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TELLER COUNTY PLANNING COMMISSION 
 

Regular Meeting – 7:00 p.m. November 13, 2018 

Agenda Item II 

 
 

Consider a request to amend the Teller County Land Use Regulations 

 

STAFF REPORT 
File No. LUR- Z18-0002 

 

APPLICANT:  Planning Department 

 
 

REQUEST: Amendment to LUR Section 2.4 Camping and Temporary Housing 

STAFF: Dan Williams, Teller County Planning Official 

LEGAL DESCRIPTION: Unincorporated Teller County 

ZONE DISTRICT:  All zones within unincorporated Teller County  
 

Publication Date:  October 31, 2018   

Adjoining Notice:   Exempt (LUR §3.3.B.1) 

Posted Notice:  Exempt (LUR §3.3.C.1) 

Staff Report Date:  November 1, 2018 
 

STAFF RECOMMENDATION: RECOMMEND APPROVAL TO THE BOARD OF COUNTY 

COMMISSIONERS  
 

 

1. SUMMARY OF REQUEST      

 

The Planning Department is proposing the above Land Use Regulation (LUR) section amendment to 

address unclear standards, ambiguity in our current regulations, code enforcement trends and lessons 

learned, and unintended loop holes in the current regulation.  

Background 

On June 26, 2018 staff met with the Board of County Commissioners to discuss six (6) proposed 

amendments to specific Land Use Regulations as a result of requests for greater clarity, a reduction 

in ambiguity, code enforcement lessons learned and effectiveness, and the need to align with current 

Colorado Revised Statutes. During this session Staff discussed the Camping Regulation and the 

ongoing and increased challenges facing Teller County due to vagrancy, the use of camping for 

residential purposes and the difficulty to effectively enforce current regulations.   The Board of 

County Commissioners approved Staff to move forward in the process of amending the LUR, 

beginning with the Planning Commission. 
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On July 10, 2018, Staff announced to the Planning Commission during its regularly scheduled 

meeting its intention to bring Land Use Regulation (LUR) amendments forward including Section 

2.4 Camping and Temporary Housing. 

On August 14, 2018 during its regularly scheduled hearing, the Planning Commission met to hear 

the proposed amendments which included Section 2.4.  After several hours of discussion, the Planning 

Commission decided to schedule a work session to further discuss the proposed amendments.   

On September 11, 2018 Staff conducted a work session spanning several hours to completely 

examine each of the six (6) proposed amendments including Section 2.4 Camping and Temporary 

Housing. The Planning Commission asked Staff for additional research on one of the proposed 

amendments (Section 2.3) and approved putting the remaining five sections, including Section 2.4, 

on the agenda for the October 9, 2018 Planning Commission hearing.  

On October 9, 2018, the Planning Commission held a public hearing to consider the 5 proposed 

amendments to the LUR including 2.4 Camping and Temporary Housing. Four of the proposed 

sections for amendment were recommended for approval unanimously and will be heard by the Board 

of County Commissioners for final decision on November 8, 2018.  

With regards to Section 2.4 Camping and Temporary Housing, at the October 9, 2018 hearing the 

Planning Commission heard public comments about the proposed amendment that were not 

previously raised at the earlier public hearing or work session. Additionally, there was some 

unfamiliarity with the current Camping and RV Agreement and how it is used and its proposed use 

in the future as part of an amendment.  The Planning Commission moved to table the decision on 

Section 2.4 until the November 13, 2018 Planning Commission Hearing.    

As a result, Staff has modified the attached proposed amendment to provide additional clarity and 

has added a fourteen (14) day period for camping on undeveloped property with no requirement to 

obtain a camping permit.   Staff’s analysis shows that for most property owners receiving two weeks 

of vacation a year, this would most easily allow for the enjoyment of their property without a 

requirement to obtain a camping permit.  Code Enforcement lessons learned indicate that after about 

two weeks of camping, the adjacent and adjoining property owners begin to call various county 

offices to complain about camping activity.  Further, depending on the size and type of ‘Camping 

Unit’ being used, this is the point where many camping toilet tanks reach capacity.  

Application of the amendment to Section 2.4.  Camping- This requested amendment will apply 

our camping regulations to all residential zones and the agricultural zone, will provide better clarity 

for both developed and undeveloped (vacant land), and will include tracts, mining claims, lots and 

parcels.   
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2. SUBMITTAL REQUIREMENTS 
 

SUBMITTAL  

REQUIREMENTS 

STAFF 

COMMENT 

Section 3.2 

 Application Form Not Applicable 

 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 or narrative describing request, reasons 

for request, and how the standards for a Land Use 

Regulation change are met. 

See the staff report 

dated October 18, 2018  

   Specific Submittal Materials Not Applicable 

   Fees Not Applicable 

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. 

See Appendix B of the 

staff report dated 

October 18, 2018 

 

3. REVIEW AGENCY RESPONSES    

 

REVIEW AGENCY COMMENTS 

Teller County Attorney Review Completed. 

 

 

 

 

 

 

4. DISCUSSION OF MAJOR CONCERNS AND ISSUES 

 

With the public comments received on October 9, 2018 and the multiple hearings and work session 

conducted, staff has no major concerns or issues associated with the proposed text amendment 

which has been brought forward for consideration by the Planning Staff.   Staff received planning 

guidance and approval to begin the process of amending this section over five months ago in June 

of 2018 from the Board of County Commissioners.  A work session and multiple public hearings 

have occurred with the Planning Commission as outlined in the background section of this staff 

report. 
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The Planning Department is charged with interpreting, administering and enforcing the Teller 

County Land Use Regulations and as currently written, Section 2.4 has proven to be ineffective. It is 

particularly so when subject to nefarious activity or outright compliance refusal and has come up 

lacking in the judicial system.  This vulnerability continues to be exploited and it hinders those 

charged with administering and enforcing this regulation.   This trend has increased in the last few 

years and this proposed amendment will help curb the trend of illegal camping.  

 

In all cases, suggested language and adjustments to specific portions of this requested amendment 

from members of the Planning Commission have been made, to include valuable input from 

members of the public in the last five months.  A careful balance has been struck between the rights 

of individual property owners and the need to protect life, health and safety and our public 

resources.  To be clear, the vast majority of our residents are law abiding and will not be directly 

impacted by anything we are proposing herein.  For those wishing to use the ambiguity of our 

current camping regulations to allow camping units to be used for permanent residential purposes, 

this will eliminate that perceived loophole. 

 

In its preparation, Staff considered code enforcement lessons learned, researched land use codes 

from adjacent and similar counties, all of whom have had to further refine and restrict camping.  

There are very real impacts to our water supply and sanitation concerns, especially when camping 

occurs on small parcels in subdivisions in proximity to permitted well water supplies. 

 

There are over 300 subdivisions in Teller County which house the vast majority of the citizens who 

live in unincorporated Teller County.  Most range in size from ½ acre to 5 acres.  Many of these 

subdivisions have a large number of lots and parcels that have already been improved with 

residential homes on them. We have a responsibility to outline clear standards for camping for both 

the improved and unimproved properties in this matter. 

 

For the more remote parcels and mining claims in the southern and northern parts of our county, 

some residents report camping occurring for years on vacant land and once reported, it has taken 

nearly that long to resolve these issues due to the ambiguity of our current camping regulations, 

often at considerable expense to the County and its residents in legal fees, in addition to the 

potential negative impacts to water supplies and sanitation. 

 

As to whether the size of a parcel should result in extraordinary standards, this proposed language is 

fair and equitable to all property owners in Teller County, regardless of the size of a parcel.  As a 

matter of fairness and policy, our Land Use Regulations must be uniformly applied to all land and 

property owners in Teller County.   Unique zoning already addresses what is permitted or a special 

use and those clear processes and guidelines are in place.  

 

Staff has not brought this matter for consideration in a capricious manner.  There is a very real 

problem with vagrancy and with the use of camping units for permanent residential purposes in 

Teller County and in surrounding counties.  Our close proximity to the Front Range and a large 

percentage of public land in Teller County has made us a target county for what has been occurring.  

The problem exists today and is getting worse.  Without the approval of the requested amendment 

we will be unable to do what is being asked of us and unable to protect the life, health and safety of 

our residents. 
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Teller County’s population is expected to increase in the next 20 years along with Colorado’s 

overall population increase.  A sizeable portion of this growth could occur in the unincorporated 

portions of the County and approving these amendments now will allow for a smooth and orderly 

transition to an increased population as well as address current challenges today.   

Staff respectfully requests that the Planning Commission recommend approval to the Board of 

County Commissioners of the amendment to section 2.4 Camping and Temporary Housing in order 

to allow it to perform its duties and public service to Teller County residents in an efficient and 

effective manner.  This amendment is currently scheduled to come before the Board of County 

Commissioners at the December 13, 2018   meeting for final decision and staff respectfully requests 

an ‘up or down’ vote on this proposed amendment. 

 

Public Comment  

Received and considered in the October 9 Planning Commission hearing. 

 

5. STAFF FINDINGS   

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 whether to adopt, adopt with modifications, or disapprove the proposed amendment, the 

Planning Commission and Board of County Commissioners shall consider the following standards 

(§2.11.E): 
 

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 met. 

  The proposed amendments are consistent with the 

Teller County Growth Management Plan.    The 

proposed text amendment will apply to 

unincorporated portions of Teller County and will 

not impact the current Master Plan, conservation 

areas of Teller County, or Regional Plans and will 

enable deliberate and measured growth.  

 

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 met. 

  The proposed amendment is necessitated by a 

demonstrated community need and anticipated 

growth in our population and increased trending 

data experienced by Staff in the conduct of their 

daily public service.   

c. Effect on Natural Environment. Whether the 

proposed amendment would result in adverse 

impacts to the natural environment, including 

water, air, noise, storm water management, wildlife 

This standard is met. 

The proposed amendments will not result in 

adverse impacts to the natural environment.  The 

Camping Amendment will insure increased 
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STANDARD STAFF  FINDING 

habitat, vegetation, and wetlands, that cannot be 

substantially mitigated. 

protection for that natural environment including 

our water resource and habitat.  

 

d. Community Need.  Whether the proposed 

amendment addresses a demonstrated community 

need. 

This standard is met. 

The proposed amendment addresses a demonstrated 

community need as evidenced by an increasing  

trend in code enforcement, requests for clarity 

and/ or challenges to our current camping 

regulations as written.  An increasing population 

will increase this need.   

 

 

6. RECOMMENDED MOTION 

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

Commissioners that it APPROVE and ADOPT the request from the Planning Department for an 

amendment to the Teller County Land Use Regulations at Section 2.4 Camping and Temporary 

Housing as set forth in Appendix B and Appendix D to the Staff Report dated November 1, 2018, 

incorporating Staff’s findings and further finding that the request is consistent with the purposes, 

goals, objectives and policies of the Teller County Growth Management Plan, meets the standards 

and requirements for text amendments contained in Section 2.11.E.1 of the Teller County Land Use 

Regulations and other applicable Teller County resolutions, ordinances, codes or regulations.  

 

 

 

  STAFF REPORT 

  PUBLIC COMMENT 

    PLANNING COMMISSION DELIBERATION & MOTION 
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APPENDIX A 
Teller County Zoning Map  
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Requested Amendment would impact all of 

unincorporated Teller County 
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APPENDIX B:  PROPOSED AMENDMENT TO SECTION 2.4 OF THE 

TELLER COUNTY LAND USE REGULATIONS 

CAMPING AND TEMPORARY HOUSING 

 
 

(All revisions are additions and are highlighted in red) 
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Section 2.4 

CAMPING AND TEMPORARY HOUSING IN RESIDENTIAL ALL RESIDENTIAL ZONES AND THE AGRICULTURAL 

ZONE 
 

A. Camping.  Camping on a residential lot is permitted only when the following requirements are met: 

 

1. Sewage shall be disposed of either at an off-site facility or by means of an on-site disposal system.  In 

either case, the facility or system must be one currently permitted and approved by Teller County. 

 

2. Compliance with all minimum setbacks for the zone district. 

 

3. Camping on any property over 60 days in any continuous 12-month period will be considered a 

permanent residence and will be in violation of these Regulations. 

 

4. No more than two camping units, per lot, are allowed. 

 

A. Camping on Vacant Property.  Camping on any vacant property, including but not limited to a vacant lot, parcel, 

tract or mining claim, is permitted only when the following requirements are met: 

1. Property Owners may camp on their property for up to 60 days in any continuous 12-month period.  

Camping in excess of 60 days in any continuous 12-month period is not permitted, will be considered a 

permanent residence and is a violation of these Regulations.   

 

2. A camping permit is required for camping on vacant property for 14 days or more. See Section 2.4.B.  

 

3. A camping unit is defined as a recreational vehicle (R/V), camp trailer, 5th wheel or tent. 

 

4. No more than two camping units per lot, parcel, tract, or mining claim are allowed. 

 

5. The recreational vehicle (RV), camp trailer, or 5th wheel must have current licensing and registration and 

be in an operable road worthy condition. 

 

6. Trash must be managed on-site, and removed from the site regularly during camping and upon completion 

of camping. 

 

7. The lot, parcel, tract, or mining claim on which camping occurs must be maintained in a safe, clean and 

sanitary manner, and must not be a nuisance or create adverse impacts to surrounding property, land or 

land uses. 

 

8. The property address must be visible from the road. 

 

9. Compliance with all minimum setbacks for the zone district must be met. 

 

10. Sewage must be disposed of at an off-site facility and approved by the Teller County Environmental 

Health Department where a dump receipt must be provided or by means of a permitted and installed on 

site wastewater disposal system.  Campers shall retain copies of dump receipts and must be provided to the 

Teller County Environmental Health Department. 

 

11. All camping on vacant land by persons other than the property owner must have the written permission of 

the property owner. 

 

Amend Section 2.4 and insert new 

paragraphs so that it reads as follows: 
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B. Camping Permit 

1. A camping permit is not required for camping on vacant property for up to fourteen (14) days. 

 

2.  A camping permit is required for the following: 

a) Camping more than fourteen (14) days on vacant property. 

b) A property owner that is subject to Teller County Code Enforcement Action 

 

c) Prior to electrical service being supplied to the property. 

 

3.  A camping permit must be obtained from the Teller County Community Development Services Department.  A 

camping permit must include a narrative detailing the duration of the camping, written permission from the property 

owner if the camper is not the property owner, the property address, the method for obtaining potable water supply, 

wastewater treatment, and trash removal. 

 

4. Compliance with all minimum setbacks for the zone district must be met. 

 

C. Camping on Improved Properties. Camping on an improved lot, parcel, tract or mining claim is permitted only 

when the following requirements are met: 

1. Property owners who have improved their property to include a permanent residence with a permanent 

water supply and wastewater treatment system will be permitted to allow non-paying guests and family 

members to camp on their property as long as there is no commercial activity associated with the camping.  

 

2. Camping on improved property will be limited to up to fourteen (14) consecutive days, and no more than 

thirty (30) days during any six (6) month period.  

 

3. Events  on improved property involving more than twenty (25) non-paying guests or family members and 

more than two camping units,  such as a family re-union or other social gathering, require a Special Events 

Permit from the Teller County Administration office.  

 

4. All camping by persons other than the property owner must have written permission of the property 

owner. 

 

B. D. Temporary Housing.  The property owner may live on his or her property during the construction of a 

permanent dwelling on the same property, with a valid Temporary Housing Permit. 

 

1. Standards and Duration.  Upon payment of the required inspection fee and review of the proposed 

temporary housing permit application, the Planning Director may approve a permit for temporary 

housing so long as the property owner has demonstrated that the following conditions are, and continue 

to be, met: 

 

a. An approved water supply, sewage disposal system and electrical service are installed on the 

property and connected to the temporary housing. 

 

b. The permanent dwelling Building Permit has been issued by the Building Department and 

remains active, and no more than 180 days has elapsed between inspections required by the 

Building Department in accordance with the Teller County Building Code. 

 

c. The temporary housing is a currently Colorado-licensed trailer, motor home, RV, or similar unit.  

On-site constructed units as defined by the Teller County Building Code for a Dwelling or 

Efficiency Dwelling Unit (as defined by the Teller County Building Code), are not considered 

temporary housing.  Mobile Homes that meet the standards for a Manufactured Home or Factory 
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Built Housing as defined in Chapter 12 Definitions: Dwelling will not be considered temporary 

housing.  These Regulations do not permit the use of campers, trailers, lean-tos, tents, motor 

homes, recreational vehicles, or any other such property as a permanent residence or allowable 

dwelling unit. 

 

d. All minimum setbacks for the zone district are met. 

 

2. Vacation of Temporary Housing.  The temporary housing unit must be vacated within 30 days of the 

issuance of the Certificate of Occupancy for the permanent dwelling unit 

 

 

E. Violations.  Violations of this Section will be subject to enforcement pursuant to Section 1.15 of these Land 

Use Regulations, the penalty provisions in C.R.S Section 30-28-125 and 30-28-124.5, and the violation 

provision of any applicable Teller County Ordinance.  
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APPENDIX C 

 

TELLER COUNTY PLANNING FEES 
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