PROJECT DESCRIPTION

Summary

My name is Annemarie Chenoweth, I'm the sole owner of Opal Land and Cattle, LLC, which
owns approximately 1200 acres west of Drake, CO, zoned open, on both the north and south
side of County Rd. 43 towardGlen Haven, stretching approximately 2 miles along the road and
along the North Fork of the Big Thompson.

The ranch has been and will continue to be used for raising cattle. It has been my personal life
goal to preserve this beautiful stretch for future generations forever. Close to 800 acres on the
north side of the road, along the North Fork, have already been put under conservation
easement with Estes Vally Land trust, foregoing potential high profit development.

The ranch has been severely impacted by the 2013 flood and additional sources of income were
therefore investigated. Our family has decided that the operation described below fits most
closely with our internal goals of income generation with limited environmental impact and
suitability to the specific geographic area.

On the south side of County Rd 43, close to the middie of our 2 mile stretch, we have a log
structure Barn, approx. 800 sq feet which for the last several years has been used for farm
equipment and tack storage. We propose to convert the Barn into a "Small Bistro/Bar"operation
in a multi-step process as described further below.

We believe the European type "Small Bistro/Bar" concept will appeal mainly to two types of

customer groups:

a) Local outdoor enthusiasts who frequent the area for bicycling and hiking purposes

b) Tourists who will enjoy the spectacular setting of the newly renovated County Rd. 43 along
the North Fork of the Big Thompson river.

In fact, individuals from both groups have mentioned to us that they miss this type of
establishment along County Rd. 43.

The Barn structure and its setting on our ranch is a familiar landmark for many locals and our
proposed renovation, combining it with contemporary and outdoor elements, will continue to
make it an establishment which honors the rich history and beautiful geographic environment of
the area.

The "Small Bistro/Bar" will carry the name of "Isabella Bird", the amazing courageous woman
who came through Fort Collins in 1873, found her way to Estes Park and spent incredible
times, mostly on horseback, exploring the Rockies and other parts of Colorado. Her description
of her travels in Colorado, "A Lady's Life in the Rocky Mountains" is one of the most fascinating
historic accounts of that time in our area. It will be exciting to honor her memory and the
contribution she made to Colorado history and folklore by preserving her name .



Review Criteria

As described above the proposed "Small Bistro/Bar" will be compatible with existing and
allowed land uses in the surrounding area and will be in harmony with the neighborhood.

The Big Thompson Canyon, as well as our road along the North Fork, are extremely
picturesque and therefore a major tourism attraction in close vicinity to Estes Park and Rocky
Mountain National Park. However, commercial establishments are and have been in existence
on certain stretches of these roads.

From County Road 29 west of Loveland to Drake is a 9 mile total distance. Immediately west of
County Road 29, before the striking Narrows area are several commercial establishments, two
retail outlets, including the Dam Store, as well as the Sylvandale Ranch, a well known dude
ranch, which also offers overnight accommodations and special events.

Immediately after the Narrows is another retail establishment, the Cherry Store.

7 miles from County Road 29 used to be another landmark retail store, the Indian Village, which
unfortunately was totally destroyed in the 2013 flood. In Drake itself was a small general store,
which closed after the flood. At the junction of US 34 and County Road 43 is the historic Forks
Bed and Breakfast and Bar. All the way up the Big Thompson Canyon to Drake are a number of
lodging facilities, cabin rentals and campgrounds.

The 12 mile stretch from Drake to Estes Park on County Road 43 has had at least 6 commercial
establishments: The Sawmill approximately one-half mile from US 34, the Glen Haven General
Store, another 3 retail specialty stores, including " Pony Tracks " and "Leahs", all destroyed by
the flood, and the historic Glen Haven Inn, damaged by the flood and not re-opened.

Our proposed "Small Bistro/Bar" is approximately 1.5 miles west of Drake and 7 miles east of
Glen Haven. As mentioned above, our Barn has been a landmark for almost 100 years. The
Barn, together with the other historic outbuildings in the Barn Yard, is unique in that other
structures along CR 43 are either cabins or homes most of which are newer and do not convey
the pioneer ranching history of this area.

Our location is very close to two of the popular Crosier Mountain trail heads which attract many
locals and vacationers.

Not only is our proposed use of the Barn in keeping with its historic appeal, it also provides the
financial opportunity to maintain the Barn structure. If the Barn would have to be eventually torn
down due to maintenance/cost issues, many, many locals would miss it and tourists would not
have the opportunity to see another part of Colorado's history on their way to the Park.

Our conservation minded family would also make provisions to assure that any potential
different commercial uses in the more distant future would be in keeping with the historic
character.

The "Small Bistro/Bar" will not result in any adverse impact on other property in our vicinity.
There are no neighbors for approximately 1 mile on either side. There are no municipalities,



county approved management areas or other areas where zoning would allow a "Small Bistro/
Bar" for several miles from our location.

The "Small Bistro/Bar" will definitely be a benefit to the public in our proposed location. Tourists
as well as outdoor enthusiasts enjoy an opportunity to stop for refreshments in a picturesque
setting with historical ambiance.

In summary, our proposal is a good fit because it complements the existing setting and fulfills a
need for this kind of establishment, especially with several other businesses closed after the
flood.

Existing conditions

The Barn and the other existing outbuildings in the immediate vicinity as per plan, are currently
used for equipment storage.

The adjacent caretaker house has been used as a part time guest and family residence.

Operation

Phase 1

Coffee/Espresso and similar non-alcoholic beverages plus pastries served outdoors from a cart
or patio setting starting as soon as possible, depending on obtaining permits. Contemplated
hours of operation 7AM to 6PM, 7 days. More limited hours and days in the later season.

Phase 2

In addition to phase 1 operation, after obtaining Tavern license, serve locally brewed beers and
a limited offering of other alcoholic drinks. Add light snack offerings as well as outdoor grill type
foods in accordance with health dept. permits. Contemplated hours of operation 7AM to 10PM,
7 days a week.

Phase 3
After completion of small kitchen facility, add offering of hors d'oeuvres and other limited menu
items.

Phase 4
After completion of full restaurant kitchen facility, add full restaurant menu.

Only phase 1-3 is contemplated for 2016/2017. Phase 4 may be added in a number of following
years, depending on business volume and other business considerations.



The Barn may also made available to small private parties potentially with catered food service.
The size of these groups would be in accordance with occupancy permits for the structures.

Non-live amplified music indoors and outdoors would be at a low-moderate level which would
facilitate conversation at all times. Likewise, occasional live entertainment would be in keeping
with the ambiance of the facility and should not reach our residence on the north side of the
road. Of course, as mentioned above, there are no neighbors to be affected within a 1 mile
radius.

An additional sideline of business, definitely secondary to the Bistro/Bar activity, would be the
sale of items, including but not limited to the following: Art work and antiques on display in the
Barn, mugs, T-shirts, books, maps, bottled water and snacks. This would be arranged in such a
fashion as not to detract from the overall intended ambiance of the facility.

The operation will be overseen by me personally with 1-3 employees. | hold degrees from CSU
as weil as CU Boulder and have past business experience as CEO of a manufacturing
company. | also served as Chair of the Colorado Association of Commerce and Industry in the
mid-90s.

Our business plan envisions this proposed enterprise as a long term investment and
commitment to our overall ranch activities in keeping with our environmentally oriented
philosophy. Scale and expansion of operation will be tailored according to overall economic
viability.

Proposed Changes and Improvements

Phase 1

Addition of a maximum 580 sq feet deck structure on the east side of the Barn for outdoor guest
seating.

Installation of outdoor grilling facilities in accordance with health department regulations.

Phase 2

Renovation of the inside of the Barn at ground level to accommodate guest seating.
Installation of a small kitchen facility meeting health department requirements for limited food
preparation, such as snacks, hors d'oeuvres, etc. in the basement of the adjoining residence.

Phase 3
Renovation of a partial loft area in the Barn for additional guest seating and stairway to loft.

Phase 4
Addition of an atrium of maximum 600 sq feet on the west side of the Barn and renovation of the
existing silo structure on the south side of the Barn to accommodate additional guest seating.



Phase 5
Conversion of storage structure adjacent to Barn or new construction of a small restaurant full
kitchen facility.

Only phase 1-2 is contemplated for 2016/2017. Additional phases may be added in a number of
following years, depending on business volume and other business considerations.

Infrastructure

Electric service already in Barn and surrounding area. Additional service, if needed, is being
investigated.

There is an existing septic system, but due to its location on east side of caretaker house, a new
system dedicated specifically to this operation is being planned west of the Barn. Since final
new floodplain limits are still to be determined by Larimer County and in view of the impact of
the new CR 43 construction, additional details and any necessary soils reports for a new septic
system will be submitted in conjunction with the application for a permit once the exception has
been granted.

Existing well for caretaker house has sufficient capacity to be approved for small capacity well
used for drinking and sanitary facilities in small commercial business. In process of seeking
approval for its use. In the past this well has also been used for livestock watering when horses,
cattle and/or sheep were located in the facilities west of the Barn. No livestock would be housed
there any more when the "Small Bistro/Bar" is established and this use for well water would no
longer exist. The addition of 1 or 2 water storage cisterns is also being investigated. There is a
water hydrant within 20 feet of the Barn.

We have been advised that due to the size of our landholdings, approval for an additional well, if
needed, would be feasible.

Traffic and Access

Our location is immediately adjacent to County Road 43 which is still undergoing major
renovation by CFL, to include significant widening and other large infrastructure improvements.
Access from CR 43 to our Barn property is provided by 3 driveways. The surface of the access
will be either gravel or recycled asphalt.



We would like to appeal the requirement that the parking area be paved or concrete for the
following reasons: We believe recycled asphalt would be a much better fit for our rural area.
Pavement or concrete would not complement the historic Barn structure and other surrounding
outbuildings. Also, from a drainage viewpoint we would prefer not adding impervious surfaces.
Since we are using recycled asphalt or gravel on our other driveways and some parking areas
for our residence on the north side of the street, we are accustomed to that type of surface
requiring different treatment for snow removal purposes.

We anticipate that our "Small Bistro/Bar" will add only nominally to traffic on CR 43, i.e.
suppliers and employees. Our business patrons will be predominantly individuals who would
use the road at any rate for other uitimate destinations, such as the Crosier Mountain traitheads,
Glen Haven and Estes Park.






