PLANNING COMMISSION MEETING AGENDA

April 10, 2025 at 1:30 PM
Commissioners Meeting Room - 401 Main Street, Suite 309, Walsenburg, CO 81089

Office: 719-738-3000 ex 200 | Fax: 719-738-3996

1:30 PM - PUBLIC MEETING
Join via Google Meet: meet.google.com/jtn-scsu-ecp | Meeting ID: jtn-scsu-ecp

1. ROLL CALL
2. PLEDGE OF ALLEGIANCE
3. READING OF MINUTES

a. Minutes from March 13, 2025
4. OLD BUSINESS

a. Comprehensive Plan Adoption
5. NEW BUSINESS

a. Public Hearing-LU-25-003 Vacation
6. LGD UPDATES
7. DISCUSSIONS

a. Safe Streets and Roads for All Steering Committee

b. Housing Regulations Update
8. ADJOURNMENT
9. UPCOMING MEETINGS

Huerfano County wants to ensure that everyone has equal access to our programs, activities, and
services. To request an Americans with Disability Act (ADA) accommaodation, please call 719-738-3000
x200. Submit your request as early as possible, and no later than two business days before the event.



meet.google.com/jtn-scsu-ecp

PLANNING COMMISSION REGULAR MEETING MINUTES

March 13, 2025 at 1:30 PM
Commissioners Meeting Room - 401 Main Street, Suite 309, Walsenburg, CO 81089

Office: 719-738-3000 ex 200 | Fax: 719-738-3996

Item 3a.

1.

2.

1:

30 PM - PUBLIC MEETING
Join via Google Meet: meet.google.com/jtn-scsu-ecp | Meeting ID: jtn-scsu-ecp

ROLL CALL
Meeting called to order at 1:40PM

PRESENT

Beaver Edmundson
Dale Lyons

Myrna Falk - Not Seated
Lonnie Brown

Paul Smith

Mary White - Seated

ABSENT
Lenna Rauber - Excused

PLEDGE OF ALLEGIANCE
READING OF MINUTES

a.

Minutes from January 23, 2025
Motion to approve the minutes as presented.

Motion made by Lyons, Seconded by Smith.
Voting Yea: Edmundson, Lyons, White, Smith
Voting Abstaining: Brown

Motion approved.

OLD BUSINESS
NEW BUSINESS

a.

Oil and Gas Regulations - Section 6.00

Motion to recommend adoption of the updated Oil and Gas Regulations to the Board of County

Commissioners.
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Motion made by White, Seconded by Lyons.
Voting Yea: Edmundson, Lyons, White, Brown, Smith

Motion approved
7. LGD UPDATES
No updates at this time.
8. DISCUSSIONS
a. Non-Conforming Lot with Building

Motion to approve allowing a replacement home on a non-conforming lot in Twin Lakes
Ranches.

Motion made by White, Seconded by Brown.
Voting Yea: Edmundson, Lyons, White, Brown, Smith

Motion approved.
9. ADJOURNMENT
10. UPCOMING MEETINGS
a. Upon Adjournment - Housing Regulations Workshop

Huerfano County wants to ensure that everyone has equal access to our programs, activities, and
services. To request an Americans with Disability Act (ADA) accommaodation, please call 719-738-3000
x200. Submit your request as early as possible, and no later than two business days before the event.




RESOLUTION NO. 25 -01

A RESOLUTION OF THE PLANNING COMMISSION
OF HUERFANO COUNTY, COLORADO ADOPTING HUERFANO COUNTY
COMPREHENSIVE PLAN UPDATE 2025

WHEREAS, Huerfano County, acting pursuant to C.R.S. Section 30-28-101, et
seq., has established the Huerfano County Planning Commission (‘“Planning
Commission”), with authority under C.R.S. Section 30-28-106, to develop, adopt and
amend a master plan for the physical development of the unincorporated territory of the
county; and

WHEREAS, the Planning Commission is authorized by Colorado Revised
Statutes 30-28-108 to adopt a Comprehensive Plan (the “Plan”) for the unincorporated
areas of Huerfano County by resolution and may make amendments thereto over time;
and

WHEREAS, the Planning Commission accepted and considered public comment
during a public hearing conducted during a regularly scheduled meeting held on
December 12, 2024; and

WHEREAS, the public hearing was noticed by publication in the World Journal
Newspaper, a newspaper of general circulation in Huerfano County, on November 28,
2024 and December 5, 2024 as well as on the County Website beginning November 20,
2024; and

WHEREAS, the Planning Commission believes that the adoption of this Plan is in
the best interest of the County and desires the adoption thereof.

NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of
Huerfano County, Colorado that:

1. The Huerfano County Comprehensive Plan Update 2025, attached as Volume 1,
along with supporting documents attached as Volume 2 and VVolume 3, is hereby
adopted as the Comprehensive Plan for Unincorporated Huerfano County.

2. The Comprehensive Plan as adopted hereby, expressly includes maps and other
matter intended by the Planning Commission to form a portion of the whole of the
Huerfano County Comprehensive Plan, all of which materials are contained
within the plan documents themselves, and which materials are hereby declared to
be part of the Plan.

3. A copy of this Resolution shall be attached to each copy of the Comprehensive
Plan and shall serve as an attestation that each such copy is a true and correct
copy of the Comprehensive Plan as adopted.

4. A copy of this Resolution and the Comprehensive Plan are hereby certified to the
Board of County Commissioners of Huerfano County, Colorado and to the
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Planning Commissions of the City of Walsenburg and the Town of La Veta as
required by C.R.S. Section 30-28-109.

5. This resolution shall take effect immediately upon adoption.

INTRODUCED, READ, APPROVED AND ADOPTED ON THIS 10" day of
APRIL 2025.

THE PLANNING COMMISSION OF
HUERFANO COUNTY, COLORADO

BY
Louis “Beaver” Edmunson, Chairman

ATTEST:

Clerk to the Planning Commission

APPROVAL BY BOARD OF COUNTY COMMISSIONERS:

The Board of County Commissioners of Huerfano County, Colorado, having received a
copy of the above and foregoing Resolution and attached Comprehensive Plan hereby
approves the same pursuant to CRS 30-28-106 on this 15" day of April 2025.

BOARD OF COUNTY COMMISSIONERS
OF HUERFANO COUNTY, COLORADO

BY
Karl S. Sporleder, Chairman

ATTEST: Mitchell Wardell, Commissioner

County Clerk and Recorder and James L. Chamberlain, Commissioner
Ex-Officio Clerk to said Board
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About the Comprehensive Plan & Process &

Community
Comprehensive
Plan

This comprehensive plan update began in Spring 2023 and was completed in 2025.
Huerfano County contracted with SE Group, a planning, permitting, and design firm, to update the
comprehensive plan, which had been last updated in 2018.

The update to the comprehensive plan was overseen by a Steering Committee, formed by citizen
representatives from Walsenburg, La Veta, and unincorporated Huerfano County. This body met
approximately every six weeks throughout the course of the project, and while Steering
Committee membership fluctuated, active membership was maintained at an average of six
members. The Steering Committee was responsible for reviewing and providing feedback on all
materials produced by the consultant and providing strategic guidance on the plan's scope and
recommended policies. This Steering Committee also supported the Innovative Housing
Opportunities Plan, as described below.

A large component of this plan was based on community engagement. In May 2023, two open
houses were held in Walsenburg and La Veta to better understand existing conditions, community
needs, and the County's vision. A community survey was also conducted, available both online
and on paper, and received 264 responses. The project team then utilized stakeholder
conversations to supplement the feedback received during the open houses and from the
community survey.

The Huerfano County Planning Commission reviewed the draft plan in advance of its completion,
as well as provided feedback on the draft goals, policies, and actions.

Coordinated Planning Projects

This County Comprehensive Plan was developed in coordination with two other county plans; a
Hazard Mitigation Plan and an Innovative Housing Opportunities Plan, which was also developed
in collaboration with the City of Walsenburg and the Town of La Veta. These three plans were
coordinated because of the significant overlap between the three projects; for example, this
Comprehensive Plan recommends certain land use strategies which are directly informed by the
findings of the Hazard Mitigation Plan and the needs identified in the Innovative Housing
Opportunities Plan. The overarching takeaways from the two plans are below.

Hazard Mitigation Plan
The five goals of the Huerfano County Multi-Hazard Mitigation Plan are the following:

Goal 1: Reduce the loss of life and personal injuries from hazard events

Goal 2: Reduce the impacts of hazards on property and the environment

Goal 3: Protect critical facilities and infrastructure from the impacts of hazards
Goal 4: Minimize economic losses

Goal 5: Increase capacity to implement mitigation actions

12
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The findings of this plan inform all aspects of this comprehensive plan, especially the
Future Land Use Prescription of Protecting Sensitive Landscapes and Guarding é)
Against Hazards, and policies relating to Public Services and Community Safety. @»
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Comprehensive
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Innovative Housing Opportunities Plan (IHOP)

As a collaborative plan with the City of Walsenburg and the Town of La Veta, this plan identifies
barriers to and opportunities for affordable housing in Huerfano County. This project conducted a
robust analysis of existing housing and land use conditions in each jurisdiction, which led to a
recommended set of affordable housing strategies and policies for each jurisdiction to adopt, as
well as three opportunity sites in each jurisdiction for the development of affordable housing.

The top goals of the IHOP are:

Goal 1: There is abundant, quality housing for workforce and community-serving
professionals

Goal 2: There is abundant, quality specialized housing (e.g., transitional housing, age-in-
place options, ADA-compliant housing)

Goal 3: There is sustainably built and sited housing (hazard and water-conscious,
adaptive reuse, sustainable materials)

Goal 4: Huerfano County residents have access to quality housing, improving economic
vitality and community health

As housing is foundational to all aspects of the County, the findings of this housing plan inform
the entirety of this comprehensive plan, specifically the Future Land Use Prescriptions of
supporting thriving villages and encouraging housing opportunity, as well as this plan's Zoning
and Land Use policies. Please note that there are no Housing Existing Conditions memo and
associated Housing policies, goals, and actions as part of this Comprehensive plan — those
pieces of analysis and recommendations are contained in the 2023 Housing Needs Assessment
and the 2024 Innovative Housing Opportunities Plan that was developed alongside this
Comprehensive Plan.

How to Use This Plan

This plan is divided into three volumes. Volume 1 is the core part of this Comprehensive Plan,
with the specific contents outlined below. Volume 2 is the analysis of existing conditions in
Huerfano County, collected in 8 topic-based memos. These existing conditions were the
foundation for the development of this plan. Volume 3 is the appendix, containing public
engagement materials, maps, and mapping data.

In Volume 1: The Plan, you will find the following components:

e Vision & Community Values: High-level direction for policymaking in the County. Use for
reference in future policymaking.

e Future Land Use Map (FLUM) and Land Use Prescriptions: The Future Land Use Map
(FLUM) provides a foundation for future zoning changes. Use the FLUM and land use
prescriptions to evaluate development proposals and other changes for compliance with
the comprehensive plan.

13
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e Goals & Policies: These are forward-looking policies for land use and
associated matters in Huerfano County. Use these goals and policies to
evaluate the compliance of development proposals and other changes with
the comprehensive plan (i.e., a broad, visionary policy statement -—- Huerfano
County should encourage and protect agricultural land uses and preserve
open spaces). These goals and policies should serve as a reference in evaluations of
conditional use permits, PUDs, and major land use changes.

e Supportive Actions: These are recommended concrete action steps that the County
should take to help fulfill the Vision, Goals, and Policies (i.e., a concrete action --- Huerfano
County should undertake a study to understand water resources in key areas of the
County, such as the Highway 160 corridor). The Actions should be referenced as possible
projects to include in the County department work plans and budget planning.

Vision

Vision Statement

A vision statement is a statement of purpose that encapsulates a community’s values and
desired future. This vision statement is the thesis upon which the following Comprehensive Plan

is built. The following vision statement was created by community members, adapting the 2018
Huerfano County Comprehensive Plan Vision Statement:

Huerfano County maintains the high quality of life that its residents enjoy by
making land use decisions that protect the County's scenic beauty, ecology, and
western heritage. The County supports affordable housing and thoughtful new
development/redevelopment to uplift the economic wellbeing and health of the
County’s citizens. As a growing hub for recreation and tourism, Huerfano County
works to improve economic vitality while preserving the County’s remote, rural
character.

Community Input That Informed the Vision

Community input on this vision statement was collected through two open house events in May
2023 and a community survey, which was available both online and in-print and received a total of
264 responses. Residents were asked, both at the open houses and in the community survey,
about the County's greatest strengths and challenges, as well as whether the 2018
Comprehensive Plan Vision Statement was still relevant.

14
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1. Scenic Beauty 1. Lack of Economic
2. Recreational Amenities & Wildlife Opportunity o munity
3. Historic Character 2. Affordable Housing Flan
4. Arts & Culture 3. Crime
5. Rural Qualities 4. Government Accountability
5. Lack of Childcare

Respondents also expressed agreement with the 2018 Comprehensive Plan Vision Statement
and indicated that it provided adequate direction for the County moving forward. Using this
community input, several draft vision statements were created based on the 2018 statement,
highlighting the County’s strengths as qualities to preserve, and the County’s challenges as topics
that will be addressed and improved. These draft vision statements were then workshopped with
the Comprehensive Plan Steering Committee to develop this final vision statement.

About the Future Land Use Map (FLUM)

A Future Land Use Map (FLUM) is a foundational component of a Comprehensive Plan. The
FLUM presents a conceptual framework and foundation for future zoning and land use decisions.
While the FLUM does not need to show recommended zoning districts, it identifies different types
of desired land uses that respond to community goals. A FLUM is not a new zoning map, but
future updates to zoning should aim to comply with the FLUM and thus support community goals
reflected in the map.

The themes of the future land use map correspond to the overall vision for Huerfano County
developed for this plan, as described above. The FLUM was informed by the following plan
components and pieces of analysis:

e Plan Vision Statement

e Focus Group SWOT exercises (See Volume 3: Appendices).

e Existing Land Use and Zoning Analysis (See Volume 2: Existing Conditions Analysis).
e Wildfire Analysis in the 2024 Huerfano County Hazard Mitigation Plan

e Innovative Housing Opportunities Plan Suitability Analysis

15
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FUTURE LAND USE MAP
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Land Use Prescriptions

The following section describes the major themes and components of the FLUM, ‘<é>)

including the specific concepts and prescriptions for land use proposed by the map. o mmunity
Relevant Policies and Actions are referenced for each section. This section specifies Plan
target areas for future growth.

Support Thriving Villages in Huerfano County

e Cuchara and Gardner (the two village centers in Huerfano County) support compact,
village-style development. These areas include a mix of residential, small-scale
commercial, and civic spaces. Where appropriate, there are sidewalks, paths, and other
infrastructure that encourage pedestrian safety and connectivity. Commercial uses in
village areas help support Huerfano County’s growing recreational tourism economy.
Future growth in Huerfano County that does not occur within Walsenburg and La Veta
should be concentrated in village areas and the wellness hub, prioritizing infill
development whenever possible. Risks associated with wildfire, flooding, debris flows, and
other hazards should be thoroughly studied before executing an infill project.

Encourage Housing Opportunity

e New housing opportunities are encouraged in existing developments, close to services,
and away from hazardous areas. New residential developments are encouraged to
provide sidewalks, paths, and other pedestrian infrastructure as appropriate to help
connect new homes to existing neighborhoods.

e Huerfano County IHOP Top Opportunity Sites are identified on the map. As described in
the introduction to this plan, the IHOP identifies a set of opportunity sites for affordable
housing, including several sites within Huerfano County. The sites identified here represent
promising sites for affordable housing development in Huerfano County in the future. For
a detailed description of how these sites were identified, please see the IHOP.

Improve Community Health & Wellbeing

e The FLUM depicts a new Wellness Hub that encompasses the Spanish Peaks Regional
Health Center, Lathrop State Park, and the surrounding areas, including current and
potential residential areas. The Wellness Hub area is home to the County’s two largest
employers (SPRHC and Chaé Organics), making it an important location to prioritize for
future housing development and active transportation. SPRHC is currently planning future
expansions to their complex. Since Highway 169 runs through this area, it will be
important to ensure that pedestrians and people biking can safely navigate this area. A
network of multi-use paved or dirt paths connecting key elements of the Wellness Hub
would be extremely beneficial to encourage active lifestyles and connectivity in this area
as it evolves and grows. In addition, there are several blighted buildings in the vicinity of
the Wellness Hub — as a designated growth area in this FLUM, the County encourages
adaptive reuse of abandoned/blighted buildings for residential, commercial, civic use,
and/or a mix of uses.

10 17
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The FLUM highlights several key recreation sites, including Lathrop State Park,
which is located within the Wellness Hub. Public access to the State Park and
other green spaces is critical to maintaining and improving quality of life in
Huerfano County.

Community
Comprehensive

Plan

Promote Water-Conscious Community Development

The FLUM depicts a land use pattern that supports compact development, concentrating
new development in existing village areas and in defined growth areas, specifically ones
that already have access to infrastructure and utilities (e.g., the Wellness Hub). As such,
the FLUM does not intend to encourage sprawling development patterns that rely on
exempt wells.

Preserve Agricultural Lands & Open Space

The FLUM depicts a land use pattern that preserves existing agricultural lands and
opportunities for homesteading and other similar low-density residential uses outside of
established village areas. By prioritizing development into compact village areas, the
FLUM reduces development pressure on more remote landscapes in the County, including
agricultural lands.

Protect Sensitive Landscapes & Guard Against Hazards

The FLUM highlights areas for open space and conservation (Public Lands/Conservation).
These areas represent some of the most rugged, mountainous terrain in the County, as
well as other public lands. By prioritizing development into compact village areas, the
FLUM reduces development pressure on more remote landscapes in the County.

As discussed in the 2024 Hazard Mitigation Plan, almost the entirety of Huerfano County
is within the Wildland-Urban Interface, an area with heightened risks to life and property in
the event of wildfire. In addition, there are several risks to development that must be
accounted for and addressed when considering building on any parcel in the County:

“In the context of hazard risk, new development proposed near Walsenburg must
exercise heightened awareness regarding potential incidents involving hazardous
materials, dam failure, and floods. Likewise, areas experiencing growth near La
Veta should conduct a thorough analysis of debris flow potential, in addition to
considering dam failure and floods. In the case of development near Gardner and
within the Unincorporated County, wildfire emerges as a prominent and pressing
concern. Irrespective of the specific location, ensuring the availability of a reliable
and sustainable water supply should be prioritized for all upcoming
developments. While the hazards outlined here have been identified as the highest
risk, it is crucial to underscore that a comprehensive assessment of all hazards
identified in this plan is essential when evaluating the suitability of a building site.”

-2024 Huerfano County Hazard Mitigation Plan Update

LA
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The FLUM highlights a corridor for industrial development along I-25, which
connects Huerfano County to the rest of the Front Range. This area is
intended to accommodate larger-scale commercial development, such as
warehouse uses and utilities. The FLUM also highlights Highway 10 as a
Commercial/Industrial Corridor. Rail resources in the County are also critical to the
County’s future industrial development.

The FLUM highlights areas with strong solar and wind energy potential where the County
should allow and encourage those uses. These areas include the current Wind Energy
Overlay, as well as areas east of I-25. According to the San Isabel Electric Association,
solar resources in Huerfano County are strongest on east of I-25, where there are no
shadows from mountains that limit sun exposure.

Support Scenic Resources & Recreational Tourism

The FLUM highlights several key areas for their value as key recreation opportunities,
including Cuchara Mountain Park, Thorne Ranch, and Lathrop State Park. These are
regionally significant recreation sites, but they are not the only recreational amenities in
the County.

The FLUM supports access to these recreation areas, along with the development of
complementary businesses (e.g., guiding businesses) and amenities (e.g., multi-use
paths).

The FLUM highlights scenic/tourism corridors that traverse some of the most scenic
terrain in the County. This includes the Highway of Legends, a National Scenic Byway
officially sanctioned by the U.S. Secretary of Transportation in 2021. These areas are
intended to maintain their scenic character and encourage some small-scale commercial
development, including tourist-oriented commercial uses.

The FLUM highlights key desired trail connections, which have also been noted in the
2011 County Trails Plan and other previous plans. These connections include a trail linking
Lathrop State Park and Walsenburg, a trail linking Gardner to La Veta, a trail linking La Veta
to Walsenburg, a trail linking Walsenburg to Gardner, and the Southern Mountain Loop trail
concept.

12 | 15
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Huerfano County adopted the Code of the West, a philosophy that reflects the values
and spirit of pioneers who settled in the western United States in the late 19" century.
According to the Huerfano County website, the Code of the West is informed by “values of integrity
and self-reliance.” The Code of the West also offers a unique consideration of human relationships
to land that encourages reverence for the environment and awareness of its risks.

The Code of the West clearly states the risks of living in a highly remote environment with limited
services. The rural and isolated nature of this type of development makes it more challenging to

provide services. The Code of the West establishes
that the County is not committed to providing

complete services, particularly to outlying regions.

As noted in a section pertaining to the Code of the
West in the 2018 Comprehensive Plan, some lots in
the County are undevelopable. The section also notes
that property lines may not be accurate, and that
historic fences may take precedence over a legal
survey. In addition, as stated in the previous
Comprehensive Plan, the County only maintains some
of the roads within its boundaries, limiting access in
winter and other times of extreme weather conditions.

KEY COMMUNITY VALUES SUPPORTED BY THE FUTURE LAND USE MAP & POLICIES

1. Preserve Scenic Beauty & Ruggedness
Protect Open Space & Wildlife

Maintain Historic Character & Rural Feel

AW

Support Quality of Life & Community Health
5. Increase Affordable Housing Opportunities

6. Encourage Renewable Energy Generation
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Huerfano County’s zoning policies currently allow for a range of residential, commercial,
and agricultural uses, among other uses. A 2024 update to the County Land Use Code
(LUC) expanded density limits throughout the County, with the Urbanizing Residential and
Commercial districts allowing the highest density by right (6 or more units).

The County’s Agricultural zone represents 97% of the County’s land area. The area
includes the County's most remote wilderness areas, large ranches, and some smaller
subdivisions. There is a need for greater clarity to define this zone and potentially break it
up into smaller districts that more accurately reflect current and desired land uses in
different areas of the County that are all currently zoned Agricultural.

The County has an opportunity to use land use codes and regulations to address its most
pressing problems, including water availability, housing supply issues, lack of economic
opportunity, and wildfire risk. The Areas of Focus section of this memo addresses
possible changes to the land use code and potential provisions that could help the County
more effectively respond to these challenges.

Huerfano County's current zoning and land use data contains inaccuracies; there is a need
to build and maintain accurate, consistent records of land use and zoning information in
the future.

Several recommendations from the previous Comprehensive Plan (2018) remain relevant
and have been incorporated into the Areas of Focus for this plan update. Select
recommendations from the recent Community Wildfire Protection Plan have also been
incorporated.

Zoning & Land Use Key Facts

About 97% of the County is zoned Agricultural, including areas that are forested or under
public land management.

Single-family homes are the predominant residential use in the County. There are few
parcels with multi-unit buildings. Condominiums are present on just 41 parcels in the
County - these parcels are townhomes/condos in Cuchara. These parcels are small and
may not be visible on the county-wide map.

As of 2017, land use in the County was 77% rangeland/grassland, 18% forest, 3% is
cropland (96% of which is irrigated), 0.7% is barren or rock/talus slopes, 0.6% is riparian or
water, and 0.6% is developed with residential or commercial uses (Natural Resources
Conservation Service National Resource Inventory, 2017). This dataset has not been
updated since 2017.

There is a substantial amount of land in the County that has been designated as vacant by
the County Assessor. Aimost 2/3 of the Rural Residential zoning district is classified as
vacant land. These largely consist of platted lots in subdivisions that were never improved.
Commercial land uses represent a relatively small amount of land area (8%) in the
County's current Commercial zone.
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According to Colorado Senate Bill 35, the County cannot apply its subdivision

regulations to parcels over 35 acres in size. These types of subdivisions are
uncommon today; most of the County’s large-lot subdivisions over 35 acres
(subdivisions in which each parcel is over 35 acres) are at least 40 years old.
A 2024 LUC update changed the number of dwelling units allowed on an
individual lot in multiple zone districts. With the new ordinance, the County allows up to 2
units per lot by right in the Agricultural and Rural Residential districts, 3-6 units per lot by
right in Urbanizing Residential, and over 6 units per lot by right in Commercial. Over 6
dwelling units are allowed by conditional use in all districts. The new ordinance places no
restrictions on the unit type or architectural type of the unit (e.g., 3 units in Urbanizing
Residential could be provided in a triplex or in a duplex and a detached single-family
home). Prior to the 2024 LUC update, single family homes were allowed by right in all
districts except for Industrial, where they were conditionally permitted.

The 2024 LUC update redefined Qualified and Non-Qualified Manufactured Homes. A non-
qualified manufactured home is any manufactured home built prior to 1993 HUD
standards and is prohibited in all zoning districts. If a non-qualified manufactured home
was lawfully located in the County prior to the adoption of the 2024 regulations, it is
treated as a legal non-conforming use. Qualified manufactured homes are all
manufactured homes built after the 1993 HUD standard updates. They are treated as a
“single-family dwelling” and are permitted in any zoning district where a single-family
dwelling is a permitted use.

Since 2010, Colorado's total renewable electricity net generation has more than
quadrupled and it accounted for 37% of the state's total generation in 2022. Huerfano's
County’'s naturally occurring weather patterns, with windy and sunny conditions being
common, are conducive to an ongoing transition to renewable energy sources.

In addition, there continues to be a steady increase in electric vehicle sales in Colorado
and neighboring states, including cars, trucks, and e-bikes. A growing number of
communities are installing charging stations so their municipal fleets and privately owned
vehicles can effectively operate.

&
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Zoning & Land Use Goals, Policies, and Actions

ZONING & LAND USE Goal 1: Ensure that future development in Huerfano County conforms with
the adopted Future Land Use Map and this Comprehensive Plan.
Policies

ZLU Policy 1.1: The County evaluates all development in terms of its congruence with the
Future Land Use Map and associated land use prescriptions to ensure that development
within the County supports the long-term, community-informed vision outlined in this
plan.

ZLU Policy 1.2: The Planning Commission can make appropriate zoning changes over
time that reflect the Future Land Use Map.

ZLU Goal 2: Promote a range of housing types and opportunities in Huerfano County, prioritizing
attainable and workforce housing.
Policies
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ZLU Policy 2.1: The County prioritizes development within and adjacent to

existing developments and discourages intensive development away from )
existing water and wastewater systems. m@mﬂy

Comprehensive
Plan

ZLU Policy 2.2: The County encourages adaptive reuse of existing structures in
the County for housing development.

ZLU Action 2.1: Evaluate allowing higher lot coverage for the Urbanizing Residential and
Commercial -Service district. The current lot coverage of 30% could preclude some
residential development. Consider requiring a stormwater mitigation plan for lot
coverages over a certain percentage, such as 50%.

ZLU Action 2.2: Investigate the , USDA
Rural Development Housing & Facilities Programs, and EPA Brownfields Area-Wide
Planning pilot program for adaptive reuse.

ZLU Action 2.3: Define short-term rentals (STRs) in the County code and allow them by
conditional use. Consider creating a licensing program and fees to mitigate impacts and
recover costs of managing STRs in the County.

ZLU Action 2.4: Promote a range of housing types. Continue regulating land use by units
per lot or massing standards as opposed to housing types (e.g., duplexes, triplexes,
townhomes).

ZLU Action 2.5: Pursue opportunities to reduce or eliminate redundant development
standards that can make development more challenging. For example, rely on the current
International Building Code for standards as applicable.

ZLU Action 2.6: Collaborate with Walsenburg and La Veta to implement the
recommendations of the 2024 Innovative Housing Opportunities Plan (IHOP).

ZLU Action 2.7: Pursue opportunities to regulate short-term rentals and identifies
opportunities to increase hotel capacity in Huerfano County to reduce pressure on STRs
as a primary lodging type.

ZLU Action 2.8: Develop and promote facilities and housing that meets the needs of the
County’s aging population, including aging-in-place options, assisted living, and skilled
nursing.

Zoning, Unit Types, & Affordable Housing The 2023 Huerfano County Housing Needs
Assessment (HNA) estimates a need for 533 additional rental units in Huerfano County (including
Walsenburg and La Veta). The HNA also estimates a gap in the market for affordable homes for
purchase, particularly for residents earning <100% AMI. On a per-square-foot basis, traditional
single-family homes are typically more expensive to construct and purchase. As such, different
housing types that are more land- and cost-efficient are desirable in Huerfano County. In the past,
the County’s zoning has limited the development of different housing types, such as duplexes,
triplexes, and small apartment buildings. A recent update to the County’s zoning aims to reduce
these limitations and would allow for two dwelling units per lot county-wide as a use-by-right in all
districts except Industrial. The update also allows 3-6 dwelling units per parcel as a use-by-right in
Urbanizing Residential and Commercial, and as a conditional use in all other districts. The update
also includes 6 or more dwelling units on a parcel as a use-by-right in the Commercial district, and
as a conditional use in all other districts.
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ZLU Goal 3: Prioritize clustered development and adaptive reuse to encourage E

efficient land use to protect and preserve agricultural lands.
Policies

e ZLU Policy 3.1: The County encourages the clustering of residential
development in order to protect agricultural land. Ensure that adequate water
is available for any cluster developments per C.R.S. 37-92-602(1)(b), which states, “...the
only well on a cluster development lot, serving one single-family residence, where the ratio
of water usage in the cluster development does not exceed one acre-foot of annual
withdrawals for each thirty-five acres within the cluster development.”

e ZLU Policy 3.2: The County promotes adaptive reuse of existing structures in the County
for development that serves the needs of the community, such as housing, commercial
development, civic uses, or a mix of uses. This can reduce development pressure for
outward growth and sprawl.

e ZLU Policy 3.3: The County encourages education regarding the establishment of
conservation easements throughout the County.

&
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Actions
e ZLU Action 3.1: Establish new zoning districts that align with this plan’'s Future Land Use
Map and community priorities for growth management, land conservation, and local
quality of life. Districts would include:

Industrial (Existing Zone)

Commercial (Existing Zone)

Village or Mixed Use (New Zone)

Residential (Combining the current Urbanizing Residential and Rural Residential
zones)

Homestead or Large Lot Residential (New Zone)

Conservation/Public (New Zone)

7. Agriculture (Existing Zone).

>N -

o o

e ZLU Action 3.2: Revise the County road regulations to require all new subdivision
development to occur adjacent to a County-maintained roadway.

e ZLU Action 3.3: Establish a new village zoning district that would allow a wide range of
uses and would promote compact development and promote community-oriented
businesses and services. This type of district would enable orderly growth to occur in and
around Cuchara and Gardner and potentially near Walsenburg and La Veta. This district
would lessen the need for a PUD process to facilitate compact, village-style development
in and around Huerfano County communities. This could replace the existing Urbanizing
Residential zone or be added as a separate district.

e ZLU Action 3.4: Break up the Agricultural zone into three zones — Agriculture,
Conservation/Public, and Homestead. The Conservation zone would primarily apply to FS
lands/public lands and key habitat areas. This zone could provide for a variety of
recreation-related uses, such as RV campgrounds. This use could be Conditional in both
the Agriculture and Conservation/Public zone. Permit considerations could include factors
such as elevation and habitat areas. Depending on the final boundaries of the zone, the
Conservation/Public zone could be used as a tool to limit development in sensitive or
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especially scenic areas. The Homestead zone could apply to major
subdivisions within the Agricultural zone, such as Turkey Ridge and Majors
Ranch. The zone could provide for residential and agricultural uses while
prohibiting certain uses that many deem incompatible with residential uses
(e.g., marijuana grow operations).

ZLU Action 3.5: Amend the County’s subdivision regulations to create different distinctions
between subdivisions based on size and location. Larger subdivisions (in terms of
acreage and development intensity) should automatically trigger an environmental review
process. Subdivisions that overlap with hazard areas as identified in the 2024 Hazard
Mitigation Plan should also trigger an environmental review process.

ZLU Action 3.6: Consider imposing impact fees for large developments to ensure that new
developments support the future infrastructure costs that they incur.

ZLU Action 3.7: Collaborate with the City of Walsenburg and the Town of La Veta on land
use decisions in the 3-mile areas. Adopt County-Municipal agreements to establish joint
land use review of zoning changes within the 3-mile area.

Community
Comprehensive
Plan

The Need for Additional Zoning Designations At present, the County Land Use code reflects very
broad land use categories. There are opportunities to create additional districts that would
support community priorities, such as conservation of the County’s natural landscapes/farmland
and more housing availability. There are also opportunities to refine or introduce additional land
use policies that encourage efficient development that is compatible with the scale of Huerfano
County and reduces development pressure on agricultural lands.

ZLU Goal 4: Align the County's land use policies and water realities; support water-conscious
development and water conservation.
Policies

ZLU Policy 4.1: The County prioritizes development within and adjacent to existing
developments and discourages intensive development away from existing water and
wastewater systems.

ZLU Policy 4.2: In general, the County focuses land use regulations on accommodating
and supporting uses that are already present within the County, as opposed to
encouraging large new developments that are water-intensive.

ZLU Policy 4.3: The County ensures that new development is appropriately located with
adequate access to utilities and services, including water.

ZLU Policy 4.4: The County requires that water development and use projects shall employ
the most efficient use of water, including, to the extent permissible under existing law, the
recycling and reuse of water, and preservation of associated resources impacted by such
projects

ZLU Policy 4.5: The County ensures that development of stormwater and sanitation
systems shall be accomplished in a manner that prevents the pollution of the County’s
precious water resources.

ZLU Policy 4.6: The County collaborates with water managers on changes to the County
land use code that affect the County’s limited water resources.
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ZLU Policy 4.7: The County supports education regarding water conservation
methods on agricultural lands in Huerfano County, such as the 5" grade Conservation
District poster contest.
Action
e ZLU Action 4.1: Gather and maintain county-wide spatial information
regarding infrastructure capacity (water capacity and rights) that informs future updates
to density allowances in zoning. Through this mapping and information-gathering
process, the County may designate High-Priority Water Supply Lands that contain one or
more of the following:

&
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e Wellhead Protection Areas
e Hydrologic Areas of Concern
e High-Yield Aquifer Areas
e Land that the Planning Commission has determined will likely benefit a future
public or community public water system.
e ZLU Action 4.2: Add a condition to building permits that requires the applicant to
demonstrate adequate water supply on-site to support the proposed use.
e ZLU Action 4.3: Require new residential development to utilize water conservation
techniques in housing and landscaping, such as limitations on lawn areas, incorporation
of drought-resistant plants, and drought-resistant plants (i.e. xeriscaping).

Water in Huerfano County The County’s water circumstances are very fraught and complicated.
The County has been described as extraordinarily water-short. As climate change threatens the
region’s water resources and storage, there is an increasing need to ensure that local land use
code and related policies support long-term water conservation. The County and the
municipalities do not have access to comprehensive mapping of the region’s water resources and
rights. This leads to a potential lack of alignment between zoning districts/density allowances and
the actual capacity of given areas to support developments of various sizes. Water sources in the
County are fragmented; the water in Huerfano County is dispersed unevenly throughout the
County and is not a homogeneous system; the Huerfano and Cucharas Rivers are distinct, as are
the alluvial deposits and soils in these rivers. Existing development in the County has capitalized
on existing water sources. As such, access to water is highly location-dependent throughout the
County. There is a need to address unorganized uses of water in the County, particularly through
exempt wells, which are small-capacity wells (about 15 gallons per minute).

ZLU Goal 5: Use the Huerfano County Land Use Code to mitigate hazards and protect life, land,
and property.
Policies
e ZLU Policy 5.1: The County uses building codes and Land Use Code requirements to
protect people from hazardous conditions. For example, the County adopts codes and
regulations that incentivize fire-preventative construction, flood prevention, hazardous
materials prevention, and address risks related to weather and earthquakes.
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ZLU Policy 5.2: The County uses available hazard data, particularly spatial

data, to effectively plan and mitigate hazards in development decisions.
Continuously reference and incorporate hazard mapping from the County

Hazard Mitigation Plan into future land use planning changes and decision-
making.

ZLU Policy 5.3: The County establishes mechanisms for ongoing monitoring and
evaluation of implemented changes to hazard-related policies.

ZLU Policy 5.4: The County protects the interests of residents by preserving and
expanding County-specific regulations for land uses associated with the extraction of
minerals and non-renewable resources, including but not limited to, oil and gas, coal bed
methane, aggregate, uranium, and other ores. The County also protects springs and water

wells, monitoring pre-development water quality and volume testing at least 3 miles from
potential sites.
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ZLU Action 5.1: Define the Wildland-Urban Interface (WUI) in the County Land Use Code.
The WUI is commonly defined as any developed area, or potential development, where
conditions affecting the combustibility of both wildland and built fuels allow for the
ignition and spread of fire through the combined fuel complex (Huerfano County
Community Wildfire Protection Plan, 2017).*

ZLU Action 5.2: Adopt elements of the ,a
code framework that sets building standards aimed at reducing fire risk and impacts.
Consider exempting affordable housing developments from these standards if adequate
mitigation activities have been completed in that area.

ZLU Action 5.3: Adopt codes and regulations that support findings from the County
Hazard Mitigation Plan; for example, encourage fire-preventative construction, flood
prevention, hazardous materials prevention, and address risks related to weather and
earthquakes.

ZLU Action 5.4: Provide education on wildfire risks for development on lots greater than 35
acres, which are not subject to local subdivision regulations and generally lack
infrastructure/services.

ZLU Action 5.5: Use hazard mapping from the 2024 HMP to create an overlay zone
(Sensitive Lands Overlay) to reflect areas of highest hazard risk; require additional
conditional use review in these areas. Possible permit conditions could include mitigation
steps such as fuels management and minimum defensible space requirements. In
particular, the County should reference mapped burn risk areas to guard against wildfire
damage.

ZLU Action 5.6: Revise the County road regulations to require all new subdivision
development to provide two points of ingress/egress from a County-maintained roadway
and construct internal roadways with an all-weather surface designed to withstand
weights and turning needs of all emergency vehicles.

ZL.U Action 5.7: Require all new subdivision development that results in five (5) lots or
greater to be approved for access and layout by emergency services including fire,
sheriff's office, and ambulance services.
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e ZLU Action 5.8: Regularly assess the impact of hazard-informed land use
policies on community development, making adjustments as necessary to °
address emerging challenges and opportunities. m@mmy

e ZLU Action 5.9: Create regulations that: Comprehensive

o Require siting of resource extraction away from residential
development and schools;

o Require independent review of all technical studies on all applications at the
applicant's expense.

o Require a permanent decommissioning bond for all non-renewable resource
development and require a decommission plan financed by the proceeds of the

bond.
*Recommended in the 2017 Huerfano County Community Wildfire Protection Plan

The Wildland-Urban Interface in Huerfano County According to the 2024 Huerfano County Hazard
Mitigation Plan (HMP), nearly the entirety of Huerfano County lies within the Wildlife-Urban Interface
(WUI). The County has not used hazard mapping to inform land use policy, leading to a potential
misalignment between allowed density and areas of increased risks due to hazards.

ZLU Goal 6: Improve code enforcement and education in Huerfano County; provide adequate
guidance to applicants and public notice for permitting processes.
Policies

e ZLU Policy 6.1: The County maintains current and accurate records of zoning and land use
information.

e ZLU Policy 6.2: The County provides clear information to assist applicants through
necessary permitting processes with the County.

Actions

e ZLU Action 6.1: Fix mapping of zoning districts to fix projection errors that show County
zoning districts extending into La Veta and Walsenburg.

e ZLU Action 6.2: Develop a resource guide for easements to address confusion regarding
creating easements and possible risks in the process.

e ZLU Action 6.3: Create a resource guide for developing tiny homes in Huerfano County
that discusses the differences between tiny homes developed on chassis or foundation
and relevant regulations.

e ZLU Action 6.4: Create a process guide to establishing a recreational amenity or holding a
recreation-related event (e.g., guiding business, park, RV park, bike race) in Huerfano
County.

e ZLU Action 6.5: Implement strategies to improve code enforcement, such as posting
building permits on applicant properties.

e ZLU Action 6.6: Create a permitting process for events on County roads.

ZLU Goal 7: Use land use regulations to preserve Huerfano County’s special qualities, including its
scenic views and dark skies.
Policies
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e ZLU Policy 7.1: The County encourages residential development to be sited,
built, and finished to protect and preserve scenic views. )

e ZLU Policy 7.2: The County promotes beautification and elimination of blight m@mmy
on County entrances at Highway exists and on all thoroughfares throughout Comprehensive
the County.

e ZLU Policy 7.3: The County protects its historical, natural, and archaeological resources;
development must be compatible with and not destructive to these resources.

e ZLU Policy 7.4: The County supports efforts to limit the siting of nuisance uses, such as
marijuana-related uses, away from residence, schools, hospitals, and other community
infrastructure.

Actions

e ZLU Action 7.7: Clarify and strengthen the County’s dark skies regulations to align with the
Sangre de Cristo Dark Sky Lighting Management Plan.

e ZLU Action 7.2: Identify key scenic views in Huerfano County and consider creating
overlay districts for those areas in which conditional use permitting would be required for
developments over a certain square footage or over a certain height. Permit conditions
could include mitigation steps to preserve scenic views, such as providing vegetative
screening.

e ZLU Action 7.3: When conditioning any land use permission, consider inclusion of a
provision for periodic County staff inspections to ensure the cleanup of debris and the
maintenance of land and buildings for the purpose of protecting the public health, safety,
and general welfare.

ZLU Goal 8: Expand economic opportunity through code changes.
Policies

e ZLU Policy 8.1: The County encourages daycare, childcare businesses, and home
occupations within Huerfano County.

e ZLU Policy 8.2: The County embraces local recreation-oriented businesses, such as
outfitters and guiding businesses.

e ZLU Policy 8.3: The County supports new industrial development adjacent to major
roadways, particularly along the Commercial-Industrial Corridors identified on the Future
Land Use Map.

e ZLU Policy 8.4: The County supports the strategic development of all three |-25
Walsenburg exits, particularly Exit 49.

e ZLU Policy 8.5: The County encourages land use decisions that involve partnering with RE-
1 and RE-2 school districts to ensure students are ready for training or advanced
education and/or develop post-secondary education facilities in the County.

e ZLU Policy 8.6: The County supports cooperative business development, along with
complementary land use changes that support cooperative business development (e.g.,
zoning that facilitates farmers’ markets, community land trusts, recognition and
protection of exclusive service boundaries for electric cooperatives, right-to-farm
regulations).

Actions
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e ZLU Action 8.1: Expand opportunities for home occupations in Huerfano
County. Allow home occupations in primary as well as accessory structures.

e ZLU Action 8.2: Make daycare, childcare and nursery schools and homes a
permitted use in all districts. They are currently prohibited in Industrial and
conditional in all other districts. In June 2021, the State of Colorado
home-based childcare uses to be zoned the same way as residences and to be subject to
the same fire safety and building codes as residences.

e ZLU Action 8.3: Add “recreation business” to the County zoning regulations to encourage a
variety of uses and businesses related to recreation, such as outfitters and guiding
businesses. Allow recreation businesses in appropriate districts.

ZLU Goal 9: Encourage energy efficiency and renewable energy development in Huerfano County.
Policies

e ZLU Policy 9.1: The County encourages renovations that are aimed at achieving safe,
quality, and energy efficient housing.

e ZLU Policy 9.2: The County promotes the use of personal wind energy and solar energy
systems, with minimal regulation, to support personal energy needs.

e ZLU Policy 9.4: The County supports wind energy development in the current wind overlay
area. Ensure that siting for these developments minimizes impact to productive ranching
lands and prime agricultural soils.

e ZLU Policy 9.5: The County supports upgrades to existing housing stock that incorporate
energy efficiency and renewable energy technologies.

Actions

e ZLU Action 9.1: The County allows the development of community and/or large-scale
commercial solar arrays on the east side of |-25 by permitting them in the Agricultural
zone. Ensure that siting for these arrays avoids productive ranching lands and prime
agricultural soils. Encourage siting solar arrays in reclaimed mining lands.
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Hazard Mitigation Plan (HMP) Executive Summary & Key Actions
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Hazard Profiles

The Hazard Mitigation Plan evaluates 16 potential hazards and assigns a level of risk
for each of them across the participating jurisdictions. Huerfano County has seven high-risk
hazards. The two hazards with the great number of high-risk designations are wildfire and
drought & extreme heat. Other hazards with high-risk designations include flooding, hazardous
materials (release), mud / debris flow, dam failure, and wind.

The Comprehensive Plan update presents the County with an important opportunity to consider
how these risks can be addressed through the development and implementation of policy.
Moreover, policies that proactively account for identified risks and guide future land use and
development accordingly can play a critical role in reducing the potential loss of life and property.

The following key information relates to the high-risk hazards and was considered in the
development of goals, objectives and policies for the Comprehensive Plan update. The
recommended actions, if implemented, will help Huerfano County mitigate the identified hazards
and protect the safety and well-being of residents and property.

Wildfire

The County recognizes wildfire as the priority natural hazard for Huerfano County. Relevant
takeaways from the HMP regarding wildfire include:

e Colorado and the Western US have seen significant increases in forest area burned in
recent years, and the risk of wildland fires in the future are expected to increase due to a
lengthening fire season and drier conditions. (HMP pg. 4.185)

e Any flammable materials are vulnerable during a wildfire, including structures and
personal property. The vulnerability of general property increases with proximity to
wildfire-prone areas. These structures receive an even higher level of vulnerability if the
properties surrounding them are not properly mitigated for fire. Appropriate mitigation
techniques include using ignition-resistant construction materials, leaving appropriate
spaces between buildings and vegetation, landscaping with non-flammable materials
(such as decorative rock or stone), and clearing of underbrush and trees. If a wildland fire
were to cross completely into an urban zone, the damage could be extensive and there
would likely be a higher potential of property and homes themselves to become fuel in
extreme fire weather conditions. (HMP pg. 4.186)

e There are 795 structures in the County that are located on 3,128 building parcels within
the moderate to high wildfire risk areas, equating to over $135 million of improved value.
When analyzing the differences in risk among jurisdictions, the unincorporated areas (i.e.,
areas within Huerfano County) account for 97% of the structures at risk and 98% of the
total value at risk. The threat of wildfire and potential losses increase as human
development and population increase. Although the population of Huerfano County is
projected to remain stable over the next decade, concerns have been raised by Hazard
Mitigation Plan Committee (HMPC) members regarding the influx of residents into WUI
areas.” (HMP pg. 4.186)
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e Continuing outreach for education and adoption of building codes that
prioritize the use of ignition resistant materials and defensible space are é)
necessary to keep up with increasing fire risk. Given that current building @)
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codes in the planning area are outdated in terms of wildfire resistance, it is
imperative to update and revise them to align with modern standards. The
development and maintenance of well-marked trails, strategically placed fire breaks, and
accessible evacuation routes can help create a safer outdoor recreational environment.”
(HMP pg. 4.189)

Wildfire Mitigation Actions
1. Update building codes to require the use of ignition-resistant construction materials.

2. Mandate the creation and maintenance of defensible space around properties in wildfire-prone
areas.

3. Implement education and outreach programs to increase awareness of wildfire risks and
mitigation techniques.

4. Develop and maintain well-marked trails, strategically placed fire breaks, and accessible
evacuation routes.

5. Restrict development in areas identified as moderate to high wildfire risk.

6. Implement a public education campaign on wildfire risks and mitigation practices, including
defensible space and emergency preparedness.

Drought and Extreme Heat
Relevant takeaways from the HMP regarding drought and extreme heat include:

e "The ability to meet today’'s water demands does not, by default, translate to the ability to
meet demands 20 or 30 years from now. Looking ahead, the County will need to be
thoughtful and strategic about the amount and form of new development it permits and
what effect that, as well as increased tourism, could have on the availability of a reliable
water supply.” (HMP pg. 4.55)

e Many communities are conducting long-range water supply studies or water conservation
plans to help strategize how to manage demand and sustain a long-term supply. This type
of planning is strongly recommended for Huerfano County and partner jurisdictions.

Drought and Extreme Heat Mitigation Actions
1. Conduct long-range water supply studies and develop water conservation plans in Huerfano
County and with partner jurisdictions.
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2. Track water usage and mitigate water loss to ensure that new development does E

not exceed the long-term water supply capacity.
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3. Promote water-efficient landscaping and irrigation practices in all applicable County
permitting processes.

4. Implement policies to manage and reduce water demand, particularly during drought
conditions.

5. Launch a public awareness program on water conservation techniques and the importance of
reducing water usage during drought conditions.

Flooding
Relevant takeaways from the HMP regarding flooding include:

e "The type of property damage caused by flood events depends on the depth and velocity
of the floodwaters. Faster moving floodwaters can wash buildings off their foundations
and sweep cars downstream. Pipelines, bridges, and other infrastructure can be damaged
when high waters combine with flood debris. Extensive damage can be caused by
basement flooding related to soil saturation from flood events. Homes in flooded areas
can also suffer damage to septic systems and drain fields. In many cases, flood damage
to homes renders them uninhabitable.” (HMP pg. 4.90)

e “County-wide there are 1,274 structures at risk in the 100-year floodplain worth over
S194M, based on the parcel analysis.” (HMP pg. 4.92)

e “Theimpacts of floodwater on critical facilities such as police and fire stations, health
facilities, and water or wastewater treatment facilities among others can greatly increase
the overall effect of a flood event on a community (e.qg., if critical potable facilities are
impacted). The GIS analysis performed indicates several critical facilities were found to be
vulnerable. Of potential concern are the school and EMS facilities noted. The HMPC noted
water distribution lines as additional infrastructure at risk to flooding.” (HMP pg. 4.93)

e “Based on a 100-year flood scenario, it is estimated that 185 buildings will be at least
moderately damaged, with 1 building estimated to have a complete loss. The estimate
total economic loss for this flooding scenario is $272M." (HMP pg. 4.94)

e The map showing economic losses due to the 100-year flood indicate that La Veta and
Walsenburg would experience the highest total losses, as well as the southern portion of
the County along Highway 12.

e “Mitigating the root causes of localized stormwater through on-site detention or choosing
not to develop in areas that often are subject to localized flooding will reduce future risks
of losses due to stormwater/localized flooding. Floodplain management practices
implemented through local floodplain management ordinances should mitigate the flood
risk to new development in floodplains” (HMP pg. 4.97)

Flooding Mitigation Actions
1. Enforce local floodplain management ordinances (Section 4.00 Flood Hazard Reduction) to
mitigate flood risk for new developments.
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2. Prohibit development in the 100-year floodplain and other high-risk flood areas.
3. Require developments over a certain size to include on-site stormwater detention ‘<§>’
to manage localized flooding. Community
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4. Develop and implement plans to protect critical facilities such as police, sheriff, and
fire stations, health facilities, and water treatment plants from flood risks.

5. Conduct regular maintenance and upgrades of existing flood control infrastructure.

6. Establish a flood awareness and preparedness program, providing residents with information
on flood risks, evacuation routes, and emergency supplies.

Hazardous Materials Release
Relevant takeaways from the HMP regarding hazardous materials releases include:

e “Should a hazardous materials spill occur near the built environment, impacts could
include reduced or limited access for a short period of time, or building and ground
contamination, or large fires associated with fuels and other flammable material that
could spread to structures.” (HMP p. 4.107)

e “The HMPC highlighted that the predominant trend in the planning area involves new
growth occurring primarily in non-urban areas. Consequently, the associated risk linked to
population density near train lines (on which hazardous materials are conveyed) remains
unchanged.” (HMP pg. 4.109)

Hazardous Materials Release Mitigation Actions

1. Develop and implement emergency response plans for hazardous materials spills. Prepare for
and develop mitigating actions for disruptions to transportation and impacts to public health in
the event of a spill.

2. New development near train lines and other transportation routes that convey hazardous
materials should be subject to additional conditional use review that considers vulnerabilities to
hazardous materials.

3. Conduct regular inspections and maintenance of facilities that handle hazardous materials.

4. Develop and distribute educational materials on the risks of hazardous materials spills and
appropriate response actions for residents and businesses.

Mudflow / Debris Flow
Relevant takeaways from the HMP regarding mudflow/debris flow include:

e "Most flows occur on areas with steep slopes and generally occurs more frequently in the
more mountainous areas of the County. Wildfires greatly increase the threat of mud or
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debris flows, so areas downslope of recent burn scars are more likely to
experience mud flow events.” (HMP pg. 4.119)

e “Residents living near steep slopes or downslope of wildfire burn scars are
also exposed to mud and debris flow hazards. Structural damage can range
from minor to total destruction. There are 249 structures within the identified
mud and debris flow susceptibility areas associated with the Spring Creek Fire, all located
in the Unincorporated County. The total market valuation of exposed structures is
$42,695,385." (HMP pg. 4.128)

e “While growth in the planning area is anticipated to be minimal, the emergence of new
developments, particularly in areas with steep slopes or recent burn scars, poses an
increased potential for exposure to debris flow. The rise in recreational tourism can further
amplify this exposure. These developments and activities can alter the dynamics of the
landscape, rendering them more susceptible to the associated risks of debris flow.” (HMP
pg. 4.131)

e “Locations with the highest probability of debris flow as a result of the Spring Creek Fire
include areas above Hwy 12, County Road 421, County Road 572, and the community of
Paradise Acres.” (HMP pg. 4.132)

Mudflow/Debris Flow Mitigation Actions
1. Restrict development in areas with steep slopes and areas downslope of wildfire burn scars.

2. Implement erosion control measures in areas prone to mudflow and debris flow.
3. Develop and maintain early warning systems for areas at risk of mudflow and debris flow.
4. Require structural assessments and retrofitting for buildings in high-risk areas.

5. Create an outreach program to educate residents about the dangers of mudflows and debris
flows, especially those living near steep slopes or burn scars.

Dam Failure
Relevant takeaways from the HMP regarding dam failure include:

e ‘Flood related policies in the comprehensive plan will help to reduce the risk associated
with dam failure hazard for all future development in the planning area.” (HMP pg. 4.37)

e “The Martin Lake and the Horseshoe Lake Dams could have the greatest potential impact
.. The largest populations potentially at risk are in the city of Walsenburg, downstream
from the Horseshoe Lake, Martin Lake, and Walsenburg Lake dams, and the town of La
Veta, downstream from the Wahatoya Lake Dam”’ (HMP pg. 4.38).

Dam Failure Mitigation Actions
1. Work with municipalities to continuously monitor risk levels for dam failure within the County.
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2. Conduct regular inspections and maintenance of dams to ensure their integrity.

3. Develop and maintain emergency evacuation plans for areas downstream of high- ‘<é>)

risk dams.
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4. Conduct community workshops and drills to raise awareness about dam failure
risks and familiarize residents with emergency evacuation procedures.

Extreme Wind
Relevant takeaways from the HMP regarding extreme wind include:

e A severe thunderstorm with high winds, or a tornado path in an older residential area with
older homes, large trees, and overhead utility lines will have a significantly greater impact
with the same storm in a new development with lower building density, modern
constructed buildings, small or newly planted trees, and underground power lines. Mobile
homes are particularly vulnerable to impacts of high wind events compared to other
housing types due to the methods of construction. Mobile homes represent 11%, 19%,
and 6% of housing units in unincorporated County, La Veta, and Walsenburg, respectively.”
(HMP pg. 4.196)

e “All critical facilities are likely exposed to risks associated with severe winds. Power lines,
communications networks, and other above-ground infrastructure are vulnerable to the
effects of windstorms both directly and indirectly.” (HMP pg. 4.196)

¢ “New development should be able to withstand or at least resist wind damage if properly
constructed.” (HMP pg. 4.197)

Extreme Wind Mitigation Actions
1. Require new developments to be constructed to withstand/resist wind damage.

2. Encourage the underground installation of power lines and other utilities to reduce windstorm
impacts.

3. Develop and implement tree management ordinances and programs to reduce the risk of wind
damage from falling trees.

4. Strengthen building codes to improve the wind resistance of mobile homes and older
structures. Example treatments to improve resistance to wind include: anchor and tie-down
systems, structural reinforcements, bracing, improved foundations, enhanced roof and wall
construction, window and door reinforcements, and using wind-rated construction standards
(e.g., HUD Wind Zone standards).

5. Implement a public information campaign on windstorm preparedness, including tips on
securing property and creating emergency plans.

Innovative Housing Opportunities in Huerfano County
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generation of affordable housing in Huerfano County, the City of Walsenburg, and the
Town of La Veta. This plan was written in lieu of a housing chapter for the Huerfano
County Comprehensive Plan. The tactics and actions outlined in this plan are
intended to function as operative housing policies in this Comprehensive Plan.
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Community Goals
Through community and stakeholder engagement, four primary community goals were identified:

1. There is abundant, quality housing for workforce and community-serving professionals.

2. There is abundant, quality specialized housing (transitional housing, senior housing, etc.)

3. There is sustainably built and sited housing (hazard and water-conscious, adaptive reuse,
sustainable materials).

4. Huerfano County residents have access to housing, improving economic vitality and
community health.

Tactics and Actions to Increase Affordable Housing

Six tactics to increase affordable housing were identified as policy objectives with associated
actions to ensure effective adoption. Many of these tactics align with or support DOLA's 15
Qualifying Strategies to promote affordable housing, as part of Proposition 123.

1. Build capacity to plan, construct, and manage affordable housing and support the
process. This will take the form of a dedicated organization to oversee housing programs
and initiatives, such as a housing authority or housing coalition. This organization will be
the catalyst and the champion of many of the following tactics and actions.

2. ldentify and provide a designated funding source for affordable housing. The source of
funding may have implications on land use dynamics and regulations, such as taxes on
short-term rentals, or fees on commercial developments over a certain size.

3. Establish a clear, efficient, and effective development process that facilitates and
incentivizes the development of a variety of housing types. This tactic incorporates many
of the DOLA Qualifying Strategies and has implications on land use regulations. Select
recommended actions include the use of publicly owned real property for affordable
housing, adopting a density bonus program for affordable housing, creating a land
banking program, and reducing minimum parking requirements.

4. Facilitate local ownership and occupancy of units, support a year-round community of
workers, families, and retirees. Recommmended actions to achieve this tactic include using
a deed restriction model for housing, developing short-term rental regulations, and
financial support for local homeowners and workforce.

5. Preserve and maintain Naturally Occurring Affordable housing (NOAH). Preservation of
naturally affordable housing requires regular rehabilitation and maintenance, energy
efficiency improvements, and occasional demolition of unsafe housing. Establishing a
land bank for blighted or underutilized properties ensures affordable land for housing
development.
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developed for the Innovative Housing Opportunities gé)
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Suitability Analysis
The IHOP project developed a Housing Suitability Analysis tool* to analyze where new housing
development (including affordable housing) is most appropriate and suitable in Huerfano County,
La Veta and Walsenburg. This analysis serves as a tool for policymakers, planners, and housing
developers to make informed decisions about land use regulation and resource investment for
housing development projects. This tool considers a variety of variables that affect the suitability
of a site for housing, including natural hazards, proximity to roadways and other infrastructure,
and proximity to businesses and community amenities. The tool is intended to assist in site
selection for affordable housing, promoting housing opportunities that are strategically located,
accessible to a diverse range of residents within a region, and harmonious with natural resources.

*This tool should be evaluated and updated over time to ensure accuracy.
Opportunity Site Profiles

Using the Suitability Analysis and extensive stakeholder engagement, twelve opportunity sites
were identified as potential sites for affordable housing throughout Huerfano County, Walsenburg,
and La Veta. These profiles are intended to inform affordable housing developers, documenting
the beginning of the due diligence process and providing a draft concept for housing
development. Four sites were identified in Huerfano County:

Rio Cucharas Inn
Gardner PUD Site
Black Knight Inn
Former Youth Camp

These sites are identified on the Huerfano County Future Land Use Map, and all but the Gardner
PUD site are located within the “Wellness Hub” Future Land Use Designation.
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Huerfano County faces many challenges related to economic development,
including population stagnation, high poverty rates, and an aging population
The County has suffered from an overall lack of economic opportunity, from larger employers
to small businesses. In the future, there will be distinct opportunities for economic
development in certain industries (e.g., manufacturing, tourism). There is also a growing need
for support services for the community's older residents which may spur economic
development in care-taking services.
Child poverty is an acute issue in Huerfano County; 17.6% of County residents are in poverty.
Only 244 residents of the County are under 5 years old, but 56% of County residents in poverty
are under 5 years old. There is a clear need for economic development strategies that aim to
reduce poverty and increase earning power for struggling residents.
Cooperative business models offer one method of empowering individuals who may have
previously struggled to participate in the workforce.
The cost of living has increased significantly in the last few years due to state and national
trends in inflation. The cost of housing and transportation is particularly high for Huerfano
County residents as they must travel far distances to access certain goods and services.
Attracting key services and retail businesses to locate within the County would have a
meaningful impact on travel time and costs to residents.
This memo identifies several opportunities to support economic development and community
prosperity in Huerfano County. These opportunities are described in more detail at the end of
the memo:
e Encourage business formation, including cooperative businesses
e Address workforce limitations
e Support elderly residents
e Adopt an anti-poverty strategy and address substance abuse
e Emphasize resident wellbeing as a component of economic health
e Leverage key transportation networks as part of the County’s economic development
strategy
e Promote sustainability and environmental sensitivity in economic development
decisions
e Enhance downtown vibrancy and promote tourism, particularly recreational tourism
e Cultivate a culture of hope and commitment within communities and residents of
Huerfano County

Economic Development Key Facts

e Huerfano County’s population has largely stagnated in recent decades. The County’s
population has been on an overall declining trend over the past 20 years. Without new
investments in industries or other changes that would substantially impact population, the
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County’s population is expected to decline in coming decades. (Source: DOLA,
State Demographer)

The County’s population of residents ages 85 and up is expected to increase
by over 50%. Residents ages 85 and up currently make up 2% of the County’s
overall population. At the same time, the County’s population of residents ages
55-64 and 65-74 are expected to decrease by 22% and 36%, respectively. The population
of children ages 0-17 is expected to slightly decrease by 8.3%. (Source: DOLA, State
Demographer)

14.24% of families in Huerfano County are living below the poverty line, compared to 6% in
Colorado. La Veta's poverty rate is on a downward trend, while Walsenburg's is on an
upward trend. (Source: ACS, 2021)

22.3% of Huerfano County residents have a disability, compared to 11.2% of residents of
Colorado. 75% of individuals with a disability or disabilities are senior citizens, and half of
all residents over 75 years old have a disability. About a quarter of residents between 65
and 74 have a disability. The most common type of disability is related to the ability to
walk and move (Ambulatory — Having Serious Difficulty Walking or Climbing Stairs).
(Source: ACS, 2021)

2022100% Area Median Income thresholds for households in Huerfano County is as
follows:

1 person

2 person

3 person

4 person

5 person

$57,600

$65,800

$74,000

$82,200

$88,800

Source: CHFA 2022
In 2021, 64.2% of income earned in Huerfano County was from non-labor sources, such
as federal assistance, social services assistance, and investment income. In comparison,
37.6% of income in Colorado was from non-labor sources in 2021. Given the high rates of
poverty in the County, this statistic indicates high use of and need for income
assistance."" 54% of income earners in Huerfano County collect Social Security, compared
to 25% statewide. (Source: Headwaters Economic Profiles, 2021)
For about 13% of County residents, housing and transportation costs make up over 87%
of their income. At an average of 35% of median household income, transportation costs
are particularly steep in Huerfano County. For households earning about $30,000 dollars a
year (about 80% of the median household income for the County), typical housing and
transportation costs make up 82% of income. (H&T Index, 2021)
Huerfano County’s employment by industry is largely similar to statewide metrics, with a
few notable exceptions:
o 13.6% of jobs in Huerfano County are in "Arts, entertainment, recreation,
accommodation, and food services” (compared to 9.7% statewide)
o 7.9% of jobs in Huerfano County are in “Ag, forestry, fishing & hunting, mining”
(compared to 2.1% statewide)
o 11.9% of jobs in Huerfano County are in public administration, compared to 4.7%
statewide
o 9% of jobs in Huerfano County are in professional services, compared to 14%
statewide
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(Source: ACS, 2021)

Almost 50% of Huerfano County workers commute over 50 miles to work
each day. The proportion of “super commuters” has grown in recent years — in
2005 the share of super-commuters was only 30% and it was between 40 and
45% in 2010 and 2015 respectively. (Source: Census, 2021)

The closure of the Huerfano County Correctional Center in 2010 eliminated 188 jobs. The
County has struggled to bring in major employers for several reasons including a lack of
housing opportunities for workers. The County currently has very limited formal childcare
options.

Economic Development Goals, Policies, and Actions

ECONOMIC DEVELOPMENT Goal 1: Encourage the retention and expansion of existing
businesses and the attraction of new businesses that will benefit the County. Address the barriers
to business formation in Huerfano County (e.g., affordable housing, transportation, worker
education and skills development) and target needed business types.

Policies

ED Policy 1.1: The County encourages and enables the formation of cooperative business
models in Huerfano County.

ED Policy 1.2: The County collaborates with current and potential large employers to
facilitate employee housing opportunities, which are often essential to business
formation.

ED Policy 1.3: The County prioritizes support for existing businesses and encourages the
development of local entrepreneurs.

Actions

ED Action 1.1: Provide guidance on creating cooperative business models or provide
technical assistance for starting a cooperative business.

ED Action 1.2: Identify a list of high-priority businesses and professionals for the County.
For example, this list could include in-demand professionals such as plumbers,
electricians, and lawyers. Offer reduced fees or other appropriate incentives for an
individual seeking a business license for a high-priority business.

ED Action 1.3: Partner with the nearest USDA SBDC (Small Business Development Center)
to train future business owners, get access to loans, and to provide other forms of
assistance.

ED Goal 2: Encourage the development of an adequate workforce to support existing and
potential businesses.
Policies

ED Policy 2.1: The County supports the development of a variety of housing opportunities
that cater to potential residents of different income levels; the County considers housing
opportunities as a critical dimension of economic development

ED Policy 2.2: The County supports efforts to build and market Huerfano County as a
remote working/flexible working destination, which may attract a broad and diverse
workforce
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a truck driving school in Huerfano County that would make strategic use of
the County’s proximity to I-25.
Actions

e ED Action 2.1: Partner with Trinidad State College, CSU Pueblo and other
educational institutions to ensure students and workers in Huerfano County learn the
skills needed to participate in the local workforce.

e ED Action 2.2: Partner with local school districts to align educational opportunities with
top-needed jobs in the County.

e ED Action 2.3: Educate employers on opportunities to improve the efficiency and quality of
hiring processes.

The Importance of a Strong Workforce Huerfano County lacks skilled tradespeople, workers, and
other professionals, from electricians to doctors and those working in the social services and
caretaking industry. This workforce limitation has far-reaching implications for Huerfano County’s
economy and quality of life — for example, housing in Huerfano County may be more likely to fall
into disrepair without available contractors and other important services.

ED Goal 3: Support the health and economic wellbeing of the County’s growing population of
senior citizens.
Policies

e ED Policy 3.1: The County supports improved access to medical care and safe, suitable
housing for older residents.

e ED Policy 3.2: The County supports multi-generational housing opportunities, such as the
ability to have additional dwelling units on a lot by right — this can allow multiple
generations to live in close proximity.

e ED Policy 3.3: The County prioritizes the training, recruitment, and retention of
professionals who support older populations -- this includes trained nursing staff,
caregivers, and other supportive jobs to assist the County’s older population.

e ED Policy 3.4: The County supports efforts to improve quality of life through services and
recreational amenities that would improve Huerfano County as a great place to retire.

Actions

e ED Action 3.1: Identify and pursue opportunities to create “aging-in-place” housing
opportunities. “Age-in-place” options are typically small units that allow older residents to
remain at home living independently or semi-independently for longer periods of time.
This can be achieved through new construction or through upgrades to existing housing
stock.

e ED Action 3.2: Facilitate opportunities for retired and semi-retired residents to work and/or
volunteer their time in Huerfano County.

ED Goal 4: In County efforts to encourage economic development, prioritize the wellbeing of
residents alongside growth-related goals (e.g., increasing overall jobs, attracting new industries
and talent).
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Policies
e ED Policy 4.1: Huerfano County supports the development of housing, o
recreation opportunities, access to nutritious food, and other key elements m@miw
that improve community health outcomes. Improvements to community Comprehensive
wellbeing and quality of life will also help attract and retain a talented
workforce, including remote workers.
e ED Policy 4.2: The County prioritizes efforts to create and maintain affordable housing
opportunities in Huerfano County, particularly workforce housing opportunities.
e ED Policy 4.3: The County supports development patterns that support walkability and
other drivers of public health.
e ED Policy 4.4: The County facilitates the development of new recreational opportunities
and/or access to existing opportunities. Encourage recurring recreational and artistic
events which enhance life in Huerfano County and create business growth in other
economic sectors.
Actions
e ED Action 4.1: In future updates to the County’s land use code, encourage clustered
patterns of development that provide more opportunities and flexibility for mixed-use,
village-style districts. These walkable patterns of development support active lifestyles for
County residents.

ED Goal 5: Ensure that the County has appropriately located, well designed commercial/industrial
development.
Policies
e ED Policy 5.1: Huerfano County capitalizes on the I-25 transportation corridor as a key
investment area for commercial/industrial development.
e ED Policy 5.2: The County supports the development of warehouse and transportation
businesses that rely on the movement of goods north-south along I-25 and east-west
along Highways 10 and 160.
e ED Policy 5.3: The County supports opportunities for rail freight and passenger service as
well as potential rail connections between Alamosa and Walsenburg.
Actions
e ED Action 5.1: Develop a strategic approach to signage along I-25; advertise Huerfano
County communities and opportunities for food, gas, entertainment using billboards or
other appropriate signage.

Huerfano's Strategic Location Huerfano County is strategically located at the confluence of
several major roadways and railways. This creates an important opportunity for the County to
function as a hub for shipping, manufacturing, and other businesses that rely on proximity to
major transportation networks.

ED Goal 6: Encourage sustainability, renewable technologies, and environmental sensitivity in all
aspects of Huerfano County’'s economic development strategy.
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Policies
e ED Policy 6.1: The County prioritizes community solar along Highway 10 and
other major roadways with high sun exposure and close proximity to
consumption and/or interconnection points. Areas along Highway 10 are
strategic locations for community solar due to their proximity to
interconnection points.
e ED Policy 6.2: The County supports battery storage projects in collaboration with SIEA to
facilitate renewable energy availability at peak demand times
Actions
e ED Action 6.1: Provide public education on the value of solar tax credits and the process to
switch to solar energy sources.
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Huerfano's Renewable Energy Potential Huerfano County has good solar resources, particularly in
the eastern portions of the County that lie out of the shadows of mountains. San Isabel Electric
Association (SIEA) reports that the County is well-positioned to develop small-scale solar
operations, such as rooftop solar and small community solar farms. The County also has
exceptional wind resources.

ED Goal 7: Promote resource efficiency, particularly with regard to water.
Policies
e ED Policy 7.1: The County supports rainwater conservation practices on public and private
properties throughout Huerfano County.
Actions
e ED Action 7.1: Share and distribute best practices regarding personal and commercial
water usage in the County; provide incentives for water-conscious business practices.

ED Goal 8: Support the vibrancy and beautification of Huerfano County’s downtowns and work to
reduce economic leakage.
Policies
e ED Policy 8.1: The County supports efforts to identify gaps in the local market for goods
and works to reduce leakage issues in the local economy. Leakage in local economies
refers to the outflow of money from a local economy to other regions or countries, which
diminishes the economic impact of local spending. This occurs when local businesses
and residents spend their money on goods and services that are produced outside the
local area, leading to a reduction in the circulation of money within the local economy.
Actions
e ED Action 8.1: Consider implementing a revolving loan program for downtown businesses.
Revolving loan funds are a common tool used to assist with small business development
and building upgrades, particularly in downtown and/or historic areas. Many communities
have chosen to use ARPA funding to create a revolving loan fund.
e ED Action 8.2: Identify opportunities to support Huerfano County communities in the
winter months (e.g., winter-specific festivals and events, support for winter sports
activities and associated amenities at Cuchara).
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e ED Action 8.3: Provide education for local business owners to help them
support and capitalize on Huerfano's main economic opportunities. This o
education could take the form of a guide for local businesses to tap into m@miw
Huerfano County’s key industries and market opportunities. Comprehensive

e ED Action 8.4: Discourage parking requirements within Huerfano County’s

Plan
downtown areas to support economic vibrancy; onerous parking regulations can make
downtowns and business districts less walkable and inviting to residents and visitors.

ED Goal 9: Promote Huerfano County as a destination for recreational and heritage tourism and
capture economic benefits from tourism and visitation.
Policies

e ED Policy 9.1: The County promotes its unique setting and tourism draws, such as the
scenic Highway of Legends, golf courses, parks, skiing, fishing, hiking, biking, horseback
riding, and arts and cultural events.

e ED Policy 9.2: The County supports enhancements to navigability through improved
wayfinding and signage.

e ED Policy 9.3: The County encourages short-term and long-term visits to Huerfano County
communities with the strategic addition of electric vehicle charging stations, particularly in
Cuchara and Gardner. This would provide an opportunity for visitors to support local
businesses while they are charging their vehicle.

Actions

e ED Action 9.1: Implement a revolving loan program for downtown businesses. Revolving
loan funds are a common tool used to assist with small business development and
building upgrades, particularly in downtown and/or historic areas.

e ED Action 9.2: Collaborate with community organizations to grow the County’s tourism
marketing strategy (e.g., wayfinding, web presence) under the label of “Spanish Peaks
Country.”

e ED Action 9.3: Consider creating a tourism improvement district encompassing all or
portions of Huerfano County. This type of district is used to fund marketing and
promotion of tourism in a given area. The district typically generates funding by
generating lodging taxes or other similar fees.

e ED Action 9.4: Continue ongoing efforts to produce gravel biking promotional materials
and information.

e ED Action 9.5: Continue to work with stakeholders on ways to market and brand the
County and the region as a unique recreational destination.

e ED Action 9.6: Collaborate with relevant land managers to complete physical
improvements to roads and trails that improve access to recreational amenities.

ED Goal 10: Embrace innovative business ideas and create an atmosphere of hope in Huerfano
County.
Policies
e ED Policy 10.1: The County fosters a business-friendly environment through incentive
programs, direct outreach to local business owners, and business education programs.
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e ED Policy 10.2: The County supports work-from-home and home business
opportunities to encourage a wide variety of work opportunities in Huerfano °
County. @1
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e ED Policy 10.3: The County supports exploration of untapped economic
opportunities related to Huerfano County’s unique set of natural resources.
For example, consider opportunities for brick manufacturing from the County’s abundant
clay soils.

Actions

e ED Action 10.1: Highlight success stories of local businesses and events through the
County’s channels (website, social media, emails, etc.)

e ED Action 10.2: Identify ways that the County’s abundant natural resources can be
sustainably harvested and managed to improve its economy through private investment
and job creation. Opportunities to consider include, but are not limited to, mid-scale
production of beef jerky and the creation of commercially operated carbon sinks / carbon
sequestration areas where dead or live wood is buried to reduce the release of carbon
typically caused by tree decomposition.

ED Goal 11: Create and support opportunities for cooperative business models to establish in
Huerfano County.
Actions
e ED Action 11.1: Encourage interested local businesses to seek out technical assistance
organizations (e.g., the Rocky Mountain Employee Ownership Center). These
organizations can help retiring business owners with succession planning and conversion
of their businesses into employee-owned enterprises.
e ED Action 11.2: Consider establishing preference clauses for cooperatives or employee-
owned companies in local public procurement and contracting processes.
e ED Action 11.4: Consider offering economic development incentives to cooperative
businesses.

The Potential of Cooperative Business Models The following text is an excerpt from a report on
Employee Ownership in Huerfano County developed by the Rocky Mountain Employee Ownership
Center. "Employee ownership (EO) is a concrete economic development strategy to address rural
business stagnation and to prevent job loss or loss of community wealth due to business
closures or sale of a business to an outside interest who may be less invested in a community. In
particular, employee ownership has grown rapidly across the United States since the economic
crisis of 2008. Between 2011 and 2019, there were 195 new worker cooperatives formed in rural
communities, while 750 cooperatives were formed in urban areas.| 1| Between 2019 and 2023,
worker cooperatives grew another 35% in the US. The U.S. Department of Agriculture has
documented an increasing number of rural jurisdictions that are pursuing cooperative support as
an economic development strategy, and recently announced plans to invest “more than $1.2
billion in assistance to rural cooperatives to increase economic opportunity and advance equity in
rural America.”
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Currently, total of 6 out of 10 business owners are approaching retirement
within 10 years, and over 76% of Colorado small businesses are owned by
baby boomers.[3| This is a particular problem in rural counties, with aging
populations.

Only 20% of businesses get sold upon an owner’s retirement; the remainder are shut
down, which turns into job loss for employees.

Only 15% of business owners have a succession plan; the rest have no plan for their
business and no idea who to sell it too—a particular problem in rural areas.

In a 2016 Department of Commerce survey, 8,266 Colorado business owners aged 65 and
over said they would be interested in selling to their own employees — but many do not
know how or where to turn for help.

Considering that Huerfano County has a higher percentage (55.3%) of elderly individuals,
compared to 39.5% in Otero, and 45.6% in Las Animas, including cooperative creation and
cooperative conversion assistance to businesses in Huerfano County will help Huerfano
become a leading rural County to include employee ownership as the key economic
development strategy. (Rocky Mountain Employee Ownership Center)

Additional actions that can help support cooperative businesses include funding expenses to
start-up or assess feasibility of a project (e.g., Property tax reductions for housing cooperatives,
suspending sales tax remittances to offset the legal and accounting fees required to accomplish
a conversion to employee ownership, offering local funding for cooperative start-ups, establish
Revolving Loan Funds using USDA or other grants, building connections with existing social
impact/coop support loan funds (e.g., The Working World loan fund) to help local coop projects
engage with national funding networks, identifying a percentage of local small business
development funds to go to cooperatives, and funding feasibility studies for new cooperative
projects.!

! Further reading on cooperative business models includes:
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Driving is currently the main mode of transport in the County, but public
engagement conducted as part of this project shows that there is interest in having access to
more transit and options for walking and bicycling. This sentiment aligns with policies in local
and regional plans that identify the need for investment more multimodal facilities.

Huerfano County has limited infrastructure and programs to accommodate and encourage
walking, biking, and the use of transit. However, it has the foundation for a comprehensive
multimodal network, and opportunities to enhance connectivity and transportation options for
all ages, abilities, and income levels in the years ahead.

There are ample opportunities for recreational bicycling and hiking in the County, but access to
facilities can be limited and connections between them in some locations are limited or not
available.

Access to transportation for commuting purposes (within the County and to neighboring
counties) is a major need. A variety of high-quality transportation options helps enhance
economic opportunities for residents.

CDOT's Statewide Transit Plan establishes the framework for an integrated statewide transit
system. This plan provides a summary of data and survey responses related to transportation
gaps and needs. The state is broken up into different Transportation Planning Regions (TPR),
and Huerfano County is located within the South-Central TPR. When survey respondents were
asked whether they depended on others for transportation, the highest level of dependency
was identified in the south-central region. Responses also showed the highest likelihood of
using fixed route-public transportation or on-demand services instead of driving if these
options were offered. In addition, older adults are expected to comprise over 25% of the
population in the region by 2045. Taken together, these data points convey that expanded
transit service is likely to play an important part in the County’s future transportation system.

Transportation Key Facts

e The majority (63%) of the County’s Vehicle-Miles-Traveled (VMT) occurs on 1-25.

e | ooking ahead, CDOT projects that VMT in the South-Central TPR will increase by 30%
from 2015 to 2045.

e The County has a larger percentage of residents who commute by driving a vehicle alone
(72%) when compared to the State (63%).

e Public transit mode share is much lower rate in the County (0.3%) when compared to the
state (1.3%).

While still relatively low, the County has a larger percentage of residents who walk to work
(4%) when compared to the state (2.3%).

e Since the year 2010, VMT per capita has grown 10% in the County, which is more than
double the rate of increase when compared to the State's growth of 4%. One likely cause
of this variance is that some employees who reside in the County drive to and from jobs in
Trinidad, Pueblo, and Colorado Springs.
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e The greatest number of vehicle crashes in Huerfano County occurred on State

Highway 160, followed by State Highway 69.

e State Highway 12 is the core of the Highway of Legends Scenic Byway and
has been designated by CDOT as a High Demand Bicycle Corridor, which is
used to plan and prioritize bicycle investment and maintenance

e CDOT operates a commuter bus, Bustang (Outrider Line), and has a stop in Walsenburg.
This route has northbound line (from Trinidad to Pueblo) and a southbound line (Pueblo to
Trinidad) that each run an AM and PM schedule. The interval between northbound arrivals
and southbound departures in Walsenburg is slightly less than 8 hours. The interval
between southbound arrivals and northbound departures in Walsenburg is about 4 hours.
This schedule does not fit the schedule of workers along the route who commute to
Walsenburg and need to work an 8-hour schedule.

e The South Central Council of Governments (COG) provides door-to-door, demand-
responsive, and subscription transportation services to senior citizens, people with
disabilities, and the general public. Service demand is primarily concentrated in
Walsenburg, the most populous city in the County. Pre-COVID, ridership in Huerfano
County made up about 1/3 of total ridership.

e CDOT projects that VMT in the South-Central TPR will increase by 30% from 2015 to 2045.

e Public input indicated that the three most needed transportation improvements are road
maintenance, local transit, and regional transit connecting to Pueblo & Trinidad.

&
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Transportation Goals, Policies, and Actions

TRANSPORTATION Goal 1: Increase access to public transit that connects residents and visitors
to key destinations.
Policies
e T Policy 1.1: The County supports and invests in services that will improve residents’ and
visitor access to transit connecting key origins and destinations both within and outside
the County.
Actions
e T Action 1.7: Conduct a study to determine where on-demand or fixed route shuttle
service should be provided to better connect County residents to jobs, education, and
services; especially for those residing in more remote areas. As part of this study, assess
whether demand is sufficient to pilot (test) a fixed route or on-demand shuttle between
Walsenburg and La Veta and whether such a route / service could include Gardner and
Cuchara.

e T Action 1.2: Conduct a county-wide education campaign to grow residents’ awareness
about and promote ridership on existing mobility service administered by the SCCOG and
CDOT's Bustang Outrider Line. Coordinate with CDOT to evaluate Bustang's current service
schedules (for the Trinidad to Pueblo Line) in the County and determine whether schedule
adjustments would better serve employees working within the County and in employment
hubs outside the County including Pueblo and Trinidad.
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e T Action 1.3: Develop a county-wide carpooling initiative in collaboration with
the Colorado Workforce Center to mitigate dust and facilitate ride-sharing
among residents, particularly for commutes to job centers such as Pueblo.
Encourage employers to offer incentives to employees who participate in the
carpool program.

e T Action 1.4: County land development and public works staff should stay apprised of
ongoing Front Range Rail Planning efforts and work with County Commissioners to
determine if they want to formally advocate for a future stop in Walsenburg.

T Goal 2: Support rail as a transportation mode within the County and address safety concerns at
rail crossings.
Policies
e T Policy 2.1: The County supports efforts to address safety issues at rail crossings in the
County.
Actions
e T Action 2.1: The County should continue communications with rail companies to
understand intended, future changes to routing or operations (i.e., frequency of
movements).

T Goal 3: Increase mobility options for seniors and disadvantaged populations.
Actions
e T Action 3.1: Support efforts to better connect and establish ride share opportunities
among residents that don’t own a private vehicle; support efforts to prevent impaired
driving.
e T Action 3.2: Identify and publicize which recreation opportunities require 4WD to access;
explore appropriateness of ATVs on some County roads and thoroughly evaluate pros and
cons of expanding ATV use.

Transportation Access & Equity In more remote parts of the County, many seniors and lower
income residents and residents living in poverty don't have access to a private vehicle and
therefore have limited means of reaching critical services (i.e., healthcare), employment,
education, and other community destinations.

T Goal 4: Promote pedestrian and bicyclist safety and connectivity of pedestrian facilities (e.g.,
sidewalks, paths, trails).
Policies
e T Policy 4.1: The County supports development and project designs that incorporate
pedestrian and bicycle facilities whenever possible and feasible.
e T Policy 4.2: The County supports actions to ensure that growth areas (e.g., village areas
and the Wellness Hub area) have adequate pedestrian facilities.
e T Policy 4.3: The County collaborates with Walsenburg and La Veta on pedestrian facilities
and connectivity projects as appropriate.
Actions
e T Action 4.1: Complete designs for off-street multi-use trails in Cuchara and Gardner.
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T Action 4.2: Identify a prioritized and phased list of projects necessary to

improve safety, access, and connectivity for pedestrians in Huerfano é)
County. @1

T Action 4.3: Research grant opportunities to find ways to fund the
development of a Non-Motorized Transportation Master Plan to identify
existing and proposed non-motorized transportation routes throughout the County

and the construction of additional bicycle, pedestrian and related alternate
transportation routes in the County.
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T Action 4.4: Install bike racks and repair stations throughout Huerfano County. (See
Huerfano County Outdoor Recreation and Main Street Development Community Action
Plan for more detail on this recommendation)

T Goal 5: Promote proactive facility planning and maintenance of County roadways and
transportation facilities.

Actions

T Action 5.1: Develop a plan that prioritizes and phases maintenance and
construction projects; ensure that all County dedicated and maintained roads meet
uniform minimal standards of design and construction.

T Action 5.2: Develop a database that Huerfano County Road and Bridge staff can use
to assign a pavement condition rating to County roads. The database can be used to
prioritize/phase projects and be updated over time.

T Action 5.3: Develop a prioritized list of locations where water intrusion and erosion
is causing greater risk for roadway bed or bridge failure.

T Action 5.4: Coordinate roadway projects with major utility projects when possible so
that areas and periods of disruption can be minimized.

T Action 5.5: Coordinate with CDOT and continue to encourage pavement
resurfacing/overlay on State Highway 12 between the intersection of SH 160 and La
Veta.

T Action 5.6: Encourage the education of existing and potential residents in regard to
County maintained roads.

T Action 5.7: Advocate for four-foot paved shoulders along all state highways through the
County.

T Action 5.8: Support the implementation of the South Central Transportation Planning
Region's 2035 Regional Transportation Plan (RTP).

T Action 5.9: Support the County’s Spanish Peaks Airfield and encourage continuation of
La Veta's Cuchara Valley Airport and other private airfields.

T Goal 6: Identify cost-saving measures and/or new sources of revenue to help cover the
costs of maintaining roads within subdivisions.

Actions
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T Action 6.1: Consider an increase in developer fees or property taxes, or a
transportation impact fee for owners within subdivisions to cover the
disproportionate cost burden to the County.

T Action 6.2: Consider revisions to the County’s subdivision policy or
regulations to assign a greater level of road maintenance responsibility to
developers and/or property owners.

T Action 6.3: Encourage the use of local improvement districts to support
transportation planning and development in Huerfano County.
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Recreation & Trails Key Takeaways @»
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e The County does not directly manage the vast majority of recreational assets
within its bounds.

e Many of the existing recreational roads and trails are located in the remote northwest and
southwest portions of the County, far from the majority of the residents in the County.

e Huerfano County has lower than average recreation access scores when compared to state
and national rankings. Increasing recreation access scores requires placing recreation
facilities such as parks or trail systems near population centers and identifying other access
gaps such as transportation needs and accessibility considerations for existing recreation
amenities.

e Public engagement results have indicated that residents are interested in more access to
recreational facilities and trails, as well as more programming for young residents

e Thereis a need for recreational facilities and programming to support older residents of
Huerfano County, who could benefit from increased access to activities and amenities that
could improve their health

e Many relevant planning documents and initiatives speak to the importance of creating a
cohesive and well-connected recreation destination and point to signage as a way to support
this goal. Signage and wayfinding (e.g. trail maps, trail markings, trailhead kiosks, etc.) can
help increase community awareness and guide visitors between destinations

e A successful well-connected and cohesive county-wide trail system must include coordination
with Huerfano's municipalities and other communities such as Cuchara and Gardner

Recreation & Trails Key Facts

e The U.S. Forest Service (USFS) manages the majority (93%) of recreational trails and
roads found in the County.

e About 75% of land in Huerfano County is owned privately, a higher percentage of private
land ownership compared to Colorado as a whole (57%). The other 25% of land consists
of federal lands (Forest Service and BLM), state land (State Trust Lands, State Parks) and
County and municipally owned land.

« Lathrop State Park, located southwest of Walsenburg, is a popular destination for locals
and visitors, estimating approximately 153,000 visitors in 2021./ 1| According to a survey
conducted by CPW, about 50% of visitors are from within 15 miles, and 23% of visitors are
from over 60 miles away. Colorado State Parks Annual Visitation Report, 2021

e InHuerfano County, 44% of people live close to a park or recreation facility, much lower
than across Colorado (90%) and the United States (84%).

e The City of Walsenburg Comprehensive Plan notes a priority to extend a regional trail
along the Cucharas River from Lathrop State Park to Walsenburg.

e The Town of La Veta Trails Plan articulates a vision to create “an interconnected
community-based system of parks, open spaces and trails for people of all ages and
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abilities and to connect to the regional trail system.” The plan mentions a
Cucharas Riverfront and River Walk Trail that would be a relatively flat grade o
and accessible. It also prioritizes trail connections between Wahatoya Lake m@mmy
and the Diagre Reservoir. Gy
e With the dramatic population growth that Colorado has experienced in the last
30 years, many pf the state’'s natural resources have experienced intense pressure due to
an increase in outdoor recreation. While this is less of an issue to date in Huerfano County
compared to Summit County and Clear Creek Counties, for example, the potential exists.
Litter, degradation of wildlife habitat, and vehicle congestion on access roads and at trail
heads are just some of the common issues that popular areas are experiencing. The
County will need to remain vigilant so that increased recreation and visitation doesn't
result in the same unintended consequences.
e 94% of Visioning Survey respondents indicated that “Scenic Beauty” is one of Huerfano
County’s greatest strengths.

60% of Visioning Survey respondents indicated that “Recreational amenities and wildlife”
are one of the County’s greatest strengths. Some write in comments highlighted the
County’'s “remote and peaceful” qualities, “remote nature,” and rural environment as
strengths.

41% of Visioning Survey respondents indicated that improvements to trails were one of
the most-needed transportation improvements in the County. 32% indicated that
improvements to bicycle facilities (bike lanes, bike racks, bike routes) were most needed.

Recreation & Trails Goals, Policies, & Actions

RECREATION AND TRAILS Goal 1: Identify and address barriers to recreation access for multi-
generational residents of Huerfano County.
Policies

RT Policy 1.1: The County follows guidance from AARP’s

e RT Policy 1.2: The County prioritizes the development and maintenance of recreational
amenities that serve older and/or disabled residents, such as ADA-compliant trails, paved
trails, pickleball, and gardening opportunities.

Actions

e RT Action 1.7: Build awareness of available public indoor gathering spaces (community
centers, recreation facilities, etc.) to identify opportunities for indoor recreation. Seek out
individuals in the community who can commit to programming and hosting indoor
recreation activities in these community spaces. Indoor recreation activities can include a
variety of activities and community entertainment suitable for different age groups,
including bingo, dance nights, cooking classes, crafting groups, and movie nights.

e RT Action 1.2: Support activity programs for older adults, particularly programs that
encourage exercise and spending time outdoors; facilitate projects to create activities and
spaces for these community members.
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Recreation As Preventative Medicine Huerfano County is home to many older residents,
and the proportion of the County’s older residents is expected to grow. Exercising and o
spending time outside are excellent preventive health measures, but residents currently m@mﬂy
lack access to these resources compared to other Colorado communities. County Comprehensive
residents also lack access to public indoor community and recreational facilities. The

community has an interest in more access to recreation facilities, programs, and activities,
particularly youth-oriented programming. Key recreational amenities within the County, such as the

water park, have fallen into disrepair and no longer serve the community. With a current ranking of

48™ in health outcomes in Colorado, Huerfano County should make increased efforts to support

healthy and active lifestyles among residents.

RT Goal 2: Improve the accessibility and connectivity of recreation and trail amenities in Huerfano
County.
Policies

e RT Policy 2.1: The County supports active transportation and multi-modal connections to
Key Recreation Sites, such as Lathrop State Park and Cuchara Mountain Park.

e RT Policy 2.2: The County supports bike paths and other multimodal connections between
municipalities.

Actions

e RT Action 2.1: Continue implementation of County Trails Master Plan, coordinate with
municipal planning efforts to ensure alignment.

e RT Action 2.2: Work with the COG to provide transportation access to remote trails on
“trail days” throughout the warm-weather months for those without personal vehicles and
as a social event.

e RT Action 2.3: Consider pursuing planning and improvements through the US DOT Safe
Routes to Schools program and Federal Land Access Program (FLAP).

RT Goal 3: Promote opportunities for exercise, wellness, and recreational programming
throughout Huerfano County.
Policies

e RT Policy 3.2: The County prioritizes upgrades or new development of recreational
facilities close to schools, job centers, and neighborhoods.

e RT Policy 3.2: The County uses shared use agreements to facilitate access to recreation
for residents throughout the County.

Actions

e RT Action 3.1: Encourage community fitness programs for all ages. Continue current
County programming for youth sports and encourage participation in 4-H programs.

e RT Action 3.2: Explore shared use agreements that support access to recreation and
fitness amenities. For example, facilitate contracts that support community access to
existing public, private, or nonprofit facilities before or after business hours; also called
joint use, open use, or community use agreements.

e RT Policy 3.3: Support the use of community centers throughout the County and other
space for structured indoor and outdoor recreational programming.
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RT Goal 4: Support resident and visitor access to trails and recreation areas; provide a

adequate information about recreational opportunities in Huerfano County.
Policies

e RT Policy 4.1: The County encourages the development of winter tourism

activities and amenities to help support visitor-facing businesses year-round.
Actions

e RT Action 4.1: Create an interactive map to show the spatial distribution of existing
recreation facilities relative to communities, businesses, and parking.

e RT Action 4.2: In all County-produced recreation information, highlight relevant rules and
regulations for particular trails and recreation areas, particularly those that need additional
permits such as CPW lands.

e RT Action 4.3: Partner with land managers within the County, including Colorado Parks &
Wildlife and the San Isabel National Forest, to distribute accurate recreation information
online and in-print.

e RT Action 4.4: Consider adding wayfinding signage (trail signage, navigation signage,
trailhead kiosks) in key locations. This can increase awareness of recreation opportunities
without building new facilities. Pursue relevant grants from DOLA, GOCO, and OEDIT to
upgrade trail kiosks and wayfinding signage.

e RT Action 4.5: Collaborate with recreation stakeholders to consolidate information and
create a “one stop-shop” for recreation information in the County.

e RT Action 4.6: Continue to work with the Department of Local Affairs (DOLA), Great
Outdoors Colorado (GOCO), and Colorado Outdoor Recreation Industry Office (OREC) on
ways to market and brand the County and the region as a unique recreational destination.

e RT Action 4.7: Prioritize the rebuilding of sections of Indian Creek and Middle Creek Roads
that have been washed out by rain events to re-establish access to the National Forest.

e RT Action 4.8: Pursue relevant grants to upgrade trailhead kiosks and wayfinding signage.
(See Huerfano County Outdoor Recreation and Main Street Development Community
Action Plan for more detail on this recommendation)

e RT Action 4.9: Promote responsible recreation principles specific to Huerfano County to
educate residents and visitors about how to recreate responsibly. (See Huerfano County
Outdoor Recreation and Main Street Development Community Action Plan for more detail
on this recommendation)

&

Community
Comprehensive
Plan

RT Goal 5: Improve the quality of trails and trail experiences in Huerfano County.
Policies
e RT Policy 5.1: The County supports efforts to improve signage to and connectivity
between trails and trail systems both locally and inter-regionally so more people
without access or limited access to private vehicles can use them for commuting,
and other trips.
Actions
e RT Action 5.1: Update the County's 2011 Trails Master Plan to assess the condition of
current trail infrastructure, identify critical gaps, and develop a prioritized — phased list of
improvements to make in the next 10 years. Priority should be given to trails connecting
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key origins and destinations such as residential areas, employment nodes,
schools, and retail areas.

e RT Action 5.2: Pursue relevant grants from GOCO, CDOT, and/or CPW to plan m@miw
and design a multi-use path from Walsenburg to La Veta, and a multi-use path Comprehensive
between Walsenburg and Lathrop State Park.

e RT Action 5.3: As e-bikes gain in popularity and usage increases on trails in the County,
invest in e-bike education to ensure safety between all users and to clearly communicate
where e-bike use is permitted and not permitted.

e RT Action 5.4: Post maps of trails and access points at visitor centers and kiosks
throughout the County.

e RT Action 5.5: Work with CoTrex/All Trails (https:/trails.colorado.gov/) to ensure that their
online maps fully capture existing trails within Huerfano County.

e RT Action 5.6: Work with CDOT to continue pursuit of funds for recommended
improvements in the Southern Mountain Loop Planning & Environmental Linkage Study
that would improve non-motorized transportation options between Walsenburg, La Veta,
and Cuchara.

RT Goal 6: Preserve Huerfano County’s scenic and remote recreational opportunities.
Policies
e RT Policy 6.1: In the development of new recreation destinations and facilities, the County
considers the location, the capacity of the County to manage new facilities, the desired
recreation experience, and the desired audience (locals vs. visitors)

RT Goal 7: Provide excellent recreational amenities and opportunities for Huerfano County
residents that are effectively managed by the County or another provider. Capitalize on
opportunities to generate revenue based on recreational tourism, athletics, music venues, and
convention centers.

Policies

e RT Policy 7.1: The County supports the development of commercially taxable lodging
opportunities such as hotels, motels and RV parks.

e RT Policy 7.2: The County supports the development of venues and uses related to
recreational tourism, athletics, music venues, and convention centers that meet all County
land use requirements and support community vibrancy.

e RT Policy 7.3: The County supports the viability of its regional park system for residents
and visitors.

Actions

e RT Action 7.1: Encourage efforts to host a marathon using a roughly 26-mile loop from La
Veta (La Veta — County Road 358 — County Road 363 — County Road 360 — La Veta).

e RT Action 7.2: Support gravel bike riding events in Huerfano County.

e RT Action 7.3: Explore opportunities for a shooting sports center, a facility for shooting
skeets/clays, and archery.

e RT Action 7.4: Promote bird watching opportunities by expanding information available
online, and creating itineraries or guidebooks. (See Huerfano County Outdoor Recreation
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and Main Street Development Community Action Plan for more detail on this
recommendation to expand online information)

e RT Action 7.5: Support horseback riding as a recreational activity in the
County; explore opportunities for endurance rides (50-100 miles) including on
private ranches.

e RT Action 7.6: Continue implementing the recommendations of the Cuchara Mountain
Park Master Plan.

e RT Action 7.7: Promote public golf courses.

e RT Action 7.8: Consider allowing ATVs, UTVs, and OHVs on certain County roads by
registration; publicize relevant rules and regulations related to motorized recreational
travel. Thoroughly weigh the pros and cons of expanding ATV use on County roadways.

e RT Action 7.9: Collaborate with relevant land managers to complete physical
improvements to roads and trails that improve access to recreational amenities.

e RT Action 7.10: Initiate conversations with utility companies and public land management
agencies to discuss repurposing previously disturbed areas for the development of
outdoor recreation assets. (See Huerfano County Outdoor Recreation and Main Street
Development Community Action Plan for more detail on this recommendation)

REVENUE OPPORTUNITIES The County is not currently maximizing revenue and community
benefits from tourism. Other communities in Colorado and elsewhere have implemented
measures to ensure that tourism revenue is put back into the community in the form of housing
and infrastructure funds. If tourism revenue becomes significant in Huerfano County in the
coming years, the County may consider this type of funding response to support other aspects of
the community.
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Public Services & Community Safety A
(]
For a complete summary of public services in Huerfano County, including @, _
water/wastewater facilities, please see ‘Summary of Current Services & Providers”in Comprehensive
Public Services & Safety Memo in Volume 2: Existing Conditions.

Plan

Public Services & Community Safety Key Takeaways:

e The County has experienced very limited population growth and land use change since it
last updated its Comprehensive Plan in 2018. As such, demand for public and community
safety services has essentially remained level, however challenges and needs remain as
explained in this memo.

e The County Sheriff's Department faces continued challenges with its ability to recruit and
retain personnel for open positions. It is of concern that Huerfano County has the third
highest rate of violent crimes per capita (among Colorado counties). Recently, several
community stakeholders engaged for this plan update voiced concerns about drug-related
crimes throughout the County, but particularly in Walsenburg, where there is greater
population density.

e Asdiscussed later in this memo, the County’s fire response and prevention districts are
generally well equipped in terms of personnel, volunteers, and equipment. However, the
level of wildfire risk is high throughout the County given the relatively arid climate, and
expanses of dense forests, and dry grassland. Furthermore, due to variable levels of
precipitation, and increasing (average) temperatures during the warmer months, ensuring
the adequacy of response staff and equipment is critical to community safety now and in
the future.

e Given the County’s limited population growth in recent years and relatively limited amount
of new development, its demand for water has remained relatively flat. However, the ability
to meet today’s demands does not, by default, translate to the ability to meet demands 20
or 30 years from now. Looking ahead, the County will need to be thoughtful and strategic
about the amount and form of new development it permits and what effect that, as well
as increased tourism, could have on the availability of a reliable water supply.

Public Services & Community Safety Key Facts:

e When asked “What are Huerfano County’s greatest strengths today?”, only 6% of Visioning
Survey respondents selected community facilities and services.

e Huerfano County is served by three fire protection districts — the Huerfano County Fire
Protection District, the La Veta Fire Protection District, and the Upper Huerfano Fire
Protection District. The Huerfano County Fire Protection District does not employ any full-
time, paid staff. Four officers receive a small, monthly stipend and are supported by 17
volunteers. The District's contact indicated they would ideally like to have 8 additional
volunteers on call for a total of 25.

e The County Sheriff's Department serves all of Huerfano County, including Walsenburg. As
of 2016, Walsenburg does not maintain its own Police Department.

e The rate of violent crime in Huerfano County is 25 per 100,000 people, while the US
average is 22.7. Additionally, Huerfano County has a higher-than-average property crime
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rate. Property crime in the County stands at 35.7 per 100,000 people, which is
greater than the US average of 35.4.
e Since the mid-20th century, there have been notable reductions in the County’s m@miw
headwater supply. Comprehensive
e In 20176, the Cucharas Basin Storage Collaborative Stakeholders (which
includes the Cucharas Sanitation & Water District, the Town of La Veta, and the City of
Walsenburg) conducted an analysis to provide an overview of demands, supply,
infrastructure, and operations in the Cucharas River basin. The analysis found that the
basin, which encompasses approximately half of Huerfano County and its most populous
areas, is short approximately 16-500 acre-feet per year on average. This about 1.5x as
much as drought years.
e The Huerfano Water Conservancy District (HCWCD) notes on their webpage that “there is
a dramatic shortage of water storage facilities (reservoirs) in the Cucharas basin, making
dry year supplies tenuous and subject to the whims of annual and seasonal changes.
Since WWII, the capacity of Cucharas basin storage facilities has dropped by more than
70%."
e |tis estimated that there are over 4,000 small wells throughout the County serving
residential and other uses.

Public Services & Community Safety Goals, Policies, & Actions

PSCS Goal 1: Support the safety and security of all residents of and visitors to Huerfano County.
Policies
e PSCS Policy 1.1: The County supports efforts to improve public safety through community
partnerships, utilization of data, and use of best practices from peer agencies in other
jurisdictions.
e PSCS Policy 1.2: The County supports coordination with the state and SPRHC on the
development of a drug treatment center within the County.
e PSCS Policy 1.3: The County supports coordination with the state and SPRHC on the
development of a diabetes treatment center within the County.
e PSCS Policy 1.4: County Human/Social Services Department staff should encourage the
development of mental health care in Huerfano County.

Actions

e PSCS Action 1.1: County planning staff and the Sheriff's office should plan and hold a one-
day forum with community members and community-based organizations to encourage
community policing and neighborhood watch efforts.

e PSCS Action 1.2: County staff and partners should continue pursuing opportunities for
increased employment, community-building (volunteer) activities, and destinations that
provide programming (i.e. recreation / community centers) as means of reducing drug
use and crime.

e PSCS Action 1.3: County Human/Social Services Department staff should continue
collaboration with the Spanish Peaks Medical Center to obtain data on the causes of
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depression and drug use and help identify solutions to empower people

(County residents) to reduce hopelessness and depression.
PSCS Goal 2: Support community service providers in efforts to mitigate wildfire risk
in Huerfano County.
Policies

e PSCS Policy 2.1: The County supports efforts to ensure regular communication and
collaboration between fire districts operating within the County to optimize their
preemptive actions, response effectiveness during an incident, and capacity to support
recovery after an incident.

Actions

e PSCS Action 2.1: Maintain a county-wide wildfire protection plan.

e PSCS Action 2.2: Ensure that mutual aid agreements between districts in the County are
all in good standing as well as any districts or agencies in neighboring counties.

e PSCS Action 2.3: As financial resources allow, invest in the latest wildland fire detection
technologies to better enable immediate response. Options to research include: Insight
Robotics and
Fire Scout

e PSCS Action 2.4: Collaborate with partner agencies (i.e., US Forest Service) to continue

biofuel removal programs to reduce the amount of excess fuel loads within forested
areas.

&
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High Susceptibility to Wildfire Huerfano County is highly susceptible to wildfire risk due to the
aridity of the climate, the amount of mature forest and open grasslands, rising average
temperatures, and variability in annual levels of precipitation.

Accounting for Limited Water Supply Based on its current water sources, the aridity of its climate,
and rising average temperatures, Huerfano County needs to be thoughtful about the amount, type,
and location of future land development and population growth in order to sustain a long-term
water supply.

PSCS Goal 3: Support community service providers in efforts to monitor and maintain the
County's water resources.
Policies
e PSCS Policy 3.1: The County supports efforts necessary to understand the evolving
quantity and quality of its long-term water supply and whether the County could
adequately serve certain new land development, population growth, and agricultural uses.
e PSCS Policy 3.2: The County is concerned about the role of the over 4,000 private wells in
managing water resources on a County scale, particularly exempt wells that are not
augmented. As such, in land use applications, the County considers whether a particular
use or development would impact nearby wells.
e PSCS Policy 3.3: Using its authority and powers under Colorado House Bill 1041, the
County opposes exporting water beyond the County’s boundaries.
e PSCS Policy 3.4: The County supports efforts to maintain and acquire new water rights.
e PSCS Policy 3.5: The County supports Walsenburg's efforts to augment water resources
to facilitate affordable and attainable housing development in Northlands.
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PSCS Policy 3.6: Applicants seeking County approval for development shall
show they possess sufficient water for the development they propose at the
time of the application process.

PSCS Action 3.1: Building on the 2016 supply-demand analysis completed by

the Cucharas Basin Storage Collaborative, the County should commission a 30-year water
supply study (starting in 2025) to determine if there is a gap between projected supply
and projected demand and, if so, quantify the gap in acre feet.

PSCS Action 3.2: As part of the recommended supply study, the County should closely
coordinate with the Huerfano Water Conservancy District on their ongoing capacity /
storage projects to determine the degree to which those would augment supply volumes.
PSCS Action 3.3: If determined to be necessary as a result of the water supply study and
leveraging the expertise of and plans completed by several other Colorado communities,
the County should commission a Water Conservation Plan/Water Efficiency Plan.

PSCS Action 3.5: Evaluate the communal water systems in the County to determine if they
have capacity to expand and if not, consider appropriate growth restrictions.

PSCS Action 3.6: Educate residents county-wide on their right to collect up 110 gallons of
storage capacity for rainwater per household (on-site) for irrigating outdoor lawns, plants
or gardens.

PSCS Action 3.7: The County opposes the State Engineer’s recent administrative
limitations on the futile call doctrine so as to allow diversion of water within the County
when it would not otherwise reach users on the Arkansas mainstem.
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Natural Resources

(]
Defining Natural Resources Natural resources in Huerfano County encompass the @,
land, water, wildlife, scenic vistas, and geological formations that are vital to the area’s S
environment, economy, and residents’ quality of life. These resources include diverse e
species of plants and animals, recreational landscapes, and unique geological structures like the

Spanish Peaks dikes. Residents view these natural assets as essential not only for their

recreational value but also for their role in tourism, economic potential, and environmental health.

As the County faces risks from drought, wildfire, and climate change, sustainable management of

natural resources is central to maintaining ecological balance and preserving Huerfano's

character.

Natural Resources Key Takeaways

e Based on strong input, it is clear most Huerfano residents see the County’s natural
surroundings and resources as very important to their way and quality of life.

e Natural resources are a key part of what make Huerfano County a unique place. In the
April 2022 community survey, 66 percent of 515 respondents chose the Natural
Environment when asked ‘What are your favorite aspects about living in Huerfano
County?’

e Inthe survey conducted in the spring of 2023 for the Comprehensive Plan Update,
respondents were asked, ‘What are Huerfano County’s Greatest Strengths Today?' Ninety-
four percent (187 respondents) selected Scenic Beauty and 60.3 percent (120
respondents) selected Recreational Amenities and Wildlife.

e The abundant opportunities to explore and enjoy the County’s natural resources through
recreation have the potential to play a pivotal role in growing visitation and tourism.

e While many residents feel there is an immediate need to increase job opportunities,
affordable housing options, and revenue generating uses, they do not want to see
changes that will degrade their access to and enjoyment of natural resources in the
County. Changes must keep environmental sustainability central to decision making.

Natural Resources Key Facts

e Asnoted in the County’s 2018 Comprehensive Plan, the Colorado Division of Wildlife's
Natural Diversity Information System listed 259 bird, 86 mammal, 29 reptile, and 11
amphibian species in Huerfano County.

e Over 500 dikes surround the Spanish Peaks. A dike or dyke is a sheet of rock that is
formed in a of a pre-existing rock body. Some of these dramatic formations of
rock protrude vertically along and can easily be seen from the Highway of Legends (SH
12). These protrusions were formed by molten rock several thousand feet underground,
below and among many layers of sedimentary rock. Over time, the ground rose and the
softer rock eroded away, exposing these igneous intrusions. One set of dikes emanates
radially from the West Spanish Peak, another set emanates radially from Silver Mountain,
nine miles northwest of La Veta. These very unique formations make a notable
contribution to scenic vistas and the visitor experience in the County.
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e Asexplained in the Hazard Mitigation Plan being developed as part of this
cooperative planning project, a growing number of communities in Colorado
and throughout the western U.S. are experiencing the effects of prolonged
drought. A growing shortage of water over time is likely to have a significant
adverse effect on the County’s natural resources. With changing
environmental conditions, the County should plan for warmer average temperatures and
reduced levels of precipitation in the years ahead. Both factors increase the importance of
water conversation and reuse/recycling in the County across all sectors; residential,
commercial, industrial, and agricultural.

e Due to reductions in annual levels of precipitation and rising average temperatures, the
County’'s landscape is warmer and drier for more of the year. As a result, more of
Huerfano County is susceptible to wildfire events, regardless of whether they start within
the County or carry over (jump) from an adjacent county. Moreover, while wildfires are
typically associated with forested areas, changing conditions are such that more of the
County, including grasslands, ag lands, and even more developed areas (i.e. Walsenburg)
are susceptible to the effects of a wildfire incident. As evidenced by the 2022 Marshall Fire
in Boulder County, Colorado, a grass fire coupled with high winds can have catastrophic
effects in a developed setting.

e The management of natural resources in the County plays an important role in reducing
the likelihood and ability to respond to and reduce the severity of a wildfire. Namely, the
reduction of biofuel and the coordination of pre-emptive planning efforts among fire
districts can significantly reduce risk.

Community
Comprehensive
Plan

Natural Resources Goals, Policies, and Actions

NATURAL RESOURCES Goal 1: Manage future growth in a sustainable manner so that the
County's economic gains are made in balance with environmental stewardship and create
equitable access to opportunities for all residents.
Policies
e NRPolicy 1.1: The County focuses growth and investment in areas of the County that
have already been developed (or immediately adjacent to them) to minimize adverse
effects on environmentally significant resources, such as water supply, sensitive habitat,
unique geologic formations, and scenic vistas.
¢ NRPolicy 1.2: The County ensures that, as new development is proposed, the appropriate
levels of development review are conducted so that potentially significant impacts to
environmentally sensitive resources can be minimized or altogether avoided.
Actions
e NRAction 1.1: Continue to collaborate with state and federal resource management
agencies on the mapping and delineation of environmentally sensitive areas (i.e., wetlands
and threatened species habitat) so that these resources can be appropriately protected as
land development occurs.
e NRAction 1.2: Consider creating a viewshed protection overlay zone that would limit the
height of new development between the Highway 12 / Highway 160 intersection up to
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Cuchara and prevent junk and blight in these areas. This would minimize

negative impacts on scenic vistas, especially views of the Spanish Peaks. i
S

NR Goal 2: Facilitate the growth of the renewable energy sector to reduce the o mmunity
County’s reliance on fossil fuels.

Plan

Policies

¢ NR Policy 2.1: The County focuses investment in renewable energy in areas where the
placement and operation of new infrastructure (i.e. turbines or panel systems) would have
less impact on valued and sensitive natural resources including water supply, wildlife
habitat, mature forests, and scenic vistas.

Actions

e NRAction 2.1: Update zoning provisions in priority renewable energy areas to allow for the
installation and operation of necessary infrastructure. Siting is preferred in areas with few
infrastructure hurdles, such as areas close to points of interconnection.

e NRAction 2.2: Pursue existing grants available through the Colorado Department of Local
Affairs (DOLA) for the placement of solar panels on publicly owned (County and City)
buildings in Walsenburg, La Veta, and the unincorporated County.

e NRAction 2.3: Pursue existing grants available through the Colorado Energy Office (CEQ)
to upgrade HVAC systems in public buildings to include more energy efficient equipment.

e NRAction 2.4: Pursue grants through the Colorado Energy Office to add electric vehicle
charging stations at key locations in Walsenburg, La Veta, and Cuchara to better
accommodate electric vehicles owned and operated in Huerfano County. Develop siting
criteria to guide where the County should invest in and place EV charging infrastructure
(i.e., on or within 200 feet of downtowns/Main Streets).

e NR Action 2.5: Work with fire protection personnel and districts to prepare for increasing
popularity of electric vehicles.

NR Goal 3: Conserve natural resources and landscapes that support quality of life and
recreational tourism.
Actions
e NRAction 3.1: Huerfano County staff and the Huerfano County Economic Development
Inc. should coordinate with DOLA and the Colorado Tourism Office (CTO) to obtain the
most current best practices on how rural Colorado communities are effectively branding
and marketing themselves as recreational hubs to increase tourism.
¢ NR Action 3.2: Coordinate with Colorado Parks and Wildlife, US Forest Services and
Colorado Forest Service to stay informed about use / visitation levels and assess whether
recreational tourism is having unintended, adverse effects on the County’s natural
resources.
¢ NR Action 3.3: Consider adoption of tourism tax to financially support the county’s efforts
to grow recreation-based tourism. Revenue from tax could be used to hire, for example, a
County Tourism Director to lead and coordinate these efforts, including the pursuit of
grants from DOLA, CTO, and GOCO.
¢ NRAction 3.4: Promote the stewardship of natural resources throughout the County in
future marketing and branding materials related to tourism.

SIS
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NR Action 3.5: Promote responsible recreation principles specific to Huerfano
County to educate residents and visitors about how to recreate responsibly.
(See Huerfano County Outdoor Recreation and Main Street Development
Community Action Plan for more detail on this recommendation)
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In national health rankings, the County has earned low scores in some
categories of physical health, mental health, and access to services
For a county with ample space and natural assets, Huerfano County should look to
improve outdoor access and physical activity through strategically located trail areas and
pathway corridors, indoor recreation facilities, and local park spaces

Access to certain clinical services is limited or non-existent, reducing preventative
treatment access, increasing reliance on personal transportation to access care, and
reducing physician choice

Community Health & Arts Key Facts

identifies Huerfano County as one of the least healthy counties
in Colorado in both health outcomes (life expectancy and quality of life) and health factors
(availability of resources to increase life expectancy and quality of life).
21% of Huerfano County adults report no leisure-time physical activity, compared to 17%
in Colorado.
44% of Huerfano County residents have adequate access to locations for physical activity,
compared to 90% in Colorado.
51% of Huerfano County adults ages 25-44 have attained some post-secondary education,
compared to 73% in Colorado.
32% of residents under 18 are in poverty, compared to 12% in Colorado.
33% of children are in single-parent households, compared to 22% statewide
The County has a rate of diabetes that is 2% above the state average.
Responses to the Visioning Survey indicated that there are more arts and cultural
opportunities in La Veta compared to other areas of the County. 63% of La Veta
respondents indicated that Arts and Culture is a strength for Huerfano County, compared
to only 21% of Walsenburg respondents. Very few respondents indicated that schools and
families and festivals were strengths.
37% of Visioning Survey respondents indicated that a lack of childcare was a top
challenge for the County.

Community Health & Arts Goals, Policies, and Actions

COMMUNITY HEALTH & ARTS Goal 1: Capitalize on opportunities to make recreation and
exercise facilities more accessible to Huerfano County residents; cultivate a culture that
celebrates staying active in all stages of life.

Policies

CHA Policy 1.1: The County works to ensure that all recreation facilities meet the needs of
current and future residents. For example, aim to provide age-friendly and accessible trails
in new trail developments or upgrades to existing trails.
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Actions
e CHA Action 1.1: Identify outdoor and indoor recreation opportunities that are
proximate to existing and future residential development.

e CHA Action 1.2: Identify trail corridors that expand access to existing
recreation facilities and public lands.

e CHA Action 1.3: Support and celebrate active lifestyles (bike or walk to work days,
community events, block parties, etc.)

e CHA Action 1.4: Identify opportunities for a gear library or other initiatives that promote
free or low-cost access to recreational and athletic equipment. (See Huerfano County
Outdoor Recreation and Main Street Development Community Action Plan for more detail
on this recommendation)

e CHA Action 1.5: Post maps of area trails outside of community centers.

&
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CHA Goal 2: Address the root causes and aggravating factors of both poverty and substance
abuse in Huerfano County. See Economic Development Goals 1 and 2 for job training and
workforce recommendations.

Policies

e CHA Policy 2.1: The County encourages development that includes affordable housing,
education, daycare, and other essential needs that can help alleviate poverty.

e CHA Policy 2.2: Huerfano County prioritizes the wellbeing of all residents, particularly
children and families, and reduces barriers to participation in the workforce that are
uniquely faced by parents.

e CHA Policy 2.3: Huerfano County supports daycare and childcare opportunities in the
County, particularly options that serve shift workers, who make up a substantial portion of
the workforce.

Actions

e CHA Action 2.1: Provide information to low income families about childcare subsidy
programs.

e CHA Action 2.2: Continue to provide support and technical assistance for residents
seeking employment, receiving benefits, and accessing social services.

e CHA Action 2.3: Develop a comprehensive anti-poverty strategy for the County that
involves a variety of departments (Land Use, Economic Development, Human Services)
and coordinates their complementary efforts. This strategy could include potential
support actions intended to alleviate poverty (e.g., cash assistance, zoning changes,
career training programs).

e CHA Action 2.4: Partner with SCCOG and other transportation partners on bus services
(e.g., Bustang Outrider) that meet the needs of employees in the County. Ensure that
available bus services align with regional commuting patterns (e.g., drop-off and pick-up
times in >8 hour intervals for those living or working in Pueblo or Trinidad).

e CHA Action 2.5: Pursue programs to mitigate substance abuse in the County, and support
existing programs that help prevent substance abuse (e.g., 4-H programs). Through
County messaging and outreach efforts, foster a culture of positivity and compassion
towards individuals in recovery from substance abuse issues.
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High Poverty in Huerfano County In Huerfano County, 32% of people under the age of

18 live in poverty, compared to 12% in Colorado and 17% nationally. Living in poverty é)
can make it much more challenging to access and participate in activities that improve @»
health and wellbeing, such as exercise, healthy eating, spending time in nature, and
socializing. People in poverty may lack the financial power to improve their health, and

they may also lack the time necessary to participate in health-boosting activities. Reducing poverty
in Huerfano County will also help promote access to healthy activities.
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CHA Goal 3: Residents of Huerfano County have improved access to healthy food based on
distance, availability, and cost.

Policies

e CHA Policy 3.1: The County supports and promotes healthy eating and access to healthy

foods throughout Huerfano County.
Actions

e CHA Action 3.1: Investigate opportunities to establish and support existing and new
community gardens or a network of gardens.

e CHA Action 3.2: Establish a community kitchen space where local or regional produce can
be processed; consider repurposing empty storefronts for this purpose.

e CHA Action 3.3: Offer and distribute educational programming around preparing nutritious
food for people experiencing food insecurity.

e CHA Action 3.4: Support the Gardner Care & Share and other similar entities that
aggregate and distribute fresh food products.

e CHA Action 3.5: Support pop-up opportunities for residents to access fresh food, such as
farmers’ markets and/or a mobile produce vendor for fresh fruits and vegetables to
appear at community events throughout Huerfano County; ensure that this vendor
accepts SNAP benefits.

CHA Goal 4: Expand access to medical care throughout Huerfano County.
Policies

CHA Policy 4.1: The County supports land use changes that allow more medical providers
to open offices throughout the County.
CHA Policy 4.2: The County supports housing opportunities for medical staff, including
traveling practitioners.
Actions
e CHA Policy 4.1: The County supports improved transportation and access to medical
providers in Huerfano County.

CHA Goal 5: Support arts and community-building programming, education, and opportunities for
all age groups in all areas of the County.

Policies
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e CHA Policy 5.1: The County supports the adaptive reuse of buildings
throughout the County as artist studios and other artistic uses.

e CHA Policy 5.2: The County prioritizes youth involvement in programs that
improve public health, such as arts and community-building opportunities.

Actions

e CHA Action 5.1: Support programming at the Huerfano County recreational facilities and
libraries that promotes access to the arts and community-building activities for different
age groups.

Community
Comprehensive
Plan

Supporting Arts and Community-Building County-Wide Huerfano County is already home to many
creative and cultural amenities. Public engagement during this planning effort has indicated that La
Veta enjoys the most access to the arts, and other areas have disproportionately low access. There
is a need to expand access to arts opportunities throughout Huerfano County.
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Governance

Governance Key Takeaways

e At the time of writing, the County is experiencing challenges maintaining staff
in several departments due to budget constraints. This severely limits the capacity of the
County to execute on important services and the Policies, Goals, and Actions
recommended by this plan.

e The 2018 Comprehensive Plan lacks a specific section on Governance. Municipalities, La
Veta and Walsenburg, have active 3-Mile plans for potential annexation areas.

e Visioning survey results indicate public trust issues with the County government. The City
of Walsenburg has also experienced ongoing political turmoail.

e Participants in a Quality-of-Life focus group identified substantial challenges in managing
recreational facilities.

e There is an opportunity to create engagement events, newsletters, and accessible public
meetings.

e Thereis a need to address the challenge of multiple boards by identifying overlaps,
encouraging joint meetings, and recruiting members.

e Thereis an opportunity to facilitate collaboration for effective management of recreational
resources, relying on volunteer support as necessary.

Governance Key Facts

e Huerfano County’'s core governing principles include fairness, innovation, candor,
craftsmanship, and camaraderie. The County has adopted the Code of the West to
promote self-reliance and environmental awareness.

e 43% of respondents indicated that government accountability was a top challenge for the
County.

e At the time of writing, there are a total of 13 Boards and Commissions in Huerfano
County.

Governance Goals, Policies, and Actions

GOVERNANCE Goal 1: Provide opportunities for County residents to stay politically engaged and
directly speak with Commissioners.

Policies
e G Policy 1.1: The County is committed to building trust, openly engaging with the
community, serving the public, and working in a cooperative manner.

Actions
e G Action 1.1: Consider creating “Coffee with Your Commissioner” events that provide an
opportunity for County residents to engage with commissioners on important topics.
Encourage commissioners to attend events and meetings of coequal bodies around the
County.
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e G Action 1.2: Improve publication of public meetings and events; consider
creating a newsletter and/or e-newsletter that would provide routine updates
about specific county projects and priorities.

e G Action 1.3: Create a webpage specifically aimed at new residents of
Huerfano County that provides direction to relevant information and ways to
stay informed about county affairs and how to get involved.

e G Action 1.4: Create opportunities for residents of Huerfano County to build their
computer skills.

e G Action 1.5: Support efforts to make public meetings more accessible the general public.
Use surveys and other interactive tools to help encourage different forms of participation
in local government.

e G Action 1.6: Consider holding an annual Open House (or set of open houses) that
encourages County residents to provide their input and feedback to the County
Commissioners and leaders outside of a traditional BOCC meeting.
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G Goal 2: Ensure that the County has an appropriate number of boards, commissions, and
governing groups to support county operations and goals; ensure that those boards have
adequate participation levels and representation from the community.

Actions
e G Action 2.1: Identify areas of overlap between boards and commissions.
e G Action 2.2: Encourage joint meetings between different boards and commissions when
possible and appropriate.
e G Action 2.3: Advertise opportunities to join existing boards and commissions. Explore
opportunities to pay people serving on boards for their time to ensure that serving on a
local board is possible for residents with limited financial resources.

G Goal 3: Provide, manage, and maintain an array of inviting recreational opportunities accessible
to the Huerfano County community to support quality of life and a tourism economy.

Policies
e G Policy 3.1: The County works to develop coalitions of relevant groups to ensure that the
County’'s current and future recreational resources will receive adequate stewardship and
management.
e G Policy 3.2: The County supports the provision, management, and maintenance of
recreational opportunities for county residents of all ages and abilities.
Actions
e G Action 3.1: Convene an annual “Recreation in Huerfano” meeting that brings together
managing entities of the County’s recreation facilities and programs. This meeting could
highlight management needs and future collaboration opportunities between relevant
boards.
e G Action 3.2: Explore opportunities to marshal volunteer management support for
recreational assets in the County. This could take the form of “park clean-up days” or
monthly meet-ups to conduct basic maintenance and beautification projects.
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e G Action 3.3: Implement the recommendations of the 2023 Huerfano County
Outdoor Recreation and Main Street Development Community Action Plan.

Manage & Steward Recreational Resources The County has experienced challenges
with managing and maintaining recreational resources, such as the swimming pool and mountain
park. As the County looks to increase its portfolio of recreational resources, further organizational
support is needed to ensure adequate management for existing and future recreation opportunities.
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Implementation & Special Considerations

1. Top Priority Actions

To address the most pressing needs Huerfano County, as identified in the Cooperative
Planning Projects, the following high-priority actions should be implemented first:

A. Launch the Housing Coalition

As described in the IHOP, this group will focus on implementing the Innovative Housing
Opportunities Plan (IHOP) recommendations, targeting infill and compact development near
essential services while avoiding hazard-prone areas. Priority Opportunity Sites in the Future Land
Use Map (FLUM), particularly those with proximity to existing infrastructure and employment
hubs, will be designated for affordable and workforce housing. These sites will incorporate IHOP’s
design strategies, such as mixed-use zoning and diverse housing types, to maximize affordable
and sustainable housing.

B. Support Village-Style Development

To preserve Huerfano County’s rural character while promoting growth, future development will
concentrate in designated village centers like Cuchara and Gardner and growth areas such as the
Wellness Hub. These developments will emphasize pedestrian-friendly design and resilience
against natural hazards, addressing the Hazard Mitigation Plan's recommendations for wildfire
and flood-resistant building practices in areas like Wildland-Urban Interface (WUI) zones. By
focusing on village centers, the plan promotes compact growth and preserves surrounding open
spaces.

C. Develop and Implement Standards for Water-Conscious Development:

In line with the FLUM's compact land-use approach, growth will be directed to village centers and
infrastructure-served areas, reducing the strain on remote landscapes and agricultural lands.
Partnerships with local water districts are an important step to help establish standards for
water-conscious development, ensuring sustainability in areas prone to drought and supporting
water availability as per Hazard Mitigation Plan recommendations. The County should prioritize
water conservation measures such as drought-tolerant landscaping and low-water-use building
technologies.

2. Encourage Coordinated Implementation Across Plans (Hazard Mitigation Plan and
Innovative Housing Opportunities Plan)

To efficiently manage resources and align actions, the Comprehensive Plan should be
implemented in coordination with the Hazard Mitigation Plan and the Innovative Housing
Opportunities Plan (IHOP):

Continue Cross-Jurisdictional Collaboration:
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Cross-jurisdictional collaboration between the County, Walsenburg, and La Veta will
encourage a unified approach, addressing intersections in housing, economic
development, and resilience. The Cooperative Planning Projects/IHOP Steering
Committee should continue to meet periodically to monitor and guide the
implementation of these plans.

Pursue Zoning Updates in line with FLUM prescriptions:

Future zoning updates should align with FLUM guidelines as specified in this plan, especially in
high-value agricultural and conservation areas. This will include revisiting Agricultural zoning
(covering 97% of the County) to refine boundaries and clarify allowable uses that support
conservation and sustainable agricultural practices. Zoning adjustments should also address the
recommendations of the IHOP, supporting varied residential densities and promoting a range of
housing types to accommodate diverse populations and housing needs.

3. Promote Water-Conscious Development

Given Huerfano County’s water limitations, sustainable water management is a top priority and is
essential to long-term resilience. The following actions will help balance water resource
availability with new development:

Implement FLUM Prescriptions to Conserve Water:

The County should seek to implement the recommended land use pattern as outlined in the
FLUM as part of a broader water-conservation strategy. By directing growth toward areas with
existing water infrastructure, the FLUM supports efficient water use, limiting the need for new
wells and water systems in isolated areas. This approach will prioritize infill development within
areas like the Wellness Hub and village centers, reducing pressure on groundwater resources and
supporting sustainable growth.

Establish Water-Saving Standards in New Development:

Water conservation standards should be integrated within the permitting process for new
developments. New subdivisions will be required to demonstrate sustainable water sources and
may incorporate innovative solutions, such as low-impact landscaping and greywater systems, as
recommended by the Hazard Mitigation Plan. In flood-prone areas, water conservation should
also include stormwater management to mitigate flood risks.

4. Uphold the Code of the West

The Code of the West serves as a guide emphasizing self-reliance, respect for the land, and
realistic expectations for development in Huerfano County. Upholding these principles will ensure
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Integrate the Code of the West into Development Standards:
New development proposals in remote or rural areas must acknowledge the challenges outlined
by the Code of the West, such as limited access to services, emergency preparedness, and
infrastructure limitations. This encourages developments that respect the land’s natural
constraints, particularly in hazard-prone zones, aligning with Hazard Mitigation Plan
recommendations for hazard-resistant infrastructure and self-sufficient community planning.

Promote Resilient and Responsible Development:

The Code of the West should serve as a guiding principle for sustainable practices, especially for
developments in remote areas with limited water access or increased natural hazard risks. New
property owners and developers will receive educational materials on the Code, emphasizing
sustainable living practices and preparedness for hazards.
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Item 5a.

Huerfano County Land Use Department

401 Main Street, Suite 304
Walsenburg, Colorado 81089
719-738-1220, ext 506

Huerfano County Planning Commission
Staff Report — Permit # LU-25-003
Meeting Type — Public Hearing

Meeting Date: April 10, 2025

Request Summary
With this Application LU-25-003 John Webb (the Applicant) requests the following:

The applicant John Webb, is seeking a lot line vacation (lot consolidation) as stated in Section 2.15 of the Land
Use Regulations.

The subject property is zoned Urban Residential. Zoning standards for this district are set forth in LUR Section §1.03.02:
UR Urbanizing Residential District. This district is created to accommodate the urbanizing areas of Huerfano County
where relatively high density residential and associated commercial and service development has occurred, is occurring or
is desired to occur.

Minimum district size: 10 acres

Minimum lot area: ¥z acre

Minimum lot width: 50 feet

Front yard setback: 20 feet

Side yard setback: 10

Rear yard setback: 20 feet

Maximum structure height: 40 feet (refer to Comprehensive plan, page 4, “Residential Use”)
Maximum lot coverage: 30 percent

For uses allowed by right, conditional uses and prohibited uses see Section 1.05.

A letter was issued to referral agencies as well as the adjacent property owners on March 14, 2025; no objections
were voiced from the three referral agencies that responded.

A Public Hearing Notice appeared in the World Journal March 20, 2025.

Background

On March 14, 2025, the applicant submitted an application for the removal of a lot line between his two parcels
163114 and 163115 (located in Black Diamond Block 5) to consolidate into one parcel. The proposed plat
amendment was received on March 14", 2025 from John Webb done by BH2 Surveying. The Applicant was
invoiced on April 4, 2025 an application fee of $200.00, plus fees for public noticing of $33.48, and notifying
adjacent owners for $48.50.

Code References

The following Code Sections are applicable to this application and may be referenced by Huerfano County Land
Use Regulations:

2.15.03 Criteria for Action on a Vacating Application
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All actions by the Planning Commission in reviewing and making recommendations on an application to vacate
an approved and recorded plat or easement and by the Board of County Commissioners in approving or
disapproving such applications, shall be based in general upon the provisions of these regulations and specifically
upon the following criteria:

1.

2.

3.

4.
5.

That the proposed vacating would not interfere with development of nor deny access via a public
thoroughfare to existing structures within the recorded plat, adjoining properties, utility services or other
improvements, nor deny access to structures, facilities or sites located beyond the plat or easement to be
vacated.

That the proposed vacating would not cause undue hardship or inconvenience for any utility company, special
district, neighboring landowner or tenant.

That the proposed vacating would not be likely to prove detrimental to the public health, safety or welfare of
County residents.

That the proposed vacating would be consistent with all other provisions in these regulations.

That the proposed vacating would not cause undue financial hardship to Huerfano County nor deprive it of
needed tax base.

2.15.04 Vacating of Roads, Streets and Highways

Any conflicting provisions contained within these regulations, notwithstanding the procedures for vacating roads,
streets and highways shall conform to the provisions contained in Section 43-2- 301, et seq. Colorado Revised
Statutes.

Staff Recommendation:

1. Approval- without any special conditions.

2. Conditional- approval with a description of the special conditions.

3. Denial- indicating for the record the reason(s) for such action.

4. Continuation- until a future date to gather more information or obtain clarification or for any other

Planning Commission:

Board of County Commissioners:

Enclosures

e Application Materials:

1. Land Use Application
2. Proof of Ownership
3. Letters from Referral Agencies
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MAP AMENDMENT
FOR JOHN WEBB

LOT 12 AND 13, BLOCK 2, BLACK DIAMOND PARK
COUNTY OF HUERFANO, 8TATE OF COLORADO.
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ACCOUNT FILE MAINTENANCE INQUIRY ONLY | Item 5a.
Account 163114 Flag R LEGAL DESCRIPTION Acres
Name WEBB,, JOHN C AS TRUSTEE OF THE , , . LOT 12 BLOCK 5 BLACK
Address 1 JOHN C WEBB REVOCABLE LIVING ., , . DIAMOND PARK 1.00 AC
Address 2 9099 STURBRIDGE PLACE , . . ........, MAP 470 401-397-398 408-195
Address 3 HIGHLANDS RANCH , . .. REC#348940 REC.#355697
Address 4 , 360430 361932 369470 382486

State/Zip CO 80129 0000,

Property BLACK DIAMOND DRIVE # 00410 ,

Map Num 28-5158~181-05-012 .
Prev Namel WEBB, JOHN

418663 426773 433725

11111

Prev Name2 FINLAYSON, DAVID G VALUES-ASSD TAXABLE EXEMPT
LAND 1186

Use 1212 = Gity 00000, Subdv 0061 , IMPROVMENT 19373

Anlys 000, Tax/Dst 100, Zone 00

Exempt Late File , K Advrt Y Bnkrpt N Conf TOTALS 20559

ACRES: Master Legal Value Ignore PP $ 15624 Exemption N

00000000100, 000 100 NOV # NOD #
CHANGES

Parcel On 08/28/2024 By COHUPTON
Name On 08/28/2024 By COHUPTON
Values On 01/28/2020 By COHUWMAX
Legal On 08/28/2024 By COHUPTON

\\\\\\\\\\

\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\\

‘‘‘‘‘‘‘‘‘‘‘
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ACCOUNT FILE MAINTENANCE INQUIRY ONLY| Item 5a.

Account 163115 Flag R LEGAL DESCRIPTION Acres
Name WEBB, JOHN C TRUSTEE, OF THE . . . . LOT 13 BLOCK 5 BLACK

Address 1 JOHN C REVOCABLE, LIVING TRUST . . . . DIAMOND PARK .60 AC

Address 2 9099 STURBRIDGE PLACE , . .. ......., MAP 470 401-397-398 408-195

Address 3 | REC#348940 REC.#355697

Address 4 HIGHLANDS RANCH ., . .. ........ ..., 360430 361932 396880

State/Zip CO 80129 0000, 400580 400581 424716

Property

Map Num 28-5159-181-05-013 ., ., .,
Prev Namel WEBB, JOHN C

Prev Name2 FOX, JENNA A & VALUES-ASSD TAXABLE EXEMPT
LAND 3032

Use 0100 , City 00000, Subdv 0061 .

Anlys Cl5 Tax/Dst 100, Zone 00,

Exempt | Late File , Advrt Y Bnkrpt N Conf | TOTALS 3032

ACRES: Master Legal Value Ignore PP $ 15624 Exemption N

00000000060, 000 060 NOV # NOD #
CHANGES

Parcel On 08/28/2024 By COHUPTON CMD1-Value Change, CMD2-Legal Change

Name On 08/28/2024 By COHUPTON CMD3-Both Changes, CMD4-Sales Change

Values On 08/06/2015 By COHUPKAT o o

Legal On 08/28/2024 By COHUPTON CMD22~-Rbort. Entry HELP-More Details
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@ COLORADO
. w Division of Water Resources

Department of Natural Resources
Water Division 2 - Main Office

March 27, 2025

Huerfano County - Land Use
401 Main St.

Walsenburg, Colorado 81089
Re: VILL 25-003 Webb

Dear Sir/Madam,

This is provided as a courtesy comment as this proposal does not involve a subdivision requiring comment by
the State Engineer’s Office pursuant to C.R.S. 30-28-101(10)(a). Therefore, pursuant to the State Engineer’s
March 4, 2005 memorandum to county planning directors, this office will only perform a cursory review of
the referral information and provide comments. The comments provided herein cannot be used to
guarantee a viable water supply plan or infrastructure, the issuance of a well permit, or physical availability

of water.

The submittal indicates the above-proposed Lot Line Vacation between two parcels on behalf of John Webb,
legally described as Lots 12 and 13, Black Diamond Park, County of Huerfano, State of Colorado, also being
designated and more particularly described as follows:

e Huerfano County Parcel ID 163114, Black Diamond Park, Lot 12;
e Huerfano County Parcel ID 163115, Black Diamond Park, Lot 13;

History:

According to our records, there are no registered groundwater wells on the subject parcels. Water supply is
provided by the City of Walsenburg to the Black Diamond Park parcels and is available and used by the

applicant.

Compliance:

According to the submittal, this action does not involve expanded or changed use of ground or surface water.
Therefore, the Division of Water Resources does not have applicable comments to provide to the county

regarding the proposed action at this time.

Sincerely,

Digitally signed by Raquel
Raq uel Fuentes

Date: 2025.03.27 10:55:05
Fuentes o

Raquel Fuentes
Data Analyst - Water Division 2

ECC:  Christine Sednek, P.E., Water Resources Engineer
Jeff Montoya, South Lead Water Commissioner - Division 2
Groundwater Information Team, Division 2

310 East Abriendo Avenue, Suite B, Pueblo, CO 81004 P 719.542.3368 F 719.544.0800 www.colorado.gov/water
Jared S. Polis, Governor | Dan Gibbs, Executive Director

Item 5a.

Jason Ullman, State Engineer/Director
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Re: Land Use Application-- Referral Agency Comment (Extmal

Robin Sykes

Era e
mme -

Thanks Kyla. Our Department does not have any objection to this lot consolidation project.

Best regards
Robin

On Fri, Mar 14, 2025 at 2:41 PM Kyla Witt <kwitt@huerfano.us> wrote:
Hello,
It contains a house and a garage that were both permitted.

On Fri, Mar 14, 2025 at 2:10 PM Robin Sykes <rsykesi@la-h-health org> wrote:
Hello
Is this a vacant lot or does it have any structures or utilities?

Thanks

On Fri, Mar 14, 2025 at 2:05 PM Kyla Wit <kwitt@huerfano us> wrote:
Hella,

John Webb submitted a land use application #LU-25-003 to vacate an internal lot line and easements, consolidating lots 12 and 13 into lot 124 in Black Diamond, Block 5. Attached is the proposed lot line vacation.

Please respond to this email with any comments regarding this application by 4/4/2025.

Kyla Witt

Administrative Assistant- Land Use
719-738-1220 ext 103
kwithi@huerfano.us

401 Main Street, Suite 304

L,
ol o Walsenburg, CO 81089

> SPANISH PEAYS www. huerfana.us

Inbox x

ZA5PM (

Item 5a.

)
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Re: Land Use Application-- Referral Agency Comment
Martinez - CDOT, Jesse

Looks good to me.

Jesse Martinez
LTC Ops |, Trinidad, Region 2

@ COLORADO
' w Department of Transportation

Division of Maintenance & Operations

P719.846.9229 | C719.838.0466
10201 CR 6%.3 Trinidad CO, 81082
Jesse.martinez@state.co.us |_www.codot.oov | www.cotrip.org

On Fri, Mar 14, 2025 at 2:05 PM Kyla Witt <kwitt@huerfano.us> wrote:
Hello,

External

Inbox x

21 PM (30L

Item 5a.

John Webb submitted a land use application #LU-25-003 to vacate an internal lot line and easements, consolidating lots 12 and 13 into lot 124 in Black Diamond, Block 5. Attached is the proposed lot line vacation.

Please respond to this email with any comments regarding this application by 4/4/2025.

Kyla Witt

Administrative Assistant- Land Use
715-738-1220 ext 103
kwithhuerfano.us

401 Main Street, Suite 304
Walsenburg, CO 81089

www.huerfano. us
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----- — Forwarded message ———

From: Water - DNR, Div2Ground <dnr_divZground water{@state co us>
Date: Thu, Mar 27, 2025 at 11:00 AM

Subject: Lot Line Vacation - Webb - DWR Letter

To: Cheri Chamberlain <cchamberain@huerfanc.us>

Good morning Cheri,
Attached are DWR's comments regarding John Webb's application for a lot line vacation.

Also, can you send future Land Use Applications to this email address, dnr_div2qround.water@istate.co.us so that they can be accessed by multiple DWR staff members?

Thanks!
Haguel

Item 5a.
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Item 7b.

Proposed amendments to zoning code.
The following proposed updates to the Huerfano County Land Use Code are aimed at achieving the
following goals:

1.

o

Creating a new zone, The Homesteading Zone. This zone is needed to differentiate between

agricultural land and large-lot residential subdivisions. Adjust Rural Residential and

Agricultural zones to distinguish a the character of these zones from the Homesteading Zone.

1. The use tabel in Section 1.05 is updated to show uses in the new zone as well as
adjustments to distinguish it from Rural Residential and Agricultura.

The Rural Residential, as it is currently applied, pertains to neighborhoods with an average lot

size of 2-acres. In a 2024 update to the zoning code, a second residence was made a use by

right in this zone. In this update, this is qualified by requiring proof of water availability as a

condition for a building permit. For neighborhoods served with a communal water supply, this

means a letter of approval from the water utility, for other properties, this may include a letter

from DWR or other documentation of sufficient existing water rights.

Change how Development rights are created to separate the creation of new parcels from the

creation of new development rights. In the Agricultural zone, new development rights are not

conferred upon newly created parcels. The minimum lot size to build a residence is increased

to 170 acres, and on agriculturally zoned parcels less than 170 acres, a residence is made a use

accessory to agriculture.

Address non-conforming parcels by establishing a new date by which lot-size conformity shall

be determined.

Sunset PUD zoning conditions.

Update use table to incorporate new zone and differentiate from other zones.

Incremental development rights in Agricultural and Homesteading.
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ORDINANCE NO.

AN ORDINANCE AMENDING THE HUERFANO COUNTY LAND USE CODE TO CREATE
THE HOMESTEADING ZONE DISTRICT, AND TO AFFECT THE CREATION OF
DEVELOPMENT RIGHTS, PLANNED UNIT DEVELOPMENTS, NON-CONFORMING
LOTS AND THE USE TABLE

WHEREAS, C.R.S. §30-28, et.seq. of the Colorado Revised Statutes grants authority to the Board of
County Commissioners of Huerfano County, Colorado to adopt land use codes to provide for the physical
development of the unincorporated territory of said County; and

WHEREAS, C.R.S. §29-20-104 specifically provides that local governments have the authority to plan for and
regulate the use of land in their respective jurisdictions; and,

WHEREAS, C.R.S. §29-20-101, et. seq. empowers the Board to plan for and regulate the use of land within the
unincorporated County, including but not limited to, regulating the use of land on the basis of the impact thereof
on the community or surrounding areas; regulating the location of activities and developments which may result
in significant changes to population density; and otherwise planning for and regulating the use of land so as to
provide for planned and orderly use of the land; and,

WHEREAS, the Huerfano County Board of County Commissioners (the “Board”) is authorized by C.R.S. §30-
11-101(2) to adopt and enforce ordinances and resolutions regarding health, safety, and welfare issues as
otherwise prescribed by law, and provide for the enforcement thereof; and

WHEREAS, counties possess those powers expressly enumerated by the Colorado Constitution and Colorado
Revised Statutes and such further incidental implied powers as are reasonably necessary to carry out the express
powers; and,

WHEREAS, the Board of County Commissioners of Huerfano County, Colorado (“Board”) finds that certain
changes to the Land Use Code will help to facilitate development and improve the processes for obtaining land
use permits,

WHEREAS, CRS 30-28-106 (lI1) requires master plans to include strategies to promote strategic growth and
prevent rural sprawl and to limit the need to develop natural and agricultural lands for residential uses and the
following updates help to bring the land use code into alignment with the recent update to the Comprehensive
Plan

WHEREAS, existing land use patterns in Huerfano County require the creation of the Homesteading Zone to
recognize the residential nature of certain large-acre subdivisions and protect and distinguish these areas from
the agricultural nature of the Agricultural Zone and from the residential character of the Rural Residential Zone.

WHEREAS, the purpose of Planned Unit Developments (PUDs) is to allow a developer flexibility to carry out
development that would otherwise conflict with existing zoning, the sunsetting of unique zoning provisions
applied to each PUD removes an unnecessary administrative burden and challenge for future owners or
prospective owners to be able to access and understand the regulations unique to each PUD,
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WHEREAS, it is in the public interest to recognize all existing parcels in the County as conforming based on
their acreage, regardless of their zoning district.

WHEREAS, the Board finds it is in the interest of public health, safety and welfare that the Board adopt these
amendments to the Huerfano County Land Use Regulations.

NOW, THEREFORE, BE IT ORDAINED by the Board of County Commissioners of Huerfano County,
Colorado, that the amendments to the Huerfano County Land Use Regulations are hereby amended as shown in
Attachment A.

INTRODUCED, READ, AND ADOPTED on this __ " day of , 2024.

BOARD OF COUNTY COMMISSIONERS OF
HUERFANO COUNTY, COLORADO

BY

Arica Andreatta, Chairman

Mitchell Wardell, Commissioner

Attest:

County Clerk and Recorder and Karl Sporleder, Commissioner
ex officio clerk to said board.

Item 7b.
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ATTACHMENT A

Amendments to Zoning Districts in Section 1.03.02
Note: No changes made to UR, C, I, APO, or WIND districts.

A _Agricultural District

This district is created for the purpose of protecting the productive agricultural lands of Huerfano
County from development and preserving the visual and cultural values, historical and archeological
features and critical wildlife habitat associated with the scenic vistas, natural topography and
agricultural lifestyles in rural, unincorporated areas of Huerfano County. Residential uses on parcels
less than 170 acres are limited to agriculture related housing, or uses approved through a conditional

use permit.

Minimum district size: 49170 acres

Minimum lot area: 35 acres

Minimum lot area for a residence as a use by right: 170 acres

Minimum lot width: 200 feet

Front yard setback: 60 feet

Side yard setback: 25 feet

Rear yard setback: 30 feet

Maximum structure height: Refer to Comprehenswe plan page 4, “Res1dent1al Use”
Maximum lot coverage: ; 3
Seetion-105: A single reS|dent|aI unit as accessory toa commermal agrlcultural use along Wlth
accessory agricultural structures.

RR _Rural Residential District
This district is created for the purpose of allowmg the establlshment of moderate density rural
re5|dent|al development -i 2 3

habitat: Rural Re5|dent|al development districts are prlmarllv reS|dentlaI neighborhoods dependent on

the services and jobs to be found in commercial districts, urbanizing residential districts or incorporated

towns. The establishment of new districts should be in close proximity to such other districts or
locations.

Minimum district size: 20 acres or five parcels, whichever is less

Maximum district size: 100 acres

Minimum lot area: 2 acres

Maximum lot area: average of up to 10 acres

Minimum lot width: 100 feet

Front yard setback: 20 feet

Side yard setback: 10 feet

Rear yard setback: 20 feet

Maximum structure height: 40 feet (refer to Comprehensive plan, page 4, “Residential Use™)
Maximum lot coverage: 30 percent For uses allowed by right, conditional uses and prohibited uses see
Section 1.05.

Item 7b.

Commented [1]: To rezone to Agricultural, should we
make min district size 170 acres?

Commented [2]: For it not to be considered spot
zoning, which is prohibited in Colorado, would a
rezoning need to include at least two parcels, or a
subdivision into at least two parcels?
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HS Homestead District

This district is created to accommodate subdivisions with large-lots (35 or more acres) that are
primarily residential in nature and located in the context of predominantly agricultural and rural areas
of unincorporated Huerfano County. Development in this district should minimize impact on the visual,
scenic and other natural characteristics of the surrounding area and provide as necessary for the
protection of critical wildlife habitat. This zone may include small-scale farming or ranching activities
and a wide range of home occupations that do not generate significant traffic or noise.

This is a zone intended to give people access to nature and to highlight rural, homestead living. [To
ensure public access to nature, Homestead zones must include public access trail easements that
connect to any adjacent public lands and designate easements for an internal trail network with a length

of at least one quarter of the road Right-of-Way serving the subdivision. Commented [3]: I'm not sure if we would want to
apply this upon a County-led rezoning, but it might be an
important element for community-led efforts.

Minimum District Size: 105 acres

Minimum lot area: 35 acres

Front yard setback 20 feet

Side yard setback 20 feet

Rear yard setback 20 feet

Maximum structure height 40 ft

Maximum lot coverage: up to two residential structures and four accessory structures

1. Meaning and Intent.

A non-conforming use, lot or building shall be any use erlet or building that lawfully existed at the
date of adoption of these zoning regulations, or any lot that was properly recorded with the Huerfano
County Clerk and Recorder as of January 1, 2025, and has been maintained following such adoption,
but is prohibited by the provisions contained within these regulations and not otherwise exempt from
non-conforming status. It is the intent of these zoning regulations to allow for the continuation of such
non-conforming uses, lots and buildings, so long as they meet the provisions contained herein. But it is
not the intent of these regulations to allow their enlargement nor to allow their continuation should they
be discontinued for a period of 180 days or substantially damaged by fire or other cause. No recorded
conforming or legal non-conforming parcels in existence as of January 1, 2025 shall be denied a
development right on the basis of parcel size. The conformity of a lot does not impact rights to exempt
domestic wells on parcels created prior to June 1, 1972and it does grandfather previously

unrecognized non-conforming uses, Commented [4]: Not discussed in PC mesting. |
assume we want to focus narrowly on lot size conformity
and exclude use conformity.

Any parcel created after January 1, 2025 shall only have a development right if it is specifically granted

by the Board of County Commissioners as per Section 10.11 of this Code and recorded on the deed.
The deed shall record the date of the decision by the Board of County Commissioners and the specific
development rights conveyed to the property. Whenever two or more parcels are consolidated, the
resulting parcel shall have the development rights of a single parcel. Whenever a single parcel is
divided into two or more parcels, only one parcel will retain a development right. If one of the resulting
parcels has an existing home or structure, the development right will remain with that parcel already

developed.
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1.18.02 Special Rezoning Requirements and Provisions

All listed owners of record of adjacent properties shall be notified by certified mail in accordance with noticing
guidelines in Section 8.05 and 8.08. Notifications for Rezonings shall include a vicinity map, a short narrative
describing the current zoning, the proposed rezoning and the nature of the proposed land use change along with
announcement of the date, time and location of the scheduled hearing.

Rezoning applications may be initiated by any citizen or group of citizens, association, partnership or
corporation owning or leasing property or residing in Huerfano County or by a representative or agent with
written power of attorney from one of the above parties to initiate the application.

The Board of County Commissioners and the Huerfano County Planning Commission may also initiate a
rezoning.

If rezoning to a zone that allows a higher intensity of development, the Board of County Commissioners must
approve additional development rights in accordance with Section 10.11 of this Code.

1.18.03 Submittal Requirements

1.17—37

Applications for rezoning shall include those submittals outlined in Section 8.03. In addition to those submittal
requirements, applications for rezoning shall include the following::

Required attachments:

1. The source and quantity of water required for the proposed use(s) within the area to be rezoned.

2. The method of wastewater treatment and anticipated quantity of wastewater generated.

3. When water or wastewater service would be provided by a municipality or a water or sanitation or water and
sanitation district or other public entity, written confirmation that the public entity in question is willing and able
to provide the service in question.

4. A description of any natural or man-made hazard within or in the vicinity of the land proposed for rezoning
and a statement describing how the anticipated impact of such hazards will be mitigated.

5. A vicinity map showing to scale the proposed area to be rezoned in relationship to the surrounding area within
a distance of two (2) miles from the boundaries of the proposed rezoning.

6. A graphic description of all natural and manmade water courses, retention areas, streams, lakes and known one
hundred (100) year flood plains on or adjacent to the property along with all areas in the proposed rezoning with
a slope of twenty (20) percent or greater.

7. A description of any critical wildlife habitat and migration corridors and unique natural features, such as
historical sites, unique land forms or scenic vistas contained within the land proposed for rezoning.

8. Description of any planned development.10. Any additional information requested by staff or Planning
Commission.

9. If rezoning to a zone district that allows a greater intensity of development, evidence of development rights to
applies to all parcels.

Code updates related to development rights

2.02.08 Building Permits

No building or other structure shall be erected, nor shall a building permit be issued within a subdivision or
proposed subdivision before a final plat and development rights associated with newly created parcels has have
been approved by the Board of County Commissioners and recorded or filed in the Office of the County Clerk
and Recorder; except, however, that temporary uses as provided for in section 1.12 of Huerfano County’s
General Zoning Regulation shall be allowable if they meet the requirements and provisions contained therein.

Item 7b.
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2.02.16 Development Rights

The right to develop dwelling units or commercial buildings on any parcel created after January 1, 2025 must be
granted by the Board of County Commissioners in accordance with Section 10.11 of this Code and recorded with
the subdivision plat and on the deeds to each newly created parcel. No building permit shall be issued for
residential or commercial structures on parcels created after January 1, 2025 for which the Board of County
Commissioners has not granted development rights in accordance with Section 10.11.

2.09.02 Preliminary Plan/General Submission
[add to list of submittal requirements as #37]

2.09.02(37)
37. Evidence of acquired development rights to apply to parcels, an agreement to make 15% of new housing
units deed-restricted affordable units, or a conditional use permit granting development rights.

Amendment to PUD regulations:

3.03.05 Relationship of These Regulations to the Zoning Regulations Planned unit developments can
be approved in any zoning districts established within Huerfano County, and the issuance of a PUD
approval shall not change the zoning district(s) within which such PUD is established. Planned unit
developments may include all uses allowed by right and any conditional uses allowed by the zoning
regulations in the district(s) in which the PUD would be located_to be valid for a period up to ten years.
Approval of a PUD application by the Board of County Commissioners and the granting of a PUD
approval shall be considered de facto approval of the proposed conditional uses, and the applicant shall
not be required to apply for or receive approval for a conditional use when such use is within the
approved PUD proposal.

Upon written request by the applicant, the Planning Commission may recommend to the Board of
County Commissioners that specific provisions of the County Zoning Regulations be waived or
amended, if determined by majority vote that such waiver or amendment would promote the health,
safety, welfare and convenience of the residents of Huerfano County.

PUD zoning regulations shall expire after a period of ten years and the PUD zone will revert to the
zone district or districts in which the PUD is located and which most closely align with actual or
intended use. All completed developments will be grandfathered in as uses by right and shall be exempt
from section 1.16.01(2) Abandonment of Use, and all parcels will be considered conforming or legal
nonconforming. The expiration of a PUD shall not affect any easements, conservation easements or
open space. MWhere part of the provisions of a PUD were to allow for smaller lot sizes in exchange for
conservation of land, conditions imposed by PUD to preserve land shall remain with the land. Such
portions of the land that are intended to be conserved shall maintain the PUD zone until or unless

Lconditions of conservation are recorded in the deed. \ Commented [5]: Is this strong enough? Not sure how
PUDs older than ten years at the time of amendment of this section shall expire and revert to the zone :0 ;ipp(:y a deed restriction or note that would be attached
district in which the PUD is located on January 1, 2026. Nl

Use Table Commented [6]: | think this allows for the

continuance of PUD protections without requiring land
owners to go to a title company to add a deed restriction.
2.16 VESTED PROPERTY RIGHTS It would make the interpretations of remaining PUDs

Final approval of a PUD or non-PUD final subdivision plat or a PUD development plan shall be considered more consistently interpretable as a conservation zone.

approval of a site specific development plan as defined by Board of County Commissioners Resolution 12- 15 or
as otherwise required by Section 24-68-101, et seq., Colorado Revised Statutes and shall result in a vested
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property right for a period of three (3) years as provided for in Section 24-68-101, et seq., Colorado Revised
Statutes. Within fourteen (14) days after final approval of a site specific development plan, the County Planner
or other person authorized by the Board of County Commissioners shall publish in a newspaper of general
circulation in Huerfano County notice of the creation of a vested property right as described in Section 24-68-
101, et seq., Colorado Revised Statutes.

All approved site specific development plans shall contain a note stating that the vested property right is vested
for a period of three (3) years from the date that the vesting notice is published. The Board of County
Commissions may, by majority vote, following review and recommendation by the Planning Commission,
approve vested rights for a period of more than three (3) years upon payment of the required application fee and
the approval of a development agreement in accordance with the provisions of Section 24-68-101, et seq.,
Colorado Revised Statutes. The zoning exemptions applied to a PUD shall apply for a period stated on the final
subdivision play of no more than ten years, after which, the subdivision will revert to the base zone.

Amendments to the use table
1.05 Use Table

R = Use by Right, C = Conditional Use, P = Prohibited, L = License required

AA HS RR UR C I Ref
Up to two dwelling units on a 1.06
0.01  single parcel of land* RC R R R R c 10.05
Three to six dwelling units on a 1.06
0.02  single, parcel of land.* ep P c R R c 10.05
Over six dwelling units on a
single parcel,
including: Multiple family 1.06
dwelling, co-housing facilities, ~ ©> P c ¢ R C 1005
condominiums or employee
0.03  housing.*
Agricultural-related housing*
0.04 R R NA  NA NA NA
Unpurged mobile homes built
prior to 1976 and
non-qualified manufactured P P P P P P N/A
0.05  homes.
Manufactured home parks and
manufactured home subdivisions CP C C C C P 1.06

0.06  (see also Section A7)
Boarding and rooming houses
and bed & breakfast C C C C CR P 1.06
0.07 establishments
Guest ranches and vacation

008 lodge C (o] C C P P 1.06
Rest, nursing, convalescent,
retirement and assisted living C (o o C ER P 1.06
0.09 facilities
8
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0.1
0.11
0.12
0.13

| 0.14

| 0.15

‘ 0.16

| 017
0.18
18

0.19

0.2

0.21

0.22

0.23

0.24

Jails, prisons, correctional
institutes and youth facilities and
work camps

Hospitals
Hotels and motels

Restaurants and eating places
Public schools and educational
institution

Private schools, educational
institutes and training centers
Day care, child care and nursery
schools and

homes

Churches and religious institutes
Public airport

Private airports and heliports
Public cemeteries

Parks, playgrounds, goel-ceurses
or playing fields

Essential public and government
utility uses, facilities, services
and buildings.

Note that special H.B. 1041
regulations may also apply.
Other utility uses, facilities and
services including electric
transmission lines and pipelines
and all appurtenant facilities,
uses and structures thereto. Note
that special H.B.1041
regulations may also

apply.

Commercial radio and television
transmitting and receiving
stations, dishes and towers
including telecommunications,
microwave and cellular towers,
antennae and dipoles (see height
restrictions)

Private antennas over 35 feet in
height

C

cP
cp
cp

RP

T 0o o0 o8

O O v 3o

O
|70

e

O I OO0

O O v =X

O
|70

v U (O T T

e

O v O O T

1.06

1.06
1.06
1.06

1.06

1.06

1.06

1.06
1.06

1.06
1.06
1.06

1.06
Or
H.B.104
1
Dependi
ng on
Scale

H.B.
1041

1.06

1.06
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0.25

0.26

0.27

0.28

0.29

0.3

0.31

0.32
0.33
0.34
0.35
0.36

0.37
0.38
0.39

0.4

Sewage disposal areas, sludge,
septic, landfills for non-
hazardous substances and waste
water

treatment plants

Landfills and disposal sites for
toxic, radioactive

and otherwise hazardous
materials

Agricultural crop production
including orchards and accessory
uses and buildings (agricultural
property not associated with
large lot subdivisions

exempt from building permits)
Recreational domestic animal
husbandry including

barns and shelters

Animal production, including
grazing and

accessory uses and buildings but
excluding commercial feedlots

Commercial feedlots

Confined Animal Feeding
Operations (CAFO’s)

Stands for the sale of agricultural
products

Commercial riding stables
Kennels and veterinary clinics
Private and public zoos

Camping areas and campgrounds
Ski lifts and accessory structures
and uses

Outdoor amusement facilities

Membership clubs and lodges
Professional service and
business offices for the delivery
of health, legal, accounting,
travel agencies, real estate,
technology, office service and
similar services

py)

R

See
Item .31
(CAFO’

s)

O

OO0 O o000 =©

OO0 0 OOIO I O

10

0

OO O OO 3voO X

0

OO0 O OO0 3T oO O

0

OO0 O OO0 =T

T U U U OOT O O

1.06

N/A

N/A

1.06

1.06

1.06

1.06

1.06

1.06
1.06
1.06
1.06

1.06

1.06
1.06

1.06
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Commented [7]: Should these be separated? Kennels
seem like a nuisance that should be conditional
anywhere, while vet clinics are needed in the county and
should be allowed at least in commercial areas by right.
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0.41

0.42

0.43

0.44

0.45
0.46

0.47
0.48

0.49

0.5

0.51

0.52

0.53

Personal service outlets such as
beauty and barber

shops, laundromats, etc.

Retail sales outlets except
convenience outlets serving a
neighborhood or local resident
clientele,

including repair and rental
outlets

Retail convenience outlets
serving a neighborhood

or local residents

Wholesale sales and/or
distribution with open

storage of goods

Wholesale sales and/or
distribution without open
storage of goods

Gasoline service stations

Vehicle repair facilities including
storage garages

as a principal or an accessory
use

Motor vehicle parking lots
Rental self-and mini-storage
lockers

Commercial lumber yards and
sawmills (Exemption: Home
occupations see Section 1.11)
Manufacture or storage of gases
or above ground storage of
flammable liquids such as
gasoline for

other than residential or
agricultural on-site use
Railroad facilities including
repair sheds and

switch yards and trucking
terminals, excluding trucks
Junk, wrecking or vehicle

storage yards, which shall be
surrounded by an eight foot high

solid fence or not visible from
any public road
(excluding agricultural

equipment storage)

¢ ¢
P P
¢ c
S
¢ P
C P
¢ c
C (o3
¢ P
C P
C (o3
C (o3
¢ P
11

1.06

1.06

1.06

1.06

1.06

1.06

1.06

1.06
1.06

1.06

1.06

1.06

1.06
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0.54

0.55

0.56

0.57

0.58

0.59

0.6
0.61

0.62
0.63

0.64

0.65

0.66

Batch plants and hot mix plants
and all appurtenant

and accessible uses thereto
Manufacture, fabrication or
processing of all materials not
otherwise listed and which will
not

cause excessive noise, heat, dust,
fumes or other adverse
consequences

Manufacturing, production and
other uses not otherwise listed
that will cause excess noise,
heat,

dust, fumes or other adverse
consequences

Rock quarries, sand and gravel
excavating pits,

pipelines, strip and underground
coal mines and all appurtenances
and accessory uses thereto,

Oil and gas wells

The exploration and mining of
uranium or other radioactive
substances or the disposal,
storage or

processing of such substances
Shipping containers for storage
purposes (Staff

approval)

(Reserved)

Commercial and medical
Marijuana retail stores

and dispensaries
Commercial/recreational/medica
| Marijuana

cultivation facility

Marijuana Hospitality — on-site
consumption

Commercial Marijuana product
manufacturing and

testing, product infusion
facilities

Commercial Marijuana
cultivation facility

12

O

1.06

1.06

1.06

1.06

Section
6.00

Land-
use
office

Section
18

Section
18

Section
18

Section
18

Section
18
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Marijuana cultivation for
personal use, when growing
twelve (12) or less plants on a
tract of land, per occupied
dwelling, provided that the
growing takes place in an
enclosed, locked space,

is not conducted openly or
publicly, and is not made

R R R R R C 1.06

0.67 available for sale.

Marijuana cultivation for
personal use, when growing
thirteen (13) or more plants on a
tract of land, per occupied
dwelling, provided that the
growing takes place in an
enclosed, locked space,

is not conducted openly or
publicly, and is not made

C (o3 C C C C 1.06

0.68  available for sale.
0.69  Any use not listed in this table C (o3 C C C C

* The right to develop additional housing is conditional upon demonstration of access and availability
of water as described in 10.05.

Amendments to Section 10 related to development rights

10.05 ADEQUATE WATER, SEWAGE DISPOSAL SYSTEMS AND CERTIFICATES OF OCCUPANCY
REQUIREMENTS

1. All occupied dwellings, structures and all other buildings that the Building Inspector determines need an
adequate supply of water shall provide proof of water in order to obtain a building permit. Proof of adequate
water is required for new construction as well as additions that include new bathrooms or kitchens.

If the building is proposed to be supplied water from a central water provider delivered by water lines, proof of
water shall consist of a letter of availability or tap receipt from the provider. If the building is proposed to be
supplied water from a bulk water provider by way of hauling water to the property, proof of water shall consist
of a letter of availability or tap receipt from the provider. Furthermore, the applicant for any development
approved to be served by a bulk water provider must sign a waiver acknowledging: “Huerfano County provides
no assurance or representation that the use of bulk water and a cistern will be an approved or acceptable long
term source of potable water. There is no guarantee that bulk water will always be available for sale and
Huerfano County has no authority or jurisdiction whatsoever over water suppliers or their decision to sell water
in bulk to the general public.” If the building is proposed to be supplied water by a domestic well, the minimum
of one gallon per minute is required, as certified by a pump test conducted by a licensed well driller, pump
installer, professional engineer or geologist who has constructed, serviced, or tested the well. If an addition or
additional unit is proposed on a property served by a well, a letter from the Division of Water Resources may be
required, indicating adequate water rights and availability to support the project.

New Section 10.11

13
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Development Rights

Section 10.11 Right to Develop

Purpose:

Huerfano County has a vast amount of undeveloped open range and natural landscape that should be
preserved and protected for the enjoyment of future generations. The proliferation of large lot
subdivisions of 35-acres or more and the vast number of vacant lots that have been created over the
years have led to the potential loss of the natural assets that make Huerfano County a unique and
attractive place to live. There are currently sufficient development rights on vacant County parcels to
increase the population or number of dwelling units in the County by over 65%. Of the County’s
12,529 non-exempt parcels, 8,217 are vacant. If a home were to be built on each vacant parcel that
exists today, it would require a vast extension of roads and electric wires that would cut across the
landscape, it would impact the water table and wildlife and the low-density, spread-out character of
development would make it more costly and challenging to provide services such as police and fire
protection, road maintenance, and school busing. By ceasing to create new development rights with the
creation of each new parcel, and the ability to transfer development rights, the intent of the County is to
direct future development to areas of the County that are already close to services, jobs, infrastructure
and historical development and to protect from development those areas of the County where vast open
ranges and wild landscapes persist.

10.11.1 No building permit shall be issued on any parcel created after January 1, 2025 that has not been

granted a development right through |a conditional use permit, as part of a major or minor subdivision)

Commented [8]: Part E of this section qualifies this.
or through the transfer of a development right approved by the Board of County Commissioners and

Our approach depends on how we want to treat TDR at
this point.

recorded on the deed to the parcel to include the date of the decision by the Board of County
Commissioners and the specific development rights conveyed to the property. Whenever two or more [C°mme"ted [9]: Modified to defer to CUP process.

parcels are consolidated, the resulting parcel shall have the development rights of a single parcel.
Whenever a single parcel is divided into two or more parcels, only one parcel will retain a development
right. If one of the resulting parcels has an existing home or structure, the development right will
remain with that parcel already developed or most developed.

A. In the |Agricultural zone district, residential development rights on parcels less than 170 acres shall {Commented [10]: Could be made to apply to
be limited to those that support agricultural activity; residential uses on such parcels shall be considered Homesteading as well.

accessory to agricultural uses. Residential uses on parcels less than 170 acres in the agricultural zone
shall be granted only as the result of a transferred development right or through a conditional use

permit.

C. [Transferred rights:
To develop on an agriculturally zoned parcel less than 170 acres, development rights may be removed

from sending parcels adding up to an area of 170 acres minus the area of the receiving parcel. To Commented [11]: Qualified to make work with 170-
transfer development rights to a parcel in other zones, sending parcel or parcels must conserve an acre ag threshold.

amount of land not less than 80% of the land area of the receiving parcel. Where sending parcels are
smaller than the receiving parcel, development rights from multiple parcels may be combined to equal
asingle right on a larger parcel.

14

99




D. Conditional Use Permit Conditions:
Approval of a conditional use permit to grant development rights should meet one of the following
conditions:

1. Development serves a public interest and their creation would contribute to goals articulated in the adopted

comprehensive plan. This can include the provision of at least two deed-restricted affordable housing units

Item 7b.

at[100% AMI, or 15% of units for developments over 20 units.

2. Context and proximity to existing development. If a proposed residence in situated in a context
where it is within 1,000 ft. of at least two other residential units or a commercial use that supports
four or more permanent, on-site jobs, it should be considered compatible with context unless there

are other unique circumstances that the Commission finds that make the development
incompatible with context,

3. Demonstration of the cost/benefit to the County. If the applicant can show that the benefit to the
County, measured in terms of anticipated economic benefit of the development outweighs the cost
to the County of providing services, including police, fire, school district, road maintenance and
other infrastructure maintenance)

E. In the approval of subdivisions, the Board of County Commissioners may require any of the
conditions in 10.11.1 to be met for newly created parcels to be granted development rights in
accordance with the designated zone district. The Board of County Commissioners may require any of
the conditions in 10.11.1 as part of a rezoning to any zone district that allows a greater intensity of

development.

F. Water Avilability as condition for right to develop: Applicant must provide proof of availability and
access to water to support proposed projects. (See Section 10.05)

10.11.1 Appeals Process

Applicant must present petition for development rights before the Huerfano County Planning
Commission that provides sufficient evidence that one of the three conditions for approval will be met.
The Planning Commission shall make a recommendation and send the case to The Board of County
Commissioners, who may approve development rights on newly created parcels under the following
conditions:

1. The development rights are removed from an equal or greater number of parcels containing at least
80% of the acreage as those parcels receiving new development rights and recorded on all affected
deeds.

2. There is a public interest or mitigating circumstance that was not considered in denial of conditional

Commented [12]: Because of low median income and
high cost of building. Placed in approval section rather
than appeals section.

Commented [13]: This would be a way to incentivize
incremental development in Ag, and could also be used
in Homesteading.

[ Commented [14]: New: conditions for approval.

)

use permitfto create new development rights that contributes to goals articulated in the adopted

comprehensive plan.

Additions to definitions
17.02 Definitions
[add the following]

Agriculture Related Housing: Dwelling units that are accessory to and in support of an agricultural operation
on the same property on which housing is built.

15

[Commented [15]: Added.
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Development Right: The eligibility to seek a building permit for a residential or commercial structure.

Item 7b.
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Collaborative Development Rights
Reshaping the map of the West

by Sky Tallman

So many of the vast open spaces, still a common sight across the American West, have been carved up
into an array of small, private parcels. The open range has been mapped for a sprawling future. The lure
of this land attracts would-be homesteaders who can get a piece of cheap land and dream of the day
when they have enough time and money to to build their very own house on the prairie. As long as
having enough time and money to live out our dreams remains a scarce commodity, not much happens
across the vastness of the Western plains, and the earth itself looks nothing like the parcel map. In some
cases, people move out to their little piece of ground and find themselves priced out of building,
making do without a permanent structure or infrastructure and far from services.

One new strategy developed by Sky Tallman and Electra Johnson as part of a draft update to the county
strategic master plan is to allow neighbors to incrementally redraw the map and save on development
costs by pooling their resources. The strategy, dubbed “collaborative development rights” combines

aspects of transferrable development rights and cluster development.

The basic idea is to allow for two or more nearby property owners to develop on a single parcel in
return for conserving the undeveloped parcel(s) as open space or agricultural land. This allows two or
more projects to share upfront costs that can make building in rural areas very costly, such as a well,
driveway access, septic system, tying into the electric grid, and even potentially building compounds
instead of free-standing homes, saving costs on shared walls or roofs. Those who are marginally priced
out of building could improve their living conditions, build community, and initiate a first step in
shifting the future development pattern from one of eventual sprawl to one that invites the potential for

the emergence of villages.

Collaborative Development Pattern

Standard Development Pattern

nt

nfEaseme

Conservag

. A
(]

In a regular grid of 5-acre parcels, such as the one above, a 1/2-mile radius around a single parcel
would include 140 parcels; a Yi-mile radius, there would include 49 parcels. In a scenario in which
half of eligible parcels were to transfer rights to contiguous receiving parcels built out to a density of
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3.5 units per acre, a 1/2-mile sending radius could facilitate the build-out of four receiving parcels and
the conservation of 350-acres.

A few considerations in developing the concept include if and how to define limits with regard to the
proximity of sending and receiving parcels and the frequency or dispersion of receiving parcels,
consideration of ownership and management of parcels and structures, lot sizes, circulation, and
growth.

1. Proximity and Dispersion: Requiring sending parcels to be near receiving parcels makes it more
likely that as clusters grow, conserved areas are contiguous or close enough to contribute to loosely
connected habitat. Also, spreading clusters out by requiring a certain distance between them enhances
both the clustering and conservation impacts of the strategy over time. For example requiring receiving
parcels to be either contiguous or a half-mile apart would allow a cluster to grow over time, while also
inducing the eventual emergence of a village form.

The practice of subdividing large ranches and rural land holdings into large or medium lots along with
rural zoning codes that aim to preserve rural character with large minimum lot sizes and low densities
have essentially made the emergence of villages unlikely, if not downright illegal. Indeed, about the
only way for a new village-like pattern to develop in most rural areas is if it is a master-planned
community or planned-unit development. Collective development rights open up the potential for a
type of bottom-up, incremental development pattern in rural areas. At the parcel level, it removes
density as a consideration without impacting potential density as measured within the sending radius.

By not limiting collaboration to a small number of users, the more people who collaborate on a single
parcel, the more nearby parcels get conserved. Collaborative developments that mix uses or develop an
internal economy, could enhance nearby conservation by incentivizing additional collaborators to
purchase nearby parcels in order to transfer rights. In considering how different the outcomes would be
if collaborative development rights were exercised by ten different people building homes on a parcel
versus a single developer purchasing ten adjacent parcels to conserve and leading the development be
part of conversations about what a county wants to encourage and achieve with the policy. In a high-
growth scenario, it might be advantageous to encourage developer-led consolidations, however, in low-
growth scenarios aimed primarily at lowering the upfront cost of building for existing property owners,
a limit to how many development rights a single owner can transfer could be established.

2. Ownership and Management: Land use codes do not typically aim to regulate ownership, but to
avoid the creation of parcels that would be likely to default on taxes and come into county ownership or
the creation of parcels on which the right to develop might be contested through sales to unknowing
buyers or inheritance. If sending parcels are divested of development rights, they essentially lose
almost all of their economic value, and to ensure that these parcels are both managed (for fire
mitigation, for example) and conserved, their ownership should be joined with the receiving parcel.
Ownership on receiving parcels will likewise need to be negotiated among owners and articulated in a
deed as a condition of a building permit. Likely the common area and conserved land would be owned
collectively or by an association, and individual homes or buildings would be condominiumized.

3. Lot sizes: To make conservation of open and natural spaces or agricultural uses a significant
outcome, the size of sending and receiving parcels should be considered. Receiving parcels that are too
large could still result in a sprawling development pattern and fail to deliver on the potential savings to
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collaborators that comes from shared infrastructure costs. Likewise, sending parcels should have a
minimum size or be proportional in size to receiving parcels.

4. Circulation: In the event that a receiving parcel experiences significant development and the
emerging village needs to grow onto an adjacent parcel, connectivity should be considered. If the
emerging cluster is to continue to grow, there is a public interest in ensuring that the entire development
is well-connected and that a system of blocks begins to develop. At a basic level, this could include a
requirement that the internal circulation of two adjacent receiving parcels connect both internally and to
the adjacent road. If receiving parcels are larger than five or six acres, establishing a maximum block
size of 4 — 6 acres that will provide an eventual framework for walkability. To be avoided is an

outcome in which an old property line separates two adjacent cul-de-sac neighborhoods.

5. Growth: It is not hard to imagine that a successful collaborative development might grow to the
point that it needs to expand, converting an adjacent parcel into a receiving parcel. To convert two
adjacent parcels into receiving parcels, consider requiring each to receive at least three development
rights from sending parcels within the sending radius. As the cluster of receiving parcels grows, raise
the threshold. To convert a third adjacent parcel into a receiving parcel, each parcel must receive at
least four development rights from sending parcels within the receiving parcel. To convert four or more
adjacent parcels into receiving parcels, the net density of connected receiving parcels must be at least
four dwelling units per acre. At this point, which would likely be a rare occurrence, we would be seeing
the emergence of a village and the successful conservation of a significant portion of contiguous nearby
land, and expanding the sending radius could be necessary to allow the continued success of the
project.

Collaborative development rights should be seen as a transitional strategy to allow for and incentivize a
shift in the pattern of growth in rural areas. At some point, as a successful cluster grows into an
emerging village, it will make sense to shift to a more formal planning process to manage the growth
around the self-organized core, to upgrade infrastructure, and to shift to an organizing principle other
than collaborative development rights. The intent is not to force or mandate the village form, but to
open the possibility of a rural development pattern other than the sprawl that is already written into the
parcel map.

Villages and clusters of development are a quintessential element of rural character. Throughout our
rural history, collaborating with others is how people have been able to thrive in rural areas. While easy
access to trucks and cheap gasoline have allowed us to replace a reliance on neighbors with a reliance
on more distant population centers (often mislabeled ‘self-reliance’), collaboration, the sharing of
resources, and the building of community through the building of shared places is the basic building
block of society. Rugged collaboration is as old as the West. It is what got our ancestors through hard
times, and it is part of how we can build resilience today.

Model zoning language for Collaborative Development Rights:

Inthe [ ] Zone District, the development rights of properties within ¥ mile may be transferred from sending
parcels and combined on a single receiving parcel for the purpose of conservation of open space and agricultural
lands, and to allow for the clustering of development.
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1. Sending parcels are those parcels from which development rights are sent to another parcel.
Receiving parcels are those parcels to which development rights are transferred. Upon sending
of a development right, the deed to the sending parcel shall record the removal of development
rights, the receiving parcel number to which rights were transferred, and the date of transfer.
Future use of sending parcels shall be restricted to conservation or agriculture.

2. Sending parcels must divest all development rights and may not have existing residential or
commercial uses.

3. Sending parcels shall be placed under the joint ownership of owners of the receiving parcel, or
under the ownership of an association of such owners.

4. The deed to a receiving parcel shall record the development rights received from sending
parcel(s), including the date and parcel number of sending parcel(s).

5. Receiving parcels gain the right to develop one additional residential unit, or one additional
structure for a use permitted in the zone district, for each sending parcel that transfers
development rights. The receiving parcel gains the right to develop a single additional dwelling
unit or structure even if the sending parcel would have been permitted to construct more than
one dwelling or structure.

6. Areceiving parcel may receive development rights from multiple sending parcels within the
sending radius of ¥2-mile.

7. Areceiving parcel must be at least five (5) acres, and no greater than twelve (12) acres. A
sending parcel must contain at least 80% of the area of the receiving parcel, and be within a
sending radius of ¥2-mile of the receiving parcel.

8. Improvements on receiving parcels may have separate ownership structures; ownership of
land and structures shall be recorded in the deed.

9. Dispersion: To avoid sprawl and ensure dispersion of clusters, receiving parcels must be
contiguous or spaced at least one-half mile apart.

1. Contiguous receiving parcels: To convert two adjacent parcels into receiving parcels,
each must receive at least three development rights from sending parcels within the
sending radius. To convert a third adjacent parcel into a receiving parcel, each parcel
must receive at least four development rights from within the receiving parcel. To
convert four or more adjacent parcels into receiving parcels, the net density of connected
receiving parcels must be at least four dwelling units per acre.

1. Connectivity: To ensure internal connectivity in clusters, when two or more
contiguous parcels are designated receiving parcels, internal roads, driveways or
rights-of way on each parcel shall be made to connect. All contiguous receiving
parcels shall connect with principal access road and connection between parcels
shall connect internal circulation on both parcels.

10.The Planning Commission shall review proposals to combine the rights of five or more parcels
on a single parcel, and may require a single developer combining the rights to five or more
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parcels to include at least one unit as a deed-restricted affordable unit, or to add a deed
restriction that not more than one unit be used as a short-term rental.

Sky Tallman is the author of Metrocoalescence, a Zoning Paradigm for Vibrant Cities

Item 7b.
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