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TELLER  COUNTY  PLANNING  COMMISSION 
Regular Meeting - 7:00 p.m., Tuesday November 25, 2014 

City of Woodland Park Council Chambers, 220 W. South Avenue, Woodland Park, CO 

 

Agenda Item III 

  Consider, and recommend to the Teller County Board of County Commissioners, a request 

for Text Amendments to the Teller County Land Use Regulations by Sanborn Western 

Camps/Colorado Outdoors Education Center (Ms. Jane Sanborn, Applicant) and N.E.S. Inc. 

(Ms. Andrea Barlow, Authorized Representative) to (i) add “Recreational Camps, Retreats 

and Outdoor Education Facilities” as a use-by-right to §2.6.1.A.1 Agricultural Zone District; (ii) 

delete retreats, counseling centers, summer camps, recreation camps, sports camps and other  

similar uses from the definition of “Resort” and add a new definition and specific provisions 

for “Recreational Camps, Retreats and Outdoor Education Facilities” to §8.3.Y Resort;  and 

(iii) delete “summer camps” from §8.3.Q.1.d.(1) Child Care Center. 

 

STAFF REPORT 
File No. LUR Z14-0039 

 

APPLICANT:  Sanborn Western Camps / Colorado Outdoors Education Center  

  (Ms. Jane Sanborn, Applicant) 

REPRESENTATIVE:  Ms. Andrea Barlow, N.E.S. Inc.  

REQUEST: Amend the text of the Teller County Land Use Regulations (LUR) to  

(i) add “Recreational Camps, Retreats and Outdoor Education 

Facilities” as by-right uses to §2.6.1.A.1 Agricultural Zone District; 

(ii) delete retreats, counseling centers, summer camps, recreation 

camps, sports camps and other  similar uses from the definition of 

“Resort” and add a new definition and specific provisions for 

“Recreational Camps, Retreats and Outdoor Education Facilities” to 

§8.3.Y Resort;  and (iii) delete “summer camps” from §8.3.Q.1.d.(1) 

Child Care Center. 

STAFF: Ms. Lor Pellegrino, AICP, Senior Planner 

LEGAL DESCRIPTION: This text amendment would apply to all land and uses within 

unincorporated Teller County 

ZONE DISTRICT: All zones within unincorporated Teller County, especially the 

Agricultural (A-1) zone district  

Publication Date: November 12, 2014  

Staff Report Date: November 17, 2014 

STAFF RECOMMENDATION: Deny    
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1. SUMMARY OF REQUEST      

The Applicant is proposing to text amendments various sections of the Teller County Land Use Regulations 

(LUR) related to certain special uses, specifically adding a new permitted use in the A-1 zone for 

“Recreational Camps, Retreats and Outdoor Education Facilities,” which the application then goes on to 

differentiate from the already existing Resorts special use.   

Zoning and Use Permits.    

In any typical zoning regulation, each zone district typically lists uses that are prohibited, permitted by-right, 

or allowed by permit.  By-permit uses are a common standardized zoning tool created to add some flexibility 

to any given zone district by listing previously considered but usually more-intensive land uses that are 

subsequently subjected to additional review and typically granted by the prescribed local authority only with 

findings of compatibility with the surrounding area and compliance with local standards, conditions and 

requirements, such as they may be.     

Teller County and Special Review Use Permits.    

Not including overlay or obsolete zone districts, Teller County is divided into a total of ten land use zones 

including five agricultural/residential zones (A-1, R-1, R-1M, R-2, RR) , four 

commercial/industrial/manufacturing zones (BC, C-1, L1, M-1) and one Planned Unit Development (PUD) 

zone.  Each zone district allows two kinds of uses: (i) Permitted Uses allowed by right subject to compliance 

with the land use regulations, and (ii) Special Review Uses allowed by permit.  A land use is prohibited if it 

is not listed as either a permitted or special review use, without an amendment to the LUR or a staff 

determination of similar use [LUR §2.1]. 

Special Review Use Permits are applicable to those uses of a special nature that make it impractical to 

predetermine that they are appropriate as permitted uses in a particular zone district.  Based upon review of 

circumstances such as location, design, density, and intensity, and the imposition of appropriate conditions, 

special review uses may be determined to be compatible and allowed by Special Review Use permits [LUR 

§8.1].  All Special Review Uses are subject to the submittal requirements specified in LUR §8.2.B including, 

but not limited to, submittal of an application form complete with a written description of the proposed 

specific use with all uses identified, submittal of an appropriate site plan(s), written and/or graphic 

information sufficient to demonstrate compliance with infrastructure, site development, critical area, the 

specific proposed use requirements, and the comprehensive special review use standards.  The issuance of a 

Special Review Use Permit is dependent upon finding evidence from competent authority that the proposed 

use, as may be conditioned, complies with all special review use standards applicable to that use(s) including 

consistency with the master plan, compatibility with the character of surrounding land uses, compliance with 

the infrastructure, site development, critical area, zone and specific use standards and requirements, and 

findings of minimal adverse impacts to resources, infrastructure and surrounding land.  Broad flexibility built 

into the Special Review Use process allows staff to approve minor deviations from an approved Special 

Review Use Permit for deviations that appear necessary in light of technical or engineering considerations 

not reasonably anticipated during the initial permit approval process (including but not limited to small 

changes in building footprint or location of infrastructures such as roads, water or sewage lines) [LUR 

§8.2.H].  

Teller County recognizes three categories of Special Review Uses and permits:  (i) Administrative Uses 

(AUP) with little to no impact and subject to review with final determination by staff, (ii) Conditional Uses 

(CUP) with more impacts than by-right uses but less than industrial or commercial uses and subject to 

review by staff and the Planning Commission with final determination by the Planning Commission, and (iii) 

Special Uses (SUP) with intense or heavy impacts and subject to review by staff, the Planning Commission 

and the Board of County Commissioners, with final determination by the Board of County Commissioners 

[LUR §8.2.A]. 

Resorts and the Current LURs.   

Currently, Resort uses are only allowed in Teller County as a Special Use in the A-1 zone district [LUR 

§2.6.1.A.4] after the thorough review of an application (including at least two public hearings) and a finding 
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of compatibility and LUR compliance by staff, the Planning Commission and the Board of County 

Commissioners, with final permit approval granted by resolution by the Board of County Commissioners.    

Definitions, additional requirements, and conditions for Resort Special Uses are specified in LUR §8.3.Y as 

follows:   

Resort.  Lots, parcels, or tracts of land improved with buildings (or other habitations) and sanitary facilities, 

generally used for short term or extended occupancy chiefly for extended rest or recreation, and 

often provided with lodges with dining rooms and/or accessory shops. The term "lodges" when used 

in connection with Resorts means a hotel or similar establishment providing sleeping rooms or 

apartments in a main building, or cabins, or other sleeping or living accommodations.  The term 

“Resort” also includes “retreat” or “counseling” centers, “summer camps,” “recreation camps,” 

“sports camps” and other similar uses where permanent facilities are used and occupied for short 

term or extended periods.  The term does not include Campgrounds or Recreational Vehicle Parks 

as otherwise defined in these Regulations. 

 Resorts / Recreational Facilities and Past LURs.   

Teller County originally adopted zoning in July of 1973.  The first zoning regulations divided the County 

into five zoning districts with each zone containing principal permitted uses allowed by right and conditional 

uses allowed by permit.  Resorts were considered Recreation Facilities and allowed as Conditional Uses in 

the A-1 and R-1 zone districts with the first zoning regulation.    

In July of 1975, the Board of County Commissioners, as part of various unrelated miscellaneous changes, 

approved a text amendment adding the following definition to the zoning regulation:   

Recreation Camps, Summer Camps and Resorts.  Areas of land improved with buildings (or other 

habitations) and with sanitary facilities, generally used for more or less extended occupancy, often provided 

with lodges with dining rooms and/or accessory shops and designated chiefly for rest or recreation.  The 

term “lodges” when used in connection with Recreation Camps, Summer Camps and Resorts shall mean a 

hotel or similar establishment providing sleeping rooms or apartments in a main building and with or 

without accessory cabins or other sleeping or living accommodations.  Nothing herein shall be construed to 

permit a trailer camp or trailers for use as sleeping or living accommodations under this definition.  [BCC 

Resolution recorded at 11:00 a.m. July 24, 1975 at Reception No. 240778 in Drawer 17, Card 278] 

This resolution further specified that “Recreation Camps, Summer Camps and Resorts” be an outright 

permitted use in the A-1 zone district.   

Although it is not known how many, resorts legally opened, operated and existed for 12 years as a by-right 

use from 1975 until July 1987 when, by BCC Resolution 7-2-87(12), they were re-categorized as Public, 

Private, Commercial Recreational Activities requiring a CUP in the A-1 zone and defined as follows: 

Public Recreational Activities:  Means public parks, zoos, swimming pools, golf courses, shooting ranges, 

and other such facilities owned or operated by or under the direction of a government agency or a nonprofit 

corporation which fall within the definition of the word Pubic Use…. 

Private Recreational Activities:  Includes golf courses,  tennis courts, swimming pools, country clubs, 

shooting clubs, recreational facilities for fraternal organizations, hunting and fishing clubs, and the like, all 

of which are owned and operated by nonprofit organizations with a limited membership.   

Commercial Recreational Facilities:  Includes recreation camps, resorts, ski areas, swimming pools, tennis 

courts, shooting facilities, country clubs, summer camps, hunting and fishing clubs, and the like, operated on 

a commercial basis for use by the paying public.   

Effective January 1, 1998 Teller County replaced the zoning regulations with an entirely new consolidated, 

alphabetized and tabulated LUR.  In the 1998 LURs, the public, private, commercial recreational activities 

definitions were maintained with Recreational Facilities – Commercial allowed as a by-right permitted use 

in the PUD zone and  Recreational activities – public, private, commercial allowed in A-1 as a CUP.  From 

1998 on, more resorts are opened and operated under Commercial Recreational Facilities CUPs.     
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On January 1, 2008, Teller County once again replaced the LURs with an entirely new, reformatted LUR and 

it is in this current version that Resorts specifically defined (see above) as a use that primarily offers transient 

and temporary lodging accommodations, including customarily incidental and ancillary uses such as 

business, office, restaurant, meeting, event, shop, recreation, education, and staff residential facilities.  It is 

also in the 2008 LURs where Resorts are listed as Special Uses with permits approved by resolution of the 

Board of County Commissioners.   

The introduction of Special Uses in 2008 shifted many previously approved resorts, some permitted as 

Recreational CUPs, to a legal non-conforming status.  They are legal in that the use was approved under the 

appropriate and applicable regulations in place at the time of application but they are non-conforming in that 

they do not comply with existing and current regulations.  Legal non-conforming resorts approved as 

Recreational CUPs may continue in the configuration subject to the conditions under which they were 

approved, but any growth or expansion must conform to the current LURs.  This typically means that resorts 

proposing to expand and operating under a Recreational CUP must apply for and receive a Resort SUP to be 

compliant with the current regulations.     

Since the implementation of zoning in July of 1973, Teller County has approved over 30 recreational and 

resort uses: 28 as CUPs or SUPs, two as outright permitted uses in PUD zones, and one (which included a 

land exchange) approved through a development agreement.  Staff recognizes, as with all uses, that there 

may also be some legal and illegal non-conforming recreational and/or resort uses occurring throughout the 

County.  It should be noted that in 2012, the Board approved an amendment to the LURs allowing greater 

flexibility to, within limits, modernize, expand, enlarge or alter all legal non-conforming uses and structures.   

That text amendment was successfully proposed by the same applicant proposing this text amendment.  

Growth Management Plan (GMP).   Staff believes that the County’s existing use permit process and 

regulations are the implementation and codification of many of the GMP’s goals, objectives, policies and 

strategies.  For example, the use permit application submittal, along with the review and approval process, is 

a zoning tool that regulates the use of land on the basis of the impact on the county and its communities 

(GMP Goal #2), the location of activities and developments which may result in significant changes in 

population density (DMP Goal #4), and development and activities in hazardous areas (GMP Goal #5).  

Further, staff believes that the existing use permit process serves to protect lands from activities which would 

cause immediate or foreseeable material danger to significant wildlife habitat and would endanger wildlife 

species (GMP Goal #6), preserves areas of historical and archaeological significance (GMP Goal #7), 

provides for appropriate quality design, arrangement, and affordability of development that will enhance the 

sense of community for the county’s communities and regions (GMP Goal #9) and provides for balanced 

diversified economic development strategies and opportunities (GMP Goal #10).  The use permit process is a 

regulatory technique identified specifically to provide orderly land use and the protection of the environment 

in a manner consistent with constitutional rights (GMP Objective #1A).  Staff believes that the existing use 

permit process and regulations provide a predictable and consistent development review process based upon 

the meeting of specified standards (GMP Policy #1A-11), the review of proposals by appropriate technical 

personnel (GMP Policy #1A-12),  and satisfies numerous GMP policies and strategies calling for a thorough 

review and analysis of development proposals (including but not limited to GMP Policies #2A-3, 2A-4, 2A-

12, 2A-14, 2B-1 to 3, 4A-3, 4A-10, 9A-3, 9A-9, 9B-14, 9B-48, 9C-7, 10A-9).  Staff believes that this 

application, and most likely any proposal to eliminate or de-regulate part or all of the use permit process, 

undermines and imperils many of the legislatively adopted GMP goals, objectives and policies.    

BCC Philosophical Position.   With any regulatory change, consideration must be given to the informal 

philosophical position of the Teller County Board of County Commissioners in the development of Land Use 

Regulations for Teller County, Colorado.  This informal position, created and continually reviewed by the 

various Boards of Teller County Commissioners, states: 

By consensus, the Teller County Board of County Commissioners believes that the use and 

development of land within the unincorporated areas of Teller County should be orderly, 

appropriate and sensible.  The development of land should respect personal freedom and rights, 

while balancing the health, safety and welfare of all citizens of Teller County.  The balancing of 

these interests should not result in onerous regulations for the citizens of Teller County.  
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The development and promulgation of any and all Land Use Regulations in Teller County must be 

tempered and evaluated by this position. 

The staff and the Teller County Planning Commission should acknowledge and consider the 

Board’s position on this matter.  Similarly, the Board acknowledges that the development of 

regulations and deliberation on the subject is a delicate balance between the ability to develop and 

the ability to regulate.  The differences will, of necessity, be measured by degrees.   

Staff believes that implementation of the current application proposal would be onerous for staff and the 

citizens of Teller County and jeopardizes the County’s ability to regulate impactive land uses.  Just 

monitoring the proposed 20% threshold of intensity alone, for example, would be time consuming, 

potentially confusing, and subjective in the long term.  The Planning Department is committed to providing 

open, transparent application processes to the public so that the most informed decisions can be made.  This 

text revision would reduce transparency in the Special Review Use Permit application process. 

   

2. SUBMITTAL REQUIREMENTS       

SUBMITTAL REQUIREMENT 
STAFF 

COMMENT 

Section 3.2 

Application Form Submitted 

Title Commitment, Title Guarantee, Attorney’s Title Opinion or O&E Not Applicable 

Adjacent Property Owners List Not Applicable 

Mineral Interest Owners List Not Applicable 

Adjacent Property Owners Mailing Labels Not Applicable 

Written statement describing request, reasons for request, and how standards are met. Submitted 

Specific Submittal Materials Not Applicable 

Fee Submitted 

Section 2.11.C.1.a - b Text Change 

a. Use Change.  Where the change proposed is a change in use or addition of a new 

use in a particular zone district, Applicant shall submit a written analysis of the 

considerations set forth in Section 2.1.D Determination of Similar Use. 

Not Applicable 

b. Specific Language.  Where the change proposed amends the text of these 

Regulations, the precise wording of the proposed new text shall be provided. 

Submitted  

 

 

 

3. REVIEW AGENCY RESPONSES    

REVIEW  AGENCY 
COMMENTS 

(see Appendix A for full copy) 

 Teller County Attorney  Comments are reflected throughout this Staff Report. 

 Teller County Building    Referral sent; no written response received. 

 Teller County Transportation 

 Concerns regarding existing traffic data, unlimited expansions 

and evidence of adequate legal access.  See memo by TCPW-

TCDOT (Bryan Kincaid, ROW Supervisor) dated Sept. 9, 2014. 

 Teller County Environmental Health  Referral sent; “no comment” written response received. 

 Teller County Parks  Referral sent; no written response received. 

 Four Mile Regional Planning Committee 

 Does not support the proposed changes but does support facility 

modernization/upgrade that does not change intensity of use or 

external impacts.  See email dated Sept. 27, 2014 by Greg 

Liverman, Chair et al.  
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 Divide Planning Committee 
 Disagrees with Application.  See letter dated September 11, 2014 

by Jim Irving, Chair et al. 
 

 

4. DISCUSSION OF MAJOR CONCERNS AND ISSUES 

Staff, the Planning Commission, and the Board of County Commissioners all endeavor to consistently review 

and assess Special Review Use Permit applications, and all development applications for that matter, in order 

to make fair and prudent decisions within their purview and subject to their discretion.      

Staff believes that this application does not substantially distinguish or differentiate “Recreational Camps, 

Retreats and Outdoor Education Facilities” from the current Resort Special Use category.  In fact, staff 

believes that the current Resort definition and the special use process to which it is subject adequately and 

sufficiently capture and address recreational camps, retreats and outdoor education facilities and activities. 

Pulling recreation camps, retreats and outdoor education facilities  from the Resort category and adding it as  

new use category, as the applicant suggests, would add confusion and inconsistency to the LUR, as well as 

the implementation of the LUR, resulting in a situation that would likely result in unintended consequences, 

conflicts, and difficulties.  All uses allowed by permit, whether existing or newly proposed, should 

consistently be subject to the use permit process as established and implemented since zoning came into 

effect in the County in 1973.  Further, it would be inconsistent to allow a use category by-right, and then 

require AUPs or SUPs to parts of the development proposal, as would be the case in the current proposal.  It 

would be inconsistent to treat existing camps one way and new comparable camps a different way, as would 

be the case in the current proposal.  Staff believes it would be neither fair nor just that a special process be 

created for recreation camps, retreats and outdoor education facilities whereby the County would be 

regressing to that 12-year period between 1975-1987 when resorts were by-right uses, primarily because the 

impacts would not be assessed for one of Teller County’s most impactive land uses.  Finally, if the new use 

category were created and allowed by-right, confusion would result concerning existing Resort CUPs and 

SUPs.       

It is the County’s goal to seek conformance with the LUR in all instances.  It is the purpose of the LURs to 

afford sufficient input and evidence by affected citizens and experts to allow for informed decisions by 

decision makers so that the general welfare of all Teller County is considered.  It is the purpose of the LURs 

to manage land use, respect critical areas, and help assure good site design and minimize impacts.  Under the 

current existing LUR, grandfathered or legally non-conforming resort uses may continue to exist, and even 

expand or propose minor deviations within limits, but ultimately any new development or changing existing 

development is subject to the applicable LURs.  All legal and illegal non-conforming uses should seek 

compliance and conformance to the applicable local zoning regulations, such as they may be.  All resorts, if 

they don’t already have one, should apply for and receive a SUP upon growth or expansion.  It is only upon 

granting such a use permit that the County is able to ascertain that on-  and off-site impacts (if any) have 

been appropriately and adequately  addressed and mitigated.  Finally, staff believes the ability (albeit limited) 

for minor deviations to special review use permits and alteration of legal nonconforming uses and structures 

provides sufficient flexibility to modernize resorts without having to go through a full use permit process.          

Public Comment.   As of the writing of this staff report, written comments have been received from four 

residents of the Divide community (see Appendix B for a full copy of these letters).  None of these residents 

are in support of the proposal.     

  

5. STAFF FINDINGS   

The wisdom of amending the text of the Teller County Land Use Regulations is a matter committed to the 

legislative discretion of the Board of County Commissioners and is not controlled by any one factor.  In 

determining recommendations, and whether to adopt, adopt with modifications, or disapprove the proposed 

amendments, the Planning Commission and Board of County Commissioners shall consider the standards in 

LUR §2.11.E: 
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STANDARD STAFF  FINDING 

§2.11.E.1  Text Amendment  

a. Consistent with Master Plan.  

Whether the proposed amendment is 

consistent with the purposes, goals, 

objectives and policies of all 

applicable legislatively adopted Teller 

County master plan(s) or map(s). 

This standard is not met.   The proposed amendments are not 

consistent with the purposes, goals, objectives and policies of 

the Teller County Growth Management Plan.  Staff believes 

that the Resort use is currently adequately defined and 

appropriate listed as a special use and further that the use 

permit process is adequate and appropriate as an application 

process for resorts that wish to propose growth  or expansion.       

b. Changed Conditions.  Whether the 

proposed amendment is necessitated 

by a change in economic, population, 

technological or other conditions 

requiring amendment to these 

Regulations or modification of zone 

district standards, and whether it is in 

the interest of the public health, safety, 

and welfare to amend the Land Use 

Regulations and/or encourage a new 

use or density in the area. 

This standard is not met.   The proposed amendments are not 

necessitated by a change in economic, population, 

technological or other condition and are not in the best interest 

of the public health, safety and welfare of the residents of 

Teller County.  This LUR amendment does not appear to be an 

adequately balanced proposal between the applicant and the 

greater Teller County community.  The use permit process 

should continue to exist in its current form and should be 

consistently applied for all growing or expanding uses.   

c. Effect on Natural Environment. 

Whether the proposed amendment 

would result in adverse impacts to the 

natural environment, including water, 

air, noise, stormwater management, 

wildlife habitat, vegetation, and 

wetlands, that cannot be substantially 

mitigated. 

This standard is not met.   The proposed amendments might 

well result in adverse impacts by eliminating existing 

application processes that provide transparency in land 

development, including the full review and assessment of any 

growth or expansion.  

d. Community Need.  Whether the 

proposed amendment addresses a 

demonstrated community need. 

This standard is not met.   A community need for the proposed 

LUR amendments has not been demonstrated.       

 

6. RECOMMENDED MOTION 

I move that the Teller County Planning Commission recommend to the Board of County Commissioners that 

it DENY the request by Sanborn Western Camps/Colorado Outdoors Education Center (Ms. Jane Sanborn, 

Applicant) and N.E.S. Inc. (Ms. Andrea Barlow, Authorized Representative) to (i) add “Recreational Camps, 

Retreats and Outdoor Education Facilities” as a use-by-right to §2.6.1.A.1 Agricultural Zone District; (ii) 

delete retreats, counseling centers, summer camps, recreation camps, sports camps and other  similar uses 

from the definition of “Resort” and add a new definition and specific provisions for “Recreational Camps, 

Retreats and Outdoor Education Facilities” to §8.3.Y Resort;  and (iii) delete “summer camps” from 

§8.3.Q.1.d.(1) Child Care Center, incorporating staff’s findings contained in the staff report dated November 

17, 2014, and further finding that the request is not consistent with the purposes, goals, objectives and 

policies of the Teller County Growth Management Plan, and does not meet the standards and requirements 

for text amendments contained in Section 2.11.E.1 of the Teller County Land Use Regulations.  
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APPENDIX A:  REFERRAL RESPONSES 
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 APPENDIX B:  PUBLIC COMMENTS 
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