
The Panadero Property Owners Association have concerns about the RV Park proposed in the HC CUP 
Application # 22-53 and we expressed those in our letter to the HC Planning Commission dated 
December 6, 2022. Here are responses to the questions raised during that meeting and some additional 
comments/concerns our PPOA has received from members since that time: 

1. We have provided copies of the original filing of the Panadero Subdivision as filed in 1982. It 
clearly depicts the areas zoned for Urban Single and Multi-family use parcels throughout the 
subdivision and as approved the then BOCC. The only Commercial property in the entire 
subdivision is clustered around the bottom of the old ski area. There are no other designations 
other than the Urban Single and Multi-family use parcels and those areas designated for 
Common Use or open space for members enjoyment. We will have large maps of this and the 
original land use maps for viewing by the HCPC at the 12/22/22 meeting.  

2. A question was also raised by the Commission at their CUP 22-53 hearing on December 8th as to 
what land does the Panadero Property Owners Association (PPOA) own? We have attached a 
copy of a Settlement Agreement from the District Court – Huerfano County dated 7/9/1996 
explicitly stating in the Agreement and depicting Exhibit A of that agreement the lands to be 
used for Common Use and special warranty deeds related to such Agreement. There are parcels 
surrounding Tract 3 that are clearly for Common Use. Further, the Agreement sets out what can 
be done on certain Tracts throughout the original Panadero Subdivision as agreed in the original 
filing in 1982. Representatives from the PPOA will have an Official copy of this document with 
the County Seal affixed to share at the 12/22/22 HCPC meeting. 

3. Further, for over forty years the Panadero Property Owners Association (PPOA) has operated 
within the Panadero Subdivision, handling many overarching issues that benefit the entire 
subdivision and all HOAs. These have included paying for Mag Chloride for dust control on 
County roads such as the entire Panadero Loop, spent close to $100K on wildfire mitigation 
efforts in and surrounding the subdivision and contributed to the Spanish Peaks Wildfire 
Organization for their fire mitigation efforts throughout Cuchara. The same is true for the 
mailboxes structure, signage throughout the subdivision and a $30K + trash structure that 
benefits the County and the Cuchara Mountain Park. We are a subdivision with common use 
and PPOA land that all in our community enjoy and it was built for their peaceful enjoyment 
over the 30 + years.    Dropping an RV Park smack dab in the middle of a long-established 
residentially zoned community makes no sense. 

4. The lack of formal study and engineer supported plans to address such critical areas as the 
added large vehicle traffic, civil engineering plans for grade that certainly exceeds 20% on the 
targeted land, the nearby stream at the proposed entrance and waste dump station, the noise 
from the density of people/vehicles/generators is of great concern. There are rows of condos 
and several large single-family homes that look right down over the targeted parcel for 
development. Generators alone will run 24/7 for the enclosed RV’ers and send an unacceptable 
din throughout the valley. Crowding 35 RV sites and all the accoutrements planned will surely 
disrupt the peaceful enjoyment and pristine environment that all existing homeowners have 
come to cherish not to mention the impact on the flora and fauna on the targeted land. Elk, 
bear, deer etc. all still travel frequently through this quiet neighborhood. What would be the 
impact on them?  

5. The lack of notification of all stakeholders throughout the Panadero Subdivision is clearly a 
major oversight. The Application makes a reference to neighboring property owners; the Sun 



Watcher Condos have 28 units, the Applicant only mentions 1 - Sun Watcher Condo unit, #36. 
What about the other units that overlook this area that would be greatly affected? No Property 
Owners Associations or residents were contacted or made aware of this application. Specifically, 
no contact has been made with the Aspens at Panadero or the Sun Watchers Condos and they 
look directly down over the targeted property. What about the nearby single-family homes, 
some circa $1.0 million in appraised values where owners have paid taxes for years and the 
need to keep them protected from this type of incompatible development on nearby land that is 
not mentioned in the original and BOCC approved Subdivision Filing? There are four or five 
homes that look directly over this area that an RV Park would spoil, devalue, and subject to 
unacceptable conditions. Need we say, the property owners would suffer significant devaluation 
on their properties if this were to be approved. HC would then experience significantly lower 
property tax revenue. We cannot imagine that can be made up from the RV Park property taxes.  

6. The Phases to the proposed development are not time bound. Will it happen as planned, will 
the land be ravaged and then at some point the project stops and the area faces and eyesore? 
Should there be a surety bond posted or a letter of credit by the applicant to ensure that should 
this fail, the land is fully restored to its original state? 

7. Other points that deserve proper engineering studies and consideration include dark skies (the 
whole county has dark sky regulations), it’s only a couple hundred yards to USFS land and no 
trails close by to access that land, have they been consulted? 

This proposed development clearly is not aligned with the Panadero Subdivision as originally planned 
and approved. 

 


























