shephard, Planning Manager
Archuleta County Planning Department
398 Lewis Street
Pagosa Springs, CO 81147
Re: PLN19-370
Dear Mr. Shephard,
As a Chromo Valley property owner, I am writing to express my very strong recommendation that the Archuleta County Board
of Commissioners reject the request for zoning modification proposed in PUD Development Zoning Plan # PLN19-370. The
modification requested is to change from existing use of “Offices” to “Mixed Use Commercial.”
Judging this proposal on its merits or lack thereof, the proposal fails to meet reasonable development project standards in a
number of ways:
1) While the application states that Tract B is specifically excluded from the Crowley Ranch Reserve (CRR) covenants, it is
simply untenable to maintain the integrity of the Reserve while introducing any increased commercial operation on
Tract B. CRR owners should get what they paid for – a property which is still advertised as a community where the
base standard is “Wildlife First, People Second.”
2) Any increase in commercial development (up to and approaching the DOT Traffic Impact Analysis figures referenced
in the application) would certainly negatively impact wildlife in this critical corridor and the other well-preserved
natural resources of the Chromo Valley, as well as having impacts on other CRR owners. These impacts have not been
documented for PLN19-370.
3) The applicants fail to provide specific details of what development this zoning change would result in, as their
application notes only: “Our proposed PUD Development Plan for Tract B includes a range of uses typical of
commercial and agricultural zoning…”
4) The proposed change in zoning (again up to and approaching the DOT Traffic Impact Analysis figures referenced in the
application) would unduly burden CRR’s water, road, and internet connectivity infrastructure and would involve
increased insurance and infrastructure maintenance costs for all members of the CRR’s homeowner association. This
has not been addressed in the application.
5) If there is an interest in approving re-zoning to increase County revenues through taxes on commercial enterprises
and properties, please bear in mind that CRR owners pay substantially more local taxes than other Chromo-area
ranch communities (in some cases 1,000 times more),1 due to the conservation status of the community. Many other
area developments utilize an agricultural exemption, from which those other communities enjoy Archuleta County
services and infrastructure at a significantly lower cost than do CRR owners. This willingness of CRR owners to buy
into the ranch despite this higher tax burden indicates that they consider the existing natural state of the ranch area
to be of supreme value. The existing use of the property (office only) translates directly to long term value for the vast
majority of area homeowners over the long haul, rather than the short term investment that the re-zoning might
bring for just a one set of owners. If other area homeowners outside of CRR express encouragement for commercial
development in the area, they are welcome to do so on land located outside of the Crowley Ranch Reserve and to
shoulder the accompanying burden of such development.
Thank you very much for your time and consideration.
Respectfully,

Marya C. Roddis
Marya C. Roddis

235 Mary’s Court, Crowley Ranch Reserve, Pagosa Springs, CO 81147

Mailing: Post Office Box 862, Chama, NM 87520

1

575-235-8228

mcroddis@aunaprendo.com

For instance, a 3-acre undeveloped lot in Crowley shows a tax bill of approximately $1,728.00 annually, while a 35-acre undeveloped lot in Navajo River Ranch with
an agricultural exemption is listed with a tax bill of $17.28 annually – a nearly 1,000 times differential, taking into account the relationship between the lot sizes.

