Archuleta County Development Services Department
ARCHULETA COUNTY PLANNING COMMISSION AGENDA
County Commissioners Meeting Room, 398 Lewis Street
Public is welcome and encouraged to attend.

REGULAR PLANNING COMMISSION MEETING FOR MARCH 28, 2018, 6:00 PM
ROLL CALL
CONSENT:
Approval Of Minutes
Regular Meeting March 14, 2018
Documents:
MINUTES 031418 DRAFT WITH SIGN-IN AND RESOLUTION.PDF
OLD BUSINESS:
Discussion Item: Sec. 5.5.8 Recreation Vehicle Parks Development Standards
TJ & Stacey Fitzwater, owners of The Last Resort RV Park & Campground, met with the
Planning Commission in August 2017, to discuss concerns with Sec 5.5.8 of the
Archuleta County Land Use Regulations. They researched requirements for RV Parks
in LaPlata County, Hinsdale County, and the Town of South Fork, and have provided a
draft of changes for discussion.
Documents:
FITZWATER-RV_LETTER_20180306.PDF
FITZWATER-PROPOSAL_FOR_RV_PARK_STANDARDS_20180306.PDF
NEW BUSINESS:
Rio Blanco Valley Subdivision Amendment 2018-01 Final Plat, A Re-Plat Of Lot 5
Rio Blanco Valley Subdivision Unit 1 & Lot 18, Rio Blanco Valley Re-Subdivision
Unit 2, At 2677 County Rd 335 (PLN18-004)
Farley Scott Jr. of Lavon, TX, and Ray Stroup of Pagosa Springs, have applied for the
Rio Blanco Valley Subdivision Amendment 2018-01 final plat, a re-plat of Lot 5, Rio
Blanco Valley Subdivision Unit 1 & Lot 18, Rio Blanco Valley Re-Subdivision Unit 2,
resulting in Lot 5Z (vacant) at 2677 County Rd 335 and Lot 18Z (SFR) at 106 Hideaway
Ct, Pagosa Springs, CO (PLN18-004). The property is zoned Agricultural Estates (AE).
Documents:
PLN18-004_RBV_AMEND_2018-01_PC-20180328_STAFFREPORT.PDF
A1-PLN18-004_AREAMAPS.PDF
A2-PLN18-004_REVIEW_COMMENTS.PDF
A3-PLN17-185_RBV_AMEND_2017_SKETCH-NARRATIVE_20170811.PDF
A4-PLN18-004_RBV_AMEND_2018-01_FINAL_PLAT-20180125.PDF
REPORTS, ANNOUNCEMENTS:

PLN18-004_RBV_AMEND_2018-01_PC-20180328_STAFFREPORT.PDF
A1-PLN18-004_AREAMAPS.PDF
A2-PLN18-004_REVIEW_COMMENTS.PDF
A3-PLN17-185_RBV_AMEND_2017_SKETCH-NARRATIVE_20170811.PDF
A4-PLN18-004_RBV_AMEND_2018-01_FINAL_PLAT-20180125.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:
l
l

Policy Meeting April 11, 2018
Regular Meeting April 25, 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 March 14, 2018
The Archuleta County Planning Commission held a meeting on Wednesday, March 14, 2018, at 6:00 PM at the Pagosa
Springs Community Center, North Meeting room, 451 Hot Springs Blvd., Pagosa Springs, Colorado. Chairman Frederick
called the meeting to order at 6:04 pm.
Commissioners in attendance:
Michael Frederick, Anita Hooton, David Parker, Betty Shahan and Lisa Jensen.
Staff in Attendance:
John Shepard, AICP; Planning Manager; Sherrie Vick, Planning Technician
Public in Attendance:
Approximately 77 members of the public (see sign-in sheet attached).
Chairman Frederick moved the Consent agenda to follow New Business on the agenda.
Old Business:
None.
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 (STRs < 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.
Chairman Frederick explained that the Board has asked the Planning Director to make changes to the regulations on
Short-term rental of homes. The Planning Commission took public comments at the February 14th meeting and Staff
drafted these draft regulations for the Commission’s review based on what other counties are doing. One of three things
would result in at the end of this meeting.
1. Planning Commission might recommend to the BOCC to Approve these changes
2. The Commission might recommend approval with changes to this draft.
3. Planning Commission could recommend the regulations be scrapped.
Chairman Frederick ask Mr. Shepard to review the proposal. Mr. Shepard began with a short overview of the adoption of
County Land Use Regulations beginning with a permit system in 2000, and countywide zoning in 2006. In 2013, changes
were made to allow short-term rental of homes, RVs, cabins, etc., as Lodging Units in lower density areas of the county
and to prohibit those uses closer to Town to protect the neighborhoods.
The Board of County Commissioners has directed staff to prepare amendments to the Land Use Regulations permitting
Short-term Rentals in all 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 counterbalancing 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 well-paying 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 applications 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 the Planning Commission 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 with 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.

The Chair then expressed to the public how the meeting was going to run, that each person had 3 minutes to speak and
when that time was expired they would be asked to stop. Each member of the public would need to stand where they
were and give their name and address for the record.
Mike Heraty 308 W. Golf Pl. Occupancy should not be limited in PAWSD water and satiation district. Companies can
help monitor rental units in the area, and that would reduce the burden on staff. Rental Notice should be covered in the
rental agreement. Under Refuse Disposal, short term rentals should have bear proof containers to get a permit.
Jeanie Woods 200 Shooting Star Dr. Regarding the Representative’s contact number for the short term rentals, would
people need to contact the Sheriff’s office or is there a way to get the representatives contact number? Commissioner
Frederick addressed the question. The Chair suggested that the County make those numbers available for the neighbors.
Laura Daniels 914 Simmons Dr. Read a letter from Roger Candelaria that stated short term rentals were harmful to the
community. Any fees that would be collected would be offset by administrative costs and lowers property values. The
lowering of values could result in litigation. It would be advisable that this proposal should not be advanced.
Tom Strang 391 Mesa Dr. There should be limitations on how many STRs can be in one area. The Chair addressed the
question—there are many STRs operating without permits and the Board is not interested in shutting them down. The
rural nature of our area makes limiting short term rentals difficult.
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Michael Quintana 1135 Park Ave. Will there be more information on how the permits will work and resources available to
police the regulations? There will be no gain for the County. Also, what is the Town doing with zoning for short term
rentals? Chairman Frederick noted that the Town has its own regulations and regulates short term rentals as conditional
uses.
Windsor Chacey 104 Buena Vista Pl. The Sheriff’s Office does not need more problem properties, they are over loaded.
The permits would help in our safety but the Town and the County need to prohibit the short term rentals. We need to
know who our neighbors are, so we feel safe.
Cynda Green 17 Roxanne’s Ct. The proposal only cares about the tourist not the locals. Having the Sheriff or Planning
enforce this when they are already over loaded will pit neighbor against neighbor. This regulation should be put to a vote
of the people.
David Cammack 3986 HWY 84. This proposals covers the concerns of the neighbors, having a local person to contact
with complaints. Would like to hear more about what the opponents need to accept the proposal.
Sepp Ramsperger 137 Laguna Pl. Has a large home on his block that does short term rentals, 9 bedrooms, and they
have had 23 cars there, lights on all night, people screaming. He complained to the Sheriff and they wouldn’t come out to
the house. How is the County going to enforce this?
Linda Rigney 330 Engleman Pl. Law Enforcement may only have 2 officers on duty and won’t go on a call for 20 people
in a Vacation Rental partying. The regulation needs to have numbers for the neighbors to call of the property
Management Company or owner. The County needs to increase law enforcement for local concerns and not add to the
problem.
Joe Cathery 158 Cool Pines Dr. Would rather have a short term renter problem then a long term renter problem. Don’t
have more regulations.
Lee Riley 2666A County RD 411. As a Realtor, his opinion is short term rentals do not devalue a neighborhood. More
regulations devalue property. How in the County going to enforce an individual watching over the property?
Ed Keys 525 Irwin’s Pl, Chromo. Mr. Shepard and the Commission has done a great job on these regulations. Great that
you have listened to the concerns of the people on both sides.
Patricia Shoffner Clean Management Co. Asked is the County looking for a keyholder as Representative? Chairman
Frederick responded the requirement is for someone to come and handle any problems at the property.
Randy Fehrenbacher 9 Solomon Dr. Suite 3. He rents based on the number of beds in the home, likes the sign with
contact information on it. He allows renters to bring rash to his dumpster because local companies only pick up once a
week. The town depends on these visitors to keep local business alive. All the concerns can be managed.
Bill Hudson 446 Loma St. Short Term rentals limit available housing and reduces inventory of work force housing. In the
year 2000, 80% of rentals were less than $800, and in 2015, 80% of rentals are over $800 but the workers are earning the
same. Four homes in his area were long term rentals and now they are short term rentals. Tourism is not a problem
here. Work force housing is an issue, and business can’t keep workers because they don’t have a place to live. Don’t
pass this tonight, come up with regulations that would protect the community that lives here.
Sharon Crump 61 County Rd 700. Affordable Housing is a problem and there needs to be a balance. Long-term rentals
too often involve courts and legal fees if you get a bad renter. Short term they are gone in a few days. Come up with
affordable housing for people living and working here.
Rice Reavis 323 Mesa Dr. Would rather the permits be a Conditional Use permit (CUP) so the neighbors know people
are doing short term instead of a use-by-right.
Rob Cronin 511 Twincreek Cir. This regulations is a compromise that meets the need in this community because they are
already in our neighborhoods.
Mike Howell 1869 County RD 326. Against more regulations that tell people what they can or can’t do with their property.
Short Term rentals have fewer problems then long term rentals. Most short term rentals have someone cleaning up and
removing the trash the day people leave while the neighbors leave their cans out till the companies pick them up which
cause the trash issue. Septics can recuperate a short term over load better than a large family using it day to day.

Planning Commission Meeting

Page 3 of 5

March 14, 2018

Evelyn Jones 700B Honeybee Pl. The bears in her area can get into the bear-proof containers so they should take the
trash and have the septic cleaned out every couple of years.
Ray Ball 780 Taylor Ln. The work the Planning Commission has done is good. He manages rentals and long term is
more difficult than short term. A sign with who to call is good. He is available 24 hours a day but restricting it to within an
hour would make it difficult when some people live further away than that. Don’t make regulations you can’t enforce is his
recommendation.
Mike Heraty. Affordable housing is a separate issue from short term rentals. Should not tell people how to use their
property or who they can rent to.
Bill Hudson. Affordable housing is needed. Want the community to stay a place where people want to live not have
people that just come in and out. Need regulations to control these uses in our neighborhoods.
Ted Eckerson 214 Peninsula Pl. Would the PLPOA association rules override the County Regulations? Chairman
Frederick stated that PLPOA applies their own regulations (covenants).
Deborah Kerns 221 Aspenglow Blvd. Long term rentals are more costly for home owners and are a bigger finical risk then
short term.
Fabienne Van Cappel 78 W. Golf Pl. How will the County enforce the regulation and who will enforce it?
Kristine Renner 268 Pike Dr. Like the regulations. Will renewals be based on complaints? If they have too many
complaints will they be renewed? Have a plan to deal with complaints in the renewal process. Please don’t require a
licensed realtor to manage.
Tory Couture 15 Carefree Pl. What will be done to enforce these regulation? The regulations we have now are not
enforced.
Cathey Wetzel 16 Travis Pl. Enforcement is the real issue, with no follow up now.
Lori Heraty 308 W Golf Pl. The Commission has done a good job with the regulations. How will the County enforce
compliance to the regulations? There are outside Companies to help them out and they help County’s get people to
compliance.
Joe Cathery. Only short term rentals are covered by the regulation. People are the problem.
Kathy Lattin 530 Easy St. What is the time frame for approval and the cost? Mr. Shepard responded, with the use by right
processing is typically within 24 hours but staffing is a concern. Fees would be set by the Board of County
Commissioners. Ouray County charges 150.00 with 100.00 renewal. Others are much higher.
Doug Hampton 487 Red Ryder Cir. These regulations are for the County only. Do HOA and Metro Districts have their
own regulations? Chairman Frederick replied these would apply County-wide but HOA and Metro Districts would have
their own regulations. Mr. Shepard followed up by stating the more restrictive regulation would apply.
Kimberly Knob 4504 HWY 84. People are the real issue not the term of the rentals.
Chairman Frederick closed Public Comment at 7:35pm
Chairman Frederick ask the commissioners for comments.
Commissioner Hooton commented that the process should go from a Use by Right to a Conditional Use process so the
neighbors would be notified. The Application Section (5.5.6.2) contact information should be made available to anyone
requesting that information. Failure to respond to complaints should have a set number of failures—if the owner or
representative is not responding to complaints then they should not be allowed to renew the permit. Rental Notice should
be in the rental agreement and the renters must have it before they occupy the rental unit. Signage should be required
and state the number of occupancy, number of vehicles, and how to report a complaint with contact information. The
signage sign should be posted outside. Refuse must be removed upon departure. The Commission should consider
limiting the number of rentals in an area, in the future as the permitting process shows where rentals are located.
Commissioner Jensen commented that Short Term rentals and affordable housing should be separate issues and that at
this point we are not discussing affordable housing. The enforcement of these regulations will stretch the abilities of the
Planning Department, having this be a use-by-right will be simpler.
Planning Commission Meeting
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Commissioner Parker stated moving forward may consider deed restricting the uses of building under our regulations.
Commissioner Shahan stated, under Temporary Events there should be a list of events not allowed.
Commissioner Frederick commented, the problem of Use-by-Right (administrative permit) vs Conditional Use permit is the
length of time for the process and the Board doesn’t want his to be a costly or lengthy process. Coming up with a way to
permit this within our regulations, the shortest process is use-by-right. Limiting the number of rentals in an area is a
problem because we don’t know how many are in an area now. Need to wait to see if there is a problem in certain areas.
Temporary Events should be defined—Weddings, Receptions, large parties, etc. and address any issues with these
events. Comments or complaints to be in writing. Other comments to address:
1. Require owners to live in the home part of the year? Not being addressed at this time.
2. Condominiums / multifamily homes different than SFR? We will want to look at that again in the future.
3. Sign with information be posted at the house. This can be a requirement rather than a suggestion. The rules and
regulations should be provided to the renters before they occupy the rental. Failure to respond will be looked at
when the renewal comes due and the Commission will determine if the problems have been resolved.
4. How to determine occupancy? Should we ask the fire department? 2 people per bedroom plus 2 additional
people is reasonable. Requiring 1 improved parking space per bedroom may not be possible on some lots.
There was discussion on a motion. Commissioner Hooton moved to adopt the Resolution 2018-01PC the following
changes.
• Sec. 5.5.6.2(1) Application contact phone numbers…be made available to the public upon request.
• Sec 5.5.6.2(6) Application renewal: Failure of the Local owner/Representative to respond to contact three times in
a year will result in non-renewal of the permit.
• Sec 5.5.6.3(4)d Rental Notice. Strick “recommended, but not” so that signage is required. Add “…with maximum
occupancy and parking limits”.
• Sec 5.5.6.3(5) Refuse Disposal. Add “…or be removed upon guest departure”.
Commissioner Jensen seconded. Vote 5-0 in favor. Mr. Shepard added that this would be reviewed with the
Administration and the Board Public hearing will noticed so the public can be heard. He will suggest the Board have the
meeting in a larger venue. All comments will be passed on.
10 Minute recess was taken at 8:10PM
Chairman Fredrick called the meeting back into order at 8:15PM
Consent:
February 14, 2018 Minutes. Commissioner Hooton made a motion to approve the minutes has submitted,
Commissioner Parker second, vote 3 aye, Commissioner Shahan and Jensen abstained because they were not present
at the February 14th meeting.
Reports, Announcements:
General Review Of Archuleta County Land Use Regulations
There was a short discussion about standards to review at the next meeting including Enforcement and Temporary Uses.
It was suggested by Commissioner Hooton that the Commissioner review a working draft at the next meeting.
Next Meeting:
March 28th Regular meeting. Mr. Shepard informed the Commissioners of a plat that would be on the agenda.
Adjourn: Commissioner Jensen moved to adjourn the meeting at 8:25 PM, Commissioner Shahan seconded, and
approved.
Approved this

__________________________________
Sherrie Vick
Planning Technician

Planning Commission Meeting

day of

, 2018

______________________________________
Michael Frederick
Chairman
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Planning Commission Resolution 2018-01PC EXHIBIT A
3/14/2018
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)

3/14/18

C

p.1

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, and will be made available to the public upon request.
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
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ordinances, then the Director shall refer the application for renewal to the
Planning Commission for review at a Public Meeting.
b. Failure of the Local Owner/Representative to respond to contact three (3) times
or more in a year will result in non-renewal of a Vacation Rental permit.
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 Use 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. Prior to arrival, 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 required that an exterior sign (no larger than two square feet) identifying
the Owner/Representative’s name and contact information, with maximum
occupancy and parking limits, 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, or be removed upon
guest departure.
3/14/18
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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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256 County Road 339 Off Highway 84
Pagosa Springs, CO 81147
970-264-6464/866-651-6468

March 6, 2018

To whom it may concern:
In August of 2002, we purchased the RV Park located at 256 CR 339 in Pagosa
Springs, Colorado. Our goal was to operate the park and eventually build our
retirement home while continuing to run the small business.
Over the last 15 years, we have maintained the campground and dedicated our time
to making it a safe and memorable stay for families visiting Archuleta County.
During these years, we have met with individuals from the county and specifically
the planning department to discuss our intent to possibly add sites to our
campground and a small home for our retirement. At no time were we advised of
any changes in the county standards and regulations which would impact our
desire to make these changes.
In July of 2017, we met with John Shepard with the Archuleta County planning
department to begin the process of the addition/changes to our property. At that
time, Mr. Shepard advised that no improvements could be made to our
campground nor could we add a new residence as we were out of compliance with
the current standards. After reviewing the regulations given to us by Mr. Shepard,
we discovered that they appeared to have been created for a “Mobile Home Park”
and not applicable to an RV Park/Campground.
On August 9, 2017, we attended a Planning Commission meeting and presented a
letter to the Planning Board in reference to our concerns with the current
Recreation Vehicle Parks Development Standards (Sec. 5.5.8). During this
meeting, several board members recalled the 2006 changes to the regulations and
after further review, agreed that the current regulations were not appropriate for an

RV Park/Campground. They requested that we conduct research and submit to the
board recommendations for standards that would be better applicable to the
development and operation of an RV Park/Campground within Archuleta County.
We researched several Colorado counties and cities for current standards. Portions
of the attached recommended standards have been taken from Hinsdale and La
Plata counties and the Town of South Fork as we felt these areas reflected our
current situation in Archuleta County. However, the majority of the information is
drawn directly from the current Code of Colorado Regulations, Department of
Public Health and Environment, Division of Environmental Health and
Sustainability, Campgrounds and Recreation Areas, Section 6 CCR 1010-9.
We are requesting that the Archuleta County Land Use Regulations, Section 5
Standards, Recreation Vehicle Parks (Sec.5.5.8) be amended so they are applicable
to Mobile Home Parks and that the attached standards be adopted for current and
future RV Parks and Campgrounds in Archuleta County.
Finally, we request that we be allowed to add an additional residence to the
property.
Thank you for your time and consideration in this matter.
Sincerely,

TJ & Stacey Fitzwater

RV PARK/CAMPGROUND STANDARDS AND REGULATIONS
RECOMMENDATIONS FOR ARCHULETA COUNTY
1.0 ADMINISTRATION
These regulations shall include areas within Archuleta County and shall act
to amend Sec. 5.5.8 Recreation Vehicle Parks Development Standards
adopted with county-wide zoning in 2006 and refer to the existing
standards as “Mobile Home Parks” and not RV Parks/Campgrounds.
EXISTING RV PARKS AND CAMPGROUNDS RESORTS ARE EXEMPT
FROM THE NEW REGULATION ONCE ADOPTED.
ANY NEWLY
DEVELOPED RV PARKS/CAMPGROUNDS OR IF AN EXISTING
FACILITY IS ENLARGED, SUCH ENLARGEMENTS OR ADDITIONS
SHALL COMPLY WITH THIS REGULATION. ALL PRE-EXISTING
WATER, SEPTIC AND ELECTRICAL SYSTEMS MUST COMPLY WITH
CURRENT STATE AND LOCAL REGULATIONS.
1.0 Authority: Pending
1.2 Adopted: Pending
1.3 Effective Date: Pending
1.4 Purpose: The purpose of these “Standards and Regulations” for
campgrounds and recreation areas is to provide minimum requirements for
the protection of the health and safety of the occupants of campgrounds,
recreation areas and the general public within Archuleta County.
1.5 Application:
a.
The provisions of these “Standards and Regulations” are applicable
to the maintenance, sanitation, occupancy, and use of campgrounds, and
recreation areas as defined.
b.
These regulations shall not limit the powers and duties of other
government agencies to issue such orders and adopt such rules and
regulations as stringent as or more stringent than herein as may be
necessary for the local public health and safety.

2.0 DEFINITIONS
2.1 Accessory Structure: Any awning, or storage cabinet, established for
use by the occupants.
2.2 Approved: In conformance with applicable government codes and
ordinances and with recognized National Standards of technical or
scientific organizations.
2.3 Awning: A shade structure, supported by posts or columns or partially
supported by a camping vehicle and installed, erected, or used on a
campsite.
2.4 Camping equipment: Tents or other types of shelters, intended,
designed, or used for temporary human occupancy, to include portable
cabins designed for temporary human occupancy.
2.5 Camping party: One or more persons assigned to a single campsite.
2.6 Campsite: Any specific area within organized campgrounds or other
recreation areas which is used for overnight stays by an individual, a single
camping family, group or other similar entity.
2.7 Camping/Recreational vehicle: A self-propelled or towed camping unit
or other vehicle used for temporary human occupancy. Any pick-up
camper, motor home, travel trailer, tent trailer, portable cabin or similar
mobile unit designed primarily for use as a temporary unit for human
occupancy and whose occupants are primarily engaged in recreational
activities.
2.8 Dependent Camping Vehicle: A camping vehicle that has no toilet,
lavatory, or bathing facilities and is dependent upon a service building for
toilet, lavatory and bathing facilities.
2.9 Independent Camping Vehicle: A camping vehicle that has toilet,
lavatory, and bathing facilities requiring connection to a sanitary sewer.
2.10 Campgrounds: Organized campgrounds, including all Federal, State,
Municipal, and County owned and designated roadside parks and

campgrounds; and privately owned campgrounds which are made
available, either with or without a fee to the public. Any park which meets
all of the following conditions:
1. The principal business of the park is to supply parking spaces for motor
homes, travel trailers, recreational vehicles and/or tent camping, whose
occupants are engaged in recreational activities such as fishing, hunting,
camping, boating, travelling, etc.
2. The minimum size of an RV park and/or campground shall be (1) acre.

Campgrounds may include the following categories:
a. Primitive: A campground accessible only by walk-in, pack-in, or
equestrian campers, where no facilities are provided. Improvements,
if any, are designed for protection of the site and not for convenience
or comfort of the campers.
b. Semi-Primitive:
A campground accessible only by walk-in,
equestrian, or motorized trail vehicles. Rudimentary facilities (privies
and/or fireplaces) may be provided. Such facilities or improvements
are designed for protection of the site and not for the comfort of the
minimal numbers of campers in the limited use area.
c. Semi-Developed: A campground of two or more campsites
accessible by any type of vehicular traffic. Facilities are provided for
both protection of site and comfort of users. Roads, trails and
campsites are defined, and basic sanitary facilities (toilets and
privies) are provided.
d. Developed: A campground of two or more campsites accessible
by any type of vehicular traffic where sites are substantially
developed. Tables, refuse containers, flush toilets, bathing facilities,
and water are provided.
e. Modern: A campground of two or more campsites accessible by
any type of vehicular traffic. Campsites for independent camping
vehicles have individual water, sewer and electrical connections.
Campsites accommodating dependent camping vehicles and

camping equipment not provided with individual utility connections
are served by individual or centralized water points, by sanitary waste
stations and by service buildings with flush toilets, lavatories,
showers, and laundry facilities.
f. Sanitary facilities: Toilets, urinals, privies, lavatories, showers,
utility sinks or drinking fountains, and the service building containing
these units.
g. Sanitary waste station: A facility/location used for removing and
disposing of wastes from self-contained camping vehicle sewage
holding tanks.
h. Self-contained camping vehicle: One equipped with toilet and
lavatory facilities, a potable water storage tank and a sewage holding
tank.
I. Service building: A structure housing toilet, lavatory, bath, laundry,
service sink, and other such sanitary facilities as may be required.
j. Sewage: A combination of liquid wastes which may include
chemicals, house waste, human excreta, animal or vegetable matter
in suspension or solution, and other solids in suspension or solutions,
and which is discharged from a dwelling, building or other
establishment.
k. Camping stand: That part of an individual campsite used for the
placement of the camping vehicle or camping equipment. Camper
vehicle sites shall be a minimum of (17) feet wide. Each site should
be paved or graveled.
2.11 Picnic area: Any place established, maintained, operated, or used
during the day by picnickers and there is no overnight usage or camping.
2.12 Recreation area: All public lands and surface waters of the state,
other than campgrounds, used for picnicking, camping, and other
recreational activities.

3.0 GENERAL – The following general standards shall apply:

3.1 All areas shall be well drained and so designed and used as to provide
sufficient space for camping activities, vehicles, sanitary facilities, and
appurtenant equipment.
3.2 The site shall not be located in an area subject to periodic flooding; nor
located in such a manner as to permit contamination of a private or public
water supply; nor located adjacent to swamps, marshes, railroads,
stockyards, industrial sites or other such locations which would constitute a
health or safety hazard.
3.3 Natural vegetation and ground cover shall be maintained or provided so
as to facilitate drainage, reduce dust, prevent erosion and reduce fire
hazards.
3.4 All areas shall be maintained to minimize insect, snake, and small
animal hazards, and the growth of poison ivy, ragweed and other noxious
or allergenic weeds.
3.5 All areas shall be kept free from accumulations of refuse and any
health, fire, or safety hazards.
3.6 Camping parties and users shall be limited to that number for which the
physical facilities were designed.
3.7 Camping vehicles equipped with plumbing fixtures shall not be
permitted in a campground unless connected to the water and sewage
system, or, unless all wastes are contained in a sewage holding tank in a
self-contained camping vehicle, or the drain outlets from the camping
vehicle are capped, or the drain outlets are connected to a sealed container
located outside the camping vehicle.
3.8 Camping vehicles, not equipped with plumbing fixtures, shall not be
permitted in a campground unless effective means are provided to collect
and contain dishwashing, bathing, or other liquid waste material and to
properly dispose of these wastes by approved means.
4.0 ROADS, PARKING AND WALKS

4.1 Safe ingress and egress of pedestrian and vehicular traffic shall be
provided, and pedestrians shall have the right of way.
4.2 Roads and parking spaces shall be located and constructed for safe
movement of vehicular and pedestrian traffic and shall be graded to drain
and surfaced where necessary to maintain proper drainage and to minimize
dust.
4.3 Roads shall be not less than the following widths:
Entrance road – 24 feet unless separate exit provided.
One traffic lane – 10 feet
Two traffic lanes – 20 feet
Parallel parking lane – 10 feet
4.4 Roads shall be kept clear of obstructions and there shall be at least two
means of access to the entrance. Dead end streets are not permitted
unless a 50 foot turn around, Y or T is provided. Roads and parking areas
shall have a minimum of 13 feet overhead clearance and 3 feet side
clearance from trees, brush, or other obstructions.
4.5 Parking space shall be provided in semi-developed, developed, and
modern campgrounds for automobiles, camping or recreational vehicles,
boats, trailers, and other appurtenant equipment at the rate of at least one
space for each campsite.
4.6 In recreational areas accessible to motor vehicles, all vehicular traffic
shall be restricted to roadways and parking areas. Parking space shall be
provided for the estimated maximum number of users at the rate of one
space for four persons and shall not exceed 100 care spaces per acre.
4.7 Walkways, foot bridges or other safe means of passage shall be
provided in common use service areas.
5.0 RV VEHICLE/CAMPSITES:
5.1 Campsites shall be clearly marked and identified.

5.2 No campsite shall be less than 25 feet from a public highway right-ofway.
5.3 Each campsite shall provide at least 900 square feet of space.
5.4 The density of campsites shall not be more than 25 campsites per acre
excluding roads, buildings, and other common use areas.
5.5 Each campsite, except walk-in campsites, shall front upon a conforming
road, and each campsite not fronting directly upon a conforming road shall
have a clear and unobstructed access of not less than 10 feet in width to a
conforming road.
5.6 Each camping stand shall be so designed as to provide for safe and
easy placement and removal of camping vehicles and camping equipment
and shall be constructed to provide adequate support and to prevent ruts
and low spots.
5.7 Each campsite shall accommodate only one camping party and the
camping vehicle or camping unit equipment occupied by persons within the
same party.
5.8 No permanent or semi-permanent structures, such as cabins, lean-tos,
sheds or habitable buildings shall be erected on a campsite except by the
owner of the property and shall be erected in accordance with applicable
state or local building construction requirements.
5.9 Temporary structures such as canvas awnings, screened enclosures,
or platforms, which are normal camping equipment, may be erected but
must be removed when the campsite is vacated.
5.10 Camping vehicles, tents, or camping unit equipment shall not be
located less than three feet from campsite lot lines or property boundary
lines, except a front property line abutting upon a highway or public
thoroughfare with a required 25 foot setback.
5.11 Camping vehicles, including awnings or other attachments, or
camping unit equipment shall not be located less than 10 feet from
buildings, other camping vehicles, or camping unit equipment on adjacent

campsites. Accessory structures such as attached awnings and individual
storage facilities, shall be considered as part of the camping vehicle unit.
5.12 The density of picnic sites shall not exceed an average of 40 per acre,
exclusive of service roads and service buildings and each picnic site shall
provide a minimum of 600 square feet of space.
5.13 There shall be a minimum of twenty-five feet from center to center of
camping units or portable/park model cabins.
5.14 All RV vehicles shall be parked in spaces provided.
6.0 WATER SUPPLY
6.1 The water supply system shall be designed, constructed and
maintained in compliance with Colorado Department of Health regulations
and recommendations to provide safe, potable and adequate supply of
water.
6.2 The water supply shall not be connected to any non-potable water
supply, nor subject to any backflow or back siphonage.
6.3 No surface or stored water supply shall be used unless treated by a
minimum of filtration and disinfection or under conditions approved by the
Colorado Department of Health. When approved for use, transported water
shall be obtained from an acceptable source, stored and dispensed in an
approved manner, and shall contain a free chlorine residual of at least 0.2
p.p.m. at all points in the water system.
6.4 Wells equipped with a hand-pump shall be of the enclosed self-priming
or sealed interior type pump with a closed downward directed spout. The
well casing shall be protected by extending the casing at least one inch
above the face of the pump flange and a concrete apron graded to drain
waste water away from the well. Open pitcher pumps are not permitted.
6.5 The water supply shall deliver the following minimum volumes:
a. 100 gallons per day per campsite with individual water connections
and where flush toilets are used in the camping vehicle or in the service
building.

b. 75 gallons per day per campsite where faucets are provided in
common and centralized flush toilets in a service building are used.
c. 50 gallons per day per campsite where faucets are provided in
common and privies are used.
d. 25 gallons per day per picnic site or 5 gallons per person per day in
recreational area with common faucets and flush toilets.
e. 3 gallons of water per person per day in a picnic or recreational
area with common faucets and privies.
6.6 Water service lines, riser pipes, and valves shall be installed and
protected from damage by freezing, ground movement, vehicles, or other
damage sources. Shut-off valves and drain valves, installed for draining
the system, and the water service distribution lines shall be so arranged
that water will be available to those campsites being occupied during low
temperature winter periods. Underground stop and waste valves are not
permitted and shall not be installed on any water service.
6.7 Where water connections are provided at each campsite and there are
individual sewer connections, the riser pipe shall be at least ½ inch size
and shall extend at least 4 inches vertically above the ground elevation. It
shall be equipped with a ½ inch valve outlet with a threaded male spigot for
attaching a standard garden hose.
6.8 Where individual water connections are not provided, common-use
water faucets shall be conveniently accessible and located not more than
150 feet from any campsite.
6.9 Drinking fountains, if provided, shall be approved angle jet types with
adequate water pressures.
6.10 Spillage, overflow, drainage, or waste water from faucets and drinking
fountains shall be discharged to approved drains to prevent impoundment
of water, creation of mud holes or other nuisance conditions.
6.11 A water station for filling camping vehicles water storage tanks shall
be provided at the rate of one station for every 100 campsites. These shall

be located not less than 50 feet from a sanitary station. The station shall
be posted with signs of durable material (not less than two feet) which
state: POTABLE WATER – DO NOT USE TO FLUCH CAMPING
VEHICLE WASTE TANKS. Such water stations shall consist of at least a
¾ inch pipe and valve outlet and shall be protected against the hazards of
backflow and backsiphonage by an approved vacuum breaker located
downstream from the shutoff valve. The fill hose shall be suspended so
that no part of the hose and its appurtenances will come in contact with the
ground. A sign shall be posted at the entrance indicating the provision of a
sanitary station and water station.
7.0 SEWAGE DISPOSAL
7.1 Facilities shall be provided and properly maintained for the collection
and disposal or treatment and disposal of sewage.
7.2 Where a public sewer system is available, all plumbing fixtures, building
sewers and campground sewers shall be connected thereto. If a public
sewer system is not available, a private sewage collection and disposal
facility meeting requirements for the Colorado Water Quality Control
Commission, the Colorado Department of Health and other applicable local
government sewage disposal requirements shall be installed and all
building sewers and campground sewers connected thereto.
7.3 Solid and liquid wastes shall not be discharged or otherwise disposed
of on the surface of the ground or into any well, cave, open ditch, stream,
lake or reservoir.
8.0 SEWAGE COLLECTION:
8.1 Sewage collection lines shall be laid in trenches of sufficient depth to be
free of breakage from traffic, ground movement, agricultural activity, or
other sources of damage and shall be separated from the water supply
system by a horizontal distance of 10 feet and a vertical elevation of two
feet below waterlines at crossing points unless pressure sewers are used.
8.2 The sewer lines shall be constructed of approved materials with
adequate vents, water-tight joints, and sufficient cleanouts. All sewer lines
shall have a minimum diameter of six inches except that a sewer lateral
which serves no more than 25 individual sewer connections for individual

camping vehicle lots or no more than five toilet connections may be four
inches in diameter.
8.3 Sewers shall be installed at a grade of at least one-eighth inch per foot
to insure velocity of two feet per second when flowing full. Horizontal
drainage lines connecting with other horizontal drainage lines shall enter
through 45 degree “y” branches or other combinations of equivalent sweep.

8.4 Cleanouts or manholes shall be provided at the upper end of each main
sewer line, at intersections of two or more sewer lines, changes in grade or
alignment of more than 45 degrees and at intervals of not more than 400
feet.
8.5 Individual sewer connections shall meet the following requirements:
a. A four inch inside diameter sewer lateral and riser pipe with the
surrounding ground graded to drain from the rim of the riser pipe. The
sewer lateral shall be properly trapped and vented if camping vehicles
without individually trapped and vented plumbing fixtures are
accommodated.
8.6 Dependant camping vehicles with a drain hose less than three inches in
diameter shall be connected with reducers and screw or clamp-type fittings.
8.7 When a campsite is not occupied, the sewer riser pipe shall be
adequately covered.
8.8 A flushing sink or other means of disposal shall be provided for disposal
of liquid wastes from dependent camping vehicles, unless a sanitary waste
station is provided and is conveniently located. The flushing sink shall be
easily accessible and located at a distance of not more than 300 feet from
any campsite. The sinks shall not be located in a room containing toilet,
lavatory, or bathing facilities, and toilets shall not be used for disposal of
such liquid wastes. Common use faucets or hydrants and lavatories in
service buildings shall not be used for cleaning fish and food, and washing
dishes, utensils, clothing, or other articles of household use.
8.9 A sanitary waste station shall be provided for each 100 campsites or
part thereof not equipped with individual sewer connections. Unless other

approved means are used, the sanitary station shall be designed and
constructed to include the following:
a. Easy ingress and egress from a service road for camping vehicles
and located not less than 50 feet from a campsite.
b. Connection to the sewer system by a trapped four inch sewer riser
pipe and vented not more than 10 feet downstream from the trap by a four
inch vent adequately supported, and extending at least eight feet above the
ground surface.
c. The sewage inlet surrounded by a curbed concrete apron or trough
of at least three feet by three feet, sloped to the inlet, and provided with a
suitable hinged cover milled to fit tight.
d. A means for flushing the immediate area, and camping vehicle
holding tank shall be provided at each sanitary waste station. It shall
consist of a properly supported water riser pipe terminating two feet above
the ground with a ¾ inch valved outlet and attached hose. The water outlet
shall be protected against backsiphonage and backflow by an approved
vacuum breaker installation located downstream from the shut-off valve.
e. A sign, constructed of durable material and not less than two feet
square, posted adjacent to the water flushing outlet and inscribed with the
warning: UNSAFE WATER FACILITY
8.10 The plumbing shall be installed in accordance with the 1972 edition of
the Colorado Technical Plumbing Code.
9.0 REFUSE DISPOSAL
9.1 The storage, collection, and disposal of refuse shall be performed so as
to minimize accidents, fire hazards, air pollution, odors, insects, rodents, or
other nuisance conditions.
9.2 Durable, water-tight, easily cleanable refuse containers, sufficient to
contain all the refuse shall be provided at each service building and
sanitary waste station or at a central storage area readily accessible and
located not more than 300 feet from any camp or picnic site unless
provided at the campsite. Refuse containers shall be provided at the rate

of eight cubic feet (60 gallons) for each five campsites or the equivalent
thereof if containers are provided at individual sites.
9.3 Unless refuse is collected daily, the containers shall be covered with
close fitting, fly-tight covers.
9.4 Refuse shall be collected and removed from the premises as often as
necessary, but not less than once monthly or as needed during the
campground occupancy, and disposed of at a lawful disposal site.
9.5 Where burning is permitted, combustible refuse can be burned in
approved fireplaces.
9.6 Refuse incinerators, where permitted, shall be isolated from vehicular
and pedestrian traffic and construction shall be reviewed and approved by
the State of Colorado Air Pollution Commission.
10.0 INSECT AND RODENT CONTROL
10.1 Insects and domestic rodents shall be controlled by elimination of
breeding and harborage sources, proper sanitary practices, extermination,
vermin proofing of buildings, and other approved control methods.
11.0 FIRES, COOKING AND EATING FACILITIES
11.1 Fires:
a. Fires will be permitted only in facilities which have been provided
for such purposes or where open fires are allowed.
b. Fire places, fire pits, charcoal braziers, wood burning stoves or
other cooking facilities shall be located, constructed, maintained, and used
to minimize fire hazard and smoke nuisance in the campground and the
neighboring properties.
c. No fire shall be abandoned, left unattended, or allowed to become
a hazard to trees, vegetation, camping equipment or adjacent neighboring
campsites.

d. Fires shall be completely extinguished before the campsite is
vacated.
e. No fuel shall be used and no material burned which emits dense
smoke or objectionable odors.
f. Flammable liquids shall be stored in metal containers approved by
the Underwriters Laboratory, Inc.
11.2 Tables shall be of durable, non-tip construction and finished with a
smooth, readily cleanable, weather-resistant material.
11.3 Food service activities, requiring a license or certificate of inspection
in accordance with provisions of Sections 12-44-201 thru 213, CRS 1973,
and the production, storage and dispensing of ice shall be conducted in
conformance with the physical and operational requirements of the Rules
and Regulations Governing the Maintenance of Food Service
Establishments in the State of Colorado, January 1974.
12.0 SANITARY FACILITIES
12.1 Where water under pressure is available, sanitary facilities shall be
provided and installed in accordance with provisions of the Colorado
Technical Plumbing Code.
12.2 Where water under pressure is not available, equivalent facilities
including privies, where not prohibited by State or local regulations, shall be
provided and installed in accordance with requirements of Colorado
Department of Health.
12.3 Required toilet, lavatory, and bathing facilities shall be provided in the
following minimum numbers:
a. In every campground, there shall be at least one toilet for each
sex.
b. A water supply shall be provided by a hand pump or water spigot.
c. Where a campground is designed and operated for exclusive use
by independent or self-containing camping vehicles only, at least one toilet

and one lavatory shall be provided for each sex at the rate of one for every
100 campsites or fractional part thereof.
d. Where a campground accepts or accommodates dependent
camping vehicles and camping equipment campers, at least one toilet and
one lavatory shall be provided for each sex at the rate of one each for
every 15 campsites or fractional part thereof and one shower shall be
provided for each sex for every 30 campsites or fractional part thereof.
Lavatories shall be provided at each building containing toilet facilities.
e. Toilets and lavatories shall be provided for each sex at the rate of
one for every 30 picnic spaces, and one for each 100 persons in a
recreational area having concentrated numbers of people.
12.4 Urinals may be substituted for up to one-third of the required number
of toilets. Men’s toilet rooms hereafter constructed shall include urinals
where more than two toilets are required. Twenty-four inches of trough
urinals shall be considered the equivalent of one urinal.
12.5 Twenty-four inches of a wash sink shall be considered the equivalent
of one lavatory. Laundry tubs and service sinks will not be acceptable
substitutes for lavatories.
13.0 SERVICE BUILDING
13.1 Service buildings shall be constructed of easily cleanable, nonabsorbent materials, maintained in good repair and in clean and sanitary
condition. They shall be conveniently located at a distance of not less than
10 or more than 400 feet from any dependent camping vehicle lot or
persons served in a recreational area.
13.2 Separate rooms containing required plumbing fixtures shall be
provided for each sex and clearly marked “men” and “women”. If located in
the same building, they shall be separated by a solid sound resistant wall
extending from floor to ceiling. The entrances shall be so designed so that
the plumbing fixtures are not visible from the outside. A landing shall be
provided beyond each exterior door opening and shall have a width and
length not less than the door opening.

13.3 The floors of service buildings shall have a smooth, impermeable and
easily cleaned surface, sloped to drain. Floor drains, properly trapped,
shall be provided in all shower baths and shower rooms to remove waste
water and to facilitate cleaning. The walls and ceilings of such buildings
shall be finished, and the walls shall have a smooth, non-absorbent, easily
cleanable surface extended to a height of four feet in toilet rooms and six
feet in shower rooms.
13.4 Every service building shall have a minimum ceiling height of 7 ½ feet.
In rooms with sloping ceilings, the required ceiling height shall be provided
in at least 50 percent of the room and no portion of any room having a
ceiling height of less than five feet shall be considered as contributing to
the minimum required areas.
13.5 Every service building shall have at least one window with direct and
unobstructed opening to the outside for natural light and ventilation, unless
other approved means of light and ventilation to the outside air is provided.
13.6 When necessary for exclusion of flies, mosquitoes and other insects,
all exterior openings of service buildings shall be protected with fly
screening and not less than 16 mesh per square inch, unless other
approved protective devices are provided.
13.7 Every service building shall be provided with at least one ceiling-type
light fixture, at least one separate double convenience outlet adjacent to
the lavatories and a light fixture at the outside entrance of the service
building. All lights shall have wall switches; no pull cords shall be allowed.
13.8 Illumination levels of at least 30 foot candles shall be maintained at
lavatory mirrors and laundry room work areas and at least five foot candles
for general seeing tasks and at the service building entrance area.
13.9 Where climatic conditions require artificial heating, service buildings
shall be provided with approved heating facilities which are properly
installed, maintained in a safe working condition, and capable of
maintaining a room temperature of 68 degrees F.
13.10 Toilets and showers shall be separately installed to be individually
accessible and to permit simultaneous use.

13.11 Each toilet shall be individually partitioned with a door or curtain to
insure privacy. The compartment shall be at least 30 inches in width with
at least 24 inches of clear space in front of a toilet. The dividing partitions
shall be at least five feet in height with not less than six inches nor more
than 12 inches separating the partition bottom and the floor.
13.12 Each shower stall shall be individually partitioned with a curtain,
screen or door to afford privacy.
13.13 Shower floors shall be skid resistant or provided with disposable or
with non-slip impervious mats. Wooden racks (duck boards) over shower
floors are prohibited. Where impervious mats are used, they must be
cleaned, dried, and kept off the shower floor when not in use.
13.14 Dressing room space, screened from view and equivalent to the size
of the shower floor area, shall be provided adjacent to bathing facilities and
shall be equipped with a bench and clothes hook.
13.15 Hot and cold water under pressure shall be supplied to all required
plumbing fixtures except that cold water only shall be supplied to toilets.
Tempered water may be delivered to showers and sinks to conserve
heated water and heating equipment. The system shall be designed to
prevent discharge of water in excess of 120 degrees F at shower heads.
13.16 Hot water heating facilities shall have the capacity to provide a
minimum of three gallons of hot water (100 degrees F) per hour per each
campsite during time of peak demands.
13.17 Required plumbing fixtures shall be maintained in good working
order and in clean and sanitary conditions. Every service room containing
sanitary fixtures shall be provided with a waste basket.
13.18 Service building construction shall conform to applicable provisions
of the 1973 edition of the Uniform Building Code, existing local building
codes, and ANSI A 117.1 – 1961 (R. 1971); “Specifications for making
buildings and facilities accessible and usable by the physically
handicapped”.
14.0 PRIVIES

14.1 Privies where permitted, in semi-primitive and semi-developed
campgrounds, shall be:
a. Located not less than 50 feet nor more than 400 feet from any
campsite or building where food is prepared or served and shall be so
constructed and maintained as to meet the requirements of the Colorado
Department of Health and applicable local regulations.
b. Vault privies shall not be located less than 50 feet from any well or
spring, or less than 25 feet from any lake, stream or water course. Earth or
pit privies shall be rodent proofed and shall not be located less than 100
feet from any well or spring or less than 50 feet from any lake, stream, or
water course.
c. Constructed or readily cleanable materials and provided with tightfitting, self-closing doors and impervious floor, risers, and seats. They shall
be fly-tight and maintained in good repair and in clean condition.
d. Each privy building and vault shall be ventilated and risers and
seats shall be so designed and constructed as to facilitate convenient use
and proper sanitation. The privy building shall be provided with a window
or translucent ceiling or wall paneling to transmit natural or yard area
lighting.
e. Separate privy facilities shall be provided for each sex and the
privy seats, for each sex, shall be provided in the ratio of not less than one
such unit for each 15 campsites. Toilet paper shall be provided.
f. In isolated campgrounds or recreation areas limited to infrequent or
casual use and access is by foot, horseback, or trail vehicles, one privy or
toilet may be utilized by both sexes.
15.0 ELECTRICITY
Supply of electrical service is not required for RV Parks and campgrounds.
Any electrical supply which is installed shall comply with State electrical
regulations. If electrical outlets are installed, an electrical outlet of 110 volts
shall be provided for each recreational vehicle space or lot. The installation
shall comply with all state and local regulations.

15.1 All electrical wiring, equipment, appurtenances shall be installed and
maintained in accordance with provisions of the 1973 Edition of the
National Electrical Code.
15.2 Liquid petroleum gas, fuel oil, gasoline, and other flammable liquids
shall be handled and used in a safe manner and shall not be stored inside
or beneath any camping vehicle or within five feet of a door of a camping
vehicle.
15.3 The grounds, buildings, and related facilities shall be constructed,
maintained and used in accordance with applicable local and state fire
prevention regulations.
15.4 Play equipment, when provided for children, shall be designed for
safety, maintained in good repair and located in areas free from hazards.
15.5 Stables and corrals shall be located on a well drained site and located
at least 50 feet from any campsite or food preparation area. Horses and
large animals shall be kept in a manner to prevent hazards to inquisitive
children and air or water pollution or nuisance conditions.
16.0 SWIMMING POOLS
16.1 Swimming pools and natural swimming areas shall be operated,
maintained and used in compliance with recommendations and
requirements of the Colorado Department of Health’s Regulations and
Standards Governing Swimming Pools and Swimming Areas.
17.0 OPERATIONAL RESPONSIBILITY
17.1 Sewage shall be disposed of in facilities provided for the purpose. No
camping vehicle equipped with plumbing fixtures shall be occupied unless it
is connected directly to the sewer system by means of a water-tight flexible
waste hose at a campsite, the wastes are effectively retained in a sewage
holding tank, or the camping vehicle drain outlet is capped.
17.2 Camping vehicles without individually trapped and vented plumbing
fixtures shall not be connected to sewer branch lines that are not trapped.
No sewage or liquid wastes shall be discharged or allowed to impound
upon the ground surface.

17.3 Operator
a. The operator shall maintain the grounds and common use sanitary
facilities, equipment and utilities in a clean, safe, and sanitary condition and
shall insure that refuse is collected as often as necessary to prevent
nuisance conditions.
17.4 Camping Party
a. The camping party shall maintain the campsite in a clean, safe,
and wholesome condition. Refuse shall be deposited in the containers
provided for the purpose or removed from the site and shall not be
deposited on the ground.
b. Dogs and other pets shall be kept under control and shall not be
permitted to run unattended, or be permitted to commit a nuisance.
c. Sanitary facilities shall be maintained in a sanitary condition
consistent with normal use.
18.0 UNLAWFUL ACTS AND PENALTIES
18.1 Pertinent sections of Colorado Revised Statutes 1973 read as follows:
“25-1-114. UNLAWFUL ACTS – PENALTIES
(1) It is unlawful for any person, association, or corporation and
the officers thereof:
(a) To willfully violate, disobey or disregard the provisions
of the public health laws or the terms on any lawful notice, order, standard,
rule or regulation issued pursuant thereto; or
(f) To willfully fail to remove from private property under
his control at his own expense, within forty-eight hours after being ordered
so by the health authorities, any nuisance, source of filth, or cause of
sickness within the jurisdiction and control of the department, whether such
person, association, or corporation is the owner, tenant or occupant of such

private property; except that, if such condition is due to an act of God, it
shall be removed at public expense;”
Sections 25-13-105, 106, 111, 112, 114 Colorado Revised Statutes, 1973
provide as follows:
“25-13-105. Unlawful acts. (1) Except as otherwise provided in this article, it
is unlawful for any person:
(a) Within the recreation areas of the state to discharge untreated
sewage upon the surface of the ground or in any waters of the state.
(b) To deposit refuse on private or public lands or waters within this
state, except within areas or receptacles designated by the operator for this
purpose;
(c) To deposit refuse on private or public land in such a way that said
refuse may be blown, carried, or otherwise transported from its point of
deposit;
(d) To willfully mar, mutilate, deface, disfigure, or injure beyond
normal use any rocks, trees, shrubbery, wild flowers, or other features of
the natural environment in recreation areas of the state.
(e) To willfully cut down, uproot, break, or otherwise destroy any
living trees, shrubbery, wild flowers, or natural flora in recreation areas of
the state.
(f) To build fires unless in compliance with rules and regulations of
the county, to abandon or to leave fires unattended, or to store flammable
liquids in a container which is not of a type approved by the department in
an organized campground or other recreation area subject to this article;
(g) In organized campgrounds or recreation areas to use any
cleansing agents, whether organic or inorganic in nature, in waters of the
state for any purpose, including but not limited to bathing, clothes washing,
and similar activities, or to dispose of any water containing such agents on
the surface of the ground within fifty feet of any waters of the state. Such
water shall be disposed of in facilities provided by the operator or in the
manner specified by the operator.

25-13-106. Sewage disposal (1) in organized campgrounds, all sewage
shall be disposed of in facilities provided by the campground operator. The
operator shall maintain such facilities in the manner prescribed by rules and
regulations of the board.
25-13-111. Enforcement. This article shall be enforced by the department,
the division of wildlife, the division of parks and outdoor recreation, all city,
county, and district departments of health and local boards of health, and
any peace officer in this state.
25-13-112. Citizen’s complaint. Any person may initiate an action under
the provisions of this article by signing a complaint, in accordance with the
applicable rules of judicial procedure, that he has observed a violation of
this article.
25-13-114. Penalty for violations. Any person who violates any of the
provisions of this article is guilty of a misdemeanor and, upon conviction
thereof, shall be punished by a fine of not more than five hundred dollars.”
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MEMORANDUM
TO:

Archuleta County Planning Commission

FROM: John C. Shepard, AICP; Planning Manager
DATE: March 28, 2018
RE:

Rio Blanco Valley Subdivision Amendment 2018-01 final plat, a re-plat of Lot 5 Rio
Blanco Valley Subdivision Unit 1 & Lot 18, Rio Blanco Valley Re-Subdivision Unit 2, at
2677 County Rd 335 (PLN18-004)

EXECUTIVE SUMMARY

Farley Scott Jr. of Lavon, TX, and Ray Stroup of Pagosa Springs, have applied for the Rio Blanco
Valley Subdivision Amendment 2018-01 final plat, a re-plat of Lot 5, Rio Blanco Valley
Subdivision Unit 1 & Lot 18, Rio Blanco Valley Re-Subdivision Unit 2, resulting in Lot 5Z (vacant)
at 2677 County Rd 335 and Lot 18Z (SFR) at 106 Hideaway Ct, Pagosa Springs, CO (PLN18-004).
The property is zoned Agricultural Estates (AE).

REVIEW PROCEDURE

Section 4.6 of the Archuleta County Land Use Regulations provides for Plat Amendments,
including re-platting, through the subdivision review process outlined in Section 4.1. For a
Minor Subdivision, resulting in three or fewer parcels, Planning Commission makes a
recommendation on the Final Plat, with final approval by the Board of County Commissioners in
a public hearing. Applicant Mr. Scott completed Sketch Plan Review in September 2017.

DISCUSSION

Rio Blanco Valley (RBV) Subdivision was developed by Burleson Collyer, and Unit One and Unit
Two first approved by the Board of County Commissioners in 1965 (Plat #40). Rio Blanco Valley
Re-Subdivision of Unit Two was then approved in 1967 (Plat #56). After Sketch Plan Review, it
was determined that the “Northerly 4.2 acres portion of Tract 18, Rio Blanco Valley Subdivision,
Unit Two (2) amended” was sold separately from the remainder of Tract 18 and recorded in
1970. County approval to split land under 35 acres was not required by state statutes until
1972. This proposal creates two tracts:

•
•

Lot 5Z combines the vacant Lot 5 of RBV Unit One and the South portion of Tract 18 RBV
Unit Two to create a buildable lot for Mr. Scott.
Lot 18Z consists of the North portion of Tract 18 with an existing home. Mr. Stroup also
owns Lot 23 of RBV Unit Two adjacent on the north.

The Archuleta County Community Plan, Future Land Use Map, designates this area for Very Low
Density Residential development. The area is zoned Agricultural Estates (AE) and these lots are
well above the regulatory floodplain. Although the minimum lot size in the AE zone is 5 acres,
the 4.01 acre Lot 5Z combines two existing lots and makes the resulting lot less non-conforming,
and the 3.95 acre Lot 18Z was created prior to 1972 and should be considered a legal nonconforming lot. The 50’ Road easement on the east side of these lots (Hideaway Ct.) provides
legal access but has never been built—Lot 18 uses a 20’ wide easement across proposed Tract
5Z as a driveway to County Road 335. Addresses will be updated to 2677A (Lot 5Z) and 2677B
(Lot 18Z, Lot 23).
Criteria for submittal and approval of an Amended Plat is specified in Section 4.6 of the Land Use
Regulations. Section 4.6.4.1 specifies that Staff review the plan for conformance with the
Community Plan, the Land Use Regulations, and other adopted County policies and ordinances.
Lots consolidated by plat must be unconsolidated by plat. Review comments received include:
•
•

•

The County Surveyor had technical comments on the plat which has been updated
(1/25/18).
County Engineering reviewed the Sketch Plan. The driveway shall meet requirements of
the Archuleta County Road & Bridge Design Standards, but applicants will not be
required to build Hideaway Ct. Mr. Scott has since obtained an Access Permit.
LPEA had no comment on Sketch Plan review.

RECOMMENDATION AND FINDINGS

Based on evidence provided, staff recommends the Planning Commission find that:
a. The application does meet the review criteria for development in the Agricultural
Estates (AE) district, in Section 3.1 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 Scott/Stroup request for the Rio
Blanco Valley Subdivision Amendment 2018-01 final plat, a re-plat of Lot 5, Rio Blanco Valley
Subdivision Unit 1 & Lot 18, Rio Blanco Valley Re-Subdivision Unit 2; resulting in Lot 5Z and
Lot 18Z, with the following conditions:
1. The note “Improperly Divided Parcel” should be removed from Tract 18Z.
2. Addresses to be updated according to County policy.

PROPOSED MOTION

I move to recommend Approval to the Board of County Commissioners, of the Scott & Stroup
request for the Rio Blanco Valley Subdivision Amendment 2018-01, with Findings A and B and
Conditions #1 & #2 of the staff report.

ATTACHMENTS.
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Attachment 2:
Attachment 3:
Attachment 4:
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ARCHULETA COUNTY

ENGINEERING DEPARTMENT

MEMO

Date: August 21, 2017

To: John Shepard
CC: Bob Perry
From: Yari Davis
RE: Rio Blanco Valley 1 & 2 Amendment

• The driveway shall meet all the requirements in the Archuleta
County Road & Bridge Design Standards, Section 27.1.7.3.
• A Right of Way Access Permit should be obtained.
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