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Date: January 24, 2013 

Time: 8:00 am – 12:00 pm 

Location: Lake Estes Conference Room 

Contact: Eric Tracy, Larimer County Engineering Department 

Board Members Present   
Mr. Greg Koch (Chairman)  
Mr. Chris Carlson 
Mr. Mike Oberlander 
 
Staff Present 
Mr. Eric Tracy 
Ms. Jeri Feil 
 
Public Present   
Mr. Jeff Shaffer (applicant)  
Ms. Lauri Shaffer (applicant)  
Ms. Andrea Faucett (Ayres Associates)  
Mr. Florian Fiebig (Ayres Associates)  
Mr. Cyril Vidergar (Samson & Vidergar, LLC) 
 
Mr. Koch brought the meeting to order at 8:11 a.m. and introduced the Flood Review Board members. 
 
Shaffer Drake Campground - Floodplain Special Review 
Mr. Tracy gave a summary of the project. The applicant has submitted an application for a Floodplain 
Special Review requesting to have a campground on the property. The applicant is proposing to 
mitigate the risk of a hazardous flood condition by implementing a Flood Early Warning System. With 
the typical characteristic of flash flooding, historical record of flooding and many areas for potential 
human error, the Larimer County Engineering Department believes the proposed Flood Risk Mitigation 
Plan is not sufficient to adequately mitigate the risk to life and property. The applicant has not fully 
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addressed all the review criteria found in Section 4.2.2.I.2 of the Larimer County Land Use Code for a 
Floodplain Special Review with the current application. Since all the technical review criteria have not 
been satisfied with the current application, the Larimer County Engineering Department recommends 
that the Flood Review Board recommend denial of the Shaffer Drake Campground Floodplain Special 
Review to the Board of County Commissioners.  
Ms. Faucett said she will not deny that people will be at some risk. The applicant has tried to propose 
something that is doable and will help to mitigate some of that risk. The applicant is proposing to 
register with LETA, install an air raid siren, and require a form be given to campers. In the event of a 
flood campers will be directed to take Storm Mountain Drive to higher ground until it is deemed safe. 
The Shaffer’s are struggling because there are other campgrounds that are at risk and don’t have any 
mitigation efforts in place. 
Mr. Vidergar said the application before the board is an application for a variance. The Board of County 
Commissioners has charged the Flood Review Board with the authority to grant a variance. The Flood 
Review Board should make their decision respecting private property while exercising reasonable 
discretion to offer a safer condition where improvements are proposed. Mr. Vidergar stated during the 
1976 flood, this property was not affected.  
Ms. Faucett stated there was water on the property from the flood in 1976. 
Ms. Shaffer stated there was water on the property, but houses weren’t swept away and nobody died 
from this property. 
Ms. Faucett asked if anybody was camping on the property at the time of the flood in 1976. 
Mr. Shaffer said they didn’t own the property at that time, so they don’t know if anybody was camping 
there. 
Mr. Vidergar said the flooding on the property was caused by backwater from the Big Thompson, not 
flooding on the North Fork of the Big Thompson. 
Mr. Vidergar said in 1996 the County allowed a residence to be left on the property as non-conforming 
and a building permit was applied for in 2002 and finalized in 2006. The building permit stated that a 
field flood review was not necessary. Mr. Vidergar asked what geographic changes have happened to 
make these structures not allowed at this time. 
Mr. Vidergar stated there is a reason for a variance process. There are many properties lower than this 
with the same use. The substantial part of the evacuation plan is beyond the control of the applicant. 
County roads need to be used. If the governmental system fails, the Shaffer’s are at risk. There should 
be a governmental alarm system. The Shaffer’s have already taken action to notify campers. Seven of 
the eleven review criteria on the staff report are either speculative or not applicable. Regarding item E, 
you can’t allow a modular home to be left on the property and later say they cannot keep it there. 
Regarding item G, expected heights and velocity do pose a concern, but this is out of the hands of the 
applicant if this is true. A one-size fit’s all criteria doesn’t serve anyone’s interest and doesn’t allow the 
Flood Review Board to exercise it’s authority in Section 4.2.2 of the Land Use Code. 
Ms. Faucett discussed the existing flood early warning system. She is surprised to find out how little 
there is for stream gages and rain gages unlike the City of Fort Collins that has a good network. There is 
not currently a stream or rain gage on the North Fork. She talked to Kevin Gingery (Stormwater 
Manager for the City of Loveland) and he agrees there is a deficiency in the system. She is shocked to 
find out how little had been done given the magnitude of the 1976 flood and thinks there should be a 
better system. Ms. Faucett stated that Kevin explained the existing gage network doesn’t work well. 
Mr. Vidergar said there are notations on the plat in 1981 saying floodplain review was not required. 
Mr. Koch explained the areas of authority for the Flood Review Board and explained why they have to 
review this project today. 
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Mr. Oberlander asked if anybody has looked at the elevation of the campsites compared to the base 
flood elevation for the site.  
Ms. Faucett said they haven’t looked at flood depths, but they did look at modeling to see if they could 
pull the campsites out of the floodplain. With the steep bank on the north side and the campground 
being flat, it is highly unlikely that they could reduce the floodplain without bringing in fill material and 
that wasn’t an avenue that was on the “top of the list” for the applicant. 
Mr. Carlson stated that the floodway in this area is based on depth/velocity mountain criteria, so the 
depth is at least 18” or the velocity is at least 3 feet per second. 
Mr. Oberlander said he thinks the best option would be to elevate an area for campsites. The Flood 
Review Board is looking at today forward, not the past 30 years. There are other grandfathered 
campgrounds and that may be sending mixed messages to the public. He would prefer they be 
elevated. 
Ms. Shaffer said they are not on the Big Thompson and there are other campgrounds like Seven Pines, 
Riverbend, etc. They are the “widest and openest” campground in the canyon. 
Mr. Koch agreed that there are other campgrounds at risk. The Flood Review Board doesn’t have 
prevue over those since they were grandfathered. If people were trying to build those campsites today, 
they wouldn’t be allowed to with the current code. The Flood Review Board is clearly concerned. An RV 
in the floodplain is a problem. Even fixed trailers were swept away in the flood. The County has bridges 
just downstream. If you start blocking the bridge downstream, the current floodmaps may not even 
show the extremity of the flooding on this site. 
Mr. Carlson stated the flood warning system is a concern for everybody in the canyon. There is really 
nothing there. He said it is a shame, but it is what it is. The existing gage stations are not connected to 
Loveland’s alert system. The only automatic alert is if there is a flood at Glade Road. He said it concerns 
him to rely on a flood system that is inadequate for this application. He said the alerts are triggered by 
visual accounts, not automatically. In reference to the fire department email, he said there is not an 
alert gage tied into the system and there isn’t a gage at the Idlewild fire department as described. 
Mr. Fiebig said if a rain event happens between 9am-5pm, Monday through Friday, it may be caught. 
Ms. Faucett said if another 1976 flood happens, citizens would be wondering why we didn’t do 
anything. 
Mr. Koch agreed that we should have more infrastructure to warn people. 
Mr. Carlson said the number one responsibility of the Flood Review Board is to make decisions that 
protect human life and he has a hard time recommending approval. He is an advocate for private 
property rights, but approval of this application would put people at risk when the warning system is 
inadequate. 
Ms. Faucett noted the applicant has three years to operate based on the agreement with the County 
and asked what would happen if the flood warning system is improved during the three year period. 
Mr. Koch noted the flood code review criteria doesn’t speak about flood warning systems. Ultimately, 
we may have a more robust system managed by one or two governmental agencies, but does that offer 
a fool proof system? After the 1976 flood, the County did a few things like the “climb to safety” signs, 
but the reality is people probably don’t want to get out in the rain to climb to safety. Regarding the 
grandfathered properties, he said they would be in the same boat if they came in with the same 
situation. 
Mr. Carlson noted the KOA campground on the Poudre River was within the floodplain. There is an 
adequate alert system on the Poudre and regardless of the alert system, they had to elevate 
themselves out of the floodplain.  
Ms. Shaffer said if there isn’t a warning system, everybody is at risk. 
Mr. Koch hopes we don’t need to have another flood to alert us to think about a new warning system. 
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Mr. Carlson moved to recommend denial of the Shaffer Drake Campground Floodplain Special Review 
to the Board of County Commissioners. 
Mr. Oberlander seconded the motion. 
The motion passed 3-0 
Mr. Carlson nominated Mr. Koch as Flood Review Board Chair for 2013. Mr. Oberlander seconded the 
motion. The motion passed 2-0 with Mr. Koch abstaining. 
Mr. Koch moved to keep the advertising location consistent with 2012. Mr. Oberlander seconded. 
Motion passed 3-0. 
Mr. Koch moved to approve the December 2012 minutes. Mr. Carlson seconded the motion. The 
motion passed 3-0. 
Mr. Koch moved to approve the November 2012 minutes. Mr. Oberlander seconded the motion. The 
motion passed 3-0. 
The meeting adjourned at 9:20a.m. 
Respectfully submitted, 
Eric Tracy 
Larimer County Engineering Department 

 
 


