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MEMORANDUM 

TO: Archuleta County Board of Adjustment 

FROM: Katie Neher, Planner 

DATE: December 16, 2025 

RE: Brian Wattier (PL-VAR-25-095)  

 

EXECUTIVE SUMMARY 

Brian Wattier of 84 Ranch, LLC has requested a General Variance from the Conditions of Approval 

of the Board Conditional Use Permit (BCUP) (Wilderness Lodging, PLN 24-189) that was approved 

on October 7, 2025, by the Board of County Commissioners (BoCC).   

 

REVIEW PROCEDURE 

The Archuleta County Land Use Regulations provides for variances from the strict application of 

the regulations. The Board of Adjustment (the Board of County Commissioners sit as the BOA) 

may grant relief if the strict application of the Regulations would result in peculiar and exceptional 

practical difficulties, or exceptional and undue hardship. Variances are, essentially, a grant of 

authority for a property owner to use property in a manner that deviates from the regulations.  

Public notice was published in the Pagosa Springs Sun prior to this hearing, posted on the site, 

and mailed to adjacent property owners. No fiscal impact on the County is anticipated based on 

the recommendation provided in this report.  

 

 

DISCUSSION 

Brian Wattier of 84 Ranch, LLC is requesting a General Variance on the conditions set in place, by 

the County Engineering Department and the Planning Department, for the operation of the 

wilderness lodging units at 6252A US Highway 84 Pagosa Springs, CO. The conditions from which 

the applicant is requesting a variance are as follows: 

  

4. Applicant must ensure, with fencing, that all livestock remains at least 50’ away from all lodging 

units (ACLUR 5.5.1.1(5)). 
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5. Highway 84 is a paved road, and this project is commercial, per the Archuleta Road & Bridge 

Design Standards, driveways servicing commercial facilities that access paved roads shall be paved 

and must be designed and paved in accordance with Section 27.1.3.3.C, and 27.2.3.9. Also, the 

parking areas shall be designed and paved according to R&B Standards Section 27.1.7.4.C. The 

driveways and the parking lots shall meet all the requirements in the Archuleta County Road & 

Bridge Design Standards, Section 27.1.7.3. and 27.1.7.4 (Archuleta County Engineering 

Department Review). 

 

7. Applicant must provide full-service cooking or dining facilities on site (ACLUR 5.5.4.4). 

 

 

Condition 4 is in accordance with the requirements in Section 5.5, Public Accommodations and 
Lodging Standards, of the Archuleta County Land Use Regulations (ACLUR). Further, this 
requirement specifically comes from the Department of Public Health and Environment, Division 
of Environmental Health and Sustainability’s CCR 1010-14, Sanitary Standards and Regulations 
for Public Accommodations. The exact location of this requirement is section 3.5 of CCR 1010-
14. Due to the explicit requirement in both our local regulations, as well as the State’s, 
Planning Staff recommends against granting a variance from condition 4. 
 

Condition 5 is associated with the County Engineering Department’s review of the previously 

approved BCUP. Planning Staff coordinated with the Engineering Department to understand the 

conditions presented to determine whether to recommend a variance from this condition.  

The County Engineering Department has no opposition to this variance request; therefore, 

Planning Staff recommends granting a variance from condition 5. 

 

Condition 7 is in accordance with the requirements outlined in Section 5.5.4. Dude Ranch or 

Wilderness Lodging, of the ACLUR. The lodging units that are proposed to be used for the 

approved BCUP use have kitchenettes equipped with refrigeration, sink, microwave, and a 

“cooktop.” Planning Staff was informed by Archuleta County’s Environmental Health Specialist, 

Angelica Leslie, that there is no concern regarding the applicant’s existing kitchen facilities for 

individual private use; however, if the applicant intends or plans to host sausage-making classes 

or other activities such as this, a commercial kitchen will be required. Therefore, Planning Staff 

recommends granting a variance from condition 7. 

 

 

Variance Review Standards 

The Board of Adjustment may grant a variance if all of the standards in Section 2.4.3.2(1) of the 

Archuleta County Land Use Regulations are found to exist: 

a. Peculiar and exceptional practical difficulties or an unnecessary and unreasonable 
hardship will be imposed on the property owner if the provisions of these Regulations are 
strictly enforced.  
 

b. Circumstances creating the hardship were created through no fault of the appellant. 
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c. That the property for which a variance is requested possesses exceptional narrowness, 

shallowness, shape or topography or other extraordinary and exceptional situation or 
condition which does not occur generally in other property in the same zoning or overlay 
district.  
 

d. That the variance, if granted, will not diminish the value, use or enjoyment of the adjacent 
properties, nor curtail desirable light, air and open space in the neighborhood, no change 
the character of the neighborhood.  

 
e. The variance, if granted, will not be directly contrary to the intent and purpose of these 

Regulations or the Community Plan.  
 

 

RECOMMENDATION AND FINDINGS 

In consideration of the request for a General Variance from the paving imposed by the Road and 

Bridge Design Standards and Lodging Requirements by the the Archuleta County Land Use 

Regulations, should the Board of Adjustment accept that the Applicant has provided sufficient 

evidence for relief; staff recommends the Board find that:  

 

A. The application DOES MEET the standards for granting a variance in Section 2.4 of the 

Archuleta County Land Use Regulations, then 

 

That the Board of Adjustment APPROVE PL-VAR-25-095 the 84 RANCH General Variance as 

described above, with two (2) conditions: 

1. Applicant must ensure, with fencing, that all livestock remains at least 50’ away from all 

lodging units (ACLUR 5.5.1.1(5)). 

2. If the applicant intends on hosting sausage-making classes, or other food-related 

activities, a commercial kitchen will be required (Archuleta County Public Health Review). 

 

PROPOSED MOTION 

I move to APPROVE PL-VAR-25-095 the 84 RANCH General Variance as presented with two (2) 

conditions, and instruct staff to draft a Resolution stating these findings.  

 

ATTACHMENTS 

Attachment 1: Applicant Narrative 

Attachment 2: Site Plans 

Attachment 3: County Environmental Health Specialist Email Memo 



84 Ranch LLC Project Narrative 
84 Ranch is a new family ranch which started being developed the summer of 2023. The 
focus at the ranch is to grow all-natural organic produce and raise all-natural grassfed 
pasture pork as well as other livestock. 84 Ranch’s vision is to bring Agri-Tourism to 
Southern Colorado and the local community as our goal is to teach locals, schools and 
tourists about regenerative agriculture. This past year 84 Ranch started getting involved 
with the youth and community by providing school tours and selling pasture pork to the 
local community as well as supplying restaurants in our local area.  

The next phase at 84 Ranch is to develop guest cabins so individuals can stay on the ranch 
to learn and get hands-on with the day-to-day activities of ranch and farm life. Guests can 
work in the garden, assist with moving the herds of livestock, make sausages and skin care 
products and learn about the importance of soil health and where healthy food comes 
from. 84 Ranch will also be offering group stays so youth or church groups can visit the 
ranch to learn about regenerative agriculture. 

The project consists of 5 park model tiny home cabins ranging from 200 to 400sqft. They 
will have a dedicated septic and utilize PAWS water to assist with low impact on the 
surrounding natural environment. LPEA will install a new transformer and meter to cater to 
the 5 lodging units. These units will have a dedicated meter and a fire hydrant will be 
installed on the property. 

To assist with development of the pastures and livestock habitat, 84 Ranch has been 
utilizing grants via the NRCS & USDA. This has contributed to making 84 Ranch a 
destination for individuals to see regenerative agriculture. 

Brian Wattier 

Owner 

84 Ranch LLC 









Site

Pagosa Springs

8 
M

ile
 M

es
a 

R
d.

Squaw Valley Pl.

Pa
rk

 R
d.

US Hwy 84

Wildlife

W
hispering W

ood D
r.

Lot C
Wagner Subdivision

09|10
16|15
3.25" BLM
Aluminum Cap on
2 1/2" Aluminum Post

Pond

Pond

Pond

Pond

6252A U.S. Highway 84

Paul J. &
Carla R. Bauer

James E. &
Patricia A. Vermilyea

James E. &
Patricia A. Vermilyea

Paul W. Hansen

U.S. Highway 84
(Asphalt)

120' Right of Way

N

 

3

3

°

3

5

'

0

2

"

 

E

 

 

4

6

2

.

6

8

'

N 37°06'41" E  246.53'

N

 

2

6

°

5

2

'

0

9

"

 

E

 

 

5

9

4

.

1

4

'

N

 

3

6

°

0

1

'

4

3

"

 

E

 

 

4

7

3

.

5

0

'

S

 

3

4

°

5

3

'

3

2

"

 

E

 

 

9

3

1

.

8

9

'

S
 
0
0
°
3
8
'
0
0
"
 
W

 
 
4
0
8
.
2
4
'

S

 

4

5

°

0

1

'

0

9

"

 

W

 

 

8

3

4

.

4

9

'

S 09°07'10" E  746.05'

S 70°37'35" W  88.89'

N 49°51'04" W  564.50'

N

 

3

6

°

2

1

'

0

5

"

 

W

 

 

8

3

1

.

2

5

'

N

 

3

6

°

0

7

'

1

7

"

 

E

 

 

7

2

4

.

3

5

'

S 08°59'28" E

117.40'

S 48°01'17" E

132.65'

S 9
S161/4

3.25" BLM
Aluminum Cap on
2 1/2" Aluminum Post

N 89°41'47" E  1226.63'

N 89°41'47" E  523.09'

N 89°41'47" E  905.91'

Gravel Road

(Old Hwy 84 Right of Way

Abandoned per CDOT

Resolution Nos. 1093-C & 1222-C)

12" CMP

Gravel Drive

18"

CMP

34' x 42' Barn

Gate

90" CMP

Pond

Gate

Gate

24" CMP

Gate

30" CMP

Gate

Corral

30" CMP

Gate

6" PVC

6" PVC

Sewer

Lagoon

Echo Ditch

80' Right of Way &

Easement

Rec. No. 134679

20' Wide Electric

Easement

20' Water Transmission

Line Easement

Rec. No. 20209146

20' Water Transmission

Line Easement

Rec. No. 20209146

20' Water Transmission

Line Easement

Rec. No. 20209146

20' Water Transmission

Line Easement

Rec. No. 20209146

Rec. No. 97004951

20' Water Transmission

Line Easement

Rec. No. 97004951

16' x 24'

Log Cabin

16' x 40'

Pole Barn

Utility Trench

2

3

2

.

1

'

5

1

2

.

7

'

Proposed
8.5' x 30' Cabin

Proposed
8.5' x 30' Cabin

Proposed
8.5' x 24' Cabin

Proposed
Future Cabin

Proposed Driveway

Proposed
Utility Trench

Wetland Location

Hammerhead
Turnaround

Proposed Parking Spot
(Typical)

Proposed
13.5' x 32'
A-Frame

Gravel Driveway

Proposed driveway extension
to match driveway across highway

Proposed Dumpster
(Screened on 3 sides)

G

r
a

v

e

l
 
D

r
i
v

e

w

a

y

G

r

a

v

e

l

 

D

r

i

v

e

w

a

y

G

a

t

e

G

a

t

e

3' Witness
Corner

S

 

7

1

°

1

5

'

2

7

"

 

W

8

4

.

7

6

'

Electric Meter

Found 2" Aluminum Cap PLS 37884 on 5/8" rebar

Found 1" Plastic Cap PLS 26973 on 1/2" rebar

Concrete Mile Post

Found Illegible Plastic Cap on 1/2" rebar

Water Meter

Utility Pole

Telephone Pedestal

Buried Electric Line

Overhead Power Line

Buried Telephone Line

Buried Water Line

CHECKED BY:

PROJECT NO:

SURVEYED BY:

DRAWN BY:

SCALE: 1" = 

SHT:  1 OF:

PROPOSED SITE PLAN

6252A U.S. Highway 84
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NOTES:

1. Bearings and distances shown hereon per provided parcel description, unless otherwise noted.

2. Utility connections may be located under and through each residence and lot shown hereon for service to adjacent

residences and lots.  Only those utilities visible at the time of this survey are shown.  The location of underground

connections are unknown.

3. Estimated area of disturbance for driveway, building pad and proposed improvements = ± 1.372 Acres (59,760 Sq. ft.)

4. Utility easements and rights-of-way as shown hereon per the provided title commitment.

5. Archuleta County zoning designation AR (Agricultural/Ranching).

6. It shall be the responsibility of the contractor and property owner to notify adjacent lot owners and acquire permission

for any infringement upon or usage of their respective property during construction.

SURVEYOR'S CERTIFICATE:

I, David J. Murrey, a Professional Land Surveyor licensed in the State of Colorado, do hereby state to, and

only to, 84 Ranch Land Holding Company, LLC that this Proposed Site Plan is an accurate representation

of the ground surface and existing features except for underground utilities; that said survey was made on

the ground by me or under my direct supervision, responsibility and checking during the month of

November 2024 and is correct to the best of my knowledge, information and belief.  Said survey is not a

Land Survey Plat or Improvement Survey Plat.

PARCEL DESCRIPTION:

Provided by Colorado Title Services, LLC

Commitment Order No. AR21700303-2 (Amended)

A tract of land located in Section 9 and Section 16, Township 34 North, Range 1 West, N.M.P.M.,

Archuleta County, Colorado, and more particularly described as follows:

BEGINNING at a point on the northeasterly right-of-way of U.S. Highway 84, whence the Southeast

corner of Section 9 bears South 73° 22’ 00” East, a distance of 1922.64 feet;

Thence North 33° 35’ 02” East, a distance of 462.68 feet;

" North 37° 06’ 41” East, a distance of 246.53 feet;

" North 26° 52’ 09” East, a distance of 594.14 feet to the southwest corner of Lot C of the

Wagner Subdivision, the plat of which was filed for record June 2, 1998 as Reception No.

98004315;

" North 36° 01’ 43” East, along the southeasterly line of said Lot C of the Wagner

Subdivision, a distance of 473.50 feet;

" South 34° 53’ 32” East, along an existing fence a distance of 931.89 feet;

" South 00° 38’ 00” West, a distance of 408.24 feet;

" South 45° 01’ 09” West, a distance of 834.49 feet;

" South 09° 07’ 10” East, a distance of 746.05 feet to the northeast corner of that parcel

described in Quitclaim Deed from Paul W. Hansen and Sandra S. Hansen to James E.

Vermilyea and Patricia A. Vermilyea recorded December 6, 2006 as Reception No.

20611809;

" South 70° 37’ 35” West, along the north line of said parcel, Reception No. 20611809, a

distance of 88.89 feet to the northeasterly right of way of U.S. Highway 84;

" North 49° 51’ 04” West, along the northeasterly right of way of U.S. Highway 84 a

distance of 564.50 feet;

" North 36° 21’ 05” West, along the northeasterly right of way of U.S. Highway 84 for a

distance of 831.25 feet to the point of beginning.

LESS AND EXCEPT that part, if any, as described in Bargain and Sale Deed to Canterbury

Properties LLC recorded January 20, 1998 as Reception No. 98000507, in Warranty Deed to Paul J.

Bauer and Carla R. Bauer recorded September 26, 2001 as Reception No. 20108257, in Special

Warranty Deed to James E. Vermilyea and Patricia A. Vermilyea recorded November 7, 2002 as

Reception No. 20210680 and any part described in Deed of Trust recorded July 30, 2015 as

Reception No. 21505186.
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