Archuleta County Development Services Department
ARCHULETA COUNTY PLANNING COMMISSION AGENDA
North Conference Room of the Pagosa Springs Community Center, 451 Hot Springs
Blvd, Pagosa Springs
Public is welcome and encouraged to attend.

REGULAR PLANNING COMMISSION MEETING FOR MARCH 14, 2018, 6:00 PM
Note meeting place moved to larger venue.
ROLL CALL
CONSENT:
Approval Of Minutes
Regular Meeting February 14, 2018
Documents:
MINUTES 021418 DRAFT.PDF
PC_SIGNIN_SHEET-20180214.PDF
OLD BUSINESS:
NEW BUSINESS:
Public Hearing On Proposed Amendments To The Archuleta County Land Use
Regulations For Vacation Rentals
As requested by the Board of County Commissioners, the proposed changes create
Section 5.5 Accommodations and Lodging Standards for short-term rentals (< 30 days
subject to Lodging tax), allows Vacation Rentals of Residential Dwellings in all zoning
districts, and creates an Application process and Performance Standards. Under CRS
30-28-116, any amendment of the Land Use Regulations shall be first submitted for the
approval, disapproval, or suggestions of the County Planning Commission, for final
adoption by the Board.
Documents:
MEMO_VACATION_RENTALS-20180314.PDF
PC_RESOLUTION_2018-XX_DRAFT.PDF
EXHIBITA-VACARENTALS_20180306 DRAFT.PDF
PUBLIC_COMMENTS-STRS_20180307.PDF
PUBLIC_COMMENTS-CONTRIBUTED_NEWS_ARTICLES_20180307.PDF
REPORTS, ANNOUNCEMENTS:
General Review Of Archuleta County Land Use Regulations
Continue discussion of Administration, Land Use Review, Zoning Regulations,
Development Standards, and Definitions provisions in the Land Use Regulations.
NEXT MEETING: March 28, 2018
ADJOURN
Please Note: Agenda items may change order during the meeting; it is strongly

Continue discussion of Administration, Land Use Review, Zoning Regulations,
Development Standards, and Definitions provisions in the Land Use Regulations.
NEXT MEETING: March 28, 2018
ADJOURN
Please Note: Agenda items may change order during the meeting; it is strongly
recommended to attend the meeting at the start time indicated.

Archuleta County Development Services Department
ARCHULETA COUNTY PLANNING COMMISSION MINUTES
_________________________________________________________________________________________________
Archuleta County Planning Commission Minutes, Regular Meeting February 14, 2018
The Archuleta County Planning Commission held a meeting on Wednesday, February 14, 2018, at 6:00 PM at the
Archuleta County Commissioners Meeting Room, 398 Lewis Street, Pagosa Springs, Colorado. Chairman Frederick
called the meeting to order at 6:01 pm.
Commissioners in attendance:
Michael Frederick, Anita Hooton, David Parker. Betty Shahan and Lisa Jensen were excused.
Staff in Attendance:
John Shepard, AICP; Planning Manager.
Public in Attendance:
Ralph Barber for Twincreek Village Amendment 2018-01, and approximately 57 members of the public (see sign-in sheet
attached).
Consent:
January 24, 2018 Minutes. Commissioner Hooton made a motion to approve, Commissioner Parker second, vote
3 aye, none opposed.
Old Business:
None.
New Business:
Twincreek Village Amendment 2018-01 01 final plat, a re-plat of Lot 458X, Twincreek Village Amendment No. 3, at
504 Twincreek Cir. (PLN18-007)
Ralph Barber of Pagosa Springs applied for the Twincreek Village Amendment 2018-01 final plat, a re-plat of Lot 458X,
Twincreek Village Amendment No. 3 subdivision, resulting in Lots 457Z, 458XZ, & 459Z at 504 Twincreek Cir., Pagosa
Springs, CO (PLN18-007). The proposal will return the lots to the original configuration on the Twincreek Village plat.
The property is zoned Planned Unit Development (PUD).
Chairman Frederick noted that he would abstain from voting since he lives nearby.
Comments were received prior to preparation of the staff report:
• The County Surveyor had technical comments on the plat (1/21/18).
• Pagosa Area Water & Sanitation District (PAWSD) commented on assessments and fees.
• County Engineering, LPEA and PLPOA stated no concerns.
• Two members of the public wrote in objection to effectively de-consolidating the lots.
RECOMMENDATION AND FINDINGS
Based on evidence provided, staff recommended the Planning Commission find that:
a. The application does meet the review criteria for development in a PUD district, in Section 3.1.6 of the Archuleta
County Land Use Regulations, and
b. The application does meet the review criteria for an Amended Plat, in Section 4.6 of the Archuleta County Land
Use Regulations, and
That the Planning Commission recommend approval of the Barber request for the Twincreek Village Amendment 2018-01
final plat, a re-plat of Lot 458X, Twincreek Village Amendment No. 3, at 504 Twincreek Cir., with the following condition:
1. The plat be updated to address County Surveyor comments prior to recording.
Chairman Frederick asked if there were any questions from the Commission, hearing none the Chairman asked for a
motion.
Commissioner Hooton moved to recommend Approval to the Board of County Commissioners, of the Barber request for
the Twincreek Village Amendment 2018-01, with Findings A and B and Condition #1 of the staff report. Commissioner
Parker seconded. Vote 2-0, with Chairman Frederick abstaining.

Lodging and Short-Term Rentals
The Board of County Commissioners asked Staff to draft amendments to the Archuleta County Land Use Regulations to
allow Short-term Rentals (less than 30 days subject to lodgers tax) in all zoning districts. Mr. Shepard presented a brief
summary of current requirements. In 2013, the Board passed Resolution 2013-42, defining “Lodging Unit”, and amending
Table 3 “Uses by Zoning District” for Lodging Establishments and Lodging Units as Commercial Use in
Agricultural/Forestry (AF), Agricultural/Ranching (AR), Agricultural Estates (AE), and Commercial (C) zones. Neither is
listed in Rural Residential (RR) nor Residential (R). Ouray County was suggested as a model.
Chairman Frederick opened the meeting to public comment, asking the audience to stand as they were and speak in turn.
David Smith, Santino Pl., stated that Short-term Rentals should be licensed and regulated. In gated communities like The
Reserve, gate codes are given out and roads aren’t patrolled. Opening more will also make affordable housing worse.
Suggested looking at something similar to that adopted in Denver.
Janine Haley, Casey Ct., related incidents with Short-term Renters driving ATVs and parking on roads, events like
weddings. Chairman Frederick asked if they have a Homeowners Association. Reply was positive and they are working
on it.
Rick Haley, Casey Ct., related additional incidents with Short-term Renters on subdivision roads. Not appropriate in their
neighborhood.
Mike Herraty, W. Golf, realtors and property managers can address tenants. Property owners can change their covenants
to prohibit Short-term Rentals. Nuisance and public safety are not Planning issues. Has had good experience with Shortterm Rentals. Contribute to the local tourism economy. Chairman Frederick asked that, several places require
designation of a local owner or property manager? Reply was positive, Durango for example, within the county where
property is located, along with rule books posted in the home.
Laura Daniels, Aspen Springs, has been managing Short-term Rentals since 1995, submitted comments. She employs
people who take care of homes, her renters are families. Short-term Rental homes wouldn’t typically be affordable
housing. Chairman Frederick asked about local property management? Reply was positive.
Bob Clinkenbeard, Echo Canyon Ranch, asked about the interface of land use/zoning and Homeowners Association
covenants. Chairman Frederick responded that the more restrictive would control.
Sarah Porter, Harman Ave., bought a home in San Juan River Village with a mother-in-law’s quarters and makes that
available on AirBnB. It’s the only way she can afford her home. Short-term Rental websites also review renters as well
as the hosts.
Barbara Kennedy, Cool Pines, has invested in her home and is concerned about the proliferation of Short-term Rentals.
They also employ people to maintain their property. She expects complaints to be addressed, and requested the
Commission not to loosen requirements for residential neighborhoods. Chairman Frederick asked if her HOA has
addressed her concerns. Reply was positive, Colorado Timber Ridge is talking about it, but also rely on County zoning to
protect their property rights.
Jeanie Woods, Shooting Star, related her experience living next to a Short-term Rental with concerns about trespass,
noise, parties, weddings, and other events where they have had to call the Sheriff.
Renee Gentry, Easy St, owns property in the county. Concerns with trespass, smoking, over-crowding homes, extra
camping, affordable housing. Her HOA voted not to allow Short-term Rentals.
Chris Liverett, Handicap Ave, is a realtor but also sees growing pains in the tourism economic base. We do need hotels,
but still too hard to build in town. Look at other places but keep in mind our local service industry.
David Cammack, Ponderosa Dr., is a realtor, about half of his customers do Short-term Rentals, often until they can retire.
HOAs can manage their own problems. Short-term Rentals has had an impact on long-term rentals, but the County does
benefit from lodging taxes.
Randy Fehrenbeicher, Solomon Dr., is a property manager. He knows about complaints and addresses them, good
management can stem problems with absentee owners. Upscale homes wouldn’t be available for long-term rentals.
Michael Quintana, Park Ave, has 3-4 vacation rentals in his HOA with no problems, but they do have problems with 6
month rentals.
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Christy Herman, D Place, has rented her family home for 20 years without problem.
Michael Howell, County Rd 326, has done Short-term Rental without problems and has done Long-term Rental with
problems. Keep cost of permits down.
Mark Delany, Kinnikinnik Dr., lives near a Short-term Rental, 4 within ¼ mile in Holiday Acres. Out-of-state property
owners have added bedrooms without enough parking. You wouldn’t allow a motel in the Rural Residential zone, with
traffic tearing up the roads and overloading the septic system. Chairman Frederick asked about regulations that limit
occupancy, essentially to the number of bedrooms? Reply was positive. Short-term rentals have an impact on local
hotels. Hard for property owners associations to keep up if the County doesn’t back them up.
Juli Morelock, Snow Ct, is a realtor. Tourists bring in business. Some POAs have changed their covenants to not allow
Short-term Rentals. Even high-end buyers want to do Short-term Rentals. Having local management is important.
Dan McPherson, N. Pagosa Blvd., Sunetha Property Management manages Short-term Rentals, Long-term Rentals and
property owners associations. Short-term rentals have fewer problems. Chairman Frederick asked about events like
weddings and parties? His firm doesn’t rent for events. Randy Fehrenbeicher noted that he checks CC&Rs on a caseby-case basis. Doesn’t come up very often. More issues with absentee owners.
Gary Woods, Shooting Star, permanent resident who lives and votes here. He is interested in a livable community, not
living next to a motel. An HOA can fine home owners but it doesn’t necessarily affect out-of-state property owners.
Existing County regulations need to be enforced.
Karina Silver, Terry Robinson Rd, has had good experience with Short-term Rentals.
Shellie Hogue, Big Horn Ct., has a Short-term Rental next door and has hardly heard anything.
Kierstan Renner [address unclear], has a Long-term Rental and has had trouble with renters. Many of our tourists are
families. Suggested looking at Palm Springs’ Short-term Rental regulations for both day and night-time occupancy.
Sara Anderson, Ridge Pl., the service providers support Short-term Rentals, provide eyes on properties.
Michael Quintana spoke again on need for family lodging.
Debra Kerns, Aspenglow, is a realtor. She has tried to do Long-term Rentals and has had problems with renters.
Affordable housing isn’t an issue in every neighborhood.
Muriel Buckley, Nocturn Dr., has had Short-term Rentals and Long-term Rentals for many years. Hotels aren’t adequate.
Limiting people per bed is important. Problem is with absentee owners. She has had many positive experiences.
David Cammack asked again about lodging tax revenue, noting that speakers were not far apart. Mike Herraty responded
that he had heard a Tourism Committee presentation estimate about $180,000-$200,000 (Town & County) with about 6575% compliance, which can only be used for certain projects.
Linda Moore, Beaver Cir., Durango isn’t comparable to Pagosa Springs.
Chairman Frederick closed public comments at 7:45.
Planning Commission members discussed public comment received, including pulling Short-term Rentals out of
Commercial lodging, with performance standards as a Residential use.
Reports and Announcements:
Mr. Shepard then reported on general review of the Archuleta County Land Use Regulations, the first implementation item
of the revised Archuleta County Community Plan. Staff had drafted suggestions to clarify and update portions of Section
1 (General Administration), Section 2 (Land Use Review), Section 3 (Zoning Regulations) and Section 11 (Definitions). At
this meeting, Shepard briefly reviewed revisions, plus edits to Environmental Standards (Sec 5.2) and Infrastructure
Standards (Sec 5.3) in Section 5.
Next Meeting:
February 28 Regular meeting moved and changed to March 14 Policy meeting.
March 28th Regular meeting.
Planning Commission Meeting

Page 3 of 4

February 14, 2018

Adjourn: Commissioner Hooton moved to adjourn the meeting at 8:43 PM, Commissioner Parker second, and approved.
Approved this

__________________________________
John C. Shepard, AICP
Planning Manager

Planning Commission Meeting

day of

, 2018

______________________________________
Michael Frederick
Chairman
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Archuleta County
Development Services—Planning Department
1122 HWY 84
P. O. Box 1507
Pagosa Springs, Colorado 81147
970-264-1390
Fax 970-264-3338
MEMORANDUM
TO:

Planning Commission

FROM: John C. Shepard, AICP; Planning Manager
DATE: For Meeting of 3/14/18
RE:

Public Hearing on Residential Vacation Rentals

The Board of County Commissioners has directed staff to prepare amendments to the Land Use
Regulations permitting Short-term Rentals in residential zoning districts, with discussion on how
that might be accomplished. Traditional “Euclidian” zoning separates Commercial and
Residential land uses to protect residential property rights. There is a counter-balancing trend
to allow a mix of uses that provide flexibility without creating undue impacts on neighboring
property.
The Archuleta County Community Plan addresses the need to balance these concerns:
Community Character Goal: The small town atmosphere, rural character, agricultural and
ranching heritage, mix of cultures, and diversity of life styles is preserved.
Community Character Goal: Developed areas are well designed and architecturally compatible
with community character, cultural heritage, and the natural environment. Quiet prevails with a
minimum of loud or offensive noise.
Economic Development and Housing Goal: Tourism, recreation, and agriculture remain
important parts of an economy that has become more diverse by expanding other economic
sectors, compatible with community character and the natural environment, which provide wellpaying jobs for local residents.
Economic Development and Housing Goal: The housing stock is safe, well maintained and
compatible with community character and the natural environment with a wide price and rental
range adequate to house all income levels and age groups.
Currently, any rental less than 30 days subject to Lodging tax is considered a Lodging Use, which
is permitted in AF, AR and AE zones, but not in RR or County Residential zones, since 2013
amendments. However, no applicants have been received for a Lodging Use in that time, either.
The Town of Pagosa Springs permits Short-term Rentals in most zoning districts with a
Conditional Use Permit.
At your meeting of 2/14/18, 57 people signed the register; 27 people spoke for and against
changes to regulations of Short-term Rentals. Written comments were received at the meeting

and since posting a discussion draft on 2/26/18. Notice of this Public Hearing was published in
the Pagosa Sun edition of 3/01/18. In general, those opposed to changes are concerned with
impacts of an essentially commercial use on existing homes and homeowners and difficulties in
enforcing even the current regulations. There is also concern with impacts of Short-term
Rentals on affordable housing, as expressed in the Archuleta County Housing Needs Study
(December 2017). On the other hand, those in favor of changes are concerned with providing
flexibility to property owners and tourists in a constrained lodging market. Several comments
suggested Short-term Rentals should be regulated by Property Owners Associations, rather than
by the County, and some POAs have amended their covenants to prohibit the use.
The Proposed Resolution and Exhibit A Draft (3/07/18) represent a compromise treatment of
Vacation Rentals of Dwelling Units between the current Commercial Lodging Unit permitting
and unregulated commercial use of residential homes. The outline is based on recently adopted
Ouray County, Colorado standards, with review of Short-term rental regulations in Durango,
Salida and Chaffee County, Steamboat Springs and Routt County, Grand County, Estes Park and
Larimer County, as well as brief review of certain out-of-state tourist destination counties.
Highlights of the proposal:
•
•

•

•

Creates Accommodations and Lodging Standards section for easier reference.
Creates Vacation Rentals as a Residential Use of a Dwelling Unit
 Where a Single-Family home is a Use by Right, a Vacation Rental is a Use by Right
 Where a Single-Family home is a Conditional Use, a Vacation Rental is a CUP
 Multi-family Dwellings are Conditional Uses, so Vacation Rental of a Multi-family
Dwelling would be a Conditional Use.
Provides a specific Application process
 Annual Permit Renewal
 Local Owner Representative
 Septic Permit (Sewer capacity may also be a concern for some Metro Districts)
Establishes Performance Standards
 Occupancy tied to number of legally permitted bedrooms.
 Advertisements must identify permit number.
 Rental Notice to be provided.
 Refuse Disposal required.

Attachments
•
•
•

Proposed Planning Commission Resolution
Exhibit A Draft 3/07/18
Public Comment

ARCHULETA COUNTY PLANNING COMMISSION
ARCHULETA COUNTY, COLORADO
RESOLUTION NO. 2018-___ PC
A RESOLUTION OF THE ARCHULETA COUNTY PLANNING COMMISSION
CERTIFYING AMENDMENT OF THE ARCHULTA COUNTY LAND USE
REGULATIONS TO THE BOARD OF COUNTY COMMISSIONERS
WHEREAS, pursuant to C.R.S. §30-28-101, et. seq., and in particular, C.R.S. §§30-28-111
and 30-28-133, the Archuleta County Planning Commission made a comprehensive revision to the
zoning plan and subdivision regulations for the unincorporated territory of Archuleta County, and
pursuant to C.R.S. §30-28-112, certified the Archuleta County Land Use Regulations to the Board of
County Commissioners by Planning Commission Resolution No. 2006-01; and
WHEREAS, pursuant to C.R.S. §30-28-112, the Archuleta County Board of County
Commissioners adopted the Archuleta County Land Use Regulations by Resolution No. 2006-13, and
as subsequently amended; and
WHEREAS, pursuant to C.R.S. §30-28-116, from time to time the Board of County
Commissioners may amend provisions of the zoning resolution, when first submitted for the approval,
disapproval, or suggestions of the County Planning Commission; and
WHEREAS, the Archuleta County Planning Commission has drafted proposed amendments
to the zoning plan and subdivision regulations, and
WHEREAS, the Archuleta County Planning Commission conducted a public hearing on
_______________________, 2018, to consider proposed amendments to the Archuleta County Land
Use Regulations; and
WHEREAS, public notice of the hearing was given by publication in a newspaper of general
circulation in the County at least fourteen (14) days prior to the public hearing, as required by C.R.S.
§30-28-116; and
WHEREAS, at the public hearing testimony was taken from all persons appearing and
wishing to give testimony; and
WHEREAS, at the public hearing testimony was taken from all persons appearing and
wishing to give testimony; and
WHEREAS, the Archuleta County Planning Commission has considered the public need,
legal authority, and purpose of the land use regulations.

NOW, THEREFORE, BE IT RESOLVED BY THE ARCHULETA COUNTY PLANNING
COMMISSION, AS FOLLOWS:
Section 1. Findings.
a. The proposed amendments, attached hereto as Exhibit A, are hereby certified to the Board
of County Commissioners in accordance with the provisions of C.R.S. §30-28-101, et. seq.;
and
b. The Planning Commission recommends the Board of County Commissioners consider
amendment of the Archuleta County Land Use Regulations as provided in Section 1.1.9.
Section 2. Effective Date.
a. The Planning Commission recommends the proposed amendments take effect upon
adoption by the Board of County Commissioners.

MOVED, SECONDED AND ADOPTED BY THE ARCHULETA COUNTY PLANNING
COMMISSION, by a vote of _______ in favor to _______ against, this ___ day of ______________,
2018.
ARCHULETA COUNTY PLANNING COMMISSION

By:
Chair

ATTEST:

Recording Secretary
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EXHIBIT A 3/07/2018 DRAFT
Proposed Amendments to the Archuleta County Land Use Regulations for Vacation Rentals
Based on Ouray County, Colorado, standards:
Additions in RED UNDERLINE, deletions in strikeout; commentary in italics

R
C

–
–

Use by Right
Conditional Use
USE

TABLE 3: USES BY ZONING DISTRICT
AF

AR

AE

RR

R

MH

C

I

C

C

C

C

R

C

C

C

C

RESIDENTIAL
Dwelling, Multi-family
Dwelling, Single-family
Attached
Dwelling, Single-family
Detached

R

R

R

R

Manufactured Home

R

R

R

R

R

C

C

Vacation Rentals of a Singlefamily Dwelling

R

R

R

R

R

C

C

C

C

Vacation Rentals, Multi-family

5.5

ACCOMMODATIONS AND LODGING STANDARDS

5.5.1

Lodging Establishment
(Reserved for future use.)

5.5.2

Lodging Units
(Reserved for future use.)

5.5.3

Bed and Breakfast
(Reserved for future use.)

5.5.4

Dude Ranch or Wilderness Lodging

5.5.5

(Reserved for RV Park revised standards)

DRAFT 3/07/18

C
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5.5.6

Vacation Rentals
Vacation Rental is a Residential Use of a dwelling unit—either an entire dwelling, or individual
rooms—on a short-term rental basis, less than 30 days at a time. Meals are not provided,
although guests may have full access to kitchen facilities. It is unlawful to rent or offer to rent
any Dwelling Unit as a Vacation Rental unless and until a Land Use Permit has been approved.
5.5.6.1 Location.
Vacation Rentals are a permitted use in each Zoning District in which a Dwelling Unit or
Manufactured Home is a Use by Right, and a Conditional Use where they are a
Conditional Use, as shown in Table 3. This includes the PUD Zone, unless the
Development Plan specifies otherwise.
5.5.6.2 Application.
Upon change of use of property to a Vacation Rental, the property owner shall apply for
a Land Use Permit, which shall be renewed annually. Any property in use as a Vacation
Rental upon initial adoption of these requirements, whether conforming or nonconforming as provided in Section 1.3, shall apply as a new Vacation Rental no later
than December 31, 2018.
(1) Local Owner Representative. The owner of a Vacation Rental shall either be present
within a distance allowing response within one hour or less (generally fifty (50) miles
of the property), or shall employ a Manager or Representative within fifty (50) miles
of the property who shall be on call to manage the Vacation Rental whenever
occupied at any hour of the day.
a. Contact phone numbers will be shared with the Sheriff’s Office for resolution of
nuisance complaints.
b. The Land Use Permit shall be updated within 10 days of any change of
ownership or management.
(2) Site Sketch. A simplified site plan shall be provided showing the property
dimensions, buildings (with number of bedrooms), parking areas, and legal access.
(3) Wastewater. A valid Onsite Wastewater Treatment System (OWTS) permit from San
Juan Basin Public Health shall be provided, unless sewer service is provided by a
centralized system or sewer district (Section 5.3.7).
(4) Lodging and Sales Tax. Proof of registration for lodging and sales taxes, as required
by Archuleta County and the State of Colorado, shall be provided with a Land Use
Permit application. Documentation of rentals and compliance with tax remittances
shall be provided with annual renewal of the Land Use Permit.
(5) Property Owners’ Association Notification. In the event a proposed Vacation Rental
is part of a PUD or common interest community with a Property Owners’
Association, the Applicant shall notify the POA prior to application.
(6) The initial Vacation Rental application shall be valid for the calendar year. Annual
renewals shall be reviewed as a Minor Amendment of the initial Land Use Permit.
a. Where rental property has not been in compliance with the Land Use
Regulations (including the Performance Standards in Sec. 5.5.6.3) or County

DRAFT 3/07/18
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ordinances, then the Director shall refer the application for renewal to the
Planning Commission for review at a Public Meeting.
5.5.6.3 Performance Standards.
Vacation Rentals shall be in keeping with Residential character of typical Dwelling Units
and compatible with the neighborhood, community character and surrounding land use.
(1) Density. The number of dwellings used as a Vacation Rental shall be limited to the
number of dwellings otherwise permitted for permanent residence. For example, if
two Single Family Dwellings are allowed, that property may have one building used
as a Single-Family Dwelling and one used as a Vacation Rental, or two buildings used
as Vacation Rentals.
a. Any dwellings offered as Vacation Rentals, in whole or in part, shall be in
conformance with all applicable building codes.
(2) Occupancy. The number of short-term rental guests shall be limited by the number
of bedrooms (as defined by the adopted building code) and capacity of a valid
Onsite Wastewater Treatment System (OWTS). These limits do not otherwise apply
to personal (not Short-term Rental) use by the property owner.
a. There shall be no more than 2 overnight guests per bedroom, plus up to two
other guests per dwelling.
b. There shall be at least one improved on-site parking space per bedroom.
c. Temporary Events shall require a Temporary Events Permit (Sec 3.2.4).
(3) Advertisements. All ads for Vacation Rentals in all media shall include the Land Use
Permit number as identification.
(4) Rental Notice. The property owner or Representative shall inform Vacation Rental
guests of all relevant County regulations and ordinances, and Property Owners’
Association (POA) restrictions.
a. A list of emergency services contacts, property manager contacts, and the
physical address of the property, shall be prominently displayed inside the
dwelling, with a disclaimer that emergency services may not be readily available
in rural areas.
b. Notice shall be given that no parking is permitted on County roads.
c. Notice shall be given that Archuleta County has a Noise Ordinance applicable to
residential areas which prohibits a noise disturbance of such volume, frequency
and/or intensity that it unreasonably interferes with the enjoyment of life,
quiet, comfort or outdoor recreation of an individual of ordinary sensitivity and
habits.
d. It is recommended, but not required, that an exterior sign (no larger than two
square feet) identifying the Representative’s name and contact information be
posted at the dwelling entrance.
(5) Refuse Disposal. The property owner or Representative shall manage storage,
collection and disposal of refuse. All refuse shall be stored in fly-tight, water-tight,
rodent-proof and CDOW approved bear resistant containers.
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5.6
SUPPLEMENTARY USE STANDARDS
Renumber subsequent sections except Sec 5.5.4. (Reserve Sec 5.6.4 for future use.)
11.2.1 Definitions. The following specific words and terms are defined as follows:
Accommodations: A room, group of rooms, building or structure for overnight occupancy.
Bed and Breakfast: An establishment operated in a private residential dwelling residence or portion
thereof, which provides temporary accommodations to overnight guests for a fee, including meals and
typical accessory uses such as special events, and which is occupied by the operator of such
establishment.
Boarding and Rooming Houses: A dwelling or part thereof, other than a hotel or motel where lodging
with or without meals are provided, for compensation for three or more persons.
Lodging Establishment: A facility building intended and used for occupancy as a temporary
accommodations abode for individuals who are lodged with or without meals, in which there are five (5)
or more Lodging Units guest rooms, including typical accessory uses such as meeting rooms and special
events.
Lodging Unit: A temporary accommodation, other than a Vacation Rental, single, individual lodging unit
which is subject to Colorado state sales tax under CRS 39-26-704. Lodging units may be detached or
attached lodging units. May include, including but not be limited to cabins, yurts, Park model RVs, and
other types of units for short-term commercial lodging only. Does not include units used for permanent
residency as exempted by State law (39-26-704(3)). One or two attached or detached single-family
dwellings on a single, legal lot of record as exempted under Section 2.1.2.5 used as short- or long-term
rentals are not required to obtain a Use by Right permit. Lodging units, regardless of type must meet
the applicable building code(s) in effect at the time of permitting.
Vacation Rental: Residential use of a dwelling unit, or any portion thereof (including a Manufactured
Home) as a short-term rental accommodation for no more than thirty (30) days, subject to Colorado
state sales tax under CRS 39-26-704, where no meals are served or provided to renters.
###
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From: RONALD BARNUM <r_barnum@sbcglobal.net>
To: "mwhiting@archuletacounty.org" <mwhiting@archuletacounty.org>
Cc: Tony Dromgoole <tldromgoole@sbcglobal.net>
Sent: Sunday, February 25, 2018 3:23 PM
Subject: Follow-up to Meeting regarding Short-term Rentals in Archuleta County
Michael,
I wanted to take a moment to thank you for meeting with Tony Dromgoole and myself a few weeks ago to
discuss the issue of short-term rentals in Archuleta County. As you may remember, Tony and I are
owners in the Mountain Vista Townhome community near the airport. Since it appears that the Planning
Commission will be working on a resolution to this issue, I wanted to voice a few suggestions that I feel
will have merit for the County and for residential owners. These suggestions are predicated on the
assumption that short-term rentals will be allowed in the County but with certain restrictions including the
establishment of a local property manager for each rental property and the payment of annual permit
fees.
•

•

•

•

Establish a clerical position at the County level that will be responsible for the collection of annual
permit fees and the management of the short-term rental process. This position would maintain
a database of permit owners, addresses, property managers, permit renewal dates,
complaints from residences, etc. and make this database accessible through the County
website. On a quarterly basis, this position would search vacation rental websites for rentals in
Archuleta County and compare the findings with the database of current permit holders. Listings
without a permit on file will be forwarded to an officer of the County (Sheriff, County Attorney or
someone in authority) to contact the website listing originator and verify the validity of the shortterm rental advertising and to collect the proper permit fee from the property owner. It must be
noted that the potential exists for the subject property to be owned by an out-of-state entity whose
sole purpose is the collection of vacation rental monies and has no other interest in Archuleta
County. A substantial fine structure should be established for violators.
Lodging tax income seems to be a major factor for the County. In order to insure receipt of the
correct amount of lodging tax by the County, an audit process must be established whereby
either the owner or designated property manager of the short-term rental property submits an
income statement for rent received. This information should "match" the income that would be
reported on state and federal income tax filings (the assumption is made that income is reported
properly). This is the only way to assure that the County can collect the taxes that are owed on
what is reported. Collection methods for past due taxes will need to be established along with a
substantial fine structure.
Short-term rental permits cannot be granted without an approval process. Property owners that
will be affected by the short-term rental property must be notified by U S Mail with an opportunity
to allow or not allow (within reason) the permit application. However, maintaining the lifestyle of
permanent Archuleta County residents should be the goal of the County Commissioners and any
regulation/zoning changes. These residents run our businesses, pay taxes and vote for elected
officials. Their input in this issue is extremely important for the way of life as we know it in
Archuleta County.
There will need to be permit regulations and restrictions created for different sizes and types of
communities that exist in the County. A maximum number of allowable permits may be affected
by the number of residences in a block, in an HOA or in a community. Condo and townhouse
developments should have different, more restrictive granting of permits than free-standing
houses. (Because of the close proximity of these types of dwellings, the number of allowable
short-term rental units must be restricted and possibly not allowed.) It must be noted that some
HOA's may have short-term rental restrictions in their covenants and that potential permit
applicants must check with their respective HOA's before proceeding with an
application. Violations of HOA covenants may involve fines, liens or other legal action against
the property owner by the HOA.

•

•

•

•

Every short-term rental property must have an established property manager that resides within a
designated geographical area (Ex. - 60 mile radius) to insure that problems/complaints
associated with the property can be addressed in a timely, professional manner. The property
manager can be the property owner if the location criteria is met. The name and contact
information for the property manager must be posted or communicated in some fashion to all
adjacent property owners for contact in case of an emergency or a complaint.
Establish a complaint chain. The short-term rental owner and the adjacent property owners
affected by the short-term rentals must understand who gets contacted first, second, third etc. as
it relates to complaints. If a complaint reaches the county level, it must be understood that this
has become a serious situation and the complaint will become a determining factor when a permit
renewal is requested. Multiple, serious complaints during the permit period can result in
suspension of the permit and the immediate cessation of allowable short-term rentals.
Be certain that all real estate companies and brokers are aware of the restrictions and regulations
that are adopted. It must be disclosed to all prospective property buyers that short-term rentals
are regulated by the county and that short-term renting may NOT be allowed on the property that
they are potentially buying. Buyers must be told that it is not automatic that a property can be
purchased and turned into a vacation rental. There should be repercussions to a realtor that fails
to disclose this information.
Motel owners and operators must be made aware of the restrictions and regulations that are
adopted. Short-term rentals take away revenue from local motels which could have a negative
impact on a visitor's perception of Pagosa Springs and greatly affect the success or failure of a
motel. There is already a motel that has closed with no sign of reopening. Several motels have
changed names and owners in the recent past. There is already a lack of motel rooms "in
season". This could get worse.

Michael, you have probably read enough of my suggestions. I can only hope that you and the other
Commissioners realize that the entire subject of short-term rentals is not a simple matter to
resolve. Proper implementation and control will require more work at the county level than what is being
given to it today. (The Sheriff and County Attorney may see an increase in work load, not a
decrease.) How will the County determine who does not have a permit but operates a short-term rental
property anyway? How will the County be assured that it is receiving all of the tax revenue it is owed if
an owner does not report his income honestly? Is the County prepared to lose long term residents when
their neighborhood is turned into a nightly rental community? Does Archuleta County want to become a
vacation rental capital and totally ignore the residents and second home owners that have built this
community? The County must commit to providing the resources to manage these challenges.
Thank you for your time and consideration.
Ron Barnum

From: Pamela K. Burback [mailto:mamsiemail@gmail.com]
Sent: Monday, February 26, 2018 7:37 PM
To: Ronnie Maez
Subject: Vacation Rental Discussion

Dear Mr. Maez,
It is our understanding that with the complaints of only a few people, the county/city is looking at
making changes to regulations for vacation rentals that could have deeply negative consequences for
all of Pagosa Springs.
As out-of-state vacation rental owners, we have taken great care to secure quality help in making sure
our home is used properly, that no neighbors are offended, and that we pay ALL taxes as required by
Archuleta County and the state of Colorado. We have introduced Pagosa Springs to many people who
had never heard of the town, and they in turn are telling their friends. Owning our vacation rental and
making sure it has consistent 5-star ratings by ALL guests has only served to help the town of Pagosa
and its many residents who earn money in the tourism industry. Out-of-state owners bring new business
to Pagosa. We are good for the town of Pagosa Springs and Archuleta County.
We have local people who help us manage our home long distance, and we know that guests enjoy the
personal touch of communicating with the actual owners, as opposed to a property management
company which cannot put heart and soul into a home as we have. Our local people are available at a
moment’s notice to take care of anything that cannot be handled via phone or email, and they are
superb at what they do. Their livelihood depends on the vacation rental industry in Pagosa.
If vacation rentals are relegated to being legal only if a property management company (local
representation) is in charge, you will mostly certainly see a demise in the quality of vacation rentals,
which in turn will affect the tourism dollar, tax dollars, and the personal lives of so many local people
who depend on this business to survive. In one stroke, the county could wipe out the lovely ambiance
of Pagosa Springs because of a few complaints.
Rather than unfairly punishing 500+ owners for the actions of a few irresponsible people, please take
the time to make a careful decision that looks well to the future of the town and the county. Vacation
rentals are now a part of the fabric of not only America, but much of the world, and Pagosa has a head
start over many communities by having such a robust business.
The idea of having a permit fee seems reasonable, and the income generated from that annual fee
could easily serve to help oversee which property owners are following pertinent rules. These
negligent owners should be fined heavily and repeat offenders should have their permit revoked.
In short, root out the few bad owners that threaten to ruin the marvelous reputation Pagosa Springs
has built with the vacation rental industry, and continue to utilize the growing trend in home rentals to
further the growth, both economic and otherwise, of this lovely town.
Sincerely,
Steve and Pam Burback
1601 Marble Drive
Kearney, MO 64060

Commissioners,
I am closely watching your progress with regard to Archuleta County Short Term Vacation Rentals (STVR)
and I would like to provide my perspective if I may. I own and manage a STRV through VRBO, which is
listing #853621. I would appreciate if you would review my property so that you can familiarize yourself
with my rental. Please also read through my reviews. https://www.vrbo.com/853621
I will attach two documents as exhibits associated with this letter. I’d like to share my tenant contract
with you, and I will annotate it with notes to highlight my thoughts as to the restrictions and
requirements. I’d like to also include a review and summary of what I believe might be some of the
upcoming changes and how I believe they may impact STVRs.
As a side note, I’d like to mention my background if I may. I was previously a Planning and Zoning
Commissioner for Corrales, NM. I am an STVR owner now, and I am exceptionally motivated to keep my
rental low-impact with regard to community disruption.
I believe that your intent is to find a way to allow the majority of STVRs to operate legally, contribute to
the tax base, and continue to positively influence the economy of Archuleta county. I believe that
overall this is a good thing. My concern is that there may be some collateral damage to those of us who
have very carefully managed properties which are well run, successful, and currently very low profile to
the community. The risk that I have in common with a few others is that my house is large and safely /
comfortably accommodates large groups.
As you likely know, the property that I own and manage has been a STR for quite awhile. Possibly one of
the oldest STRs in Archuleta county, dating to the early 2000’s.
I believe that you are also aware of the positive economic value that STRs hold for the county; we bring
in significant tourism revenue, and along with that we enable the livelihood of many county residents.
Primarily through housekeeping, but my STR has also employed those who are skilled in carpentry,
plumbing, electrical, stain and paint, pest control, snow plowing, grounds keeping, and we have needed
additional propane and other utilities over that amount if our home was only used for our personal use.
In addition to employing the services of many, we also are diligently paying our taxes.
We do our best to be exceptionally courteous to our neighbors. My home accommodates fairly large
groups, having 6 sleeping rooms, and I am very strict when it comes to respect of neighborhood quality
of life. I have letters from my neighbors commending me for running an STVR which is respectful of my
community. My contract with my tenants explicitly calls out a requirement for peacefulness.
This probably also comes as no surprise, but my property is exceptionally well maintained and kept as
spotlessly clean inside and out as possible. I prosper through the happiness and good reviews of my
tenants and in order to continue to operate I realize that I have to put the safety, health, and comfort of
my tenants as a very high priority.
I simply do not skimp when it comes to maintenance of my property. Simply put, my STVR home is
much better maintained than my own full time residence.
I believe that if you were to speak to the county sheriff or Pagosa Springs police, that they would
confirm that the majority of their civil or domestic calls are calls that deal with full time residents. I am

only speculating, but in my history of being a manager for my STVR rental I have had zero issues with
law enforcement. I tend to over-communicate with my tenants and they know exactly that which is
expected of them.
In summary of the above statements, I run a very, very tight ship. I employ many, pay my taxes, and
bring significant revenue into Archuleta County. My home is impeccably maintained, and I helicopterparent my tenants to ensure that they are respectful of the community.
In spite of all of this work, and history of respectful operation yielding tangible benefit to the
community, I almost constantly feel as though this home is under attack from those who do not like the
idea of me having a short term vacation rental.
I understand that from time to time that some of the tenants in other STVRs may have been disruptive.
However, given the very large number of tenants who rent STVRs in Archuleta county, I would again
speculate that the statistical sample size of these disruptive tenants has historically been very, very,
small.
My concern is that my management of my STVR may get caught in what will effectively be “collateral
damage” as you discern your way through new ordinances. Previously you granted me recognition that
my property was legal but non-compliant due to my long history of STVRs prior to the July 2013 change.
I am hoping that my pedigree of being a good community steward will allow my existing operation to
continue as-is.
I am hoping that you will approach the modifications to the law carefully, and perhaps by using a work
study group to evaluate issues, non-issues, and forward direction. I think it would be beneficial to have
the input from multiple parties : owners, neighbors, law enforcement, health and safety officials,
realtors, and perhaps managers. Ultimately, I think that a very good ordinance can be carefully crafted;
one that is effective, enforceable, provides tangible benefits, and does not negatively restrict without
just cause.
Thank you for reading through these documents; I hope that they are not too verbose.
Please contact me if I can be of assistance either though participation in a work study or by providing
perspective from an owner’s viewpoint. I would also like to invite you to tour my home to understand
how a larger home accommodates tenants.
Thanks and regards,

Frank Wirtz
505-980-6492
https://www.vrbo.com/853621

Review of Proposed Ordinances
In review of the proposed ordinance changes, I would like to provide feedback if I may. I believe that an
ordinance should only be written in a restrictive way when addressing a verifiable and tangible problem.
Not a situation which is speculative, but one which is measurable and through which the application of
an ordinance has measurable benefit, is enforceable, and is fair. The balance of those three can be
challenging at times. In instances in which that balance can not be achieved it is frequently best to not
employ a new ordinance.
Given that, I still am confident that there is significant opportunity for regulatory requirements helping
to improve the Short Term Vacation Rental (STVR) ecosystem in Archuleta county.
I also believe that this can be accomplished in such a way that it does not negatively affect the STVR
income and tax revenue as well. I propose the following means:






Require STVR properties to be registered with the County.
o Owner contact information posted conspicuously on the property and on file with the
county.
o Local representative contact information for emergencies
o Required communication response time
o Required maximum occupancy headcount based on State recognized safety inspections
/ waste water management
Require STVR properties to use a common, base level verbiage in their tenant agreements
o All agreements crafted to reinforce respect of community first and foremost
o Headcount limits explicitly regulated
o Primary tenant minimum age requirement, and primary tenant mandatory overnight
presence during contracted rental period.
o Allow for additional homeowner-generated restrictions as desired by the owner
Allow a means for interested parties to provide feedback (good or bad) about the property
o Complaints from neighbors should be required to present documentation, photographic
or video based evidence to support their complaints.
o Implement a performance improvement program for bringing non-compliant properties
into compliance.
o Implement a tiered punishment for properties which remain out of compliance with
requirements.

Specific feedback below :
1) Multi-Family vs. Single Family : I note that it appears that for RR zoning, STVRs will be restricted
to single family rentals. I believe that this will cause many families who would have vacationed
together in Archuleta County to otherwise transition to communities where they are allowed to
lodge together.
Vacation home sharing is primarily a matter of economic concern for many families.

Many of my tenants consist of friends who travel together for vacation. In some instances I
have had two or three retired couples travelling who stay at my property. In spite of being
multi-family, the headcount is still very low.
This restriction is of specific concern for those of us who have large houses with many
bedrooms. An overly restrictive regulation such as this will cause significant revenue loss for us
and also for the communities within Archuleta county. I believe that there is little evidence to
indicate that a group consisting of multiple families are any more or less disruptive than a single
family group the same size.
I believe that while good-intentioned, the tangible positive impact of this restriction is low. It
will also be very, very difficult to enforce.
Proposal : I respectfully request that you strike this requirement from the proposed ordinance.
2) Headcount Limits : I believe that there is a desire to limit the headcount of the home to a
lodging number which shall not exceed two persons per bedroom plus two persons. My
concern with this is that while it likely is appropriate for smaller homes, for those of us with
much larger homes it simply does not scale well. For example, my master bedroom suite area
has approximately 550 square feet of space. In addition to this, I have a large, ground-floorwalkout kid-bunk room of approximately 330 square feet. I find that my home appeals to multifamilies in that the adults go two-to-a-bedroom, and the children love to bunk together in the
bunkroom.
While my home is capable of hosting three families, it is not crowded with beds. I have 5
bedrooms plus a sleeping loft with two futons. One of the bedrooms is a bunkroom with three
bunk beds and a futon. If you refer to the feedback for my vacation rental home you will see
that at no time do my tenants feel crowded. Quite the opposite.
I realize that having many people in one house may place a load on septic systems or wells,
however there are those of us who are on both city water and sewer and as such the
environmental impact is completely neutral when comparing this to housing the same group
across multiple structures.
My concern is this… unless it poses an environmental threat, or a health or safety official
justifiably believes that the capacity of the home is exceeded, the restriction of two per
bedroom plus two is overly restrictive for those of us with large rental homes.
Proposal : I would like to suggest a slightly more complex ordinance for your consideration: For
homes which are served by either well or septic, the limit is two per bedroom plus two. For
homes which are served by public utility for water and sewer, the home shall be inspected by
the local fire authority to determine the safe egress capacity.

3) Vehicle Parking : With regard to the requirement for vehicle parking, I have a circular drive with
a road spur which serves the back of my house and access to my garage. I additionally have a
designated parking area on the side of my house. I believe that one space per bedroom is more
than sufficient. In my instance, I have 5 bedrooms plus a loft. I limit my tenant cars to three
total by contract, and I allow for more upon review and use of careful instruction only. My
intent is to minimize visual impact on the area.
Proposal : I believe your proposed requirements are reasonable.
4) Local Representative : Remote vs. Local management / representation would be difficult for
some to implement. For many of us who manage remotely, we do so because the costs
associated with local management are simply prohibitive. They are typically set as a percentage
of gross income for the property. We are underserved in terms of property management for
Archuleta County, as those who manage professionally must be a realtor. As such those
resources are scarce and they are able to charge very, very high rates.
I appreciate that you have included an owner’s “representative” who would be available within
an hour for response, or otherwise be within 50 miles. I do think that this might be somewhat
difficult for us to find a suitable representative, but there might be a way to do so.
The challenge is that the owner’s representative themselves might still be difficult to reach, no
matter their geography.
Having the owner on-site within a minimum required time period is of less importance than
ensuring that the owner or owner’s representative is readily available to communicate, AND
that the owner or representative can establish communications with the tenant quickly as well.
Proposal : My proposal is this : rather than place a geographic restriction on the availability of
the owner or representative, place a time restriction on the ability to successfully communicate
with the owner or owner’s representative. I believe that this should be part of the VRBO
“registration” process, and I believe that lack of rapid response in communication during
emergency should be punishable by fine. There should be at least three emergency contact
numbers listed on the registration, and those numbers should likewise be listed on the outside
of the house for tenants / neighbors or emergency personnel to have ready access.
5) County Registration of Short Term Vacation Rentals : I believe that the proposed registration
for STVR properties is a good proposal. We should be ensuring that the county is aware of these
properties and being vigilant that tax revenue is correctly being reported. I support the
registration of STVRs in Archuleta county.
In closing, I am optimistic that changes to the existing 2013 ordinance will be of positive benefit to
Archuleta county. I request that you very carefully review the proposed restrictions for headcount and
single family use, as it will very seriously affect those of us with larger homes.

Rental Agreement
This Short Term Rental Agreement (the “Agreement”) is made by and between Frank
Wirtz (“Homeowner”) and _____________________________ (“Guest”) of (address):

____________________________________________________________
as of the date last set forth on the signature page of this Agreement. For good and
valuable consideration, the sufficiency of which is acknowledged, the parties hereby
agree as follows:
1. Property: The Property is located at: 255 Mariposa Drive, Pagosa Springs, Colorado 81147
The Property is furnished and includes towels, linens, kitchen appliances and utensils.
2. Rental Party: The tenant signatory of this contract (Guest) is established as the Primary Tenant and
shall be present for all nights of the reservation unless provided written approval by Homeowner. The
Primary Tenant shall be of 24 years of age or older and will provide a scanned copy of a government
issued ID showing proof of age and address.
The property shall not be used as an entertainment venue for events( including but not limited to)
weddings, reunions, graduation parties or other group events exceeding 17 persons total. At no time
shall the occupant load on the property exceed 17 persons.
The rental party shall consist of Guest and the persons listed in the guest list below. Please only list ages
of guests who are under 18 years of age at time of tenancy.

Guest Name and Age

Guest Name and Age

3. Maximum Occupancy: The maximum number of guests allowed on the property at any one time is
limited to 17 persons. Note that sleeping accommodations include 3 king beds, 1 queen bed, three futons
and six twin beds (three sets of double bunk beds).

4. Term of the Lease: The lease begins at 4 p.m. on
(the “Check-in Date”) and ends at 10
a.m. on
(Checkout Date”). Guest will notify Homeowner of estimated arrival time by
email at least 48 hours in advance as Homeowner needs to program the guest entry code into the
system.
If the premises appear dirty or damaged upon Check-in, Guest shall inform Homeowner
immediately so that matters can be addressed.
Due to the nature of back-to-back bookings, there exists the possibility that housekeeping may still be
present during the check in time. Guest agrees to allow housekeeping access to property to finish
housekeeping duties if housekeeping is delayed.
Requested Door Entry passcode for cabin: ______________
5. Minimum Stay: This property requires a 3 night minimum stay. Longer minimum stays may be
required during holiday periods. If a rental is taken for less than the minimum days, the guest will be
charged a total amount based on the minimum requirement for that booking period.
6. Rental Rules: Guest agrees to abide by the Rental Rules attached as Exhibit A at all times while at the
property and shall cause all members of the rental party and anyone else Guest permits on the property
to abide by the following rules at all times while at the property.
7. Access: Guest shall allow Homeowner or Homeowner’s maintenance crew access to the property for
purposes of repair and inspection. Homeowner shall exercise this right of access in a reasonable manner.
8. Rental Rate and Fees : If booking through VRBO, the VRBO calculator will separate the payment
schedule into two payments. The first half, plus VRBO fees are due at the time the reservation is made.
The second payment including the damage deposit is due at 30 days prior to check in. Payments are
calculated as follows :
a.
b.

Initial payment =
Remaining balance =

9. Security Deposit : A security deposit of $700 is required for all reservations. The deposit is not
applied toward rent; however, it is fully refundable within ten working (14 calendar) days of departure,
provided the following provisions are met in addition to complying with the rules described in Exhibit A of
this agreement:
a.
No damage is done to unit or its contents/furniture, beyond normal wear and tear. This
includes compliance with the “no smoking” policy inside the home.
b.
No charges are incurred due to contraband, pets, or collection of rents or services
rendered during the stay.
c.
All debris, rubbish and discards are placed in trash bins provided and soiled dishes are
placed in the dishwasher and cleaned.
d.
Unit is left locked whenever not attended by guest party, and upon departure.
e.
Any additional charges accrued during the stay are paid prior to departure.
f.
The renter is not evicted by the owner, their representative, or law enforcement.
10. Cancellation Policy: If Guest wishes to cancel his/her reservation, the deposit will be refunded as
follows:
a. Cancellation received at least 30 days in advance of check in date: 100% less $50 if cancelled 30
days prior to the Check-in Date.

b. Cancellation received 29 or less days in advance of check in date : No refunds will be made if the
cancellation is made within 30 days of check-in date unless the property is successfully rebooked at
the same rate. If successfully rebooked, the replacement rental revenue will be used to refund
Guest’s deposits less $50.
Note that Homeowner has no control over service fees which were paid to the booking company (VRBO,
HomeAway, etc.) and that the above referenced refunded amount is based purely on rental rate, taxes,
and cleaning fees as charged by the Homeowner.
No refunds will be provided due to weather related delays or cancellations. For this reason, trip insurance
is strongly recommended.
11. Cancellations by Homeowner : If a reservation is canceled by the owner for any reason, including
but not limited to emergency maintenance required, sale of the home, damage caused by previous
guests, or any other reason within or outside of the owner’s control, all monies paid by guest, including
security deposit, will be refunded to the guest. It is recommended that guests procure travel insurance for
unforeseen events that may affect their stay.
12. Insurance: Guests are encouraged to purchase travel and damage insurance.
13. Payment: Acceptable payment methods are check or credit card. If you wish to use a credit card,
please book through a booking source such as VRBO, etc.
14. Access for Snow Removal : In the event of a snowstorm of greater than 6”, The gravel driveway to
the property will be cleared when the snow removal company can access the property in their work
queue.
Guest acknowledges that this property is located in snow country, and that they have been advised to
carry tire chains, snow melt, and traction aid for their vehicles. Four wheel drive is also advised. If
present at the home, guests may be asked to relocate vehicles temporarily during snow removal.
Removal may not be fully provided if snow removal company can not access the full driveway. Note that
the access to the garage behind the premises is very steep. Snow will not be removed from the driveway
beyond the dumpster. Stuck vehicles are the responsibility of the guest.
15: Guest Housekeeping Responsibility : Guest agrees to remove trash from the home and place it in
the dumpster nightly. Guest agrees to wash all dishes prior to departure. It is acceptable to leave the
dishes running in the dishwasher. Guest agrees to proper disposal of litter and smoking materials.

16. Liability: Initial Required : _________
The property is privately owned and the Homeowner is not responsible for incidents which cause harm or
damage to Guest. As one out of many examples, high altitude snow-country properties have hazards
including, but not limited to altitude sickness, slippery walk and drive surfaces, and snow / ice dropping
from roofs.
The Property is not “childproof” in the sense that there are hazards which may pose a threat to young
children, including but not limited to : Balcony, deck, stairs, windows present a fall risk, chemicals under

counters are not secured, fireplace surface becomes very hot, hot water temperature is very hot, kitchen
utensils and appliances are not secured, electrical outlets are not covered, deck may cause splinters.
Tenant agrees to supervise children at all times while on the property.
Homeowners are not responsible for any deaths, accidents, injuries or illnesses that occur while on the
premises or its facilities.
Additionally, the Homeowners are not responsible for the loss of personal belongings or valuables of the
Guest party, nor is Homeowner responsible for any damages incurred through vandalism, accident,
neglect, or act of God. By accepting this reservation, it is agreed that all guests are expressly assuming
all risk of any harm to themselves or others whom they invite, arising from the use of the premises.
As such, the guest(s) agree to hold the Homeowner(s), their property caretakers, agents or their
representatives harmless from all injury, loss or damage to persons or property including all guests on the
property. The guest(s) further agrees to indemnify the owner(s), their property caretakers or their
representatives for all loss, costs and expenses that may be incurred to defend any claims or legal
actions arising from injury, loss or damage to any persons or property occurring on the rental property
during the rental period. The guest(s) assumes all liability for and is responsible for the guests of the
house at all times. It is acknowledged and understood that the premises are unsupervised and children
are to be supervised at all times.
By my signature below, Guest agrees that all rental monies are refundable only as per cancellation policy
above. Guest understands rights to purchase travel and damage insurance, and acknowledges policies
above. Guest further agrees to comply with Rental Rules as described in exhibit A of this agreement.
The parties agree to the terms of this Short Term Rental Agreement, as evidenced by the signatures set
forth below.
Homeowner:

Signature (electronic or
manual)
Name (printed)
Date
Phone number (during
stay)

Frank Wirtz
505-980-6492

Guest:

Exhibit A: House Rental Rules : Initial Required : _________
Introductory requirement: Please note that this home exists in a residential area of full-time
residents and that tenant is responsible for adhering to all covenants and restrictions. These are
the neighbors and friends of the Owner, and Guest agrees be quiet, courteous, and respectful.
This includes but is not limited to: responsible limits of noise, and cautious driving practices.
(Thank you very much!!!)
1. Smoking and outdoor fires : Smoking is allowed outside only. Guest will dispose of all smoking refuse
in the provided ashtrays or receptacles. At no time will smoking materials be disposed of on open
ground. Under these rules, use of “vaping” or e-cigarette products is considered smoking and shall be
used outdoors only.
Smoking in the house will result in an additional cleaning fee of $650.
At no time will Guest cut or remove any plant material.
No campfires or burning of any materials allowed.
Wildfire danger can be extreme and Guest accepts responsibility for all fire damage resulting from use of
open flame or smoking products.
2. Property shall be used, and activities conducted only in accordance with local, state, and federal laws.
The property shall not be used as an entertainment venue for events including but not limited to:
weddings, reunions, graduation parties or other group events exceeding 17 persons total. Any visits from
guests who are not named in the guest list must receive pre-approval from the Owner.
3. People other than those in the Guest party set forth above may not stay overnight in the property. All
persons in the Property, not including Homeowner or maintenance staff, are the sole responsibility of
Guest.
4. Shoes and boots shall not be worn on the carpeted areas of the home. Please consider leaving
footwear in the entrance areas immediately by doors.
5. No recreational drugs or narcotic substances may be used, possessed, stored, or created on
the property.
6. Property and all furnishings will be treated with respect and kept in good order.
7. Only use appliances for their intended uses. Grilling to be performed outside only. House vacuums not
to be used for outside use or cleaning of vehicles. Smoke and Carbon Monoxide detectors will be left in
place and shall not be removed nor disabled.
8. Pets are NOT allowed.
9. Parking: Parking is limited to 3 vehicles without additional written permission from Homeowner.
Vehicles are to be parked in designated parking areas / driveway only. Parking on the road is not
permitted. Any illegally parked cars are subject to towing; applicable fines/towing fees are the sole
responsibility of the vehicle owner. Guests may be asked to re-position vehicles to assist with snow
removal. Guest may utilize area between cabin and dumpster in order to park off-driveway.
Utility trailers are allowed with consent of Homeowner only. At no time will recreational vehicles such as
motorhomes or camper trailers be allowed on the property, likewise, no erection of tents or temporary
structures will be allowed.

NOTE : Tenant must park in such a way which allows sanitation company access to dumpster container.
Make sure that no cars block the drive access to the dumpster corral or impede the opening of the corral
doors. If tenant blocks access to dumpster, and sanitation is unable to access, a $50 recall fee to bring
the sanitation company back will be assessed to tenant.
10. Housekeeping: There is no daily housekeeping service. While linens and bath towels are included in
the unit, daily maid service is not included in the rental rate. IT is suggested that guests bring beach
towels. Bath towels and linens are not to be used outdoors or off property. If Guest is visiting the
hot springs, the proprietors at the hot springs have towels available for Guests.
Additional Housekeeping may be made available for a fee if needed.
11. Sporting Equipment : Skis, Snowboards, and other sports equipment shall be stored in the garage or
entrance area only. All equipment shall be clean and dry prior to being taken into the home.
12. Fireplace: The fireplace is a propane gas log fired firebox. Please do not throw any paper or other
combustible materials in the fireplace. Do not place combustibles on hearth nor block fireplace vents.
Fireplace is turned off from June 1 through Sept 30; it is not operational during this time of the year, as it
is a heating source and may render the cabin uncomfortably warm. Guest agrees to turn off fireplace if
not in immediate attendance as a safety precaution.
13. Water and Sewage: Due to limited water resources, Guest agrees to use water resources in a
conservative fashion. No foreign objects (including but not limited to : feminine products, toys, paper
towels, etc) shall be flushed at any time. If it is found that any foreign product other than human waste /
toilet paper has been flushed and has compromised the sewage system, guest will be charged the
service call to re-establish service.
No washing of vehicles will be conducted on the premises.
The kitchen sink is equipped with a waste disposal grinder. The sink drains shall not be used to dispose
of grease or other objects which may cause sewage system inoperability.
If it is found that any product has been induced into the drain system and has compromised the sewage
system, Guest will be charged the service call to re-establish service.
14. Outdoor furniture and grill : Guest agrees to secure grill and furniture covers inside the designated
storage bin when removed from equipment. The grill cover shall not be replaced until the grill has been
turned off and is cool to the touch.
Guest agrees to turn off outdoor propane bottle grill valve when not in use.
Guest agrees to not re-position the grill from its location on the deck.
15. Storms: No refunds will be given for inaccessibility to the property due to storms. Mountain roads can
be curvy and steep. Gravel drives and local roads are well maintained, however, we highly recommend
four wheel drive and/or chains during the snow months. Lodging refunds are not given due to road or
weather conditions. Trip cancellation insurance is highly recommended.
16. Damages : If damages occur, Guest agrees to notify Homeowner immediately. If damages cause
subsequent tenants to be displaced or cause similar loss of revenue, Guest will be charged for both
repairs as well as financial damages.
17. Commercial Use : The property shall not be used for commercial use nor sub-let at any time. Guest
agrees to not use the property for photography or video purposes which are meant for distribution in a
commercial or any other non-“personal” use.

