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The La Plata Economic Development Alliance (Alliance) commissioned Pioneer Development Company 
for the Animas Airpark and La Posta Strategic Plan, a comprehensive study identifying the 533-acre area 
south of Durango as one of La Plata County’s most significant opportunities to expand its employment 
base, diversify the local economy, and create space for existing and future businesses.

This study was made possible through collaboration and funding provided by Animas Air Park and La 
Posta stakeholders including: StoneAge, Animas Air Park, La Plata County, City of Durango, Southern Ute 
Tribe and Southern Ute Growth Fund, and Colorado Housing and Finance Authority (CHFA).

This economic feasibility plan provides a framework for a longer term vision for La Plata County. We are 
not simply proposing development for the sake of development, this is about creating the conditions 
needed for businesses to grow in La Plata County. We need to expand opportunities for good-paying 
jobs and strengthen our business foundation that allows for economic mobility and our community to 
thrive.

The Strategic Plan comes at a time when La Plata County faces a significant economic development 
challenge. According to the study, the county’s inflation-adjusted economy has experienced essentially 
no growth since 2013, while Colorado and comparable counties have grown substantially. At the same 
time, the county has extremely limited industrial space, with industrial vacancy estimated at just 0.5 
percent, and no industrial construction underway.

The Animas Airpark and La Posta study area represents the county’s largest concentration of 
developable employment land. The plan divides the area into four Development Opportunity Zones: 
Airpark North, Airpark South, the Business Park, and the La Posta Area.

Rather than proposing immediate buildout of the entire study area, the Strategic Plan uses a market-
based approach. The plan forecasts approximately 1.145 million square feet of commercial and 
industrial space and 18 residential units over an approximately 21-year period, from 2029 through 2049. 
At full buildout, the program is estimated to represent approximately $276.9 million in actual value.

There is no one single organization that can implement the strategy alone. Successful implementation 
will require sustained collaboration among La Plata County, the City of Durango, the Southern Ute Indian 
Tribe, property owners and businesses within the study area, infrastructure and public safety partners, 
and the Alliance.

The Alliance sees the Strategic Plan as a starting point for continued community collaboration rather 
than an endpoint. The Alliance is ready to play a leading role in business retention, expansion, and 
attraction as new space becomes available, including efforts to secure anchor employers that can help 
establish a broader business ecosystem.

Sarah Tober, MBA
La Plata Economic Development Alliance Executive Director
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THE ANIMAS AIRPARK AND LA POSTA STRATEGIC PLAN
La Plata County, Colorado

G L O S S A R Y
This glossary defines the technical, market, and public finance terms used throughout the Strategic Plan  
and its technical appendices, followed by the acronyms and abbreviations that appear in the report.  
Definitions reflect the terms' usage in this document; statutory terms are summarized for readability and  
do not substitute for the authorizing statutes cited in Appendices G and H.

Glossary of Terms

Absorption.  The pace at which the market occupies new building space, expressed in square feet per year 
or units per year. The demand ceiling, the development program, and the tax revenue forecast all run on 
absorption assumptions.

Actual Value.  The market value of real property as determined by the County Assessor. Colorado's 
statutory assessment rates are applied to actual value to produce assessed value, the base for property  
taxation.

Assessed Value.  The taxable value of property, calculated by applying Colorado's assessment rates to  
actual value. 

Base Industry.  An industry sector concentrated above its national employment share that sells goods or 
services beyond the local market and imports income in return. Base industries, also called export base 
industries, are the engine of a regional economy.

Base Value.  The assessed value of property within a tax increment district at the time the district is 
formed. Revenue generated by the base continues flowing to existing taxing entities for the full plan term; 
only  revenue  above  the  base  becomes  increment.  The  base  is  adjusted  biennially,  consistent  with  
Colorado's reassessment cycle, so the increment reflects value created by new development rather than 
inflation of the existing tax base.

Bonding Capacity.  The present value of the tax increment a district is forecast to generate over its term,  
and therefore the amount of infrastructure investment that increment can support through bond issuance 
today. Bonding capacity is the figure this plan compares against the trunk infrastructure cost estimate to 
test feasibility. The bonding capacity used in this report should not substitute for actual underwriting 
estimates.

Build Out.  The point at which the development program is fully constructed and absorbed. This plan's  
program reaches full build out in 2049.

Capitalization Rate.  The ratio of a property's net operating income to its value, used to convert an income 
stream into a property value. Lower capitalization rates produce higher values for the same income.



Compatibility  Review.  The  discretionary,  case  by  case  review  process  under  La  Plata  County's 
performance-based land use system, in which projects are judged against open ended compatibility 
findings through public hearings. The proposed overlay replaces this process with objective standards and 
administrative review for the uses the study area is intended to serve.

Conditional Use.  Under the proposed overlay, a use permitted only after review against published,  
objective standards — not against the county's discretionary compatibility findings. Conditional uses 
provide a predictable path for uses that warrant additional scrutiny without subjecting them to open 
ended review.

County Revitalization Authority.  A county formed tax increment authority created under C.R.S. Title 30, 
Article 31 (2024). Qualification is opportunity based rather than blight based, and increment may be 
collected for up to 30 years. School districts may not join the Authority, and other taxing entities must 
elect to join before their levies generate increment — features that narrow its revenue base relative to an 
urban renewal plan.

Demand Ceiling.  The maximum new light industrial and office space the county market can reasonably 
absorb over the 20 year forecast horizon, expressed in Low, Base, and High scenarios. It is a countywide 
absorption envelope, not a forecast of what will be built and not a site specific capacity figure.

Development Opportunity Zone.  One of the four planning geographies into which this study organizes 
the 533.1 acre study area: Airpark North, Airpark South, the Business Park, and the La Posta Area. Each  
zone  carries  its  own  development  program,  infrastructure  requirements,  and  regulatory 
recommendations.

Discount Rate.  The interest rate used to convert future revenues into present value. This forecast  
discounts future increment at 6.50 percent, a rate consistent with current tax exempt borrowing costs for 
special district and authority debt.

Employment  Density.  Building  square  feet  per  employee,  the  pivotal  assumption  converting  the 
development  program into an employment  forecast.  Multipliers  are  drawn from national  reference 
standards and peer jurisdiction studies, calibrated to the building typologies programmed for the study 
area.

Entitlement.  The regulatory approvals required before land can be developed, including zoning, site plan, 
and permit approvals. Entitlement risk — the time, cost, and uncertainty of securing approvals — is a 
central constraint this plan's regulatory strategy is designed to reduce.

Flex Space.  Light industrial buildings designed to accommodate a mix of uses within the same shell,  
typically warehouse or shop space paired with office frontage. Flex and small bay industrial product carries 
the largest share of the study area's forecast absorption.

Future Development Area.  The specific parcels within each Development Opportunity Zone where new 
development is realistically achievable over the plan term, comprising both vacant land and underutilized 
parcels. The Future Development Areas total 24 parcels and 404.7 acres, roughly 76 percent of the study 
area.



General Improvement District.  A county governed special district formed under C.R.S. Title 30 to finance, 
construct, and maintain public improvements, funded by a property tax levy within its boundaries. A GID is 
one of the two special district vehicles this plan evaluates for issuing infrastructure bonds.

Increment.  See Tax Increment.

Labor Income.  Total wages and salaries paid to workers, used in this plan to express the annual earnings 
generated by the development program at stabilization.

Location Quotient.  A measure comparing an industry's share of local employment to its share of national 
employment. An LQ of 1.0 signals concentration equal to the national average; concentration above 
roughly 1.1 signals a genuine export orientation.

Metropolitan District.  A special district formed under C.R.S. Title 32 providing two or more services, 
empowered to levy property taxes and issue bonds for public infrastructure. A Metropolitan District is one 
of the two special district vehicles this plan evaluates for issuing infrastructure bonds.

Mill Levy.  The property tax rate expressed in mills, where one mill equals one dollar of tax per $1,000 of  
assessed value. Eleven taxing entities currently levy a combined 53.794 mills within the study area.

Net Developable Capacity.  The building square footage the study area's Future Development Areas can 
physically hold after accounting for topography, access, and site constraints — approximately 2.04 million 
square feet across the four zones, exceeding all three development forecasts (including the High demand 
scenario).

Order of Magnitude Estimate.  A planning level cost estimate based on conceptual design, intended to 
establish the general scale of infrastructure investment rather than a bid ready figure. SEH Inc.'s trunk 
infrastructure estimates are prepared at this level.

Overlay District.  A zoning tool that layers district specific use matrices, standards, and review procedures 
over the existing underlying zoning without replacing it. The overlay proposed in this plan extends the  
county's existing economic development area provisions (LUC 65-5) to the study area.

Payment in Lieu of Taxes.  A negotiated payment made by a tax exempt landowner in place of the 
property taxes the land would otherwise generate if the property were taxable. 

Present Value.  The value today of revenues to be received in the future, calculated by applying the  
discount rate. The present value of forecast increment is the study area's bonding capacity.

Real Gross Domestic Product.  The total value of goods and services produced, adjusted for inflation and 
expressed in chained 2017 dollars. Real GDP is the measure behind this plan's central finding that county 
output in 2024 matched its 2013 level. Figures not adjusted for inflation are labeled Current Dollars and  
are never mixed with real figures in the same comparison.

Right-of-Way.  The corridor of land dedicated or reserved for a public roadway and its associated utilities, 
drainage, and pedestrian facilities. Corridor cross sections in the Design Standards illustrate the right-of-
way widths required to deliver each section type.



Site Plan Review.  Administrative, staff level review of a development application against published, 
objective standards. Under the proposed overlay, uses permitted by right proceed through site plan 
review without a discretionary public hearing.

Special  District.  A limited purpose local  government formed to finance,  build,  and maintain public 
improvements, funded by a property tax levy within its boundaries. This plan's financing strategy pairs a  
TIF district with a special district — a Metropolitan District or General Improvement District — that issues 
the bonds and constructs the improvements.

Stabilization.  The point at which a development is fully leased and operating at its sustained occupancy 
level. Employment and labor income figures in this plan are reported at stabilization.

Tax Increment.  The property tax revenue generated by growth in assessed value above a district's base  
value. The increment flows to the tax increment district during the plan term; revenue on the base  
continues flowing to the existing taxing entities.

Tax Increment Financing.  A  public  financing tool  that  captures  the tax  increment  created by new 
development  within  a  defined district  and dedicates  it  to  public  improvements  within  that  district,  
typically by pledging the increment to bonds issued today. TIF requires no new tax; it redirects growth in 
existing levies for a defined term.

Triple Net Lease.  A lease structure in which the tenant pays property taxes, insurance, and maintenance 
in addition to base rent. Market rents in this plan are quoted on a triple net basis unless noted otherwise.

Trunk Infrastructure.  The backbone water, sewer, roadway, and drainage systems required to serve an 
area as  a  whole,  as  distinct  from the internal  improvements  individual  developments  construct  for  
themselves. SEH Inc.'s cost estimates address trunk infrastructure only.

Unincorporated Urban Renewal Plan.  An urban renewal plan covering unincorporated territory, adopted 
through a municipal urban renewal authority under C.R.S. § 31-25-112.5. Inclusion requires consent of the 
Board of County Commissioners and every property owner and lienholder, a blight finding documented by 
a Conditions Survey, and a public hearing. Increment may be collected for up to 25 years.

Urban Renewal Authority.  A municipal authority formed under C.R.S. Title 31, Article 25 to plan and 
finance redevelopment, including through tax increment financing. The Durango Renewal Partnership is 
the existing Urban Renewal Authority and is the implementing body for the unincorporated urban renewal 
vehicle this plan evaluates.

Use  by  Right.  A  use  permitted  without  discretionary  review  or  public  hearing,  subject  only  to 
administrative  site  plan  review  against  published  standards.  Establishing  uses  by  right  is  the  core 
mechanism by which the proposed overlay reduces entitlement risk.



Acronyms & Abbreviations

Acronym Meaning

ADT Average Daily Traffic

AASHTO American Association of State Highway and Transportation Officials

ADA Americans with Disabilities Act

AN / AS / BP / LP Airpark North, Airpark South, Business Park, and La Posta Area — the four 
Development Opportunity Zones

BEA U.S. Bureau of Economic Analysis

BLS U.S. Bureau of Labor Statistics

CBECS Commercial Buildings Energy Consumption Survey (U.S. Energy Information 
Administration)

CDOT Colorado Department of Transportation

CRA County Revitalization Authority

C.R.S. Colorado Revised Statutes

EIA U.S. Energy Information Administration

FAA Federal Aviation Administration

FRED Federal Reserve Economic Data, Federal Reserve Bank of St. Louis

GDP Gross Domestic Product

GID General Improvement District

GIS Geographic Information System

HOA Homeowners Association

LPEA La Plata Electric Association

LQ Location Quotient

LUC La Plata County Land Use Code

MLO Mill Levy Override

MRO Maintenance, Repair, and Overhaul (aviation services)

NAICS North American Industry Classification System

NNN Triple Net Lease

NOI Net Operating Income

PDC Pioneer Development Company

PILT Payment in Lieu of Taxes

QCEW Quarterly Census of Employment and Wages (BLS)

ROW Right-of-Way



Acronym Meaning

SEH SEH Inc., civil engineering consultant to the Strategic Plan

SF Square Feet

SUIT Southern Ute Indian Tribe

TIF Tax Increment Financing

URA Urban Renewal Authority



Disclaimer Note: 

All study area landowners have participated 
in the feasibility Study; however, no study 
area landowners have given consent nor 

commitment to the proposed Program, at 
this time.
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C H A P T E R   I

Executive Summary
One Study Area, One Opportunity — The Case, the Program, and the Partnership That 
Can Restart La Plata County's Economic Growth

This chapter summarizes the Strategic Plan in full — the economic evidence that establishes why La Plata  
County needs a new employment district, the market analysis that sizes what the county can absorb, the  
development  program  that  places  that  demand  across  four  Development  Opportunity  Zones,  the  
infrastructure and financing analysis that shows the program can pay for its own activation, and the  
regulatory and public financing strategies that make the forecast deliverable. It closes with the economic  
benefits at stake and a guide to the report that follows.

LA PLATA COUNTY, COLORADO   |   AUGUST 2026

Prepared by Pioneer Development Company for the La Plata Economic Development Alliance

The recommendations of this Strategic Plan are for strategic planning purposes. Individual landowners and area  
stakeholders were closely involved in the development of the Plan; however, its recommendations do not carry the  
committed or implied support of area landowners and stakeholders.
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I.1   The Study Area and Its Moment

The Animas Airpark and La Posta study area comprises 533.1 acres across 74 parcels of unincorporated La 
Plata County, immediately south of Durango along the Animas River and the La Posta Road (County Road 
213) corridor. It contains the Animas Air Park and the hangar and business community built around its 
runway,  the county's  largest  concentration of  developable  employment  land,  and the corridor  that 
connects  both  to  the  regional  highway  network.  This  study  organizes  that  geography  into  four 
Development Opportunity Zones — Airpark North, Airpark South, the Business Park, and the La Posta Area 
— and develops a specific, market tempered development program for each.

The Animas Airpark and La Posta Area’s geography provide this location with a unique development  
opportunity. The study area lies minutes from downtown Durango with direct access to US Highway 550, 
sits within Durango Fire Protection District service area, faces the South Durango Sanitation District's 
treatment facility from directly across the Animas River, and rests below both Lake Nighthorse and the 
City's existing water lines — a proximity to transportation corridors, central services, and the region's  
commercial center that little other unincorporated land in the county can claim. Yet the same topography 
that shaped the area keeps most of it hidden: the benches and river bottom that hold the airpark and the 
La Posta corridor sit largely out of view of the highway, screened from the southern entrance to the City.  
That combination is rare and valuable.  Many uses a regional economy depends on require building 
improvements that are not aesthetically pleasing, especially at a City’s gateway. This location is among the 
few places in the region that can accommodate these uses at scale without putting them in the viewshed. 
La Posta and the Airpark represent, in short, developable land suited precisely to the uses the local and 
regional market needs most and finds hardest to place.

Few places in La Plata County have been planned as often and developed as little. For more than three 
decades this area has drawn plans, studies, engineering reports, public meetings — the 2013 La Posta Area 
Plan the most comprehensive effort among them — and each cycle has recognized the same latent  
potential while stalling on the same obstacles: no central water or sewer, a single point of access at the 
airpark, challenging topography and drainage, and an entitlement process that makes delivering new 
space slow, uncertain, and expensive. The 2013 Plan's delivery mechanism — annexation into the City of 
Durango — has since been foreclosed, and with it that plan's regulatory and financing architecture. The  
land, the location, and the demand remained. The tools to activate them did not.

The county's circumstances have made resolving that impasse urgent. La Plata County's economy has not 
grown in real terms in more than a decade, its inflation adjusted wages have fallen while housing costs  
have soared, and its two existing business parks — the engines of a prior generation's growth — are full,  
aging, and quietly converting away from industrial use. The Animas Airpark and La Posta area represents  
the county's best opportunity to meaningfully diversify its economy, to retain and attract employers 
paying durable, above average wages, and to begin reversing the corrosive trajectory that is making the 
county increasingly  unaffordable for  the workforce it  depends on.  This  study was commissioned to 
determine whether that opportunity can finally be unlocked — and it finds that it can.

The finding rests on an analytical chain summarized in the sections that follow: the economic case for a  
new employment district, the market demand that supports it, the development program that delivers it, 
the infrastructure that program requires, the tax increment that pays for that infrastructure, the strategies 
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that make the forecast deliverable, and the economic benefits that follow. Figure I.1 shows where the 
chain leads — the study area's development program at full build out, visualized across all four zones.

Figure I.1 — The development program at full build out: 1,145,000 square feet of commercial and industrial space and 18  
residential units across the four Development Opportunity Zones, carrying approximately $276.9 million in actual value. Source:  

PDC development program visualization; Appendix D.

Why This  Area,  Why Now.  The  study  area  holds  the  county's  largest  supply  of  developable 
employment land, its only general aviation airpark, willing landowners, and a location minutes from 
Durango. What it has lacked for thirty years is infrastructure, workable regulation, and a way to pay 
for both. This study supplies the strategy for all three.
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I.2   The Economic Case

La Plata County's economy has stopped growing. Real gross domestic product in 2024 — $3.28 billion in 
chained 2017 dollars — is identical to the county's output in 2013 and remains below the $3.55 billion  
peak reached in 2005. Over the same eleven years Colorado's real GDP grew 48.9 percent and Montrose 
County's — a smaller and less wealthy peer — grew 32.6 percent (Figure I.2). Payroll jobs sit roughly 300 
below their 2013 level, inflation adjusted average wages have fallen about $3,000, and the county's 
workforce is aging. The county is not in recession; it is in a prolonged stagnation that, combined with rising 
housing costs, is steadily changing who can afford to live and work here.

Figure I.2 — Real GDP indexed to 2013 = 100. Colorado reached 149 and Montrose County 133 by 2024; La Plata County sits at  
100 — zero net growth in eleven years. Source: U.S. BEA via FRED; Appendix A, Figure A.2.

The structure of the economy explains the stagnation and threatens to deepen it. The county's export base 
rests on leisure and hospitality — its largest concentration, paying $643 per week, roughly half the county 
average — alongside construction and a natural resources and mining sector that has shed 17 percent of 
its employment in two years. Manufacturing sits at a third of the national concentration, and most sectors 
fall below national average representation. The pattern in Figure I.3 is the critical one: every sector where 
the county is concentrated pays below the average wage or is structurally declining, and every above 
average wage sector is under represented. Tourism and extraction are both cyclical industries exposed to 
forces — commodity prices, snowpack, wildfire seasons, national travel cycles — outside local control. Left 
alone, this structure grows where wages are low and shrinks where wages are high.
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Figure I.3 — Average weekly wage versus employment concentration by supersector. Every concentrated sector pays below  
average or is declining; every above average wage sector is under represented. Source: BLS QCEW; Appendix A, Figure A.5.

The county's peers demonstrate the alternative. Montrose County added 1,419 net new private jobs from 
2021 to 2025 — 37 percent more than La Plata, on a population one fifth smaller — and grew goods  
producing employment 27.6 percent against La Plata's 3.1 percent. The mechanism is observable in the 
construction record: Montrose and Delta Counties delivered 265,000 square feet of industrial  space 
between 2016 and 2021, anchored by Montrose's master planned Colorado Outdoors campus, and the 
employment divergence followed. La Plata delivered 38,515 square feet over the same decade — three 
small projects, none after 2018. The county has done this before: Bodo Industrial Park and the Durango 
Tech Center placed roughly 1.5 million square feet and $354 million in value on 243 acres and housed 
nearly 15 percent of county employment at their peak. Both parks are now full, their median buildings are 
decades old, and no successor has opened since the Tech Center's early 2000s build out.

The evidence forms a short causal chain. The county's high wage, space consuming sectors are under 
represented and flat while the same sectors grow in peer counties. The peers that grew delivered modern 
employment space at scale. La Plata's inventory is full, old, and converting away from industrial use, and 
the county's own homegrown exporters — StoneAge most prominently — occupy legacy buildings with no 
modern space available for expansion. The binding constraint on La Plata County's traded sector growth is 
the supply of competitive space, compounded by an entitlement process that makes delivering new space 
slow, uncertain, and expensive.

The Structural Correction.  Diversification into traded sectors with durable, above average wages is 
not  an  economic  development  preference  — it  is  the  structural  correction  the  data  support. 
Providing a new business park and industrial space is the most consequential economic development 
action available to the county, and it is the action this study is designed to make feasible.
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I.3   The Market Case

The market evidence is unambiguous: La Plata County is supply starved. Industrial vacancy stands at 0.5 
percent against the 5 to 7 percent a healthy market carries, office vacancy at 2.0 percent, and not one 
square foot of either product type is under construction. No industrial project has broken ground since the 
fourth quarter of 2018 — more than seven consecutive years of zero starts. The county's roughly 950,000 
square feet of industrial inventory is small bay product with a 1980 median year built, and the seventeen 
building competitive set surrounding the Air Park shows zero vacancy and zero turnover. Firms cannot 
lease space that does not exist, which means measured absorption understates demand by construction: 
new product should absorb above the county's thin historical record.

Appendix C converts those conditions into a 20 year demand ceiling — the maximum space the county  
market can reasonably absorb — in Low, Base, and High scenarios. The Base ceiling totals approximately 
1.06 million square feet, about 53,000 square feet per year, roughly one and a half times the county's  
historical delivery record, with industrial product carrying 81 to 83 percent of absorption in every scenario. 
The plan is deliberately sized to the Base case. The study area can hold it: net developable capacity across 
the four zones totals approximately 2.04 million square feet, exceeding even the High ceiling by roughly  
371,000 square feet (Figure I.4). Demand, not land, is the binding variable to manage.

Figure I.4 — The 20 year demand ceiling against the study area's net developable capacity by zone. Capacity exceeds even the  
High scenario; the program is sized to Base. Source: PDC Demand Ceiling Model; Appendix C.

Airpark North is the deliberate exception to the countywide analysis. Its users locate for runway access,  
hangar capacity, and the ability to live where they fly — not for conventional industrial economics — so its 
forecast is built from PDC's survey of the zone's own land and business owners rather than the countywide 
market record, and its entire program is additive to the countywide demand ceiling. The engagement 
record behind the study is equally direct: of the fifteen substantive survey records across the study area,  
fourteen — 93.3 percent — are at least open to developing their property under improved infrastructure 
and regulatory conditions, and every respondent providing a timing answer identifies a development 
window within five years. The demand is present, documented, and owner led.
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I.4   The Development Program

The study organizes  the area's  533.1  acres  into four  Development  Opportunity  Zones,  each with a  
development program specific to its expected real estate type, absorption, and valuation (Figure I.5). The 
La Posta Area and the Business Park anchor the program at conventional scale, Airpark South extends the 
existing airpark business district, and Airpark North serves the aviation and residential community around 
the runway under its own survey based forecast.

Figure I.5 — The four Development Opportunity Zones: Airpark North (blue), Airpark South (orange), the Business Park (green),  
and the La Posta Area (red). Source: PDC; La Plata County Assessor parcel data.

Together the zones carry 1,145,000 square feet of commercial and industrial space, plus 18 residential 
units at Airpark North, delivered from 2029 through 2049 and carrying approximately $276.9 million in 
actual value — $73.7 million assessed — at full build out. Roughly 90 percent of the square footage and  
value sits in the Business Park and La Posta zones, where the land, access, and infrastructure logic support 
conventional employment park development. Table I.1 presents the program.
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Zone Program Build Out Actual Value Assessed Value

Airpark North 80,000 SF / 18 units 2029–2034 $21.6M $4.7M

Airpark South 39,000 SF 2030 $7.9M $2.1M

Business Park 527,000 SF 2029–2049 $126.1M $34.1M

La Posta Area 499,000 SF 2030–2048 $121.2M $32.7M

TOTAL 1,145,000 SF / 18 units 2029–2049 $276.9M $73.7M

Table I.1 — The development program by zone, Base absorption scenario. Source: PDC Development and Tax Revenue Forecast  
Model; Appendix D.

The build out is phased and market tempered. Following plan adoption and entitlement in 2027, first 
vertical completions arrive in 2029, conventional absorption averages approximately 50,700 square feet 
per year — consistent with the Base demand ceiling — and the final  phase completes in 2049,  an 
approximately 21 year build out (Figure I.6). The report presents the Base scenario throughout: it is the  
forecast the market record supports, and a single scenario keeps the plan readable for the staff, elected 
officials, and public who must act on it.

Figure I.6 — Cumulative commercial build out by zone, 2029–2049. Source: PDC Development and Tax Revenue Forecast Model;  
Appendix D.
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I.5   Infrastructure & Feasibility

The study area is hamstrung by a lack of public infrastructure, and that deficit — more than any market 
condition — explains its decades of frustrated development. The area lacks central water and sewer, the  
single largest barrier to employment scale development. It  requires road improvements, including a  
secondary access road up to the Air Park, regional stormwater retention facilities serving multiple zones, 
and active transportation investment along the La Posta Road corridor, the study area's multimodal spine. 
Power is the one system with a solution emerging on its own: La Plata Electric Association is actively  
evaluating locations for a new substation with capacity for the entire forecast development program, plus 
surplus.

SEH  Inc.  estimated  what  activation  costs.  The  preliminary  trunk  infrastructure  estimate  totals 
approximately  $28.5  million  —  approximately  $11.5  million  in  shared  offsite  infrastructure  and 
approximately $17.0 million in infrastructure specific to the four Development Opportunity Zones. The 
estimates assume infrastructure — especially road infrastructure — follows this report's zoning overlay 
and design standards; the regulatory and cost strategies are calibrated together, and abandoning one 
raises the other.

The development  program generates  the revenue to carry  that  cost.  Under  the Base scenario,  the 
program produces approximately $97.0 million in property tax increment over the 30-year plan term, 
rising from approximately $213,000 in the first collection year to approximately $5.7 million per year at  
plan sunset (Figure I.7). The forecast assumes 2.0 percent annual inflation and is conservative: it excludes 
personal property taxes, which are common in light industrial and business park settings, and it excludes 
sales tax increment entirely.

Figure I.7 — Cumulative property tax increment over the 30 year plan term, 2027–2057. Source: PDC Development and Tax  
Revenue Forecast Model; Appendix H.

Discounted at 6.50 percent, that revenue stream carries a present value of approximately $27.5 million — 
the study area's estimated bonding capacity — against SEH's $28.5 million infrastructure estimate. Tax 
increment financing can offset approximately 96 percent of the area's public infrastructure costs, and the 
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remaining gap is small enough to close through phasing, grants, partner contributions, and payment in lieu 
of taxes participation. Figure I.8 presents the comparison that defines the study's central finding.

Figure I.8 — Estimated bonding capacity compared with estimated infrastructure cost. Source: PDC Development and Tax  
Revenue Forecast Model; SEH Inc.; Appendix H.

The Feasibility Finding.  If the County, the impacted property owners, the partnering taxing entities, 
and the Southern Ute Indian Tribe agree to leverage a public private partnership, PDC's estimates 
indicate the project is feasible — the study area can pay for its own activation.
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I.6   The Strategy

The feasibility finding holds if the two recommended strategies, regulatory and public financing, can be  
simultaneously achieved. The regulatory strategy delivers the development that generates the revenue. 
The public financing strategy converts that revenue into the infrastructure that makes the development 
possible. The design standards keep the infrastructure affordable enough for the revenue to carry it.  
Remove any element and the feasibility test begins to fail. Chapter IV presents both strategies in full, 
drawing on Appendices G and H; this section summarizes each.

The regulatory strategy regulates the four zones through three overlay districts organized around a single 
objective: maximize predictability, and remove the public hearing from the development path wherever 
the code allows. Uses listed as permitted by right require no use approval — the zoning itself is the 
approval — and review is confined to an objective, staff level site plan review decided on a defined  
timeline. The Airpark South and La Posta Areas share one district with identical standards, the Business 
Park receives the study area's modern employment park district, and Airpark North pairs a streamlined 
public overlay carrying airfield safety and height standards with private governance through the airpark's 
own covenants. The paired design standards adopt a rural industrial street section as the by right default, 
holding infrastructure costs to what the land use actually requires while preserving the 2013 Plan's  
multimodal vision on the La Posta Road corridor. Removing the hearing from the development path 
directly addresses the uncertainty behind seven years without an industrial construction start.

The public financing strategy works as a chain (Figure I.9). New development generates incremental  
assessed value above the study area's existing $14.3 million base. A tax increment financing district — an 
Unincorporated Urban Renewal Plan Area or a County Revitalization Plan Area, both authorized by state  
statute — captures the property tax revenue that new value generates. The increment is pledged to a  
special district, a Metropolitan District or General Improvement District, whose own levy is capped at 10.0 
mills  to  guard  against  overburdening  future  tenants.  The  district  issues  bonds  against  the  pledged 
revenues, and bond proceeds fund the water, sewer, road, and stormwater improvements that unlock the 
area. Future development pays for the infrastructure that makes it possible. The urban renewal vehicle is 
stronger on revenue, the county revitalization vehicle is stronger on term and control, and the Strategic  
Plan presents both so the partners can select the path with full information.

Figure I.9 — The public financing strategy: new development generates the increment, the TIF district captures it, the special  
district pledges it to bonds, and bond proceeds fund the public infrastructure. Source: Appendix H.
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I.7   The Economic Benefits

Achieving this development program changes the structure of the county economy. At full build out, the 
program supports an estimated 1,930 permanent on site jobs at a blended wage of $1,422 per week — 19 
percent above the $1,195 county private average — carrying approximately $142.7 million in annual labor 
income and approximately $248 million in annual  GDP contribution. Measured against  the county's  
current base, that is a 9.0 percent lift in private employment, a 10.7 percent lift in private labor income,  
and a 5.8 percent lift in county GDP (Figure I.10). These are direct, on site impacts only; the indirect and  
induced impacts the program generates will be greater still.

Figure I.10 — Study area build out as a share of the county economy at stabilization. Direct, on site impacts only. Source: PDC  
analysis; Appendix E, Chart E.4.

The program is not a marginal addition to the county economy — it is a structural one. A 5.8 percent  
structural addition to county GDP exceeds the total real growth La Plata County has recorded since 2013 — 
a period in which Colorado grew 48.9 percent — delivered by a single coordinated district. Importantly, 
the growth concentrates in precisely the sectors — light manufacturing, professional services, and flex 
based trades — that the economic base analysis identified as under represented and supply constrained. 
Delivered at wages 19 percent above the county average, the program would materially reverse the wage 
stagnation and industry mix erosion documented in Appendix A.
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I.8   The Opportunity Ahead

Activating the Animas Airpark and La Posta areas will be a difficult endeavor, and nothing in this study 
minimizes that difficulty. The infrastructure program is large. The financing structure requires agreements 
among parties who have never before been asked to act as partners. The regulatory reform asks the 
County to govern this area differently than it governs anywhere else, and the development itself will take 
two decades to deliver. Thirty years of stalled plans for this area testify to how hard this is.

But the study's findings are equally plain. The economic case is documented, the market demand is real,  
the land can hold it, the landowners are willing, the tools exist in statute, and the numbers work. The  
development program generates the tax increment that pays for its own infrastructure, delivers the 
county's  first  modern  business  park  in  a  generation,  and  gives  the  businesses  already  here  — the 
manufacturers, trade contractors, and employers who have nowhere to grow — a place to stay and  
expand. What remains is the partnership. This study finds the endeavor is worth pursuing, and that La  
Plata County's next chapter of economic growth can begin here.
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I.9   How to Read This Report

The chapters that follow move from evidence to place to action. Chapter II — Existing Conditions explains 
why an area with this much documented demand has not developed: the infrastructure deficits, the single 
point of access at the airpark, the topographic and drainage constraints, the entitlement process, and the 
foreclosed  annexation  mechanism  that  removed  the  2013  Plan's  delivery  tools.  Chapter  III  — 
Development Opportunity Zones applies the study's findings where development will occur, treating 
each  of  the  four  zones  as  a  plan  of  its  own — its  opportunity,  engagement  record,  market  case, 
development  program,  infrastructure  requirements,  revenue forecast,  financing  strategy,  regulatory 
strategy,  and  implementation  actions.  Chapter  IV  —  Strategic  Recommendations presents  the 
countywide strategies that make the program feasible: the public private partnership, the regulatory and 
public financing strategies, the critical path items, and the sustained collaboration and business attraction 
effort that fills the new space as it comes online.

The full analytical record sits in the Technical Appendices at the end of this document. Each appendix is 
designed to be read independently and states its own data, methods, assumptions, and limitations; Table 
I.2 maps the eight appendices to their contents. Readers seeking the study's conclusions will find them in 
the chapters; readers seeking the evidence behind any conclusion will find it in the appendix each chapter 
cites.

Appendix Contents

A Economic Base & Regional Competitiveness Analysis — county performance, industry structure, 
the competitive set comparison, and the supply constraint case.

B Survey & Stakeholder Engagement — outreach methodology, owner and business tabulations, 
and interview findings.

C Market Analysis & Demand Ceiling — industrial and office market conditions and the 20 year 
demand ceiling.

D Development Program — zone level programs, phasing, and valuations.

E Fiscal & Economic Impact Analysis — jobs, wages, labor income, and GDP impacts.

F Infrastructure Overview — trunk infrastructure requirements and order of magnitude costs.

G Regulatory & Design Standards Strategy — the zoning overlay, use tables, and design standards.

H
Tax Revenue Forecast and Public Financing Strategy — the 30 year forecast, TIF vehicle 
selection, special district architecture, and bonding capacity.

Table I.2 — The Technical Appendices. Source: PDC.
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THE ANIMAS AIRPARK AND LA POSTA STRATEGIC PLAN   La Plata County, Colorado

C H A P T E R   I I

Existing Conditions
Three Decades of Plans, One Set of Obstacles — The Study Area as It Stands Today and 
Why Demonstrated Demand Has Not Produced Development

This chapter establishes the baseline for everything the Strategic Plan proposes. It traces the study area's  
planning history — including the 2013 La Posta Area Plan, whose annexation based delivery mechanism  
has since been foreclosed — describes the study area and its four Development Opportunity Zones as they  
stand today, and documents the conditions that have arrested development for three decades: a single  
point of access at the airpark, the absence of central water and sewer, challenging topography and  
drainage, and an uncertain entitlement process. It closes with the chapter's central finding: the barriers are 
physical and regulatory, not market driven, and each has a remedy within the County's reach.

LA PLATA COUNTY, COLORADO   |   AUGUST 2026

Prepared by Pioneer Development Company for the La Plata Economic Development Alliance
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II.1   Planned Often, Developed Little
The Animas Airpark and La Posta Area represent a unique development opportunity. The 533.1 acres 
south of Durango occupy the Animas River valley where La Posta Road (County Road 213) ties them to U.S. 
Highways 550 and 160 at the city's southern edge — downtown Durango is minutes away, and the regional 
highway network begins at the study area's doorstep. The central services that most unincorporated land 
waits decades to reach already surround it. The area lies within the Durango Fire Protection District's  
service area; the South Durango Sanitation District's treatment facility faces it from directly across the 
Animas River; and both Lake Nighthorse and the City of Durango's existing water lines rest on the slopes  
above it. The concentration of public services and infrastructure around this area is why it has been 
envisioned for redevelopment for decades. Yet the same terrain that assembled these advantages also 
conceals them: the benches and river bottom that hold the airpark and the La Posta corridor sit below the 
highway grade, largely out of view of the traveler passing Durango's southern gateway. That concealment 
is not a defect — it represents an opportunity. Many of the uses a regional economy depends on require 
industrial buildings, distribution hubs, and storage that are not aesthetically pleasing, and no community 
wants them on display at its front door. This is one of the few places in the region that can absorb those  
uses at scale while keeping them out of the viewshed entirely. The study area is, in short, developable land 
suited precisely to the uses the local and regional market needs most and finds hardest to place — and the 
conditions documented in this chapter explain why that suitability has gone unrealized for three decades.

Few places in La Plata County have been planned as often and developed as little as the land south of 
Durango along La Posta Road. The county designated the La Posta Road planning district — one of its  
twelve — in the early 1990s, and city and county planners have identified the corridor and the mesa above 
it as the region's logical home for light industrial growth ever since. For more than three decades the area 
has drawn district plans, area plans, engineering reports, infrastructure studies, public meetings, and each 
planning cycle has reached the same two conclusions: the potential is real, and the obstacles are the same 
ones the cycle before it found.

The 2013 La Posta Area Plan was the most comprehensive of those efforts. Initiated in conjunction with  
the City of Durango's comprehensive planning process and adopted jointly by the City and La Plata County, 
the plan set out a full vision for the area — commercial, light industrial, and industrial employment 
alongside housing — and established street and trail standards reviewed and accepted by the engineers of 
both jurisdictions. Its logic was deliberate. Under the jurisdictions' joint planning framework, adoption 
made the area eligible for City services, particularly water, and the plan's urban design standards were 
written so that streets and utilities could be dedicated to the City as annexation proceeded. Annexation 
was not one feature of the 2013 Plan; it was the delivery mechanism for the entire framework. The 
utilities, the standards, and the entitlement path all assumed the boundary would move.

The boundary never moved. The decade that followed produced sewer studies, an infrastructure district 
concept, joint staff processes, and owner annexation requests — but no annexation and no development. 
That pathway has since been foreclosed, and with it the 2013 Plan's regulatory and financing architecture. 
The area’s opportunity zone is also set to expire in 2027. What remained in force was the least useful half 
of the framework: urban design expectations without the urban service provider, the financing tools, or 
the predictable entitlement path that were supposed to accompany them.
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The constraints, meanwhile, did not change. The obstacles the 2013 Plan identified — no central water or 
sewer, a single point of access at the airpark, challenging topography and drainage, and an entitlement 
process that makes delivering new space slow, uncertain, and expensive — are the same obstacles this 
chapter documents thirteen years later. The land, the location, and the demand persisted. The tools to  
activate them did not, and supplying those tools through county mechanisms is the work of this Strategic 
Plan.

The Lesson of the Planning Record.  Thirty years of plans stalled for reasons that had nothing to do 
with  demand.  Every  effort  correctly  identified the  opportunity,  and  every  effort  depended on 
infrastructure and regulatory tools that never arrived. This Strategic Plan is built on the mechanisms 
its predecessors lacked — county level financing, county adopted zoning, and design standards the 
area's tax increment can actually afford.
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II.2   The Study Area Today
The study area encompasses 74 parcels and 533.1 acres of unincorporated La Plata County, extending 
from the Animas Air Park east across Airpark Drive and County Road 213 to the La Posta Road corridor 
south of Durango. It is a working landscape, not a blank one. The Animas Air Park — the county's only  
general aviation airpark — operates an active private runway ringed by hangars, aviation businesses, and 
fixed base services. StoneAge, the county's marquee homegrown exporter of high pressure waterblast 
tooling,  manufactures  from  its  headquarters  beside  the  runway,  alongside  machining,  fabrication, 
contractor, and storage operations. Rural residences, resource operations, and large blocks of vacant land 
in varying states of readiness fill out the balance.

The vacancy is the defining condition. Pioneer Development Company identified 24 parcels totaling 404.7 
acres — roughly 76 percent of the study area's land — as Future Development Areas, the parcels where  
new development is realistically achievable over the plan term. The existing improvements on those 
parcels total just under 80,000 square feet, and the parcels carry approximately $27.8 million in actual 
value and $6.2 million in assessed value today (Table II.1). This is the county's largest concentration of  
developable employment land, minutes from Durango, and the tax base it supports today is a fraction of 
what the same acreage supports once it is served and entitled.

Development Opportunity 
Zone Acreage Parcels Actual Value Assessed Value

La Posta Area 159.0 11 $13,722,290 $2,801,500

Business Park 166.1 3 $914,860 $0

Airpark North 58.5 6 $4,334,090 $1,038,130

Airpark South 21.1 4 $8,876,210 $2,396,580

TOTAL 404.7 24 $27,847,450 $6,236,210

Table II.1 — Future Development Area summary by Development Opportunity Zone. Source: La Plata County Assessor parcel 
database; PDC analysis (Appendix D).
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II.3   The Development Opportunity Zones
The study area is not uniformly developable, and this study does not treat it as such. PDC organized the  
area's development potential into four Development Opportunity Zones — Airpark North, Airpark South, 
the Business Park, and the La Posta Area — demarcated through parcel analysis, existing conditions, site 
selection practice, and the landowner and business owner engagement documented in Appendix B. Figure 
II.1 shows the four zones.

Figure II.1 — The four Development Opportunity Zones within the 533.1 acre study area. Source: PDC GIS analysis of the La Plata  
County Assessor parcel database.

Each zone plays a distinct role. Airpark North holds the runway frontage and taxiway connected land 
governed by the airpark's private covenants, and its future is aviation led — hangars, aviation businesses, 
and the hangar residential formats its owners describe. Airpark South anchors the study area's existing  
industrial employment and offers infill and redevelopment capacity beside the runway. The Business Park 
is the study area's largest contiguous block of vacant developable land: three parcels and 166.1 acres of 
private fee land owned by a wholly owned subsidiary of the Southern Ute Indian Tribe, held in fee and 
subject to County land use regulation. The La Posta Area spans the County Road 213 corridor and holds the 
balance of the area's large vacant and underutilized parcels, mixed among commercial, residential, utility, 
and industrial uses.
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Ownership shapes how each zone will develop. The airpark zones comprise many small holdings organized 
under a homeowners association, so development there will arrive as many owner led projects rather  
than one master planned assembly — and the engagement record shows those owners ready to act:  
fourteen of the fifteen substantive survey records are at least open to developing their property under  
improved  infrastructure  and  regulatory  conditions.  The  Business  Park  sits  in  single  ownership,  and  
because the Tribe's land is held in fee, its implementation path runs through the same overlay and 
infrastructure framework as the balance of the study area; the Tribe can also strengthen the area's 
financing strategy through payment in lieu of taxes participation. Corridor ownership along La Posta Road 
is varied, and owner interest there is genuine though less documented than at the airpark.

II.4   Access & Circulation
La Posta Road (County Road 213) is the study area's spine and, today, its only meaningful connection to the 
regional network. The two lane rural county road ties the area north to Highways 160 and 550 at Durango's 
southern  edge  and  carries  every  trip  the  area  generates.  It  was  never  designed  for  the  traffic  an 
employment district produces. As the La Posta Area and Business Park Zones develop, traffic growth will  
require widening, turn lanes, and intersection improvements along the corridor — improvements the 
2013 Plan anticipated and this Strategic Plan carries forward as a phased public capital program.

The airpark's constraint is more fundamental. Both airpark zones are served by a single point of access via 
Airpark Drive,  and that  single point  governs nearly  everything about their  development capacity.  It 
constrains emergency response and fire protection, complicates truck movement, limits insurability, and 
caps the scale of building that can responsibly be approved. Owners in both zones name secondary or 
formal fire access as a development threshold, and the constraint limits existing operations as much as  
future ones.

Inside the Business Park and La Posta Area Zones, the network simply does not exist. Internal roads are  
largely absent, and the roads that do exist are dirt roads that cannot carry commercial traffic without 
significant upgrades, including paving. New internal networks must be constructed throughout both zones 
before vertical development can proceed — and because utility extensions follow roads, the road deficit  
and the utility deficit compound each other.

A Single Point of Access.  Secondary access is the study area's most consequential infrastructure 
constraint. Appendix F identifies a preferred alignment south of the airpark and places its acquisition 
and improvement in the first phase of the trunk infrastructure program, because a connected, 
redundant road network benefits the entire study area. Early, good faith engagement with the 
affected landowner is a critical path action for this plan.
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II.5   Infrastructure Deficits
The study area lacks the public infrastructure that employment development requires, and that deficit — 
more than any market condition — explains its history. No parcel in the study area has central sewer 
service. The Business Park and La Posta Area Zones have neither central water nor central sewer. The 
airpark zones have water service, but not at the flows and pressure the Durango Fire Protection District 
requires  for  larger  buildings,  and  every  operation  in  the  study  area  relies  on  septic  systems.  The 
engagement record leaves no ambiguity about what this costs: septic capacity adequate for a hangar 
cannot support the projects owners actually want to build, and owners identify sewer as the single  
improvement that would unlock the most value.

The deficit is structural, which is why it has persisted. Trunk lines, lift stations, and river crossings serve 
districts, not parcels, and no single project in the study area can carry their cost — a conclusion the area's 
planning record reached repeatedly  and never resolved.  That  is  why capable land sat  vacant while  
countywide industrial vacancy fell to 0.5 percent: the users exist, the demand exists, and the pipes do not. 
Power is the one system with a solution emerging on its own — La Plata Electric Association is actively  
evaluating locations for a new substation with capacity for the entire forecast development program, plus 
surplus.

SEH  Inc.,  the  civil  engineering  firm  retained  for  this  study,  has  priced  what  activation  requires:  
approximately  $28.5 million in trunk infrastructure in 2026 dollars, spanning roads and intersections, 
sewer, water, dry utilities and gas, and stormwater. Appendix F presents the program, its phasing, and its 
assumptions,  and Appendix  H demonstrates  that  the study area's  forecast  tax  increment  can carry  
approximately 96 percent of that cost. The number is large. The finding that matters is that, for the first  
time in the area's planning history, it is within reach.
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II.6   Physical Constraints
The study area's terrain sets real boundaries on development. The area drains toward the Animas River, 
the ground along the river is steep, and the river's floodplain removes land at the study area's edge from 
the developable inventory. Additional impervious area will require detention and water quality treatment 
wherever development occurs, and drainage planning affects usable site area and project cost throughout 
the area. The plan builds these requirements into its development assumptions — including the regional  
stormwater facilities carried in the trunk infrastructure program — rather than treating them as late stage 
contingencies.

The runway imposes a second set of boundaries. The land around the airfield is governed by aviation 
safety geometry: the runway protection and approach zones at each runway end carry the most restrictive 
limits, height limits apply beneath the airfield's surfaces, and nearby uses must avoid glare, electrical  
interference, and wildlife attractants. These conditions are permanent, and the regulatory strategy in 
Appendix G codifies them so that development around the runway proceeds with the airfield rather than 
against it.

What the constraints do not do is exhaust the land. The developable capacity analysis in Appendix D 
deducts 40 percent of gross acreage for roads, drainage, topography, and site constraints before assuming 
a single building. Even after that deduction, the Future Development Areas hold approximately 242.8 
developable acres and 2.04 million square feet of net developable capacity — more than the county's full 
20 year demand ceiling under every growth scenario in Appendix C. The constraints shape the program.  
They do not cap it.

II-8



Chapter II — Existing Conditions The Animas Airpark and La Posta Strategic Plan

II.7   Regulatory Constraints
No use in the study area is permitted by right. Outside its designated areas, La Plata County administers a 
performance based land use system organized around broad use categories and case by case compatibility 
findings, under which nearly every project faces a discretionary review and a public hearing. The County 
itself reports that the land use code is the leading source of complaints it receives, and that applicants can 
spend thousands of dollars on engineering and studies with no assurance a project will be approved. For  
the small bay industrial and business park product this market demands, that uncertainty is frequently the 
difference between a project that moves and one that never breaks ground — and the county's seven 
years without an industrial construction start is the visible result.

The 2013 Plan compounded the problem it meant to solve. Its design standards imposed an urban, 
multimodal street template — curb, gutter, detached sidewalks, and internal bike lanes — written for the 
city  standards that  annexation would bring.  With annexation foreclosed,  those expectations survive 
without their rationale. They raise the cost of exactly the rural industrial product the market demands 
while requiring streetscape the land use will not generate the activity to justify. Appendix G resolves this  
directly,  retaining the 2013 Plan's  corridor vision and multimodal  baselines on La Posta Road while 
establishing a rural industrial section for internal streets.

The County's code already contains the seed of the solution. Its economic development area provisions 
(LUC  65-5)  allow  qualifying  areas  to  proceed  under  administrative  review,  expressly  excluding  the 
discretionary compatibility process — but the provisions are limited in scope and have never been applied 
here. The overlay proposed in Appendix G extends that existing framework to the study area: district use 
matrices, uses permitted by right, objective staff level site plan review, and conditional uses judged against 
published standards rather than open ended findings.
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II.8   Why Development Has Not Occurred
Every strand of evidence in this  study converges on the same explanation. The engagement record 
documents  six  recurring  constraint  themes  —  secondary  and  emergency  access,  sewer  and  septic 
capacity, water supply and fire flow, regulatory predictability, stormwater and drainage, and aviation 
service continuity  — and the owners  describing real  projects  name the same threshold conditions: 
adequate access, trunk water and sewer, sufficient fire protection, and a predictable approval path. The  
market record shows what withholding those conditions has cost. StoneAge operates from a 1984 building 
with no modern expansion option anywhere in the county, a warehouse user evaluated the study area and 
did not proceed, and no tracked industrial project has broken ground countywide since the fourth quarter 
of 2018 — in a market carrying 0.5 percent vacancy. Table II.2 summarizes the conditions each zone carries 
into its chapter, and the pattern it shows is the chapter's finding in miniature: the constraints are serious, 
specific, and shared — and none of them is a market constraint.

Zone Access & Circulation Water Sewer Physical Constraints

Airpark North
Single access via Airpark 
Drive; no secondary or 
formal fire access

Service present; 
fire flow upgrades 
required

None; septic 
systems only

Airfield safety zones and 
height surfaces; steep 
river edge terrain

Airpark South

Single access shared with 
Airpark North; 
constrained truck 
circulation

Service present; 
fire flow upgrades 
required

None; septic 
systems only

Runway adjacency; 
limited site depth

Business Park
No internal road network; 
existing roads are dirt

No central service No central service
Drainage toward the 
Animas River; 
topography

La Posta Area
Corridor frontage on CR 
213; internal network 
largely absent

No central service No central service
Floodplain and 
drainage; adjacent 
residential uses

Table II.2 — Existing conditions at a glance by Development Opportunity Zone. The regulatory posture — discretionary review 
without by right entitlement — applies uniformly across all four zones. Source: Appendices B, D, F, and G; PDC analysis.

Thirty years without development is not a verdict on this land. It is the predictable result of a district scale 
infrastructure problem no single owner could solve, an access constraint no single parcel could cure, an  
entitlement process that priced out the product the market wanted, and — after 2013 — a plan whose  
delivery mechanism disappeared. Each barrier is specific. Each has a remedy within the County's reach.  
The chapters that follow supply them: a financed trunk infrastructure program, an adopted overlay with 
by right entitlement, and design standards calibrated to the market this area will actually serve.

The Key Takeaway.  The demand is documented (Appendix C). The land can hold it (Appendix D). The 
owners are willing (Appendix B). What has stood between them for three decades is infrastructure no 
single project can finance, access no single owner can secure, and regulation that offers certainty to 
no one — barriers that are physical and regulatory, and therefore removable by deliberate public 
action. Removing them is the work of the remainder of this plan.
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THE ANIMAS AIRPARK AND LA POSTA STRATEGIC PLAN   La Plata County, Colorado

C H A P T E R   I I I

Development Opportunity Zones
Four Zones, One Strategy — Applying the Study’s Findings Where Development Will 
Occur

This chapter distills the findings of the Technical Appendices and applies them to the four Development  
Opportunity Zones where the study area’s growth will occur. Each zone section states the opportunity, the  
engagement  record,  the  economic  and  market  case,  the  development  program,  the  infrastructure  
requirements, the revenue and economic forecast, the public financing strategy, the regulatory strategy,  
and the implementation actions specific to that zone. The analysis that follows converts a countywide  
supply problem into four place-specific solutions — each drawn to its land, its owners, and its market.

LA PLATA COUNTY, COLORADO   |   AUGUST 2026

Prepared by Pioneer Development Company for the La Plata Economic Development Alliance
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III.1   Purpose & How to Read This Chapter
This chapter translates the study’s overarching findings into specific locations. The study has identified an 
economic opportunity for La Plata County that can only be remedied through a focused development 
program. The Study points to evidence that the County’s economy has stagnated, that goods-producing 
industries struggle to find adequate space, that the market will support new light industrial and business 
park development, and that existing property owners are ready to build, provided that the development 
constraints can be remedied. This chapter applies these findings to the four Development Opportunity 
Zones where development will actually occur, and it unpacks a comprehensive development strategy for 
each zone. The chapter provides specifics regarding each zone’s conceptual development program, the 
infrastructure needed to facilitate that development, the fiscal and economic revenues generated, and 
the strategic actions to realize this opportunity.

Each development opportunity zone’s assumptions are derived from the study’s Technical Appendices.  
The economic base analysis (Appendix A) establishes the economic argument for activating this area as a  
light industrial/business park. The study’s surveys and stakeholder interviews (Appendix B) verify that  
need qualitatively. The market analysis (Appendix C) identifies latent demand for specific real estate asset 
classes and the demand ceiling (Appendix C)  provides a development forecast.  This  analysis  helped 
construct each zone’s development program, and that program informs the infrastructure needed to 
serve it, and the revenues and regulations needed to realize it.

This chapter organizes the study area’s future growth into four Development Opportunity Zones across 
the 533.1: the Business Park, the La Posta Area, Airpark South, and Airpark North (Figure III.1). The zone 
boundaries respect the regulatory and infrastructure challenges documented in Chapter II: the single 
point of access at the airpark, the absence of central sewer in the study area, topography constraints,  
airfield  safety,  and  a  challenging  and  uncertain  entitlement  process.  The  chapter  summarizes  the 
challenges  specific  to  each  development  opportunity  zone.  The  chapter  also  introduces  strategic 
recommendations to realize each zones specific development program — a public financing strategy that 
funds the trunk infrastructure (Appendices F and H) and a regulatory strategy that delivers predictable, 
staff level  approvals  (Appendix  G).  This  zone by zone treatment  provides  the specific stakeholders,  
property  owners,  businesses  and regulatory  agencies  within  that  zone  an  overview and actionable  
strategy for realizing their own, unique development vision. 
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Figure III.1 — The four Development Opportunity Zones within the 533.1 acre study area. Source: PDC GIS analysis of the La 
Plata County Assessor parcel database.

III.1.1   Developable Land & Building Capacity

The study evaluated each zone’s developable land when designing a development program. Within the 
four zones, PDC identified Future Development Areas — 24 parcels totaling 404.7 acres — comprising  
vacant land and parcels where owners or businesses indicated a desire to develop or expand. The capacity 
analysis then applied deliberately conservative metrics:  40 percent of gross acreage is deducted for 
topography, right of way, easements, setbacks, and stormwater retention, and a 0.20 floor area ratio — 
derived from the county’s existing business parks, Bodo Industrial Park and the Durango Tech Center — is 
applied to the land that remains. The result is approximately 2.04 million square feet of net developable 
building capacity across the four zones.

The developable land analysis found that the study area, and its four zones,  can accommodate the 
projected demand over the next 20 years. The study area can accommodate the highest absorption 
scenario tested in the market analysis, with capacity to spare — the binding constraint on the county’s 
employment base is not demand and it is not land, it is the absence of entitled, serviced, modern, light 
industrial real estate product.
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The Base Growth Scenario was used to estimate the amount of development that can occur within each 
development opportunity zone, allocating the 20 year conventional program pro rata to each zone’s share 
of net developable capacity: 49.5 percent to the Business Park, 46.8 percent to the La Posta Area, and 3.7 
percent to Airpark South. The resulting development program is specific down to the real estate asset class 
— industrial flex space, distribution and warehousing, light manufacturing, and Class A office, the four  
consolidated use types identified by the market study. The Airpark North program is different by design. It 
centers on aviation related uses — aircraft hangars, airpark flex space, and a small residential component 
— and it is derived from the property owner survey rather than the countywide market analyses. Because 
its demand is established by the private airpark itself, the Airpark North program is fully additive to the 
other three zones and to the countywide demand ceilings.

The Land Holds the Program.  Net developable capacity of approximately 2.04 million square feet exceeds 
the Base demand ceiling by nearly two to one and clears the High ceiling with a 371,000 square foot  
surplus. Every program presented in this chapter fits comfortably within its zone’s measured capacity —  
the forecasts are constrained by the market, not by the land.

III.1.2   The Four Zone Programs

Table III.1 summarizes the four zone programs at full build out. The Business Park and La Posta Area 
together carry approximately 90 percent of the study area’s square footage and valuation. Airpark South 
delivers the smallest program but the earliest conventional completion, and Airpark North contributes a  
distinct aviation driven program whose early value strengthens the study area’s first phases. Figure III.2 
illustrates the combined program at full build out.

Zone Units / S.F. Build Out Actual Value Assessed Value % of AV

Business Park 527,000 SF 2029–2049 $126,141,322 $34,058,157 46.2%

La Posta Area 499,000 SF 2030–2048 $121,198,778 $32,723,670 44.4%

Airpark South 39,000 SF 2030 $7,892,893 $2,131,081 2.9%

Airpark North 80,000 SF / 18 units 2029–2034 $21,617,010 $4,746,457 6.4%

TOTAL 1,145,000 SF / 18 units 2029–2049 $276,850,003 $73,659,365 100.0%

Table III.1 — Development program comparison by Development Opportunity Zone, Base scenario. Source: PDC Development 
and Tax Revenue Forecast Model, August 2026 (Appendix D).
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Figure III.2 — The combined development program at full build out: 1.19 million square feet carrying approximately $276.9 
million in actual value across the four zones. Source: PDC Development and Tax Revenue Forecast Model; PDC 3D visualization.

III.1.3   How Each Zone Section Is Organized

The  remainder  of  this  chapter  unpacks  the  study  area’s  overarching  economics,  market  demand, 
development program, infrastructure needs, and regulatory and public finance strategies — and focuses 
those findings within each Development Opportunity Zone. The zones are presented in program order: the 
Business Park (Section III.2), the La Posta Area (Section III.3), Airpark South (Section III.4), and Airpark  
North (Section III.5). Each zone section follows the same nine part structure: the opportunity, what we 
heard, the economic and market case, the development program, the infrastructure requirements, the 
revenue and economic forecast, the public financing strategy, the regulatory strategy, and a one page 
implementation action matrix. Readers responsible for a single zone can read that zone’s section as a 
complete, self contained brief; readers responsible for the study area as a whole will find that the four  
sections assemble into a single coordinated strategy.
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III.2   The Business Park Zone

III.2.1   The Opportunity

The Business Park Zone is the study area’s largest contiguous block of vacant developable land and its 
principal opportunity for a master planned business park. The zone comprises three parcels totaling 166.1 
acres east of Airpark Drive and County Road 213, held in a single ownership: private fee land owned by SU 
Land, LLC, an entity owned by the Southern Ute Indian Tribe. The land is essentially empty today. It carries 
no improvements, no internal roads, no central water or sewer, and no assessed value — and it sits at the 
center of a county market with 0.5 percent industrial vacancy and no construction pipeline.

What the zone can become is the county’s first modern business park in a generation. The development  
program assigns the Business Park 527,000 square feet across the full range of business park uses — flex, 
distribution, light manufacturing, and Class A office — delivered in phases from 2029 through 2049. At full 
build out, the zone carries approximately $126.1 million in actual value and $34.1 million in assessed 
value, the largest valuation of any zone, and supports an estimated 923 permanent jobs, roughly 48 
percent of the study area total. The zone’s single ownership, its scale, and its position between the airpark 
and the Highway 550 corridor make it the study area’s clearest candidate for coordinated, master planned 
business park.

Business Park at a Glance Estimate

Future Development Area 166.1 acres / 3 parcels

Development program (2029–2049) 527,000 SF

Actual value at full build out $126.1 million

Direct permanent jobs at stabilization 923

30 year property tax increment $43.2 million ($12.0 million present value)

Zone specific trunk infrastructure $8.6 million

Table III.2 — Business Park Zone headline figures, Base scenario. Sources: Appendices D, E, and F; PDC Development and Tax 
Revenue Forecast Model (Business Park Zone model, July 21, 2026); SEH Inc.
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Figure III.3 — The Business Park Development Opportunity Zone. Source: PDC GIS analysis.

The zone’s ownership context is distinct, and this section is structured around it. The Tribe’s land is  
privately held in fee and subject to County land use regulation alone — no federal leasing approvals apply 
— so the zone’s implementation path runs through the same overlay and infrastructure framework as the 
balance of the study area. Where the zone differs is in its financing and regulatory possibilities – this land is 
technically tax exempt, and future incremental revenues would either be derived from privately owned 
business improvements leasing the . Sections III.2.7 and III.2.8 address those distinctions directly.

III.2.2   What We Heard

The Business Park Zone is represented in the engagement record through direct coordination with the 
Southern Ute Indian Tribe,  rather than through raw survey responses.  The project  team conducted 
multiple interviews with Growth Fund representatives over the course of the study. Those conversations 
discussed long range development opportunities and the coordination required among the landowners, 
utility service providers, and the County to deliver it.

The interviews established three findings that shape this section. First, the Tribe’s interest in financially 
viable development on the site, provided that it is feasible and can generate adequate returns to justify  
the land development risk. Second, the zone’s delivery would likely be dependent upon the same shared 
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conditions the rest of the study area identified — trunk infrastructure, a predictable county approval path, 
and a financing structure that works. Third, the Tribe’s participation in the study area’s public financing 
strategy will be negotiated rather than assumed. Any future special district or TIF district would be subject 
to Tribal Council consent.

III.2.3   The Economic & Market Case

The Business Park zone represents the largest opportunity to realize the County’s light industrial and office 
demand. The county’s estimated industrial space is estimated at 950,000 square feet. Market vacancy is 
extremely tight, at 0.5 percent vacancy with no new industrial development under construction. The 
County’s office space is estimated to include 2.1 million square feet, and feature only 2.0 percent vacancy. 
Both real estate markets exhibit significant latent demand. The report’s demand analysis estimates the 
county can absorb approximately 1,063,750 square feet of new space over 20 years under the Base growth 
scenario. Industrial product — flex space, distribution, and light manufacturing — carries approximately 
44,000 square feet of that absorption annually, roughly 880,000 square feet of unmet industrial demand 
over the forecast period. The business park zone’s developable land could consume about 49.5% of that  
conventional program — the largest share among any of the development opportunity zones.

The  Business  Park  zone  could  serve  and  support  industrial  sectors  the  report’s  economic  analysis  
identified as underrepresented and supply constrained. There are four real estate asset classes envisioned 
within this zone: Flex Space, Distribution, Manufacturing, and Office. Flex space carries the largest share of 
the program because it has the lowest construction cost, the fastest market absorption, and appears to be 
the most desirable for La Plata County’s current manufacturing, hybrid office, and small shop tenants. 
Distribution and light manufacturing round out the industrial program, and a limited office component is  
included.  Office space is  anticipated to grow in  demand as  Business  Park’s  light  industrial  program 
develops. Every asset class assigned to this zone is realistic here: the site’s scale supports the larger  
industrial footprints that the airpark parcels cannot, and its access to County Road 213 and Highway 550 
serves the truck movement industrial and distribution users require.

Why Flex Leads.  Small to mid-bay flex product under 10,000 square feet is the scarcest space in the 
county and the most requested in the engagement record. It is also the cheapest quality industrial product 
to build and the fastest to lease. The Business Park program leads with flex in every phase — 187,000 
square feet across the plan term — because it is the product the market has proven it will absorb.

III.2.4   Development Program

The Business Park program totals 527,000 square feet delivered in phases. The Business Park and La Posta 
programs share the countywide absorption for each asset class, and the model phases their deliveries in 
alternating annual increments — Business Park phases complete in odd years beginning in 2029, La Posta 
phases in even years beginning in 2030. Each industrial asset class delivers in ten phases and office in  
eleven, with the final office phase completing in 2049. At full build out the zone yields approximately 
$126.1 million in actual value and $34.1 million in assessed value.
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Product Code S.F. Phases Actual Value Assessed Value

Distribution / Warehousing / Storage BP 1 148,000 10 $32,535,637 $8,784,622

Flex Space BP 2 187,000 10 $41,109,217 $11,099,489

Manufacturing Space BP 3 100,000 10 $21,983,538 $5,935,555

Office Space BP 4 92,000 11 $30,512,930 $8,238,491

TOTAL 527,000 SF $126,141,322 $34,058,157

Table III.3 — Business Park development program, Base scenario. Values are inflation adjusted totals at each phase’s 
completion. Source: PDC Development and Tax Revenue Forecast Model, August 2026 (Appendix D).

Figure III.4 illustrates the program at full build out. The conceptual site plan concentrates early phases  
near the County Road 213 frontage, where the first internal road and utility increments arrive, and extends 
the network east toward the Animas River as absorption justifies each increment. The stabilized value of 
$126.1 million rests on the valuation assumptions established in Appendix D: industrial product valued on 
an income basis at $15.50 per square foot triple net rent and a 7.5 percent capitalization rate, and Class A 
office at $29.00 per square foot and a 9.5 percent capitalization rate, inflated 2.0 percent annually to each 
phase’s completion. It’s important to note that this zone exhibits additional developable land even at full 
build out. This represents additional development opportunities within the Business Park zone, far into 
the future.

Figure III.4 — The Business Park development program at full build out: 527,000 square feet carrying approximately $126.1 
million in actual value. Source: PDC Development and Tax Revenue Forecast Model; PDC 3D visualization.
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III.2.5   Infrastructure Requirements

Infrastructure within the Business Park zone is largely absent, there are no paved internal roads, no water 
line  extensions,  and  no  central  sewer  facilities.  This  zone’s  lack  of  infrastructure,  coupled  with  its 
development  potential,  yields  the  largest  zone-specific  infrastructure  program:  $8.6  million  in  2026 
dollars, on top of the shared offsite improvements that serve the study area. Approximately two miles of 
new internal road networks must be constructed, with water, sewer, dry utility, and stormwater systems 
following in the same alignments. The table below estimates the Business Park Zone’s infrastructure costs 
over each decade of development:

System 2026–2030 2031–2040 2041–2050 Total

Road Improvements $750,000 $1,500,000 $750,000 $3,000,000

Water Improvements $550,000 $1,100,000 $550,000 $2,200,000

Sewer Improvements $375,000 $750,000 $375,000 $1,500,000

Dry Utilities and Gas $225,000 $450,000 $225,000 $900,000

Stormwater $125,000 $250,000 $125,000 $500,000

Left Turn Deceleration Lane $0 $500,000 $0 $500,000

TOTAL $2,025,000 $4,550,000 $2,025,000 $8,600,000

Table III.4 — Business Park Zone trunk infrastructure costs by system and phase, in 2026 dollars. Source: SEH Inc. cost estimates,  
August 2026 (Appendix F).

Traffic growth provides the objective trigger for the zone’s corridor improvements. SEH’s estimated traffic 
counts within the Business Park because it is the study area’s largest single traffic generator, and its access 
to La Posta Road governs the deceleration lane requirements. Under the applicable non-rural arterial 
access standards,  a  left turn deceleration lane is  required at  25 vehicles  per  hour and a right  turn  
deceleration lane at 50 vehicles per hour. The Business Park zone’s development program crosses the left 
turn threshold during its second phase and the right turn threshold during its third.

Phase Cumulative Building Area Daily Trips (ADT) PM Peak Trips Improvement Triggered

2026–2030 52,000 SF 195 26 None

2031–2040 311,000 SF 1,174 165 Left Turn Deceleration Lane

2041–2050 527,000 SF 2,024 286 Right Turn Deceleration Lane

Table III.5 — Business Park traffic generation by phase and the roadway improvements triggered. Source: SEH Inc. traffic 
analysis, August 2026 (Appendix F).

Development within the Business Park zone also relies on the study area’s shared trunk infrastructure (off-
site infrastructure). The trunk sewer to the La Posta Area — including the lift station and river crossing — 
arrives in the first phase, and the La Posta Road widening and the Airpark Drive and Kaycee intersection 
improvements follow in the second. Those improvements serve the study area as a whole and are carried 
in the shared program rather than charged to this zone.
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III.2.6   Revenue, Fiscal & Economic Forecast

The Business Park generates the largest tax increment of any zone. The zone level forecast estimates 
approximately $43.2 million in property tax increment over a 30 year plan term, splitting between local  
government levies at $22.8 million and school district levies at $20.4 million. Property tax revenues 
average ~ $1.17 million per year. Discounted at 6.50 percent, the zone’s increment carries a present value 
of approximately $12.0 million — roughly 44 percent of the study area’s total bonding capacity.

Tax Increment Financing Estimates Term Total (30 Years) Present Value (6.50%)

Property Tax (Local Government) $22,800,000 $6,300,000

Property Tax (School District) $20,400,000 $5,700,000

Total Property Tax Increment $43,200,000 $12,000,000

Table III.6 — Business Park Zone 30 year property tax increment forecast, assuming 100 percent participation by all taxing 
entities. Source: PDC Development and Tax Revenue Forecast Model (Business Park Zone model, July 21, 2026).

The development potential within the Business Park zone could generate significant economic impacts for 
La  Plata  County.  At  stabilization  the  zone  supports  an  estimated  923  direct  permanent  jobs  — 
approximately 374 in flex space, 307 in office, 143 in light manufacturing, and 99 in distribution. These jobs 
equate to an estimated annual labor income of approximately $68 million, and a blended wage materially 
above the countywide average of $1,195 per week. Those figures are direct, on-site impacts only; indirect 
effects from local supplier purchases and induced effects from household spending would add to the totals 
under a full input output treatment, so the figures are conservative as a statement of the zone’s total  
contribution.  The business  park zone’s  development alone is  estimated to lift countywide private 
employment by more than four percent.

III.2.7   Public Financing Strategy

The zone’s infrastructure costs could be successfully offset by its estimated property tax increment, 
indicating a feasible public finance strategy. The zone’s $12.0 million increment present value stands 
against $8.6 million in zone specific infrastructure — a surplus of approximately $3.4 million that flows 
toward the shared offsite program every zone depends on. The Business Park is, in that sense, the financial 
engine of the study area strategy: its increment carries its own infrastructure and contributes more to the 
shared program than any other zone. Feasibility is ultimately tested district wide, where the study area’s  
combined  $27.5  million  present  value  covers  approximately  96  percent  of  the  $28.4  million  total 
infrastructure program (Appendix H).

The  zone’s  ownership  shapes  how  that  increment  is  captured,  and  the  distinction  deserves  plain 
statement. The Tribe’s parcels currently carry no assessed value. The financing strategy therefore depends 
on the taxable status of the improvements constructed within the zone and on negotiated agreements 
with the Tribe. Payment in lieu of taxes could be leveraged to help pay for the zone’s necessary public 
infrastructure, and if private improvements were developed using a ground lease with the Tribe, those 
building improvements could also generated tax increment. The Tribe can commit payments equivalent to 
the forecast increment on terms negotiated with the district, supplementing the pledged revenue stream 
and keeping the zone’s contribution to the shared program whole. The Tribe’s sovereign status means 
these arrangements will be reviewed by the Southern Ute Tribal Council and structured as government to 
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government agreements rather than assumed obligations — a negotiation, not a formality, and one this  
Strategic Plan identifies as an early implementation action.

The PILT Path.  The Business Park’s forecast increment — $43.2 million over 30 years — assumes the 
zone’s  vertical  development  enters  the  tax  base  like  any  other  property.  Appendix  H  carries  PILT 
participation as a gap closing measure for the study area; for this zone, it is the financing architecture 
itself, and early good faith negotiation with the Southern Ute Indian Tribe is the critical path.

III.2.8   Regulatory Strategy

The Business Park Zone receives its own overlay district under the regulatory strategy in Appendix G — the 
most expansive of the three districts, framed to accommodate the full business park program the site’s  
scale,  access,  and  market  position  support.  Professional  and  general  office,  flex  product,  light  
manufacturing, warehousing and distribution, research and development, and tenant serving amenities 
are all permitted by right, subject only to an objective, staff level site plan review on a defined timeline. No 
public hearing applies to a listed use. Mixed use development incorporating residential is available as a 
conditional use.

The street standards advocated for in Appendix G are intended to facilitate the expected development 
phasing. The by right default is the same rural industrial section available throughout the study area — 
paved travel lanes with three to four foot compacted shoulders and roadside swale drainage — sufficient 
for the early flex and light industrial phases that lead absorption. A higher business park section, with curb 
and gutter, internal sidewalks, and an enhanced streetscape, is offered as an optional election at the 
landowner’s discretion, phase by phase, so streetscape investment can match each phase’s program 
rather than burden the phases that cannot yet reward it. For the program to proceed by right, the County 
must adopt the Business Park Zone overlay with its use matrix, codify the site plan review procedure and 
its timeline, and reconcile the matrix against existing lawful uses — including the resource related activity 
present in this part of the study area — so the overlay does not create nonconformities.
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III.2.9   Implementation Actions

The actions below deliver the Business Park program. Each names its responsible party and its place in the 
sequence;  the  critical  path  runs  through  the  overlay  adoption,  the  financing  district,  and  the  PILT 
framework, which together determine when the first internal road and utility increment can be financed  
and built.

# Action Responsible Party Sequencing

1 Adopt the Business Park Zone overlay, use matrix, and site plan 
review procedure La Plata County With plan 

adoption, 2027

2 Form the TIF district and special district; negotiate revenue 
sharing agreements

County, Alliance, 
taxing entities 2027

3 Negotiate the PILT framework and financing participation; 
Tribal Council review

SUIT, County, 
Alliance 2027

4 Coordinate the zone master plan and phasing with the Tribe SUIT, Alliance 2027

5
Begin construction on public infrastructure within and 
throughout zone.

Special district, SUIT 2028–2030

6 Monitor La Posta Road access volumes; construct the left turn 
deceleration lane at the 25 vehicle per hour threshold

County, special 
district, SUIT

Phase 2 (2031–
2040)

7 Deliver the remaining internal road and utility increments with 
absorption Special district Phases 2–3 

(2031–2050)

Table III.7 — Business Park Zone implementation action matrix. Source: PDC analysis; Appendices F, G, and H.

III-13



Chapter III — Development Opportunity Zones The Animas Airpark and La Posta Strategic Plan

III.3   The La Posta Area Zone

III.3.1   The Opportunity

The La Posta Area is the study area’s corridor zone. It spans the County Road 213 corridor — La Posta Road 
— from the study area’s northern edge near Highway 160 south past the airpark, and it holds the balance 
of the study area’s large vacant and underutilized parcels: eleven parcels totaling 159.0 acres in varied  
private ownership, mixed among commercial, residential, utility, and industrial uses. The parcels carry 
approximately $13.7 million in actual value today.

This zone can become the corridor envisioned in the 2013 La Posta Area Plan, delivered through County  
tools rather than annexation. The development program assigns the La Posta Area 499,000 square feet — 
nearly matching the Business Park — across flex, distribution, light manufacturing, and Class A office, 
phased from 2030 through 2048. At full build out, the zone carries approximately $121.2 million in actual 
value and $32.7 million in assessed value, supports an estimated 873 permanent jobs, and accounts for  
roughly 45 percent of the study area total. It also carries the study area’s active transportation investment: 
La Posta Road corridor improvements, including a multi-use trail and bike lanes that connect the study 
area to the regional network.

La Posta Area at a Glance Estimate

Future Development Area 159.0 acres / 11 parcels

Development program (2030–2048) 499,000 SF

Actual value at full build out $121.2 million

Direct permanent jobs at stabilization 873

30 year property tax increment $40.3 million ($10.9 million present value)

Zone specific trunk infrastructure $5.7 million

Table III.8 — La Posta Area Zone headline figures, Base scenario. Sources: Appendices D, E, and F; PDC Development and Tax 
Revenue Forecast Model (La Posta Zone model, July 21, 2026); SEH Inc.
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Figure III.5 — The La Posta Area Development Opportunity Zone. Source: PDC GIS analysis.

III.3.2   What We Heard

Survey coverage along the La Posta corridor is  the thinnest in the study area, so owner intent was 
established primarily through interviews — including conversations with Four Corners Materials and other 
corridor property owners — rather than written responses. Even so, the interview record is consistent:  
corridor owners expressed genuine development interest and identified the same conditions needed for a 
realistic program, including road access and frontage, centralized water and sewer,  stormwater and 
drainage, and compatibility with nearby residential uses.

The  engagement  record  also  cautions  against  treating  the  corridor  as  uniform.  The  zone  includes 
commercial,  residential,  utility, industrial,  and transition parcels,  and should not be characterized as 
entirely commercial. This section therefore presents the findings with appropriate caution: the corridor  
offers  real  opportunity,  the  owner-intent  evidence  is  thinner  than  in  the  airpark  zones,  and  the 
development assumptions remain conservative until outreach expands. A structured second round of 
owner outreach — once infrastructure concepts and order-of-magnitude costs are concrete — is an 
implementation action for this zone, because owners can provide decision-relevant answers when the 
location, cost, and timing of potential improvements are specific.
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III.3.3   The Economic & Market Case

The La Posta Area Zone carries 46.8 percent of the study’s potential development program, second only to 
the Business Park Zone. This is because the La Posta zone holds the study area’s second largest block of net 
developable capacity: 819,765 square feet across 95.4 developable acres. The zone serves the same 
supply  starved  market  documented  in  the  report’s  market  analysis  —  the  manufacturers,  trade 
contractors, and professional employers who cannot find modern space anywhere in the County at 0.5 
percent industrial vacancy — and it adds a dimension the interior zones cannot: corridor frontage. The CR 
213 frontage is  the study area’s  most  natural  location for  commercial  and industrial  uses requiring 
enhanced visibility and road access.

The La Posta Zone’s asset classes mirror the Business Park’s: flex leads at 177,000 square feet, followed by 
distribution at 140,000, light manufacturing at 95,000, and office at 87,000. The zone’s share of the  
countywide demand ceiling is  allocated pro rata to its  capacity,  and its  phasing alternates with the 
Business Park’s so the two zones share each asset class’s annual absorption rather than compete for it. The 
market case is the same as the Business Park; what is specific to this zone is its location and directly access 
to La Posta Road. 

III.3.4   Development Program

The La Posta program totals 499,000 square feet delivered in ten phases per asset class, with completions 
in even years from 2030 through 2048, alternating with the Business Park’s odd year deliveries. At full 
build out the zone yields approximately $121.2 million in actual value and $32.7 million in assessed value, 
valued on the same income basis as the balance of the conventional program.

Product Code S.F. Phases Actual Value Assessed Value

Distribution / Warehousing / Storage LP 1 140,000 10 $31,392,493 $8,475,973

Flex Space LP 2 177,000 10 $39,689,080 $10,716,052

Manufacturing Space LP 3 95,000 10 $21,302,049 $5,751,553

Office Space LP 4 87,000 10 $28,815,156 $7,780,092

TOTAL 499,000 SF $121,198,778 $32,723,670

Table III.9 — La Posta Area development program, Base scenario. Values are inflation adjusted totals at each phase’s 
completion. Source: PDC Development and Tax Revenue Forecast Model, August 2026 (Appendix D).

Figure III.6 illustrates the program at full build out. Development concentrates in the corridor’s three large 
vacant blocks — the northern parcels near the Highway 160 interchange, the central parcels east of CR  
213, and the southern block below the airpark — with internal roads extending from the corridor and 
utilities following in the same alignments.
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Figure III.6 — The La Posta Area development program at full build out: 499,000 square feet carrying approximately $121.2 
million in actual value. Source: PDC Development and Tax Revenue Forecast Model; PDC 3D visualization.

III.3.5   Infrastructure Requirements

The La Posta Area requires the second largest zone specific infrastructure program, $5.7 million in 2026 
dollars, for the same reason as the Business Park: its internal road, water, and sewer networks must be  
redeveloped or newly constructed. The program constructs approximately 1.25 miles of internal roads  
with utilities following, tapering in the third phase as the zone’s development completes. The zone also  
anchors the shared offsite program — the trunk sewer to the La Posta Area, including the lift station and 
river crossing, arrives in the first phase, and the 2.0 mile La Posta Road widening follows in the second — 
improvements that serve the study area as a whole and are carried in the shared program rather than 
charged to this zone.

System 2026–2030 2031–2040 2041–2050 Total

Road Improvements $750,000 $750,000 $375,000 $1,875,000

Water Improvements $550,000 $825,000 $275,000 $1,650,000

Sewer Improvements $375,000 $750,000 $187,500 $1,312,500

Dry Utilities and Gas $225,000 $225,000 $112,500 $562,500

Stormwater $125,000 $125,000 $62,500 $312,500

TOTAL $2,025,000 $2,675,000 $1,012,500 $5,712,500

Table III.10 — La Posta Area Zone trunk infrastructure costs by system and phase, in 2026 dollars. Source: SEH Inc. cost 
estimates, August 2026 (Appendix F).

One  corridor  decision  governs  this  zone’s  costs  more  than  any  other:  the  street  standards.  The 
infrastructure estimates assume the rural industrial cross sections proposed in Appendix G — paved travel 
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lanes with compacted shoulders and roadside swale drainage on internal streets, with the urban standard 
bike and pedestrian investment concentrated on the La Posta Road corridor itself. If urban sections were 
required on internal streets, the zone’s infrastructure cost would rise significantly and project feasibility  
would be jeopardized. The cost strategy and the regulatory strategy must align.

III.3.6   Revenue, Fiscal & Economic Forecast

The zone level forecast estimates approximately $40.3 million in property tax increment over the 30 year 
plan term — $21.3 million from local government levies and $19.0 million from school district levies — 
averaging approximately $1.08 million per year. Discounted at 6.50 percent, the zone’s increment carries 
a present value of approximately $10.9 million, roughly 40 percent of the study area’s bonding capacity.

Tax Increment Financing Estimates Term Total (30 Years) Present Value (6.50%)

Property Tax (Local Government) $21,300,000 $5,800,000

Property Tax (School District) $19,000,000 $5,100,000

Total Property Tax Increment $40,300,000 $10,900,000

Table III.11 — La Posta Area Zone 30 year property tax increment forecast, assuming 100 percent participation by all taxing 
entities. Source: PDC Development and Tax Revenue Forecast Model (La Posta Zone model, July 21, 2026).

At stabilization the zone supports an estimated 873 direct permanent jobs — approximately 354 in flex 
space, 290 in office, 136 in light manufacturing, and 93 in distribution — carrying an estimated annual 
labor income of approximately $65 million at a blended wage well above the countywide private average. 
As throughout this plan, these are direct, on site impacts only; indirect and induced effects would add to  
the totals, and construction period employment across nearly two decades of phased delivery is excluded 
entirely. The figures are conservative as a statement of the zone’s total economic contribution.

III.3.7   Public Financing Strategy

The zone’s feasibility position is the strongest in the study area. Its $10.9 million increment present value 
stands against $5.7 million in zone specific infrastructure — a surplus of approximately $5.2 million, the 
largest contribution any zone makes toward the shared offsite program. That surplus matters because the 
shared program’s heaviest investments serve this zone directly: the trunk sewer, lift station, and river  
crossing that bring central sewer to the corridor, and the La Posta Road widening that its growth will  
trigger. Feasibility is ultimately tested district wide, where the combined study area increment covers  
approximately 96 percent of the total infrastructure program (Appendix H).

The corridor is delivered through the financing strategy rather than parcel by parcel. Corridor segments  
are programmed as trunk infrastructure, funded through the TIF district and special district, and built as a 
coordinated public capital program — each segment constructed once, to the full standard, under a single 
design. Corridor fronting development contributes through right of way dedication at platting and a fee in 
lieu or reimbursement agreement proportionate to impact,  rather than through piecemeal frontage 
construction that would assemble the corridor badly or not at all.

The Corridor Is  a  Capital  Program, Not a Condition of  Approval.   Improvements to a  county road 
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accumulated parcel by parcel through developer frontage construction create geometric, drainage, and 
maintenance problems, and may never assemble the corridor to the desired standard. This plan delivers 
La Posta Road as a phased public capital program — right of way dedicated early, segments built whole — 
with development contributing through dedication and fees in lieu rather than fragmented construction.

III.3.8   Regulatory Strategy

The La Posta Area is regulated under the Mixed Commercial & Light Industrial Zone, the overlay district it 
shares with Airpark South. The district leads with light industrial: light manufacturing, warehousing, flex 
space, and contractor and trade shops are permitted by right, subject only to staff level site plan review 
against published standards. Along the CR 213 frontage the district adds the study area’s commercial edge 
— general commercial, restaurants, and retail permitted by right up to a codified floor area threshold, with 
larger formats reviewed as conditional uses against objective traffic generation and access standards. 
These uses are speculative, and not modeled by the study. However, it is reasonable to imagine that as the 
study area develops, these general commercial uses may become more desirable, similar to what is  
happening now within Bodo. The distinction between this  zone and Airpark South is  analytical,  not 
regulatory: one district, one use matrix, one set of design standards.

The street sections define what applicants must build. Internal streets follow the rural industrial section — 
travel lanes, three to four foot compacted shoulders, and roadside swales, with right of way platted wide 
enough to accept future detached sidewalks without re acquisition. The La Posta Road corridor carries the 
zone’s  active transportation investment:  the ultimate section retains the 2013 La Posta Area Plan’s  
corridor vision with 12 foot travel lanes, a center turn lane where warranted, five foot bike lanes carried as 
pavement widening, a landscape buffer, and a 10 foot multi use trail connected to the regional network. 
Appendix C documents this Plan’s divergences from the 2013 Plan’s cross sections deliberately:  the 
corridor spine is retained and strengthened, while the urban curb, gutter, sidewalk, and internal bike lane 
template is replaced on internal industrial streets with the rural section the land use actually requires. 
Right of way is dedicated everywhere within the zone, so the 2013 Plan’s multi modal goals are preserved 
even where their construction is deferred. For the program to proceed by right, the County must adopt the 
overlay and its use matrix, codify thresholds, and establish the corridor right of way dedication and fee in 
lieu instrument.

III.3.9   Implementation Actions

The actions below deliver the La Posta program. The critical path runs through the overlay adoption, the 
trunk sewer program, and the corridor right of way instrument, which together determine when the 
corridor’s first segments and internal increments can proceed.
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# Action Responsible Party Sequencing

1 Adopt the Mixed Commercial & Light Industrial overlay; 
codify the retail floor area threshold La Plata County With plan 

adoption, 2027

2 Establish the corridor right of way dedication trigger and fee 
in lieu instrument

County, corridor 
landowners

With overlay 
adoption

3 Form the TIF district and special district (study area wide) County, Alliance, 
taxing entities 2027

4 Conduct a second round of corridor owner outreach with 
concrete infrastructure concepts and costs Alliance, PDC 2026–2027

5 Construct the trunk sewer, lift station, and river crossing; first 
internal road and utility increment

Special district, TIF 
District 2028–2030

6 Program the first corridor segment — widening, turn lanes, 
and trail — against absorption and bonding capacity

County, special 
district, TIF District

Phase 2 (2031–
2040)

7 Deliver the remaining internal increments with absorption Special district Phases 2–3 
(2031–2050)

Table III.12 — La Posta Area Zone implementation action matrix. Source: PDC analysis; Appendices F, G, and H.
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III.4   The Airpark South Zone

III.4.1   The Opportunity

Airpark South is the study area’s clearest near term opportunity. The zone covers four parcels totaling 21.1 
acres along South Skylane Drive at the airfield’s southern end, and it already anchors the study area’s 
industrial employment: machining, fabrication, contractor services, storage, and the headquarters and 
manufacturing operations of StoneAge, the County’s marquee manufacturing exporter. The parcels carry 
approximately $8.9 million in actual value today — the highest value density of any zone — because this is 
where the study area’s existing businesses live.

What the zone can become is the study area’s proof of concept. The development program assigns Airpark 
South 39,000 square feet across all four conventional use types, delivered in a single phase completing in 
2030 — the first conventional delivery in the study area. Because the program equals less than one year of 
countywide absorption, the zone can demonstrate quickly what the strategy produces: modern light 
industrial and flex product, leased to the expanding employers the market already holds. At full build out 
the zone carries approximately $7.9 million in actual value and $2.1 million in assessed value and supports 
an estimated 68 permanent jobs.

Airpark South at a Glance Estimate

Future Development Area 21.1 acres / 4 parcels

Development program (single phase, 2030) 39,000 SF

Actual value at full build out $7.9 million

Direct permanent jobs at stabilization 68

30 year property tax increment $4.2 million ($1.5 million present value)

Zone specific trunk infrastructure $1.1 million

Table III.13 — Airpark South Zone headline figures, Base scenario. Sources: Appendices D, E, and F; PDC Development and Tax 
Revenue Forecast Model (Airpark South Zone model, July 21, 2026); SEH Inc.
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Figure III.7 — The Airpark South Development Opportunity Zone. Source: PDC GIS analysis.

III.4.2   What We Heard

The report’s surveys and interviews highlighted how the Airpark South’s issue is business retention and 
expansion. Firms here have real growth interest but cannot proceed without adequate access, water, fire 
flow, utilities, and site readiness. The surveys identified a potential expansion by an established local  
employer, and it documents the opposite outcome as well: a warehouse user evaluated the study area and 
did not proceed — a concrete illustration of demand lost to the supply constraint. One of the County’s 
premiere manufacturers, StoneAge, operates from a 1984 building with no modern expansion option 
anywhere in the County market. This business wants to grow, but regulatory contraints and a lack of legal 
secondary access to the airpark prevents its expansion.

This zone’s development is hamstrung by a lack of secondary access, inadequate fire flows for larger  
industrial buildings, lack of sewer, and strict regulatory controls. Activating this area will require gaining 
access to the Four Corners Material private road, improving fire flows and water capacity, and extending 
central sewer atop the airpark.

Demand Lost to the Supply Constraint.  A warehouse user considered the study area but did not move 
forward.  An established employer’s  expansion remains  contingent  on utilities  and access.  A  critical 
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manufacturing employer operates from a 1984 building with no viable expansion option in the market.  
Airpark South’s engagement record shows demand the study area could not accommodate — and the  
clearest near-term path to reversing that pattern.

III.4.3   The Economic & Market Case

Airpark  South  carries  3.7  percent  of  the  conventional  program,  the  smallest  share  in  the  study’s 
development program. But capacity, not demand, is its constraint. The zone’s 12.7 developable acres 
already hold nearly 46,000 square feet of existing improvements, leaving approximately 64,360 square 
feet  of  net  developable  capacity.  The  zone’s  projected  39,000  square  feet  fits  within  this  capacity 
conservatively. The market evidence here is the clearest in the study area: the businesses that would  
occupy new product already exist within the Airpark South zone and have expressed interest in expanding. 
These existing businesses also demonstrate the tenant profile this development program is hoping to  
attract — manufacturers, machine shops, contractors, and aviation adjacent operations.

All four conventional asset classes are realistic here at small bay scale: flex space leads at 14,000 square  
feet,  distribution at  11,000,  with  manufacturing  and  office at  7,000  each.  The  zone’s  share  of  the 
countywide demand ceiling is modest, and its role in the strategy is not volume — it is proof of concept.  
The first  modern industrial  space delivered here retains the employers the County already has and 
demonstrates to the market, the County, and the financing partners that the development strategy can  
perform.

III.4.4   Development Program

The Airpark South program delivers in a single phase completing in 2030, immediately behind the first  
trunk infrastructure investments. At full build out the zone yields approximately $7.9 million in actual 
value  and $2.1  million  in  assessed  value,  valued  on  the  same income basis  as  the  balance  of  the 
conventional program.

Product Code S.F. Phases Actual Value Assessed Value

Distribution / Warehousing / Storage AS 1 11,000 1 $2,050,608 $553,664

Flex Space AS 2 14,000 1 $2,609,864 $704,663

Manufacturing Space AS 3 7,000 1 $1,304,932 $352,332

Office Space AS 4 7,000 1 $1,927,489 $520,422

TOTAL 39,000 SF $7,892,893 $2,131,081

Table III.14 — Airpark South development program, Base scenario. Values are inflation adjusted totals at completion. Source: 
PDC Development and Tax Revenue Forecast Model, August 2026 (Appendix D).

Figure III.8 illustrates the program at full build out: infill and redevelopment on the zone’s remaining 
capacity, adjacent to the operations already established along South Skylane Drive.
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Figure III.8 — The Airpark South development program at full build out: 39,000 square feet carrying approximately $7.9 million 
in actual value. Source: PDC Development and Tax Revenue Forecast Model; PDC 3D visualization.

III.4.5   Infrastructure Requirements

Airpark South carries the smallest zone specific program of any zone — $1.1 million, all of it in the second 
phase — because its road network and water service already exist in partial form. The zone’s needs are 
limited to roadway improvements along a half mile of internal streets and the internal sewer distribution 
that becomes possible once the trunk line reaches the airpark. The zone builds from the Part III baseline:  
water service is present but falls short of fire flow requirements for larger buildings, every operation relies 
on septic systems, and the zone shares the airpark’s single point of access.

System Phase Estimated Cost

Road Improvements (0.5 Miles) 2031–2040 $750,000

Sewer Improvements (0.5 Miles) 2031–2040 $375,000

TOTAL $1,125,000

Table III.15 — Airpark South Zone trunk infrastructure costs, in 2026 dollars. Source: SEH Inc. cost estimates, August 2026 
(Appendix F).

The zone’s development, however, depends on shared improvements larger than its own program: the 
secondary access road south of the airpark, the trunk sewer extension up Airpark Drive, and the waterline 
improvements that raise fire flows to Durango Fire Protection District requirements. Secondary access is 
the airpark’s most consequential constraint — it limits emergency response, truck movement, insurability, 
and the size of building that can responsibly be approved — and its acquisition is carried in the shared 
offsite program’s first phase precisely because zones like this one cannot proceed without it.
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III.4.6   Revenue, Fiscal & Economic Forecast

The zone level forecast estimates approximately $4.2 million in property tax increment over the 30 year 
plan term — $2.2 million from local government levies and $2.0 million from school district levies — 
averaging approximately $130,000 per year. Discounted at 6.50 percent, the zone’s increment carries a  
present value of approximately $1.5 million. The zone’s early, single phase delivery means its increment 
arrives sooner than any other conventional increment in the study area, which strengthens the early 
bonding position relative to its total assessed value.

Tax Increment Financing Estimates Term Total (30 Years) Present Value (6.50%)

Property Tax (Local Government) $2,200,000 $800,000

Property Tax (School District) $2,000,000 $700,000

Total Property Tax Increment $4,200,000 $1,500,000

Table III.16 — Airpark South Zone 30 year property tax increment forecast, assuming 100 percent participation by all taxing 
entities. Source: PDC Development and Tax Revenue Forecast Model (Airpark South Zone model, July 21, 2026).

At stabilization the zone supports an estimated 68 direct permanent jobs — approximately 28 in flex 
space, 23 in office, 10 in light manufacturing, and 7 in distribution — carrying an estimated annual labor  
income of approximately $5 million. The direct figures understate this zone’s economic role: retention 
matters as much as addition here, and the expansion capacity the program creates protects existing 
employers whose payrolls the County already depends on.

III.4.7   Public Financing Strategy

The zone’s feasibility position is modestly positive on its own terms: $1.5 million in increment present 
value against $1.1 million in zone specific infrastructure, a surplus of roughly $400,000 toward the shared 
program. The truth, however, is that Airpark South is a net beneficiary of the district wide strategy. The  
shared improvements it depends on — secondary access, the trunk sewer extension, and the airpark 
waterline upgrades — dwarf its own increment, and no financing structure confined to this zone could  
deliver them. That is precisely why the financing strategy is district wide: the TIF district and special district 
span the study area, the Business Park and La Posta surpluses carry the shared program, and Airpark  
South’s early increment and early deliveries strengthen the district’s bonding position in the years when it 
matters most (Appendix H).

III.4.8   Regulatory Strategy

Airpark South is regulated under the Mixed Commercial & Light Industrial Zone, the same overlay district 
and  design  standards  as  the  La  Posta  Area  —  one  district,  one  use  matrix.  Light  manufacturing,  
warehousing, flex space, and contractor and trade shops are permitted by right with staff level site plan  
review, and aviation related services, maintenance, and storage compatible with airfield operations are 
permitted by right on airfield adjacent parcels. On parcels within the mapped airfield safety zones, the  
airfield safety overlay’s height and use restrictions apply over the street and site standards — a permanent 
feature of building beside an active runway.

The street standards follow the rural industrial section: travel lanes with three to four foot compacted  
shoulders and roadside swale drainage, with right of way platted to accept future sidewalks. For the 
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program to proceed by right, the County must adopt the shared overlay district, and the use matrix must 
be audited against the zone’s existing lawful uses so the overlay does not create nonconformities among 
the businesses already operating here — the zone’s existing employers are its foundation, and the overlay 
is written to let them expand under the same site plan review as new development.

III.4.9   Implementation Actions

The actions below deliver the Airpark South program. The critical path runs through secondary access and 
the trunk sewer extension — shared improvements this zone cannot control alone but cannot proceed 
without.

# Action Responsible Party Sequencing

1 Adopt the Mixed Commercial & Light Industrial overlay; 
audit the use matrix against existing lawful uses La Plata County With plan 

adoption, 2027

2 Engage Four Corners Materials on the secondary access 
acquisition County, Alliance Immediate — 

critical path

3 Coordinate expansion requirements with StoneAge and 
other established employers

Alliance, StoneAge, 
landowners 2026–2028

4 Construct airpark waterline and fire flow improvements Special district, SEH, 
Durango FPD

Phase 1 (2026–
2030)

5 Extend the trunk sewer up Airpark Drive; construct internal 
distribution Special district, SEH Phase 2 (2031–

2040)

6 Complete the 0.5 mile internal roadway improvements Special district Phase 2 (2031–
2040)

7 Deliver the single phase development program Landowners and 
businesses 2030

Table III.17 — Airpark South Zone implementation action matrix. Source: PDC analysis; Appendices F, G, and H.
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III.5   The Airpark North Zone

III.5.1   The Opportunity

Airpark North is the study area’s aviation heart and its most distinctive zone. It encompasses the active 
runway and the parcels fronting Skylane Drive and Airpark Drive at the center of Animas Air Park — six  
Future Development Area parcels totaling 58.5 acres within a larger airpark community of many small  
private  holdings  organized  under  a  homeowners  association.  The  zone  hosts  the  hangars,  aviation 
businesses,  and fixed base services that  give the study area its  aviation identity,  and its  near-term  
development will come from many owner led projects rather than one large land assembly.

What the zone can become is a modernized, expanded private airfield community. The development 
program assigns Airpark North 80,000 square feet and 18 residential condominium units — 52,000 square 
feet of aircraft hangars delivered as hangar condominiums, 28,000 square feet of airpark flex space, and  
the residential units — delivered between 2029 and 2034, the fastest build out in the study area. The 
program is unique in two respects. It centers on aviation related uses, and it is derived from the property 
owner survey rather than the countywide market analyses: because its demand is established by the 
private airpark itself, the entire Airpark North program is fully additive to the other three zones and to the 
countywide demand ceilings. At full build out the zone carries approximately $21.6 million in actual value 
and supports an estimated 66 permanent jobs, and it advocates a special regulatory overlay built to 
preserve and grow its aviation character.

Airpark North at a Glance Estimate

Future Development Area 58.5 acres / 6 parcels

Development program (2029–2034) 80,000 SF / 18 residential units

Actual value at full build out $21.6 million

Direct permanent jobs at stabilization 66

30 year property tax increment $9.1 million ($3.0 million present value)

Zone specific trunk infrastructure $1.6 million

Table III.18 — Airpark North Zone headline figures, Base scenario. Sources: Appendices D, E, and F; PDC Development and Tax 
Revenue Forecast Model (Airpark zone models, July 21, 2026); SEH Inc.
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Figure III.9 — The Airpark North Development Opportunity Zone. Source: PDC GIS analysis.

III.5.2   What We Heard

Airpark North carries the strongest survey coverage in the study area — roughly one quarter of parcels are 
represented by at least one response, distributed with the assistance of the Animas Airpark Homeowners 
Association. These responses give the Airpark North zone the clearest identity. Owners described hangar 
modernization, new hangar construction, aviation support businesses, hangar residential and aviation 
residential formats, and selective subdivision of larger parcels. One managing partner interview described 
smaller  improvements  within  two years  and larger  development  within  five,  illustrating the phased 
character of the pipeline. Across the substantive survey cohort, 93.3 percent of respondents are at least  
open to developing their property under improved conditions, and every respondent providing a timing 
answer identified a development window within the next five years.

The  development  constraints  articulated  by  the  survey  respondents  are  consistent:  secondary  and 
emergency access, sewer, fire protection, and predictable aviation compatible standards. Owners also 
raised aviation service continuity — continued access to fuel, repairs, inspections, and fixed base services 
— as an operational priority, because those services anchor hangar demand and the airpark’s aviation 
identity. This survey work underscored how for the Airpark North Zone, development the demand is 
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derived from existing property owners, the projects are specific, and the implementation pathway is 
owner led reinvestment rather than land turnover. This zone’s program reflects this stated demand.

Owner Led, Survey Verified.  Fourteen of fifteen substantive survey respondents are at least open to 
developing under improved regulatory conditions. The zone’s development program — hangars, airpark 
flex, and a small residential component — is built from what owners said they would build, and absorption 
based on when they stated they would proceed with their developments. (Appendix B).

III.5.3   The Economic & Market Case

Airpark North is a separate market from the conventional program, and the study treats it that way. Its  
demand is established by the airpark specific survey rather than the countywide demand ceiling, so its  
entire 80,000 square feet — including its flex space — is fully additive to the countywide totals. The market 
evidence supporting the program is airpark specific: hangar demand at the field is documented in the 
survey record, the hangar condominium format matches how airpark owners actually hold and finance 
aviation property, and the market analysis establishes an Air Park hangar value midpoint of $195 per 
square foot on a cost basis.

The zone still serves the countywide economy. Its flex space houses the same light industrial and aviation 
adjacent tenants the conventional analysis identifies, its aviation services support operations across the 
region,  and its  hangar and residential  program deepens the airfield’s  permanence — which in turn 
protects the aviation identity that distinguishes the study area from every other employment site in the 
County. The economic case for Airpark North is not volume; it is additive demand, early value, and the 
preservation of an asset the County cannot easily replace.

III.5.4   Development Program

The Airpark North program proceeds concurrently with the conventional program on its own survey based 
absorption. Hangars deliver in six annual phases from 2029 through 2034, flex space in two phases in 2030 
and 2031, and the residential units in three phases of six units from 2029 through 2031 — the fastest build 
out  in  the  study  area,  complete  within  the  plan’s  first  decade.  At  full  build  out  the  zone  yields 
approximately $21.6 million in actual value and $4.7 million in assessed value.

Product Code Units / S.F. Phases Actual Value Assessed Value

Aircraft Hangars AN 1 52,000 6 $11,091,418 $2,994,683

Industrial — Flex Space AN 2 28,000 2 $5,271,926 $1,423,420

Residential Units AN 3 18 units 3 $5,253,666 $328,354

TOTAL 80,000 SF / 18 units $21,617,010 $4,746,457

Table III.19 — Airpark North development program, Base scenario. Values are inflation adjusted totals at each phase’s 
completion. Source: PDC Development and Tax Revenue Forecast Model, July 2026 (Appendix D).

Figure III.10 illustrates the program at full build out. The hangars are valued on a cost basis at the $195 per 
square foot Air Park midpoint, the flex space on the same income basis as the conventional program, and 
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the residential condominiums on a sales basis at an average price of $275,000 per unit. The early delivery 
schedule means Airpark  North’s  value reaches the tax  rolls  years  before the conventional  program 
matures — value density and additive demand that strengthen the study area’s early phases.

Figure III.10 — The Airpark North development program at full build out: 80,000 square feet and 18 residential units carrying 
approximately $21.6 million in actual value. Source: PDC Development and Tax Revenue Forecast Model; PDC 3D visualization.

III.5.5   Infrastructure Requirements

Airpark North requires the smallest capital program relative to its development activity — $1.6 million — 
because its road network and water service already exist. The first phase carries waterline improvements 
to raise fire flows and pressure for the hangar and flex development delivering early in the program. The  
second phase carries roadway improvements, the internal sewer distribution that follows the Airpark 
Drive trunk extension, and stormwater improvements.

System 2026–2030 2031–2040 2041–2050 Total

Road Improvements $0 $750,000 $0 $750,000

Water Improvements $330,000 $0 $0 $330,000

Sewer Improvements $0 $375,000 $0 $375,000

Stormwater $0 $125,000 $0 $125,000

TOTAL $330,000 $1,250,000 $0 $1,580,000

Table III.20 — Airpark North Zone trunk infrastructure costs by system and phase, in 2026 dollars. Source: SEH Inc. cost 
estimates, August 2026 (Appendix F).

As at Airpark South, the shared improvements matter more than the zone specific ones. Secondary access 
is  the  zone’s  most  consequential  constraint  —  a  single  access  point  limits  emergency  response, 
insurability, and building size for existing operations as much as future ones — and the trunk sewer 
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extension up Airpark Drive is the condition behind nearly every project the survey documented. Both are 
carried in the shared offsite program, and the secondary access segment remains an assumption rather  
than an agreement: Four Corners Materials is aware of the strategy but has not committed to selling the  
road, and early good faith engagement is a critical path action for the entire airpark.

III.5.6   Revenue, Fiscal & Economic Forecast

The zone level forecast estimates approximately $9.1 million in property tax increment over the 30 year 
plan term — $4.8 million from local  government levies and $4.3 million from school  district  levies.  
Discounted at 6.50 percent, the zone’s increment carries a present value of approximately $3.0 million. 
Because the program completes by 2034, the zone’s full increment is on the rolls while the conventional 
program is still building — early, seasoned revenue that supports the district’s first bond issues.

Tax Increment Financing Estimates Term Total (30 Years) Present Value (6.50%)

Property Tax (Local Government) $4,800,000 $1,600,000

Property Tax (School District) $4,300,000 $1,400,000

Total Property Tax Increment $9,100,000 $3,000,000

Table III.21 — Airpark North Zone 30 year property tax increment forecast, assuming 100 percent participation by all taxing 
entities. Derived from the combined Airpark zone model net of the Airpark South forecast. Source: PDC Development and Tax 
Revenue Forecast Model (July 21, 2026).

At stabilization the zone supports an estimated 66 direct permanent jobs — approximately 56 in flex space 
and 10 in the hangars — carrying an estimated annual labor income of approximately $4.5 million. The 
hangar employment figure is a floor rather than a midpoint: it treats hangars primarily as aircraft storage, 
and understates employment where hangars host maintenance, avionics, or flight training operations. The 
zone also adds the study area’s only residents: the 18 condominium units house an estimated 33 new 
residents, integrating living space with the airfield in the hangar residential format owners specifically 
requested.

III.5.7   Public Financing Strategy

The zone’s feasibility position is positive: $3.0 million in increment present value against $1.6 million in 
zone specific infrastructure, a surplus of approximately $1.4 million toward the shared offsite program.  
More important than the surplus is its timing. The Airpark North program completes within the plan’s first 
decade,  so  its  increment  is  generated  early  —  and  early  increment  is  essential  to  issuing  public  
infrastructure bonds. The zone’s early value is a disproportionate contributor to the district’s first phase 
bonding capacity, which must carry the secondary access acquisition and the trunk sewer program in the 
years before the conventional program matures (Appendix H). The financing structure is district wide, and 
this zone’s owners participate through the special district levy and the increment their reinvestment 
generates.

III.5.8   Regulatory Strategy

Airpark North receives its own overlay district, built to protect and grow the airfield rather than convert it 
to general industrial use. The regulatory design reflects a deliberate division of labor. The public overlay  
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carries  a  streamlined  matrix  of  broad  use  categories  —  airfield  facilities,  aviation  services,  hangar 
condominium and hangar home development, light manufacturing, flex space, offices, and small scale 
commercial amenities, all permitted by right with staff level site plan review — while fine grained use and 
design regulation is carried privately, through covenants, conditions, and restrictions or a design review 
committee established by the Air Park ownership. The public matrix defines the outer envelope of what is 
allowed; the private instruments govern character and quality within it. This keeps County administration 
simple and consistent while giving the airfield community direct control over the standards that matter 
most to them.

The airfield safety overlay sits above everything. Modeled on the airport overlay provisions the County 
already administers (LUC 72-3), and informed by private airfield precedents, the safety overlay applies 
height limits and use restrictions within the airfield and safety zones consistent with FAA criteria. A use can 
be permitted by right and still require siting, height, or screening adjustments to satisfy the safety overlay. 
For the program to proceed by right, the County must adopt the Airpark North overlay and map the safety 
zones,  and the Air  Park ownership must establish the private governance framework the overlay is  
designed to pair with.

III.5.9   Implementation Actions

The actions below deliver the Airpark North program. The critical path runs through secondary access, the 
safety zone mapping, and the private governance framework — the three preconditions for the owner led 
pipeline the survey documented.

# Action Responsible Party Sequencing

1 Adopt the Airpark North Zone overlay; map the airfield 
safety zones and height limits La Plata County With plan adoption, 

2027

2 Establish the CC&Rs or design review committee carrying 
private use and design regulation

Airpark HOA and 
ownership

2027, parallel with 
Action 1

3 Engage Four Corners Materials on the secondary access 
acquisition County, Alliance Immediate — 

critical path

4 Construct waterline improvements to meet fire flow and 
pressure requirements

Special district, SEH, 
Durango FPD

Phase 1 (2026–
2030)

5 Deliver the hangar, flex, and residential program through 
owner led projects Airpark owners 2029–2034

6
Extend internal sewer distribution behind the Airpark 
Drive trunk extension

Special district, SEH Phase 2 (2031–
2040)

7 Complete roadway and stormwater improvements Special district
Phase 2 (2031–

2040)

Table III.22 — Airpark North Zone implementation action matrix. Source: PDC analysis; Appendices B, F, G, and H.
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THE ANIMAS AIRPARK AND LA POSTA STRATEGIC PLAN   La Plata County, Colorado

C H A P T E R   I V

Strategic Recommendations
Two Strategies, One Partnership — The County Wide Actions That Make the 
Development Program Feasible

This chapter presents the county wide strategies necessary to realize the development envisioned by this  
study, and the critical next steps that unlock it. It explains the feasibility strategy that governs the report — 
a public private partnership resting on a regulatory strategy and a public financing strategy that only work 
together — summarizes each strategy from Appendices G and H, elevates the critical path items identified 
in Chapter III, and describes the sustained collaboration and business attraction effort that will fill the new 
space as it comes online.

LA PLATA COUNTY, COLORADO   |   AUGUST 2026

Prepared by Pioneer Development Company for the La Plata Economic Development Alliance
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IV.1   The Feasibility Strategy

Every analytical thread in this study points in the same direction. The economic base analysis documents a 
County  economy  that  has  stagnated  while  its  peers  have  grown,  with  goods  producing  industries  
underrepresented and wages falling behind. The market analysis documents an industrial market at 0.5 
percent vacancy, a competitive set with zero availability and a 1980 median year built, and no construction 
start in more than seven years. The surveys and interviews document businesses that want to expand and 
property owners ready to build, held back by infrastructure and regulation rather than by demand. La 
Plata County needs a new business park. It is essential to the County's economic development — and by  
extension to more jobs, better wages, and the affordability pressures that better wages help relieve. The 
development forecast at the heart of this study rests on those findings.

The forecast also rests on an assumption, and this chapter states it plainly. The study assumes that La Plata 
County, the City of Durango, the Southern Ute Indian Tribe, and the study area's property owners and  
businesses can agree on a public private partnership that addresses the development challenges that have 
held this area back for the past 30 years. No single party can deliver the program alone. The County  
controls the regulations, the property owners control the land, the Tribe controls the study area's largest 
development site, the City has majority control of one of the two available financing vehicles, and the 
businesses supply the demand that justifies the investment. The partnership is the mechanism, and the  
forecast is only as strong as the parties' willingness to form it.

The partnership rests on two fundamental strategies. The first is regulatory: adopt new zoning and design 
regulations that de-risk and expedite the entitlement process, so a permitted project proceeds on a 
predictable,  staff level path rather than through an open-ended discretionary review. The second is 
financial: form a public financing structure that captures the tax revenues new development generates 
and converts them into the public infrastructure the area needs today. Appendix G carries the first 
strategy in full; Appendix H carries the second. Sections IV.2 and IV.3 summarize each.

These two strategies are not parallel recommendations — they are one strategy, and each fails without 
the other. Without the public financing strategy, the infrastructure is impossible to fund: a 10.0 mill special 
district levy on the area's existing tax base generates a fraction of the revenue required, and no private  
developer can carry $28.5 million in trunk infrastructure at achievable rents. Without the regulatory 
strategy, development becomes unpredictable and slower, which reduces the very revenues that fund the 
infrastructure and prevents the study area from activating at all. The regulatory strategy also holds the 
infrastructure program within reach: SEH Inc.'s cost estimates assume the right-sized roadway standards 
in Appendix G, so abandoning the design standards raises the cost side of the feasibility equation just as 
surely as abandoning the financing strategy eliminates the revenue side.

Two Strategies, One Feasible Outcome.  The regulatory strategy delivers the development that 
generates the revenue. The financing strategy converts that revenue into the infrastructure that 
makes the development possible. The design standards keep the infrastructure affordable enough for 
the revenue to carry it. Remove any one element and the feasibility finding — tax increment covering 
approximately 96 percent of infrastructure costs — no longer holds.  The cost strategy and the 
regulatory strategy are essentially the same.
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Under these two strategies, the numbers work. The development program generates approximately $97.0 
million in property tax increment over a 30 year plan term, worth approximately $27.5 million in present 
value — against approximately $28.5 million in estimated trunk infrastructure. Figure IV.1 presents the 
comparison. The gap is small enough to close through phasing, grants, and partner contributions, and the 
finding holds under either of the two available financing vehicles. If the partners agree to leverage the  
public private partnership this chapter describes, PDC's estimates indicate the project is feasible.

Figure IV.1 — Estimated bonding capacity compared with estimated infrastructure cost. Tax increment financing can offset 
approximately 96 percent of the study area's public infrastructure costs under a public private partnership. Source: PDC  
Development and Tax Revenue Forecast Model; SEH Inc.; Appendix H.
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IV.2   The Regulatory Strategy

Appendix G presents the study area's regulatory strategy in full. It carries two instruments that operate as 
a pair: a zoning overlay that governs what may be built and how it is reviewed, and a set of roadway and  
site design standards that governs what an applicant must build. The overlay removes uncertainty on the 
entitlement  side;  the  design  standards  remove  excess  cost  on  the  construction  side.  This  section 
summarizes both.

IV.2.1   The Zoning Overlay

The overlay regulates the study's four Development Opportunity Zones through three districts, and it is  
organized around a single objective: maximize predictability, and remove the public hearing from the 
development path wherever the code allows. The Airpark South and La Posta Areas share one district — 
the Mixed Commercial & Light Industrial Zone — with identical use matrices and standards, because the 
two geographies share a use profile. The Business Park Zone receives the most expansive district, framed 
for the full business park program its scale and access support. Airpark North is the deliberate exception: a 
streamlined public overlay carrying airfield safety and height standards, paired with private governance of 
fine-grained use and design through the airpark's  CC&Rs or a design review committee. Figure IV.2 
illustrates the structure.

Within each district, a use listed as permitted by right requires no use approval at all — the zoning itself is 
the approval. Review is confined to an objective, staff level site plan review of the development's design,  
decided on a defined timeline with no public hearing. Conditional uses are reviewed against specific,  
published standards rather than the County's open ended compatibility test. The approach builds directly 
on the County's own code: the economic development area provisions at LUC 65-5 already allow qualifying 
areas to proceed under administrative review, and the overlay extends that concept to a study area that  
fits it precisely — infrastructure served, market supported, and landowner backed. Removing the public 
hearing wherever the code allows directly addresses the uncertainty behind seven years without an 
industrial construction start.
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Figure IV.2 — The zoning overlay structure: four analytical zones regulated through three overlay districts, with uses  
permitted by right, administrative site plan review, and design standards calibrated to infrastructure feasibility. Source:  
Appendix G.

IV.2.2   The Design Standards

The design standards define what applicants must build, and they are written to hold costs down. The by 
right default throughout the study area is a rural industrial street section — paved travel lanes, compacted 
shoulders, and roadside swale drainage — sized to what the land use actually requires. The Business Park 
Zone adds an optional enhanced section, with curb, gutter, and internal sidewalks, that the landowner can 
elect phase by phase as the program matures. The La Posta Road corridor retains the 2013 La Posta Area  
Plan's multimodal vision — bike lanes, a multi use trail, and turn lanes where warranted — with right of  
way dedicated everywhere so those goals are preserved even where construction is deferred. These 
standards matter to feasibility directly: SEH Inc.'s infrastructure estimates assume them, and a full urban 
template would re-introduce on the cost side the friction the overlay removes on the entitlement side.

To put the regulatory strategy into effect, the County must adopt the three overlay districts and their use 
matrices, codify the site plan review procedure and its timeline, adopt the design standards as the codified 
review base, and audit the matrices against existing lawful uses so the overlay creates no nonconformities. 
Appendix G presents the full implementation path.

IV-5



Chapter IV — Strategic Recommendations The Animas Airpark and La Posta Strategic Plan

IV.3   The Public Financing Strategy

Appendix H presents the study area's public financing strategy in full. Its central finding is direct: the study 
area's public infrastructure is unlikely to be funded by a special district and private financing alone, and a 
tax  increment  financing  district  is  essential  to  making  the  project  financially  feasible.  This  section 
summarizes the strategy and how it converts future tax revenues into infrastructure today.

IV.3.1   How the Increment Becomes Infrastructure

The strategy works as a chain, illustrated in Figure IV.3. New development generates incremental assessed 
value above the study area's existing base. A TIF district — formed under one of two state authorized 
vehicles — captures the property tax revenue that new value generates. The TIF revenues are pledged to a 
special district, a Metropolitan District or General Improvement District, which adds its own levy capped at 
10.0 mills to guard against overburdening future tenants. The district issues bonds against the pledged  
revenues, and the bond proceeds fund the water, sewer, road, and stormwater improvements that unlock 
the area. Future development pays for the infrastructure that makes it possible.

Figure IV.3 — The public financing strategy: new development generates the increment, the TIF district captures it, the  
special district pledges it to bonds, and bond proceeds fund the public infrastructure. Source: Appendix H.

The revenue engine is substantial. The development program generates approximately $97.0 million in 
property tax increment over the 30 year plan term, rising from approximately $213,000 in the first 
collection year to approximately $5.7 million per year at plan sunset. Discounted at 6.50 percent, that  
stream carries a present value of approximately $27.5 million — the study area's estimated bonding 
capacity, and the figure that stands against SEH Inc.'s $28.5 million infrastructure estimate. The forecast is 
conservative: it excludes personal property taxes, which are common in light industrial and business park 
settings, and it excludes sales tax increment entirely.
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IV.3.2   Two Vehicles, One Choice

Colorado  statute  offers  the  study  area  two  TIF  vehicles,  and  Appendix  H  evaluates  both.  An 
Unincorporated Urban Renewal Plan,  formed through the City of Durango's existing Urban Renewal 
Authority under C.R.S. § 31-25-112.5, offers the stronger revenue base — school district levies, roughly 56 
percent of the area's existing overlapping rate, remain eligible for increment — but requires a blight 
finding, County and owner consent, and a municipal authority operating in unincorporated territory. A 
County Revitalization Plan, formed through a new County Revitalization Authority under C.R.S. Title 30, 
Article 31, offers a 30 year term, County control from formation forward, and an opportunity based  
qualification rather than a blight finding — but excludes school district levies and requires taxing entities to 
opt in. The urban renewal vehicle is stronger on revenue; the County revitalization vehicle is stronger on 
term and control. The choice is as much a stakeholder decision as a financial one, and this Strategic Plan 
presents both so the County, the City, the Alliance, and the area's property owners can select the path 
with full information.

Guarding Against Tax Burden.  PDC is aware of tax burden concerns throughout the area. The 
financing model limits the special district to a 10.0 mill levy, in addition to existing overlapping levies, 
to keep the study area marketable for the businesses and tenants this strategy exists to attract.

Under maximum participation, the increment covers approximately 96 percent of  the infrastructure 
program, leaving a gap of roughly $1.0 million — and more under realistic revenue sharing agreements.  
Appendix H recommends closing that gap through complementary measures: phasing the program so 
shared offsite improvements are financed first, pursuing state and federal infrastructure grants for which 
these  improvements  are  strong  candidates,  securing  partner  contributions  from  the  County  and 
benefiting property owners, and exploring payment in lieu of taxes agreements with the Southern Ute 
Indian Tribe for its fee land within the study area. No single source must close the gap alone.
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IV.4   Critical Path Items

Chapter III closes each zone section with an implementation action matrix, and six actions recur across  
those matrices as the study area's critical path. Each involves a specific counterpart, each is achievable,  
and each determines when — not whether — the development program can proceed. The study elevates 
them here as the implementation priorities for the period immediately following plan adoption.

# Critical Path Item Key Counterpart Why It Matters

1 Secure the secondary 
access road

Four Corners 
Materials

A  single  access  point  limits  emergency  response, 
insurability,  truck movement,  and building size across 
the entire airpark. The acquisition is carried in the shared 
program's first phase; Four Corners Materials is aware of 
the strategy but has not committed, and early good faith 
engagement is the critical path for both airpark zones.

2

Advance the trunk 
sewer extension and 
financing 
participation

Southern Ute 
Indian Tribe

The trunk sewer — including the lift station and river 
crossing — brings central sewer to a study area that has 
none. The Tribe's participation in the financing strategy, 
including possible PILT agreements and district consent 
for  its  fee  land,  will  be  negotiated  government  to 
government, and early good faith negotiation with the 
Tribe anchors the Business Park's financing architecture.

3 Resolve emergency 
access and fire flows

Durango Fire 
Protection District

Larger  industrial  buildings  trigger  substantially  more 
demanding  protection  requirements.  The  first  phase 
waterline  improvements  must  raise  fire  flows  and 
pressure to District standards — the condition behind 
nearly  every  expansion  project  the  airpark  surveys 
documented.

4 Site and deliver the 
new substation

La Plata Electric 
Association

LPEA is actively evaluating locations for a new substation 
with  capacity  for  the  entire  forecast  development 
program, plus surplus. Continued coordination keeps the 
power solution on pace with absorption.

5
Adopt the zoning 
overlay with 
landowner support

Study area 
property owners

The overlay is the entitlement foundation for every zone. 
Working with all property owners — including auditing 
the use matrices against existing lawful uses so no legal 
operation becomes nonconforming — builds the support 
the adoption hearing will require.

6
Establish the TIF 
district and special 
district

La Plata County; 
Durango Urban 
Renewal Authority

The  financing  strategy  cannot  function  without  its 
district.  The  County  and  the  City's  Urban  Renewal 
Authority  should  select  between  the  two  statutory 
vehicles, form the district, and negotiate revenue sharing 
agreements with the impacted taxing entities using this 
study's forecast as the common baseline.

Table IV.1 — Critical path items and key counterparts, drawn from the Chapter III implementation action matrices. Source: 
PDC analysis; Appendices F, G, and H.
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The sequencing matters. The overlay adoption and district formation belong to 2027, alongside plan 
adoption. The Four Corners Materials engagement and the Tribal negotiations should begin immediately 
— both are prerequisites for the first phase infrastructure program, and both involve negotiations that  
take time to mature. The Fire District, LPEA, and property owner coordination runs continuously through 
design and adoption. None of these items requires a breakthrough; each requires a party willing to start  
the conversation and stay at the table.
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IV.5   Sustained Collaboration & Business Attraction

This study is the product of collaboration, and its implementation demands more of it. It is essential that La 
Plata County, the private landowners and business owners within the study area, the Southern Ute Indian 
Tribe, the City of Durango, and the La Plata Economic Development Alliance agree to continue working  
with each other to implement the study's findings and strategies. The critical path items in Section IV.4 are 
bilateral — each pairs a specific counterpart with a specific task — but the feasibility strategy itself is  
collective, and it holds only as long as the partnership does. The Alliance convened this study; the partners 
should treat its adoption as the beginning of the working relationship, not the end.

Adoption,  financing,  and  construction  are  necessary  —  and  they  are  not  sufficient.  Even  with  the 
regulations adopted, the public infrastructure funded, and development underway, there must be a 
concerted effort to retain and attract the businesses that will fill the new space as it comes online. The 
absorption forecast assumes the market will take approximately 53,000 square feet per year; an active 
business development effort is how the County meets that pace and beats it. Landing anchor tenants —  
large manufacturers  or  other key companies — will  create agglomeration effects  that  expedite the  
development forecast and increase its fiscal and economic benefits: anchors draw suppliers, suppliers 
draw services, and a business park becomes a business ecosystem. The County has watched this dynamic 
build Bodo Industrial Park over five decades; the study area can compress that timeline with deliberate 
recruitment.

The Alliance is best positioned to assume that economic development role. It holds the countywide 
business relationships, the retention and expansion mandate, and the convening credibility this effort  
requires. The Alliance, the County, the City, and the Urban Renewal Authority should also actively pursue 
additional incentives to help retain and attract businesses — including state level programs such as  
OEDIT's Rural Jump-Start Program, which offers qualifying new businesses in rural counties relief from 
state income tax, sales and use tax, and business personal property tax. Incentives layered atop entitled,  
serviced, modern space give La Plata County a recruitment offer it has never had before.

Fill the Space.  The strategy does not end when the buildings deliver. Every square foot of new 
product is an opportunity to retain a growing local employer or land a new one — and every anchor  
tenant secured accelerates the forecast that funds the infrastructure. Business attraction is not an 
afterthought to this plan; it is the plan's final mile.
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IV.6   The Opportunity Ahead

Activating the Animas Airpark and La Posta areas will be a difficult endeavor. The infrastructure program is 
large, the financing structure requires agreements among parties who have never before been asked to 
act as partners, the regulatory reform asks the County to govern this area differently than it governs 
anywhere  else,  and the  development  itself  will  take  two decades  to  deliver.  Nothing  in  this  study  
minimizes that difficulty. Thirty years of stalled plans for this area testify to it.

But the opportunities this effort holds for the La Plata County community are vast. At build out, the  
development program supports an estimated 1,930 permanent jobs at wages 19 percent above the  
County average — a 9.0 percent lift in private employment, a 10.7 percent lift in private labor income, and 
a 5.8 percent lift in County GDP, concentrated in precisely the sectors the County's economic analysis  
identified as underrepresented and supply constrained. The program generates the tax increment that  
pays for its own infrastructure, delivers the County's first modern business park in a generation, and gives 
the businesses already here — the manufacturers, trade contractors, and employers who have nowhere 
to grow — a place to stay and expand. The tools exist in statute, the market demand is documented, the  
landowners are willing, and the numbers work. What remains is the partnership. This study finds the 
endeavor is worth pursuing — and that La Plata County's next chapter of economic growth can begin here.
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TECHNICAL APPENDICES
Appendices A Through H

Animas Airpark and La Posta Strategic Plan
La Plata County, Colorado

The Technical Appendices contain the analyses that inform every element of the Strategic Plan's findings. Each 
appendix expands on the report's findings and provides the additional technical information supporting a 
specific component of the study — the data, methods, assumptions, and sources behind the conclusions stated 
in the body of the report. The appendices are designed to be read independently, and each states its own 
sources, methods, and limitations.

The eight appendices proceed in the order of the study's analytical logic — from the County's economic 
foundation and engagement record, through the market analysis, demand ceiling, development program, and 
economic impacts, to the infrastructure, regulatory, and public financing strategies that deliver the program.  
Together, they document the analytical chain from economic evidence to financial feasibility.

Appendix Title Scope

A Economic Base & Regional 
Competitiveness Analysis

County economic structure and history; GDP stagnation against 
Colorado peers; location quotients; the competitive set comparison; 
the Bodo and Tech Center parcel audit; the supply constraint case.

B Survey & Stakeholder Engagement Survey methodology and instruments; resident and business 
tabulations; interview themes; testimonials referenced in the zone 
chapters.

C Market Analysis & Demand Ceiling Combined industrial and office and flex market analyses; forecast 
inputs including rents, capitalization rates, and costs; the Low, Base, 
and High 20 year demand ceilings by use type.

D Development Program Translation of countywide ceilings into zone level buildable programs; 
site plans and renderings; phasing; program valuations.

E Fiscal & Economic Impact Analysis Jobs, wages, and residents; input output multipliers; indirect and 
induced effects; comparisons to the existing economic base.

F Infrastructure Overview Trunk infrastructure required to serve the study area; order of 
magnitude costs by system and zone; phasing logic.

G Regulatory & Design Standards 
Strategy

Euclidean overlay and use tables for all four zones; rural industrial 
street sections; La Posta corridor active transportation standards; 
divergence from the 2013 Plan.

H Tax Revenue Forecast and Public 
Financing Strategy

30 year assessed value and tax revenue forecast; TIF mechanism 
selection; special district architecture; bonding capacity against 
infrastructure cost; the gap closure recommendation.

Prepared by Pioneer Development Company for the La Plata Economic Alliance — August 2026.
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A.1  Executive Summary
La Plata County’s economy has not grown in more than a decade. Real gross domestic product in 2024 — $3.28 
billion in chained 2017 dollars — is identical to the County’s output in 2013 and remains below the 2005 peak of 
$3.55 billion. Over the same eleven years, Colorado’s real GDP grew 48.9 percent and Montrose County’s grew 
32.6 percent. Payroll jobs are roughly 300 below their 2013 level, inflation-adjusted average wages have fallen 
about $3,000, and the County’s workforce is aging. The County is not in recession; it is in a prolonged period of 
stagnation that, combined with rising housing costs, is steadily changing the composition of who can afford to 
live and work in the County.

The structure of the economy helps to explain this underperformance. La Plata County’s export base — the 
sectors  where  employment  is  concentrated  well  above  the  national  average  —  consists  of  leisure  and 
hospitality (location quotient 1.53), construction (1.41), and natural resources and mining (1.34). Leisure and 
hospitality pays the lowest average wage of any sector in the County ($643 per week, roughly half the County  
average). Natural resources and mining is in structural decline, with employment down 17 percent since 2023, 
as San Juan Basin gas production continues its long-term contraction. The sectors most associated with high-
wage regional growth — manufacturing (LQ 0.37), professional and business services (0.69), and information 
(0.74) — are substantially under-represented.

Comparison with the County’s regional peers sharpens the picture. From September 2021 to September 2025, 
Montrose County added 1,419 net new private-sector jobs — 37 percent more than La Plata County’s 1,036 — 
despite a population roughly one-fifth smaller and a materially lower median household income. Montrose 
now supports 30 percent more manufacturing jobs than La Plata (1,042 vs. 804) at double the manufacturing  
concentration (LQ 0.74 vs. 0.37), and grew its goods-producing employment 27.6 percent over four years while 
La Plata’s grew 3.1 percent. The construction record helps explain the divergence: CoStar records 207,536 
square feet of industrial construction starts in Montrose County over the past decade against 38,515 in La Plata 
— where no industrial project has broken ground since the fourth quarter of 2018. Delta County’s single 
57,255-square-foot start exceeds La Plata’s ten-year total.

That is the opportunity cost this analysis quantifies. La Plata County’s industrial market sits at 0.5 percent  
vacancy with zero square feet under construction. Its two business parks — Bodo Industrial Park (median 
building age 1984) and the Durango Tech Center (median 2002) — hold roughly 1.5 million square feet and  
$354 million in actual value on about 243 acres, and together they delivered under 4,000 square feet of new  
building in the current decade. Bodo alone once housed roughly 2,400 jobs at above-average wages — nearly 
15 percent of County employment — on a 205-acre site; it reached capacity in the early 2000s, and no successor 
park  has  been  developed  in  the  twenty-four  years  since.  Absent  competitive  space,  expansion-minded 
employers face three options: remain in inadequate facilities, relocate, or expand elsewhere in the region. The 
Animas Air Park and La Posta Road study area is the County’s most credible site for reversing this pattern. It is  
where  the  market  analysis  identifies  structural,  supply-suppressed  demand,  and  where  the  zoning,  
infrastructure, and financing framework developed in this study is designed to convert that demand into  
employment, taxable value, and renewed economic growth.

Key Takeaway

La Plata County’s constraint is capacity, not demand. The County’s peers grew where La Plata stalled, and they 
grew in precisely the sectors — manufacturing, construction trades, goods production — that require the light-
industrial and business-park space La Plata has not built in a generation. The construction-starts record makes 
the mechanism observable: the counties that delivered industrial space added the associated employment.  
Unlocking the Animas Air Park and La Posta corridor is the most direct, highest-leverage intervention available 
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to change the county’s trajectory.
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A.2  Purpose & Methodology
This appendix serves two functions within the Fiscal & Economic Impact Study. First, it provides an objective  
accounting of where La Plata County’s current economy stands, how it got here, and how it compares to its 
regional peers. Second, this analysis helps to frame the strategic plan. It  evaluates the County’s industry  
structure, wage patterns, and competitive dynamics to inform the study area’s development opportunities and 
constraints.  The  economic  findings  in  this  appendix  provide  the  narrative  to  shape  the  Strategic  Plan’s  
development program, the demand-ceiling model, the employment and labor-income projections, and the tax-
revenue and bonding-capacity analysis.

The economic analysis proceeds in five steps. It measures the County’s aggregate performance — output, jobs, 
and wages — over the past two decades. It profiles the existing economy and decomposes its industry structure 
using location quotients to identify the County’s export base and its wage characteristics. It benchmarks La  
Plata against a competitive set of seven Southwest Colorado counties — La Plata, Montrose, Montezuma, 
Dolores, Archuleta, Delta, and San Miguel — asking which counties grew, in which sectors, and what physical  
development supported that growth. It examines the physical record directly, comparing ten years of industrial 
construction starts across the set’s three best performing manufacturing counties and auditing La Plata’s two 
existing business parks parcel by parcel.  Finally, it  connects those findings to the commercial real estate  
conditions documented in PDC’s market analyses and to the study area’s development program.

A note on interpretation: the strategic conclusions of this chapter are stated directly, but the underlying data  
handling is conservative: all output figures are inflation-adjusted BEA series; all employment and wage figures 
are QCEW administrative records rather than survey estimates; construction-starts data are CoStar exports and 
building ages are drawn from the County Assessor’s parcel database; comparisons use consistent periods and 
definitions; and the limitations of each inference — including the distinction between correlation and causation 
in the space-constraint argument — are stated explicitly in Section A.9.
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A.3  A Decade Without Growth

A.3.1  La Plata County’s Stagnant Gross Domestic Product Output

Gross domestic product (GDP) is the broadest single measure of an economy. It is the total market value of all 
final goods and services produced within an area during a year. For La Plata County, it captures the value of  
every meal served, hotel night sold, home constructed, well serviced, product manufactured, and professional 
service billed within County borders. “Real” GDP adjusts this total for inflation, so that changes in the series 
reflect changes in actual economic activity rather than changes in prices. Sustained growth in real GDP indicates 
an expanding economy — more production, more income, and a larger tax base. A flat series indicates an  
economy producing no more than it did before. This analysis reveals a staggering finding for La Plata County: in 
real terms, the County produces no more today than it  did eleven years ago, over a period in which its  
population, its housing costs, and the surrounding regional and state economies all grew.

The Bureau of Economic Analysis measures county GDP back to 2001, and for La Plata County the series divides 
into two distinct periods. From 2001 to 2005 real output grew from $2.54 billion to $3.55 billion — a 40 percent 
expansion in four years, driven by natural-gas development, construction, and a broadening service base. Since 
that time, the county has never returned to its GDP peak. County economic output slid through the 2010s even 
as the national economy expanded, bottomed out at $2.94 billion in 2012, recovered to $3.28 billion in 2013 — 
and in 2024 stood at $3.28 billion again. In the past eleven years, La Plata County has experienced zero net 
economic growth.

Figure A.1 — La Plata County real GDP, 2001–2024. Source: U.S. BEA, GDP by County (chained 2017 dollars), retrieved via FRED.

The County’s GDP stagnation is even more stark when compared to surrounding economies. Indexed to 2013,  
Colorado’s real GDP reached 149 by 2024; Montrose County — a similar albeit smaller and less wealthy county 
in this report’s competitive set — reached 133. La Plata sits at 100. When compared to the Counties throughout 
Southwest Colorado and the Front Range, only La Plata has remained static.
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Figure A.2 — Real GDP indexed to 2013 = 100. Source: U.S. BEA via FRED (REALGDPALL08067, REALGDPALL08085, CORGSP).

A.3.2  Employment and Wages

Output stagnation has translated directly into labor-market stagnation. County Business Patterns data show 
payroll employment of roughly 17,800 in 2002, rising to 20,660 by 2013 — and standing at about 20,350 in 
2023, some 300 jobs below the decade-earlier mark. Inflation-adjusted average annual wages follow a 
parallel trajectory: about $42,000 in 2002, rising to $56,400 by 2013 as the economy expanded, then falling 
to roughly $53,600 by 2023. During the growth years, wages outran housing costs and the county became 
more affordable; since 2013, wages have fallen while housing costs have soared.

Figure A.3 — La Plata County payroll jobs and real average wages. Source: U.S. Census Bureau, County Business Patterns  
(inflation-adjusted), as reported in Durango Herald analysis (2026).
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Historical context: the county has grown before

La Plata County added roughly $1 billion in real output between 2001 and 2005 and nearly 2,900 payroll jobs 
between 2002 and 2013. Stagnation is a recent condition, not a permanent characteristic. The question this  
study addresses is what changed — and the evidence developed below points less to demand than to the 
county’s capacity to accommodate it.
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A.4  Current Economic Structure

A.4.1  The La Plata County Economy

La Plata County is Southwest Colorado’s economic center. The County’s population is approximately 56,900 
residents and is the largest in the region. The County supports a median household income of about $86,000,  
the highest in the competitive set, alongside roughly 29,000 housing units and the region’s dominant trade,  
medical, education, and air-service hub in Durango. Private employment stood at 21,551 in September 2025  
across roughly 3,000 establishments, supplemented by a substantial public sector — school districts, Fort Lewis 
College, local government, and the Southern Ute Indian Tribe’s governmental operations — that stabilizes the 
base but does not drive its growth. Measured by output, the county produced $4.26 billion in 2024 (current 
dollars). Measured by single industries, its largest employer is food services and drinking places. Services-
providing  sectors  account  for  roughly  85  percent  of  private  employment;  goods-producing  sectors  — 
construction, manufacturing, and natural resources — account for only about 15 percent.

Every regional economy rests on its base industries — the sectors that sell goods, services, or experiences to  
customers outside the county and bring outside income in. Base industries drive regional growth; most other  
local activity (retail, restaurants, personal services, much of health care) recirculates the income the base  
generates. La Plata County’s base has historically rested on two legs, and both are visible in the GDP series in  
Section A.3. The first is extraction: San Juan Basin natural gas and coalbed methane, layered over the region’s 
hard-rock mining heritage. The 2001–2005 output surge — the fastest growth in the county’s modern record — 
coincides closely with the natural-gas boom, and the decline from 2009 through 2012 coincides with the  
downturn that followed as prices fell  and production entered structural  decline. Extraction still  pays the 
county’s  second-highest  sector  wage,  but  it  now  employs  448  people,  down  17  percent  in  two  years. 
Unfortunately, production forecasts do not anticipate a return to its former scale. The second leg is tourism: the 
Narrow Gauge railroad, Purgatory Ski Resort, abundant natural amenities, and the visitor economy built around 
them. Like extraction industries,  tourism shares its  volatility.  Its  revenues swing with snowpack,  wildfire 
seasons, fuel prices, and national travel cycles, and the recession-era and pandemic-era troughs in the county’s 
GDP (2024 output remains below 2009, and 2020 fell 4.3 percent in a single year) illustrate the exposure of a 
visitor-dependent base to external shocks. Unlike extraction, tourism is not contracting — but its prevailing  
wages are insufficient to support household formation in the county’s current housing market.

A Fork in the Road

La Plata County’s economy faces an inflection point. If it continues to rely on a declining extraction sector and a 
low-wage visitor economy, its middle class will continue to hollow out; its workforce will increasingly commute 
in from surrounding counties, and the housing affordability crisis will deepen, as home construction shifts  
towards vacation homes, second homes, and retirement homes. This is the San Miguel County trajectory, 
where leisure and hospitality runs at 3.7 times the national concentration and the county hosts 5,200 private  
jobs  against  only  7,753 residents,  relying on a  non-local  workforce.  The alternative path is  a  deliberate 
diversification of the economic base into durable, above-average-wage traded sectors — the manufacturing,  
professional-services, and goods-producing employment sectors growing in peer counties. Diversifying the 
economy will help stabilize the community — keeping income, workers, and ultimately housing demand at  
attainable price points. The sections that follow demonstrate how La Plata County can move towards this 
alternative path.
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A.4.2  Base Industries and Location Quotients

A location quotient (LQ) compares an industry sector’s share of local employment to its share of national 
employment. An LQ of 1.0 signals that a local industry is concentrated as much as the national average. LQ  
concentration above roughly 1.1 signals a genuine export orientation — the sector produces more than local 
consumption requires and sells the surplus to the outside world, importing income in return. These export-base 
industries are the engine of a regional economy; industries exhibiting an LQ less than 1.0 do not produce 
enough to support the local economy, meaning that those industry sectors rely on imports to meet local  
demand.

La Plata County’s private-sector LQs as of September 2025 identify three export-base sectors: leisure and 
hospitality (1.53), construction (1.41), and natural resources and mining (1.34). Every other supersector sits at 
or below the national average — and the sectors most associated with high-wage regional growth sit far below 
it.  Manufacturing,  at 0.37, operates at barely a third of its national employment share. Professional and 
business services (0.69), financial activities (0.71), and information (0.74) are similarly under-represented.

Figure A.4 — Location quotients by supersector, private employment, Sep. 2025 (preliminary). Source: BLS QCEW.
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A.4.3  County Wages and Employment Growth

Properly analyzing a county economy requires evaluating not just industry concentration, but each industry’s  
wage structure. The table below pairs each supersector’s employment and LQ with its average weekly wage.  
The county’s largest export sector, leisure and hospitality, employs ~4,517 people, about one-fifth of the 
county’s private workers. However, wages in this sector average $643 per week, roughly 54 percent of the  
countywide average of $1,195. La Plata County’s second export sector, construction, pays near the average and 
has held its concentration, but construction is a derivative industry: its demand is generated by growth in other 
sectors. Construction cannot lead an economy that is not otherwise expanding. The third, natural resources  
and mining, pays well ($1,768) but is in structural decline — employment has fallen from 537 in September 
2023 to 448 in September 2025, a 17 percent decline in two years.

Supersector Employment LQ Avg. weekly wage
Employment chg. 2021–

25

Leisure & Hospitality 4,517 1.53 $643 +8.3%

Trade, Transportation & Utilities 4,890 0.98 $1,027 +2.8%

Education & Health Services 3,911 0.85 $1,340 +4.7%

Professional & Business Services 2,691 0.69 $1,799 +13.8%

Construction 2,065 1.41 $1,271 +2.2%

Financial Activities 1,086 0.71 $1,839 −15.0%

Manufacturing 804 0.37 $1,283 +3.9%

Other Services 764 0.94 $830 +14.9%

Natural Resources & Mining 448 1.34 $1,768 +5.7%

Information 364 0.74 $2,039 +16.7%

Total, All Industries 21,551 0.92 $1,195 +5.1%

Table A.1 — La Plata County private employment by supersector, Sep. 2025 (preliminary). Source: BLS QCEW. Natural resources 
& mining is +5.7% against a depressed 2021 base but −17% from its 2023 level of 537.

La Plata County’s economy, therefore, is trending in a challenging direction. Each sector in which La Plata 
County is concentrated either pays below the county average wage or is declining; each sector that pays above 
the average — information, financial activities, professional and business services, and (relative to the region)  
manufacturing — is under-represented. This pattern is characteristic of an economy organized around tourism 
and extraction that has not yet developed a successor export base. If the county continues to follow this  
economic trajectory, its workforce will increasingly become unable to afford to live within La Plata.

The chart below illustrates this economic challenge. The County’s largest export industry pays its lowest wages, 
whereas higher wage industry sectors are either shrinking or under-represented. It is critical for the County to 
develop  an  economic  strategy  that  leverages  its  existing  economic  base  to  provide  opportunities  for  a  
diversified economy and wage growth. This can help address the affordability crisis.
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Figure A.5 — Average weekly wage vs. location quotient, bubble size = employment. Terracotta = export-base sectors (LQ ≥ 1.1).  
Source: BLS QCEW, Sep./Q3 2025.

Economic Volatility and Wage Decline — The Need to Diversify the Economy

Tourism and extraction are both cyclical industries exposed to forces — commodity prices, snowpack, wildfire 
seasons, and national travel cycles — outside local control. Extraction industries are declining in La Plata County 
and still  subject to cyclical  swings, and the tourism industry’s wages cannot support local  housing costs. 
Diversification  into  traded  sectors  with  durable,  above-average  wages  is  not  an  economic-development 
preference; it is the structural correction the data support.

A.4.4  An Emerging Strength: Professional, Scientific & Technical Services

One under-represented sector is already growing, and it warrants a separate discussion because it supports a 
distinct real-estate product. The professional and business services supersector grew 13.8 percent between 
September 2021 and September 2025, adding 326 jobs (2,365 to 2,691) at an average weekly wage of $1,799 — 
roughly fifty percent above the county average and the county’s second-highest sector wage. Within it, the  
professional,  scientific and technical  services subsector (NAICS 54) accounts for about 1,622 jobs,  led by 
management, scientific and technical consulting (410), computer systems design and related services (277),  
and architectural and engineering services (268). This represents a development opportunity — in order to  
support  this  industry’s  growth,  the  County  may  require  additional  commercial  office,  research  and 
development, laboratories, or similar facility space.
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Figure A.6 — Professional, scientific & technical services (NAICS 54) employment by subsector, La Plata County. Terracotta =  
highest-ranked growth/wage subsectors in PDC’s Durango sub-industry screening. Source: BLS QCEW; PDC analysis.

Two features of this growth matter for the study area. First, it happened against a closed market: Durango 
office vacancy sits near 2 percent with no construction pipeline, meaning the sector expanded into whatever  
legacy space it could find. The sector’s LQ of 0.69 indicates substantial remaining capacity: the county remains 
roughly thirty percent below the sector’s national employment share despite possessing the college, the 
amenity base, and the established firms to support further growth. Second, this cluster consumes a different 
product than manufacturing does: office suites, research and development and lab space, and coworking and 
flex-office formats suited to firms of two to twenty professionals. This constitutes direct evidence for the 
demand-led office and flex-office component of the study area’s program. These potential real estate uses are 
also complementary to the industrial program rather than competitive with it.
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A.5  Regional Economic Analysis: County Competitive Set

A.5.1  Recent Employment Performance

This report’s competitive set spans the counties a prospective employer or developer would realistically weigh 
against La Plata: Montrose, Montezuma, Dolores, Archuleta, Delta, and San Miguel. All are Western Slope  
economies  with modest  populations,  tourism exposure,  and constrained land.  Structurally,  there are  no 
distinct advantages between the competitive set and La Plata County. If anything, the advantages favor La Plata 
County — the county has the region’s largest labor force, its highest median household income, a four-year 
college, a commercial airport, and the region’s dominant trade center in Durango.

To ensure a sound comparison, this section reports absolute job counts rather than percentages and measures 
from  September  2021  forward.  The  sharp  pandemic  rebound  largely  ran  its  course  in  the  year  ending 
September 2021 (La Plata alone regained roughly 1,000 private jobs in that twelve-month span), so a window 
opening in September 2021 measures expansion beyond recovery rather than the recovery itself. On that basis 
the ranking is clear: Montrose County added 1,419 net new private jobs over the four years — the most in the 
region and 37 percent more than La Plata’s  1,036 — despite a population a fifth smaller.  Per thousand 
residents, Montrose added roughly 32 jobs to La Plata’s 18. Archuleta added 417, San Miguel 393, and Delta  
352; Montezuma added 8. La Plata’s absolute job creation appears solid in isolation; scaled to population, the 
region’s largest and highest-income county generated new employment at roughly half the per-capita rate of 
its nearest peer.

Figure A.7 — Net new private jobs, Sep. 2021 – Sep. 2025 (percent growth in grey). Dolores County omitted (data suppressed at  
this scale). Source: BLS QCEW; 2025 preliminary.

County Population
Private emp. 

(Sep. ’25)
Jobs added 

’21–’25
Avg. weekly 

wage
GDP 2024 
(nominal)

La Plata 56,898 21,551 +1,036 $1,195 $4.26B

Montrose 44,591 13,924 +1,419 $994 $2.41B
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County Population
Private emp. 

(Sep. ’25)
Jobs added 

’21–’25
Avg. weekly 

wage
GDP 2024 
(nominal)

Delta 32,178 6,142 +352 $870 $1.20B

Montezuma 26,678 6,788 +8 $876 $1.45B

Archuleta 14,306 3,997 +417 $923 $0.77B

San Miguel 7,753 5,200 +393 $1,132 $1.08B

Dolores 2,466 n/a n/a n/a $0.11B

Table A.2 — Competitive-set snapshot. Population and income: Census ACS (2023). Employment and wages: BLS QCEW (Sep./Q3  
2025, preliminary). GDP: BEA (2024, current dollars). Dolores County QCEW data largely suppressed.

A.5.2  Growth Drivers: Goods-Producing Sectors

Analyzing regional growth brings the opportunity-cost picture into focus. The counties that outgrew La Plata did 
not rely on tourism — those counties grew because of their goods-producing sectors. Montrose County’s 
goods-producing employment rose 27.6 percent between 2021 and 2025 (2,794 to 3,565), lifting its goods-
producing LQ from 1.18 to 1.39; over the same period La Plata’s rose 3.1 percent and its LQ slipped from 0.84 to 
0.83. Montrose construction employment grew 53 percent to 2,224 — it now exceeds La Plata’s 2,065 despite a 
population that is 20 percent smaller. In manufacturing, the relationship inverts: Montrose supports 1,042 
manufacturing jobs at an LQ of 0.74; La Plata supports 804 at an LQ of 0.37. A county with 78 percent of La  
Plata’s population fields 130 percent of its manufacturing employment. Delta County, with 57 percent of La 
Plata’s population, sustains a manufacturing LQ of 0.76 — twice La Plata’s concentration — on a base of 538  
manufacturing jobs.

Figure A.8 — Manufacturing employment and LQ (Sep. 2025), and goods-producing employment growth (2021–2025). Source:  
BLS QCEW.

These are the sectors that pay at or above regional averages, sell into export markets, and — critically for this  
study  —  consume  light-industrial,  flex,  and  business-park  real  estate.  Matching  Delta’s  and  Montrose’s  
manufacturing concentration is a realistic, regionally proven benchmark: lifting La Plata’s manufacturing LQ 
from 0.37 to roughly 0.75 implies on the order of 825 additional manufacturing jobs — which, at the sector’s  
$1,283 weekly wage, represents roughly $55 million per year in labor income the county currently forgoes.
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A.5.3  Industrial Construction Starts: New Space Precedes Employment Growth

The  construction  record  illustrates  how  development  is  a  leading  indicator  for  job  growth.  CoStar’s 
construction-starts data for the competitive set’s three manufacturing counties record every tracked industrial 
project that broke ground from 2016 through mid-2026. Over that decade, La Plata County started 38,515 
square feet of industrial space in three small projects — 6,400 SF in 2016, 20,000 SF in 2017, and 12,115 SF in  
2018 — and then stopped. No industrial project has broken ground in La Plata County since the fourth quarter 
of 2018: more than seven consecutive years of zero starts in a market carrying 0.5 percent vacancy.

Montrose County started 207,536 square feet over the same decade — 5.4 times La Plata’s total — and the  
timing  is  instructive.  Its  2018  wave  (103,300  SF,  anchored  by  Mayfly  Outdoors’  41,000-square-foot  
manufacturing headquarters at Colorado Outdoors) and its 2020–2021 wave (91,561 SF of flex-industrial  
product)  landed  two  to  four  years  before  the  county’s  2021–2025  goods-producing  employment  surge 
documented in Section A.5.2. New space preceded employment growth. Delta County illustrates the same 
relationship at smaller scale: a single 57,255-square-foot start in 2018 — one project larger than La Plata’s 
entire ten-year program — underpins a county that sustains twice La Plata’s manufacturing concentration on 
half its population.

Figure A.9 — Industrial construction starts by year and 10-year totals, 2016–2026 H1. Source: CoStar construction-starts  
exports, June 2026.

The mechanism is straightforward. Manufacturing employment requires buildings. Montrose’s decade of starts 
created capacity for roughly 260 to 400 workers; La Plata’s created capacity for perhaps 50 to 75, all of it  
delivered before 2019. A county that adds no industrial building stock can expand industrial employment only 
by increasing density within existing buildings — a condition reflected in La Plata’s 0.5 percent vacancy, absence 
of turnover, and flat manufacturing employment. By comparing construction starts regionally, it becomes clear 
that the space constraint in La Plata is undeniable: over the past decade, in this region, the counties that  
delivered industrial space grew goods-producing employment, in close proportion and consistent sequence, 
and the county that delivered none did not.

Data Caveat

CoStar  tracks  inventoried  industrial  product  and  can  undercount  small  owner-built  shops,  agricultural 
buildings, and unpermitted yard structures — in each county, in roughly equal measure. Any undercount in La 
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Plata applies equally to Montrose and Delta, and the tracked record still shows a five-to-one differential, with  
no recorded La Plata start in more than seven years.

A.5.4  Case Study: Montrose County and Colorado Outdoors

Montrose’s divergence did not occur by chance. Over the past eight years the city and its private partners 
assembled and delivered exactly the product La Plata County lacks: Colorado Outdoors, a roughly 165-acre  
master-planned campus on the Uncompahgre River with approximately 670,000 square feet of programmed 
development. This light-industrial and business park will feature flex-industrial buildings, manufacturing space 
anchored by Mayfly Outdoors’ 41,000-square-foot headquarters, distribution, office, and workforce housing. 
Its formation required creatively leveraging economic incentives, including an Opportunity Zone designation, 
urban renewal authority tax increment financing, New Markets Tax Credits, as well as state incentives. The 
construction-starts  record  in  Section  A.5.3  largely  reflects  this  project:  the  2018  and  2020–2021  waves 
correspond to successive Colorado Outdoors phases. Montrose County is poised to continue this construction, 
with another ~400,000 SF planned over the next decade. The campus reports roughly 240 jobs added in 2024 
alone, with new tenants spanning manufacturing, co-packing, distilling, and building trades, and the county’s  
QCEW series now shows the cumulative payoff: 1,419 net new private jobs, a goods-producing LQ climbing past 
1.39, and the region’s strongest manufacturing base.

The relevant lesson is not that La Plata should replicate the outdoor-industry brand. It is that Montrose treated 
entitled, infrastructure-served employment land as public-purpose infrastructure, and created incentives to 
finance it accordingly. Montrose County’s QCEW data now show the payoff in precisely the goods-producing 
sectors where La Plata County is flat. Montrose also permitted new housing at nearly double La Plata’s per-unit 
rate (Section A.7), reinforcing the relationship between employment growth and housing production.
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A.6  The Opportunity Cost of Missing Space

A.6.1  The County’s Existing Business Parks: Bodo and the Tech Center

La Plata County has developed successful business parks before — twice — and the County Assessor’s parcel  
database permits a detailed audit of both. Bodo Industrial Park, platted in the 1960s and built out principally  
through the 1970s, ’80s, and ’90s, today comprises 224 parcels on roughly 205 acres carrying about 1.31 million 
square feet of building improvements with a median year built of 1984 and a total actual value of $282 million. 
The Durango Tech Center, the county’s only successor, comprises 51 parcels on about 37 acres carrying roughly 
228,000 square feet with a median year built of 2002 and an actual value of $72 million. Together: roughly 243 
acres, 1.5 million square feet, and $354 million of actual value — about $1.5 million of value per acre —  
concentrated on well under one-tenth of one percent of the county’s land.

Two findings from the parcel audit matter for this study. The first is the decline in delivery. Sorting every 
building in both parks by year built shows three decades of steady production followed by a near-complete halt: 
the two parks added roughly 522,000 square feet in the 1980s, 455,000 in the 1990s, and 221,000 in the 2000s 
— then 91,000 in the 2010s and under 4,000 square feet in the current decade. The Tech Center’s median  
building is now twenty-four years old; Bodo’s is forty-two. The county has not opened a new employment park 
since the Tech Center’s early-2000s build-out — the same twenty-four-year window over which countywide 
GDP flatlined and manufacturing concentration froze at a third of the national share.

Figure A.10 — Building square footage delivered by decade (year built), Bodo Industrial Park and Durango Tech Center. Source:  
La Plata County Assessor parcel database, PDC analysis, 2026.

The second finding is incremental conversion. Neither park is purely industrial today. Bodo’s 1.31 million square 
feet now include roughly 206,000 SF of warehouse, 147,000 SF of manufacturing and industrial condominium 
space, and 163,000 SF of special-purpose buildings — but also 103,000 SF of lodging, 289,000 SF of commercial 
condominiums, 50,000 SF of retail merchandising, and well over 200,000 SF of government and exempt uses.  
The Tech Center skews to offices (79,000 SF) and county administrative space (37,000 SF), with only about 
14,000 SF in manufacturing and warehouse use combined. This pattern is the predictable consequence of 
scarcity: in a supply-constrained market, higher-and-better-use pressure steadily converts industrial capacity to 
lodging, retail,  and institutional space. The county’s effective industrial inventory is therefore not merely 
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capped; it is declining within its existing parks. Both parks succeeded: Bodo at its peak housed roughly 2,400 
jobs at above-average wages — nearly 15 percent of county employment — on approximately 205 acres. Both 
are now full, aging, and eroding as industrial assets, and no successor has been developed.

Metric
Bodo Industrial 

Park
Durango Tech 

Center
Combined Note

Parcels 224 51 275

Acreage 205.4 37.2 242.6

Building SF 1,305,100 228,361 1,533,461

Median year built 1984 2002 —
42 and 24 years 
old

Built since 2005 (SF) 109,140 45,850 154,990 ≈10% of stock

Total actual value $282.3M $71.9M $354.2M ≈$1.5M / acre

Total assessed value $76.1M $19.2M $95.3M

Table A.3 — Bodo Industrial Park and Durango Tech Center parcel audit. Source: La Plata County Assessor parcel database, PDC 
analysis, 2026.

A.6.2  Current Market Conditions

This  Report’s  Market  Analysis  Appendix  illustrates  the  challenges  facing  industrial  and  office  space 
development.  The County’s  industrial  market totals  roughly 950,000 square feet of  inventoried space — 
overwhelmingly older, small-bay product with a 1980 median year built. The current vacancy rate is near 0.5  
percent, with zero square feet under construction and effectively no speculative delivery in a decade. The 17-
building comparable set surrounding the StoneAge headquarters at Animas Air Park shows zero vacancy and no 
turnover. The office market is similarly tight at roughly 2 percent vacancy with no pipeline. In a market this  
constrained, measured absorption understates demand by construction: firms cannot lease space that does 
not exist.

A.6.3  The Opportunity Cost and Causal Chain

The economic and market evidence forms a short causal chain for why the County’s industrial sectors and 
industrial space are not expanding. 

1. First,  La Plata’s high-wage, space-consuming sectors are under-represented (Section A.4) and flat 
(Section A.5), while the same sectors grow in peer counties. 

2. Second,  the  peer  county  that  grew  fastest  in  those  sectors  is  the  one  that  delivered  modern  
employment space at scale — and the construction-starts record now dates the sequence: Montrose 
and Delta  developed 265,000 square  feet  of  industrial  space  between 2016 and 2021;  La  Plata  
delivered only 38,500 and none after 2018; the employment divergence between La Plata County and 
these neighboring counties followed (Section A.5.3). 

3. Third, La Plata’s existing inventory is full, old, and quietly converting away from industrial use. The 
County’s last employment park opened a generation ago. 

4. Fourth, the county’s own homegrown exporters — StoneAge is the most prominent example — occupy 
legacy buildings with no modern space available for expansion. These factors indicate that the binding 
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constraint on La Plata County’s traded-sector growth is the supply of competitive space, compounded 
by an entitlement process that makes delivering new space slow, uncertain, and expensive.

Several  caveats  apply.  Montrose’s  growth  also  reflects  cheaper  housing,  aggressive  incentives,  and  an  
Opportunity Zone — advantages La Plata could replicate but with significant coordination and effort. Also, 
employment data cannot prove that a specific firm would have located in La Plata had space existed. However, 
the study team’s stakeholder interviews, the market’s near-zero vacancy rate, the County’s dated construction-
starts sequence, and the region-wide sector patterns nonetheless point in the same direction — La Plata County 
needs developable land for industrial space in order to diversify its economy. No competing explanation 
(demand weakness, labor shortage, or market remoteness) accounts for the same sectors expanding in smaller, 
lower-income counties thirty and sixty miles away. 

The Opportunity Cost, Quantified

Had La Plata County merely matched Southwest Colorado’s collective growth (~25 percent) since 2013, real  
output in 2024 would be roughly $800 million higher — about $4.1 billion instead of $3.28 billion. Sector by  
sector, matching Delta’s and Montrose’s manufacturing concentration alone implies roughly 825 additional 
manufacturing jobs and about $55 million per year in forgone labor income (Section A.5.2). Even a fraction of 
that performance, captured in the study area, materially improves the tax-increment and bonding calculations 
developed later in this report.
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A.7  Jobs, Housing, and the Affordability Loop
The  stagnation  documented  in  this  report  has  direct  demographic  consequences.  La  Plata’s  workforce 
increasingly cannot buy into a housing market whose inflation-adjusted median rose from roughly $496,000 in 
2013 to $675,000 in 2023 — with in-town Durango homes selling at a median of $940,000 in the first quarter of 
2026. Limited job growth and falling wages only exacerbate this problem. In-commuting has risen more than 
200 percent since 2002 — nearly 5,500 additional workers now drive into the county daily. The number of  
employed county residents has fallen from about 31,000 in 2008 to roughly 29,000. Jobs held by workers 55 and 
older have doubled since 2002, while jobs held by workers 29 and younger have fallen by a third. The county is 
increasingly oriented toward retirees and visitors, while a growing share of its workforce resides outside county 
lines.

Housing production has not offset the pressure — and here too the competitive set is instructive. La Plata  
County permitted about 208 units in 2023, roughly 0.72 permits per 100 existing units — less than a third of the 
early-2000s pace of 700-plus units per year, and roughly half the per-unit rate of Archuleta (1.43) and Montrose 
(1.37). Housing units grew just 5.5 percent from 2020 to 2024 against 7.9 percent in Montrose and 7.2 percent 
in Archuleta.

Figure A.11 — New housing permits per 100 existing units, 2023. Source: U.S. Census Bureau Building Permits Survey and  
Housing Unit Estimates.

Jobs and housing are one system, and the study’s premise treats them that way. Population growth in a rural  
county is largely a function of economic opportunity: households move to jobs, and housing gets built where 
household growth makes it pencil. An economy that adds well-paying employment generates the demand, the 
wages, and — through mechanisms this study develops — the public revenue that supports housing delivery. 
An economy that stagnates does the opposite: it suppresses housing demand at attainable price points while 
amenity-driven wealth bids up the existing stock, which is the self-reinforcing cycle illustrated by the data. 
Breaking the cycle requires action on both fronts, but employment is the lever this study area directly controls 
— and it operates upstream of housing.

Why Growth Is an Affordability Strategy
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Local government finance reinforces the connection. Sales tax revenue is generated by resident spending, not 
by retail floor area alone; when employees live outside the county, a substantial share of their earnings is spent 
outside the county. Growing traded-sector employment at above-average wages retains income, spending, and 
taxable activity within the county — supporting the services and infrastructure that housing growth requires.
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A.8  Implications for the Animas Air Park & La Posta Study Area
The economic evidence converges on a clear development thesis for the study area. The county’s deficit sectors 
— the ones under-represented at home and growing regionally — are exactly the sectors the study area’s 
planned product serves: small-to-mid-bay light industrial, flex and business-park space, and a demand-led 
office component, with aviation-adjacent uses at the Air Park. The target industry profile below pairs each 
sector with its evidence base and its real-estate demand.

Target sector Evidence base Space demanded

Light & advanced 
manufacturing

LQ 0.37 vs. 0.74 Montrose / 0.76 Delta; 
regional LQ-parity benchmark ≈ 825 jobs; 
proven local anchors (StoneAge); wage 
$1,283/wk — above county avg.

Small-to-mid-bay industrial, 5K–30K 
SF; clear height, power, yards

Construction trades & 
building products

LQ 1.41 and holding; regional construction 
booming (Montrose +53%); trades 
formalizing from yards to buildings

Shop/warehouse with yard storage; 
contractor bays

Aviation services & MRO
Air Park runway asset; aviation-plus 
overlay districts; niche traded services with 
no regional competitor

Hangars, hangar-flex hybrids, apron-
adjacent shop space

Professional, scientific & 
technical services

LQ 0.69 but fastest local growth (+326 
jobs, +13.8%) into a closed market; top 
Durango sub-industry rankings (computer 
systems design, consulting, engineering); 
wage $1,799/wk

Flex office, R&D/lab, and coworking 
suites; modest, demand-led office

Outdoor products & regional 
distribution

Regional proof of concept (Mayfly, Wedge 
Brands at Montrose); Four Corners 
logistics gap; brand fit with Durango

Flex/warehouse 10K–50K SF; 
showroom-forward flex

Table A.4 — Target sector alignment. Sources: BLS QCEW; CoStar; PDC market analyses; PDC sub-industry rankings (Durango, 
NAICS 3- and 5-digit).

Three implications carry into the rest of the study. First, the development program should lead with flex and 
light-industrial product — the lowest-cost, fastest-absorbing, most evidence-backed use — with office, R&D, 
and coworking space sized to the demonstrated professional-services demand documented in Section A.4.4,  
consistent with the market analyses and the demand-ceiling model. Second, because the constraint is supply  
and process rather than demand, the regulatory framework matters as much as the infrastructure: by-right, 
administratively approved entitlement in the overlay districts directly addresses the uncertainty that has  
contributed to the absence of industrial construction starts since 2018. Third, the employment this program 
houses is the revenue engine for the financing plan — above-average-wage jobs generate the assessed value,  
the increment,  and the local  spending that  the tax-revenue and bonding-capacity  chapters  convert  into 
infrastructure dollars; the roughly $1.5 million per acre of actual value standing in Bodo and the Tech Center  
today demonstrates what employment land produces in this county.
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Strategic Case Summary

La Plata County’s peers demonstrate that Western Slope counties can grow goods-producing, above-average-
wage employment — when they deliver the space to accommodate that growth. La Plata has the demand 
signals, the anchor firms, the labor-market scale, and in the Animas Air Park and La Posta corridor, the land. 
What it has lacked for twenty-five years is a delivered, entitled, infrastructure-served employment district — its 
most recent dates to the Tech Center’s early-2000s build-out, and no industrial construction start has been 
recorded in the county since 2018. Providing a new business park and industrial space is the most consequential 
economic-development action available to the county — and it is the action this study is designed to make 
feasible.
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A.9  Data Sources, Methodology & Limitations
1. Output. U.S. Bureau of Economic Analysis, GDP by County (Feb. 2026 release), real series in chained 2017 

dollars, retrieved via FRED (La Plata REALGDPALL08067; Montrose REALGDPALL08085; Colorado CORGSP; 
2024 current-dollar levels for all competitive-set counties from the FRED Colorado release table). County 
GDP for small counties carries wider estimation error than state GDP; multi-year trends are more reliable  
than single-year changes.

2. Employment, wages, and location quotients.  BLS Quarterly Census of Employment and Wages, private 
employment, supersector level, Sep. 2021 – Sep. 2025; wages are Q3 averages; NAICS 54 subsector detail  
from QCEW establishment-level  compilations.  September 2025 figures are preliminary and subject  to 
revision. LQs benchmark local shares against the U.S. private economy. Public administration is excluded 
from private-series LQs; government employment (Fort Lewis College, school districts, the Southern Ute  
Indian Tribe’s governmental operations) is a meaningful stabilizer not captured here.

3. Industrial  construction  starts.  CoStar  construction-starts  exports  for  La  Plata,  Montrose,  and  Delta 
Counties, quarterly, 2016 Q1 – 2026 Q2 (June 2026). CoStar tracks inventoried industrial product and may 
undercount  small  owner-built  or  agricultural  structures  in  all  three  counties  equally;  comparative 
conclusions are robust to this undercount.

4. Business-park parcel audit. La Plata County Assessor parcel database extracts for Bodo Industrial Park (224 
parcels) and the Durango Tech Center (51 parcels), 2026: use codes, building square footage, year built, and 
actual and assessed values. Median ages computed on improved parcels; use-code square footage reflects 
assessor classifications, which can lag actual occupancy.

5. Historical jobs, wages, commuting, and housing figures.  U.S. Census Bureau County Business Patterns 
(payroll  jobs  and  wages,  inflation-adjusted),  OnTheMap/LEHD  (commuting),  BLS  LAUS  (employed 
residents), Census Building Permits Survey and Housing Unit Estimates, and Durango Area Association of 
Realtors (home prices), as compiled in the Durango Herald’s 2026 analysis by R. Zalneraitis and cross-
checked against the underlying federal series where available.

6. Real estate market conditions.  PDC Light-Industrial  & Warehouse Market Analysis  and Office Market 
Analysis (June 2026), built on CoStar underwriting reports, CBRE, and Integra Realty Resources data.

7. Montrose case study. City of Montrose and Colorado Outdoors published materials; CHFA project financing 
summary; Colorado Sun and Grand Junction Daily Sentinel reporting.

8. Limitations. The space-constraint conclusion is an inference from converging evidence — zero vacancy, no 
pipeline,  the  dated  starts-to-jobs  sequence,  peer-county  divergence,  stakeholder  interviews  — not  a 
controlled experiment.  Peer-county growth also reflects factors La Plata cannot replicate one-for-one 
(housing costs, Opportunity Zone designation, incentive stacks). Dolores County is included in demographic 
and GDP comparisons but excluded from QCEW comparisons due to data suppression. The 2021–2025 
employment window opens after the principal pandemic rebound year (which ended September 2021) and 
is reported in absolute job counts to avoid recovery-inflated percentages; a full ten-year QCEW comparison 
is recommended as a future refinement when consistent annual-average county files are compiled.

Prepared by Pioneer Development Company, LLC — August 2026 (revised). Figures are provided for planning purposes and 
should be revalidated against updated federal releases prior to bonding decisions. This appendix is a component of the La Plata 
Economic Alliance Fiscal & Economic Impact Study.
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B.1  Executive Summary

This appendix documents the survey and stakeholder engagement program conducted for the Animas Airpark 
and La Posta Strategic Plan. It presents the outreach methodology and survey instruments, tabulates the  
property  owner and business  responses,  summarizes  the private  and public  stakeholder  interviews,  and 
organizes the findings by Development Opportunity Zone for reference in the zone chapters of Part IV. The 
engagement program was designed to answer a practical feasibility question: which properties in the study 
area could be improved, expanded, developed, or sold within the next ten years if infrastructure and county 
regulatory conditions improved.

The survey results provide a consistent directional signal. Of the 15 substantive survey records in the analytical 
file, 14 (93.3 percent) are at least open to developing their property  under improved infrastructure and/or 
regulatory conditions, with 13 answering Yes outright. Firm sale interest is far weaker: only two records express 
firm willingness to sell. Every record that provides a timing answer identifies an earliest development window 
within five years. The likely implementation pathway is therefore owner-led reinvestment, not widespread 
land turnover,  and the binding constraints  are  the shared conditions of  access,  utilities,  fire  protection,  
drainage, and county approvals.

The survey work was supplemented by interviews with stakeholders throughout the study area. Multiple 
interviews were conducted with representatives of the Southern Ute Indian Tribe Growth Fund, StoneAge 
Tools,  the Animas Airpark Homeowners Association,  Four Corners  Materials,  and other property owners  
throughout the La Posta Area. These interviews provided additional information regarding future development 
and business expansion plans over the next 10 to 20 years and helped shape the study’s development forecasts. 
Interviews with La Plata County staff, City of Durango staff, the Durango Fire Protection District, and the La Plata 
Electric Association provided a deeper understanding of the infrastructure and regulatory constraints affecting 
the study area, and were essential to forecasting the infrastructure requirements and costs presented in  
Appendix F.

The Bottom Line

The study area is not waiting for a single outside developer to create demand. Existing owners and 
businesses are already planning hangars, industrial and commercial buildings, mixed-use projects, and 
business  expansions,  and  what  separates  that  interest  from  implementation  is  infrastructure  and 
regulatory feasibility. The engagement record independently corroborates the supply-constraint thesis 
established in Appendix A: the Animas Airpark and La Posta Area would develop rapidly if regulatory 
controls were made more efficient and the necessary public infrastructure were constructed.

The engagement evidence is strong, triangulated, and directionally consistent, but it is descriptive stakeholder 
evidence from a voluntary outreach process, not a probability sample. Percentages in this appendix always  
state  their  denominator,  timing responses  are  treated as  expressions  of  intent  rather  than construction  
schedules, and the development forecast applies explicit realization assumptions rather than converting stated 
interest directly into forecasted projects. Section B.10 states the limitations of the engagement record in full.

B-1



Appendix B — Survey & Stakeholder Engagement Animas Airpark and La Posta Strategic Plan

B.2  Engagement Program Design and Methodology

The engagement program used a phased approach rather than a single questionnaire, recognizing that the 
study area contains several distinct markets and ownership contexts. The project team worked with the Animas 
Airpark Homeowners Association to distribute the core survey to airpark owners, conducted direct outreach to 
owners and businesses in Airpark South and the La Posta corridor,  and coordinated separately with the 
Southern Ute Indian Tribe Growth Fund regarding the Business Park opportunity. Stakeholder interviews with  
private owners, businesses, and public entities ran in parallel with the written instruments.

The program proceeded in four stages. Stage one distributed a concise ten-question core survey establishing 
ownership,  current use,  conditional  sale and development interest,  timing,  likely development type,  and 
willingness  to  participate  in  follow-up.  Stage two deployed a  27-question detailed  follow-up instrument 
exploring  utilization,  transaction  history,  value  effects,  specific  constraints,  project  scale,  infrastructure 
priorities,  and  willingness  to  participate  in  shared  solutions.  Stage  three  conducted  telephone calls  and 
structured stakeholder interviews to clarify ownership, project concepts, timing, and barriers. Stage four coded 
the responses,  normalized categories,  and reconciled responses  against  the parcel  record so that  multi-
property responses and duplicate submissions would not distort the tabulations.

Component Audience / Channel Evidence Produced How Used

Core survey
HOA-assisted distribution; 
direct owner and business 
outreach

Ten-question standardized 
responses Primary quantitative cohort

Detailed follow-up Selected landowner follow-
up

27-question structured 
response

Constraint and project detail; 
not double counted

Stakeholder 
interviews

Private owners, businesses, 
public entities

Narrative development, 
barrier, timing, and cost 
information

Qualitative triangulation; 
forecast and infrastructure 
inputs

Parcel 
reconciliation

Assessor and project GIS 
files

Address, parcel, 
ownership, and acreage 
matches

Coverage measurement and 
duplicate controls

Table B.1 — Engagement program components. Source: Core and follow-up survey instruments; project response workbook; 
interview records; PDC analysis.

B.2.1  Units of Analysis

Three units appear in the survey record and are never used interchangeably: response records, ownership 
groups, and properties or parcels. A married couple or business entity may constitute one ownership group;  
one ownership group may own multiple properties; and two submitted records may reference the same 
address. Every percentage in this appendix states its denominator, and property counts are labeled preliminary 
where parcel reconciliation remains incomplete.
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Evidence Standard

The survey results are descriptive stakeholder evidence from a voluntary, non-random outreach process. 
They are highly useful for understanding the participating owners’ direction of interest, and they are 
consistent across instruments, interviews, and project documents. They do not support a conventional  
margin of error, confidence interval, or claim of statistical representativeness, and this appendix does not 
make such claims.
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B.3  Survey Instruments

B.3.1  Core Survey

The core instrument was a concise ten-question owner survey designed to lower the response burden and  
produce a consistent quantitative core. The two central disposition questions, willingness to sell and willingness 
to develop, were expressly conditional on improved infrastructure and/or county regulations. The short format 
was well suited to identifying the direction of interest and the likely time horizon; it was not designed to 
measure the frequency of individual constraints, which is addressed through the follow-up instrument and 
interviews.

Q Question Response Format

1 Property owner name Open response

2 Property address or parcel ID Open response

3 Phone number Open response, optional

4 Email address Open response

5 Current property use
Aviation-related; industrial / light industrial; 
storage / yard; commercial; residential; vacant / 
undeveloped

6 Would you consider selling if infrastructure and/or 
county regulations were improved? Yes / No / Maybe

7 Would you consider developing if infrastructure 
and/or county regulations were improved? Yes / No / Maybe

8 If you would develop, when would you likely 
begin?

0–2 years / 3–5 years / 5–10 years / not planning to 
develop

9 What type of development would you most likely 
pursue?

Light industrial / warehouse; aviation-related; 
commercial / retail; office; residential; mixed-use

10 Would you be open to follow-up to discuss your 
property? Yes / No

Table B.2 — Core property owner survey instrument. Source: Animas Airpark core survey instrument, project file version.

B.3.2  Detailed Follow-Up Instrument

A 27-question follow-up instrument expanded the core topics to include property utilization, transaction 
history, the effect of infrastructure and regulations on value, specific development constraints, project scale, 
infrastructure priorities, willingness to participate in shared infrastructure solutions, and current development 
plans. One completed structured follow-up is included in the analytical file. Because that respondent was  
already represented in the core survey cohort, the detailed response is treated as additional evidence on 
constraints and value effects rather than as a new respondent. The full instruments are retained in the project 
record.
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B.4  Survey Coverage

The analytical file contains 16 response and contact records. Fifteen include a substantive answer to at least  
one development, sale, timing, or development-type question; one is a contact-only property record and is  
excluded  from  substantive  percentages.  Preliminary  deduplication  identifies  approximately  15  distinct 
ownership groups and approximately 17 unique property references, because several responses cover more 
than one property. Known matched acreage represented by the responses totals approximately 53.9 acres.

Unit Count Definition and Qualification

Response / contact records 16 All records in the curated response workbook

Substantive records 15 At least one development, sale, timing, or 
development-type field answered

Contact-only records 1 Useful for outreach and property coverage; excluded 
from percentages

Distinct ownership groups ≈ 15 Preliminary deduplication of duplicate submissions

Unique property references ≈ 17 Multi-property responses expanded; duplicates 
consolidated

Known represented acreage ≈ 53.9 acres Matched acreage only; excludes unresolved address 
references

Table B.3 — Analytical cohort. Source: Project survey analysis workbook, July 2026.

Coverage is strongest in Airpark North, where the Homeowners Association assisted distribution and where 
roughly  one quarter  of  parcels  are  represented by  at  least  one response.  Coverage in  Airpark  South is  
moderate, and documented survey coverage along the La Posta corridor is thin, with owner intent there  
established primarily through interviews rather than written responses. The Business Park parcels owned by  
the Southern Ute Indian Tribe are represented through direct Growth Fund coordination rather than raw 
survey responses, and are therefore excluded from the survey percentages. The outreach was administered 
under an earlier subarea framework that predates the final four-zone study area geography; the coverage 
counts below are reported as collected, and final reconciliation of survey coverage to the adopted 74-parcel  
study area boundaries remains an open item.

Outreach Subarea Total Parcels Represented 
Properties

Coverage

Airpark North 48 12 25.0%

Airpark South 27 4 14.8%

La Posta corridor 19 1 5.3%

Four Corners Materials site 5 0 (interview coverage) —

Southern Ute properties 3
0 (Growth Fund 

coordination) —

Table B.4 — Preliminary survey-related property coverage by outreach subarea. Source: Project property crosswalk. Property 
matches are preliminary; interview and coordination coverage is qualitative and is not counted as a raw survey response.

The absence of probability sampling does not make the outreach uninformative. The survey directly reaches 
the people who control or operate property in the study area and therefore have firsthand knowledge of  
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development feasibility, ownership objectives, and site-specific constraints. The consistency between the core 
survey, the detailed follow-up, the interviews, and the area planning documents strengthens the directional  
conclusion.  The  strongest  inference  applies  to  participating  owners,  particularly  in  Airpark  North  where 
coverage is highest; conclusions for the La Posta corridor and Business Park rest on the interview record and 
remain scenario-based.
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B.5  Survey Tabulations

B.5.1  Development and Sale Interest

Thirteen of the 15 substantive records answer Yes to developing their property if infrastructure and/or county 
regulatory conditions improve, one answers Maybe, and one answers No. The primary demand measure is  
therefore 14 of 15 records, or 93.3 percent, at least open to development. Sale interest is far weaker: two 
records  answer  Yes,  six  answer  Maybe,  and seven answer  No.  Firm sale  intent  is  scarce,  uncertainty  is 
substantial, and development interest decisively outweighs disposition interest. Broad land turnover should 
not be the default implementation assumption; the near-term pathway is owner-led improvement, expansion, 
and intensification.

Figure B.1 — Development interest compared with sale interest, conditional on improved infrastructure and/or county  
regulations. Source: Project survey analysis workbook; n = 15 substantive records.

B.5.2  Development Timing

Seven substantive records identify an earliest development window of zero to two years, seven identify three 
to five years, and one provides no timing. Every record that provides a timing signal points to activity within five 
years, which supports a near- to medium-term conditional pipeline. Timing responses are expressions of intent 
and readiness to explore, not construction schedules: they do not establish that respondents have completed  
design, entitlement, financing, or infrastructure agreements. The development forecast in Appendix D treats  
them accordingly.
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Figure B.2 — Earliest stated development timing. Source: Project survey analysis workbook; n = 15 substantive records. One  
phased interview response is coded by its earliest stated action.

B.5.3  Likely Development Type

The response pattern is not dominated by a single product. Aviation-oriented, residential, and mixed-use 
concepts each account for four substantive records, while light industrial / warehouse, commercial / retail, and 
an aviation-residential hybrid each account for one. The hybrid category is retained because it reflects the 
airpark’s distinctive development logic: some projects combine a residence with a hangar or other aviation 
function rather than fitting a conventional single-use category. This diversity supports a development program 
built around multiple asset classes rather than a single anchor use.

Figure B.3 — Most likely development type. Source: Project survey analysis workbook; n = 15 substantive records. Aviation and  
aviation-related labels are normalized; the hybrid category is retained separately.
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B.5.4  Follow-Up Engagement and Current Use

Thirteen of the 14 records answering the follow-up question, or 92.9 percent, are willing to continue the 
conversation. High follow-up interest creates a strong foundation for implementation outreach, though it is not 
a commitment to develop or to contribute financially. Current uses in the core cohort are led by aviation: seven 
aviation or aviation-related, three residential,  two commercial,  and two industrial or light industrial.  This 
pattern confirms that the study area is active but constrained, with an existing economic and aviation base that 
can be expanded rather than created from nothing.

Measure Category Count Denominator Share

Develop Yes 13 15 86.7%

Develop Maybe 1 15 6.7%

Develop No 1 15 6.7%

Develop Yes or Maybe 14 15 93.3%

Sell Yes 2 15 13.3%

Sell Maybe 6 15 40.0%

Sell No 7 15 46.7%

Earliest timing 0–2 years 7 15 46.7%

Earliest timing 3–5 years 7 15 46.7%

Earliest timing No timing 1 15 6.7%

Development type Aviation-oriented 4 15 26.7%

Development type Residential 4 15 26.7%

Development type Mixed-use 4 15 26.7%

Development type Light industrial / warehouse 1 15 6.7%

Development type Commercial / retail 1 15 6.7%

Development type Aviation-residential hybrid 1 15 6.7%

Follow-up Yes 13 14 answering 92.9%

Table B.5 — Quantitative summary of survey responses. Source: Project survey analysis workbook. Percentages may not sum to 
100.0 percent because of rounding.
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B.6  Stakeholder Interviews

B.6.1  Private Property and Business Owners

The survey work was supplemented by interviews with specific stakeholders throughout the study area,  
including property owners and business owners in each Development Opportunity Zone. Multiple interviews 
were conducted with representatives from the Southern Ute Indian Tribe Growth Fund, StoneAge Tools, the 
Animas Airpark Homeowners Association, Four Corners Materials, and other property owners throughout the 
La Posta Area. These interviews provided additional information regarding future development and business  
expansion plans over the next 10 to 20 years, and that information helped shape the study’s development  
forecasts in Appendix D.

The private interviews consistently reinforced the survey signal.  Owners and operators described specific 
project concepts, including hangar construction and modernization, business facility expansion, industrial and 
commercial  buildings,  and larger-format  employment  development,  and consistently  identified the same 
threshold  conditions:  adequate  access,  trunk  water  and  sewer  service,  sufficient  fire  protection,  and  a 
predictable county approval path. The Growth Fund interviews established the Business Park zone’s distinct  
ownership and decision-making context, which is addressed separately in the zone chapter and in the public  
financing strategy.

B.6.2  Public Agencies and Service Providers

In addition to private property owners and businesses, the study conducted interviews with La Plata County  
staff, City of Durango staff, the Durango Fire Protection District, and the La Plata Electric Association. These  
public  entities provided a  deeper  understanding of  the current  infrastructure and regulatory  constraints 
impacting the study area. The Fire District and LPEA interviews were essential to forecasting the infrastructure 
requirements and costs necessary to activate the study area for the development envisioned by the private 
sector  and  demanded  by  the  market  analysis;  those  requirements  and  costs  are  carried  in  the  SEH 
infrastructure estimate presented in Appendix F.

Interviewee Sector Primary Contribution to the Study

Southern Ute Indian Tribe Private landowner
Business Park development interests, decision 
framework, and long-range plans; financing 
coordination context

StoneAge Tools Private business
Expansion plans and facility requirements of the 
county’s marquee homegrown exporter

Animas Airpark Homeowners 
Association Private / civic Survey distribution; airpark operations, access, and 

owner priorities

Four Corners Materials Private business
Operations, long-term site plans, and heavy-industrial 
context in the La Posta Area

La Posta Area property owners Private landowners
Corridor ownership objectives and development 
constraints

La Plata County staff Public agency Regulatory posture, approval processes, and county 
planning context

City of Durango staff Public agency Utility service context and intergovernmental 
considerations
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Interviewee Sector Primary Contribution to the Study

Durango Fire Protection District Service provider Fire-flow, emergency access, and protection 
requirements for new development

La Plata Electric Association Service provider Electric capacity, extension requirements, and service 
planning

Table B.6 — Stakeholder interview program. Source: Project interview records, 2025–2026. Individual names and commercially 
sensitive details are retained in the project files and are not published.
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B.7  Cross-Cutting Constraint Themes

The core survey establishes the conditional relationship between improved infrastructure and regulation and 
owner intent, but it does not measure the frequency of each constraint. Constraint findings therefore come  
from the detailed follow-up, the coded interviews, and the technical planning record, and they are presented as 
corroborated qualitative evidence rather than as percentages of all respondents. Six themes recur across the  
engagement record.

Secondary and emergency access.  Secondary access is the most consistent airpark-specific theme. Airpark 
North relies on a single access point, and both the project documents and the owner interviews identify 
secondary or formal fire access as a development threshold. In Airpark South, the same issue affects truck 
movement, emergency response, and the feasibility of larger buildings.

Sewer and septic capacity. Sewer is the clearest parcel-level constraint in the detailed evidence. The structured 
follow-up identifies sewer as the single improvement that would unlock the most value,  and the owner  
interviews confirm that septic systems adequate for hangars cannot support the development programs 
owners actually want to pursue. La Posta planning documents describe centralized infrastructure as a district-
scale problem that no individual project can finance alone.

Water  supply  and fire flow.  Water  availability  and fire-flow capacity  govern development  intensity  and 
insurability, and the Durango Fire Protection District interview confirmed that larger industrial buildings trigger 
substantially more demanding protection requirements. This constraint is most acute in Airpark South, where  
manufacturing, flex, and warehouse formats are the market opportunity.

County  process  and regulatory  predictability.  The follow-up evidence identifies  county  regulations  as  a 
significant value-impact factor, and the interviews call for clearer standards for hangars, hangar-residential 
formats, aviation-support uses, and site development. The practical objective is not simply fewer rules; it is a 
predictable approval path tied to the actual infrastructure capacity of each zone, which is the purpose of the 
overlay strategy in Appendix G.

Stormwater and drainage.  Additional impervious area will require detention, water-quality treatment, and 
careful  drainage  planning  because  the  study  area  ultimately  drains  toward  the  Animas  River.  These 
requirements affect usable site area and project cost and are incorporated in the development assumptions  
rather than treated as late-stage contingencies.

Aviation service continuity. Owner interviews raised continued access to fuel, repairs, inspections, and other 
fixed-base  services  as  an  operational  priority.  Preserving  and  expanding  these  services  strengthens  the 
airpark’s aviation identity and supports hangar demand and aviation-related business activity.

Participating owners and the outreach record also indicate that these constraints suppress achievable property 
value by narrowing feasible uses, delaying approvals, limiting financing, and discouraging buyers. The evidence 
is directionally important but does not quantify a study-area-wide discount, and this plan makes no claim of a 
universal percentage reduction. The defensible conclusion is that infrastructure and regulatory uncertainty 
impair marketability and value realization even before construction is considered — which is precisely why 
infrastructure investment and regulatory reform create option value for owners in advance of any building 
permit.
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B.8  What We Heard by Development Opportunity Zone

The engagement findings below are organized by the four Development Opportunity Zones and provide the 
evidentiary basis for the “What We Heard” sections of the Part IV zone chapters. Statements are aggregated 
and non-attributed; the supporting workbooks contain names, contact information, parcel references, and 
value observations that remain in the project files unless a redacted release is prepared with owner permission.

B.8.1  Airpark North (AN)

Airpark  North carries  the strongest  survey coverage and the clearest  identity.  Owners  described hangar  
modernization,  new  hangar  construction,  aviation-support  businesses,  hangar-residential  and  aviation-
residential formats, and selective subdivision of larger parcels. One managing-partner interview described 
smaller improvements within two years and larger development within five, illustrating the phased character of 
the pipeline. Near-term opportunity in this zone will come from many owner-led projects rather than one large 
land assembly,  and the stated unlocks are secondary and emergency access,  sewer,  fire protection, and 
predictable aviation-compatible standards. This survey-driven demand is specific to the airpark and is treated 
as additive to the countywide demand ceilings in the development program.

B.8.2  Airpark South (AS)

Airpark  South  functions  as  the  study  area’s  employment-oriented  edge,  with  existing  manufacturing, 
machining,  fabrication,  contractor  services,  storage,  and  aviation-adjacent  operations.  The  engagement 
evidence frames the zone’s issue as business retention and expansion: firms have real growth interest but 
cannot proceed without adequate access, water, fire flow, utilities, and site readiness. Outreach documents 
identify a potential expansion by an established local employer and report that a warehouse user evaluated the 
area but did not proceed — a concrete illustration of demand lost to the supply constraint. These examples  
inform the near-term program weighting in this zone.

B.8.3  Business Park (BP)

The Business Park zone is represented through direct coordination with the Southern Ute Indian Tribe Growth 
Fund rather than through raw survey responses, reflecting its distinct ownership and decision-making track. 
Multiple  Growth  Fund interviews  discussed  long-range  development  opportunities  and  the  coordination 
required among the landowners, utility service providers, and the County. Those conversations shaped the  
zone’s development program and the treatment of PILT participation in the public financing strategy. Because 
the Tribe’s land is privately held in fee and subject to County regulation, the zone’s implementation path runs 
through the same overlay and infrastructure framework as the balance of the study area.

B.8.4  La Posta Area (LP)

Documented survey coverage along the La Posta corridor is the thinnest in the study area, and owner intent 
there was established primarily through interviews, including conversations with Four Corners Materials and 
other corridor property owners. The corridor includes commercial, residential, utility, industrial, and transition 
parcels and should not be treated as uniformly commercial. Interviewees consistently identified road access 
and frontage, centralized water and sewer, stormwater and drainage, and residential compatibility as the 
conditions shaping any realistic development program. The zone chapter states its findings accordingly: the 
corridor presents genuine opportunity, with owner-intent evidence that remains thinner than in the airpark 
zones, and the development assumptions stay conservative until outreach expands.
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Zone Engagement Evidence Stated Direction Stated Unlocks

Airpark North 
(AN)

Strongest survey coverage; 
owner interviews

Hangars, aviation-
residential, compatible 
mixed use; owner-led 
projects

Secondary access, sewer, 
fire protection, 
predictable standards

Airpark South 
(AS)

Survey responses; business 
outreach

Industrial, flex, 
manufacturing expansion; 
retention of existing 
employers

Fire flow, truck and 
emergency access, 
utilities, site readiness

Business Park 
(BP)

Growth Fund interviews; no raw 
survey responses

Larger-format employment 
development on Tribal fee 
land

Owner coordination, 
trunk infrastructure, 
financing structure

La Posta Area 
(LP)

Interviews with corridor owners 
and businesses; one contact 
record

Corridor commercial, 
compatible infill and 
transition uses

Access and frontage, 
central utilities, drainage, 
residential compatibility

Table B.7 — Engagement findings by Development Opportunity Zone. Source: Project survey analysis workbook and interview 
records; PDC analysis.
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B.9  Application to the Development Forecast

The engagement record calibrates the development forecast; it does not dictate it. The survey and interviews 
were used to select plausible land-use mixes for each zone, to establish timing bands consistent with the stated 
pipeline, and to identify which infrastructure triggers belong to each phase of the program. The development 
program in Appendix D then applies explicit realization assumptions reflecting entitlement, financing, site 
capacity, owner participation, and market absorption, and it avoids double counting where respondent plans 
and the buildout model cover the same parcels or concepts.

Two applications deserve specific note. First, the Airpark North program is driven by the airpark-specific survey 
demand documented in this appendix rather than by the countywide market analyses, and all Airpark North  
square footage is treated as fully additive to the countywide demand ceilings in Appendix C. Second, the  
divergence between development interest and sale interest shaped the implementation strategy throughout 
this plan: public actions are designed to lower shared barriers for multiple owner-led projects, not solely to 
prepare sites for a single master developer.

Modeling Guardrail

Fourteen expressions of development interest are not fourteen forecasted projects. The forecast converts 
stated interest into a disciplined Base scenario through explicit realization and absorption assumptions,  
and it documents the chain connecting survey intent to entitled, financed, and occupied development. 
Stated interest shapes scenarios; verified site capacity, infrastructure, approvals, financing, and market 
demand determine the forecast.

The engagement record also creates an implementation asset. Thirteen of fourteen respondents answering the 
follow-up question are  willing  to  continue the conversation,  and the  near-term stated timing justifies  a 
structured next round of outreach once infrastructure concepts and order-of-magnitude costs are available.  
Owners  can  provide  more  decision-relevant  answers  when  the  location,  cost,  timing,  and  participation 
expectations of potential improvements are concrete.
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B.10  Limitations and Appropriate Use

Although  the  survey  and  interviews  were  comprehensive  and  yielded  useful  insights  for  the  study’s  
development forecast, the findings are not all inclusive. Business owners throughout the Airpark and La Posta 
Area were contacted but never returned the questionnaire or agreed to interviews, and numerous property 
owners were difficult to contact and did not return survey results. These survey gaps are common in voluntary 
outreach, but it should be noted that this appendix’s interviews and findings represent only a part of the study 
area’s property owners and businesses. It is our opinion, however, that additional respondents would only  
bolster the central finding: the Animas Airpark and La Posta Area would rapidly develop if regulatory controls 
were made more efficient and the necessary public infrastructure were constructed.

Limitation Implication for Interpretation

Voluntary, non-random participation Results describe participating owners and stakeholders; no statistical 
margin of error is claimed

Invitation denominator not fully 
documented

A conventional response rate cannot be calculated until the full 
outreach universe is assembled

Geographic concentration Airpark North findings have the strongest owner-response basis; La 
Posta and Business Park conclusions rest on interviews

Multiple units of analysis Records, ownership groups, and properties are different counts; 
denominators are stated with every percentage

Conditional question wording A Yes means willingness under improved conditions, not a 
commitment to build

Timing is stated intent Responses do not establish entitlement, design, financing, or 
infrastructure delivery

Value effects are qualitative The evidence supports impaired marketability, not a quantified 
universal discount

Outreach geography predates final 
zones

Coverage counts reflect the outreach-phase subarea framework; 
reconciliation to the adopted study area boundaries is pending

Table B.8 — Engagement record limitations. Source: PDC analysis.

Used with explicit denominators and stated limitations, the engagement record is a strong decision tool. It 
demonstrates  that  private  investment  is  positioned to  respond to  improved development  conditions,  it  
identifies the specific shared barriers that public action must address, and it grounds every zone chapter’s 
recommended direction in the stated intent of the people who own and operate the study area — not in 
consultant preference. The bottom line stands: the constraint on the Animas Airpark and La Posta Area is not 
the absence of interest, it is the gap between owner intent and the access, utility, fire protection, drainage, and 
regulatory conditions required to act on it.
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C.1  Purpose & How to Read This Appendix

This appendix presents the Strategic Plan’s market foundation from a real estate perspective. It answers three 
questions in sequence. First, what do La Plata County’s light-industrial, flex, and office markets look like today 
— their inventory, vacancy, rents, values, and competitive supply? Second, what has the county actually 
delivered historically, and what does that record say about demand? Third, how much new space can La Plata 
County absorb over the next twenty years — the demand ceiling that bounds the development programs, 
revenue forecasts, and financing strategies presented throughout this report.

The analysis is written for stakeholders, landowners, developers, and public officials evaluating the study area 
as a real estate proposition. It draws on CoStar underwriting reports for the Animas Air Park peer set and the 
county’s office market, local, regional and national market benchmarks for capitalization rates and construction 
costs, the La Plata County Assessor parcel record, and Pioneer Development Company’s market judgment. The 
demand ceiling is a countywide absorption envelope, an estimate of how much space the county’s economy 
can absorb under three growth scenarios. The market analysis is distinct from the zone-level development  
programs  found  in  Appendix  D,  which  translate  this  overall  market  demand  into  specific  real  estate  
development programs in specific opportunity zones.

A note on geography. This is a La Plata County market analysis. CoStar and other data providers track the  
county’s commercial real estate as the Durango submarket — a reporting geography effectively coterminous  
with the county — so figures labeled by source as Durango data should be read as the countywide record. The 
comparable business parks referenced throughout, Bodo Industrial Park and the Durango Tech Center, sit 
within Durango city limits but house the same countywide base of manufacturers, trades, and employers the  
study area would serve. The study area is in unincorporated La Plata County and will remain unincorporated;  
however, the market the La Posta Area and Animas Airpark compete in, and the demand they would capture, 
are countywide.

This report’s critical finding is that  the binding constraint on the La Plata County market is supply, not 
demand. Industrial vacancy sits near one-half of one percent and office vacancy near two percent, signaling a  
supply-starved market. Vacancy rates in a healthy market sit between 5% and 7% on average, meaning La Plata 
County’s market is so constrained that it cannot respond to market demand. This scenario is clear when 
analyzing construction starts — La Plata County has no significant starts in its development pipeline, and no 
industrial project has broken ground in the county in more than seven years. The market evidence assembled 
here shows a county whose businesses have demand for space they cannot find — and it is that evidence, not 
optimism, that sets this report’s demand ceiling above the county’s thin historical record.
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C.2  The La Plata County Market Today

La Plata County anchors the Colorado Southwest submarket for both industrial and office product, and in both 
sectors the story is the same: small inventories, exceptionally low vacancy, aging stock, and no construction 
pipeline. Total industrial inventory is roughly 950,000 square feet — about 580,000 square feet of logistics  
space, 280,000 of flex, and 92,000 of specialized product — carrying a vacancy rate of approximately 0.5  
percent against a five-year average of 1.6 percent. Office inventory totals roughly 2.1 million square feet, 
overwhelmingly Class B and older Class C product, at 2.0 percent vacancy. Neither sector has anything under 
construction  anywhere  in  the  county;  the  industrial  market  has  averaged  effectively  zero  speculative 
construction for  a  decade,  and the  office market  has  averaged only  about  5,500 square  feet  of  under-
construction inventory over the same period.

Indicator Industrial Office Note

Total inventory ~950,000 SF ~2.1M SF CoStar

Vacancy rate (Q2 2026) 0.5% 2.0% 5-yr avgs 1.6% / 1.5%

Availability ~5,000 SF ~45,000 SF
Nearly no space 

available

Market asking rent (gross) $13.00 / SF $28.00 / SF All types / classes

Under construction 0 SF 0 SF No pipeline

5-yr avg rent growth 4.1% 3.0% Above U.S. averages

Table  C.1  — La  Plata  County  market  snapshot,  Q2 2026.  Source:  CoStar  Durango-submarket  industrial  and office market  
summaries.

C.2.1  County Demand Drivers

La Plata County’s economy is small but stable, anchored by healthcare, education, tourism, the Southern Ute  
Indian Tribe, energy services, local government, and a small but consequential advanced-manufacturing base. 
Within a fifty-mile radius of the study area live roughly 210,000 residents; within five miles, about 23,500  
residents in 9,800 households with a median household income near $90,500 — above the national median.  
Population and household growth, however, are essentially flat, and that shapes how demand behaves in both 
sectors. New space in this market is absorbed when an existing manufacturer outgrows its shop, when a trade 
contractor formalizes from a yard into a building, or when a professional, medical, or institutional employer 
upgrades or consolidates — not through organic in-migration.

That structural character cuts differently across the industrial and office sectors, and the distinction runs  
through this entire appendix. In the office market, flat demographics genuinely cap demand: scarcity supports 
rents and values, but the pool of tenants able to absorb new space is thin and slow-moving. In the industrial  
market, demand is not capped — it is suppressed. The manufacturing and trades economic base that could 
occupy modern industrial space demonstrably exists; what does not exist is the space needed to house those 
industries.  StoneAge,  the  county’s  marquee  homegrown  exporter  of  high-pressure  waterblast  tooling,  
operates from a 1984 building at the Air Park with no modern expansion option anywhere in the market — the 
clearest illustration of demand the market cannot house.
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The Office Real Estate Market vs Industrial Real Estate Market

Office demand in La Plata County is real but bounded — flat demographics cap how much the market can 
take up, however scarce quality space becomes. Industrial demand is bounded only by supply: near-zero 
vacancy, zero turnover in the competitive set, and seven years without a construction start are the  
signature of a market that has run out of product, not out of users. The Strategic Plan’s program follows 
this distinction — industrial and flex product carries it, and office is sized to demonstrated demand.
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C.3  The Light-Industrial & Flex Market

Industrial is the tightest commercial sector in the region — small, supply-starved, and almost completely built  
out. Independent market commentary describes it as the county’s tightest sector, with small-bay properties 
under 10,000 square feet in particularly high demand and typical listing durations under five months. Any 
quality space that reaches the market leases or sells almost immediately. New industrial development is  
generally described as penciling for owner-users but remaining challenging for speculative delivery because of 
land cost and entitlement constraints — precisely the gap that a planned, entitled, infrastructure-served 
business park is positioned to fill.

C.3.1  The Competitive Set

The  existing  competitive  fabric  is  best  represented  by  the  seventeen-building  peer  set  surrounding  the 
StoneAge headquarters at 466 S Skylane Drive within Animas Air Park — roughly 247,000 square feet of 
functional, owner-occupied, single-tenant shops and warehouses spanning the Air Park, Bodo Industrial Park, 
and scattered Durango locations. The competitive set is old: buildings range from 1953 to 2005 construction 
with a 1980 median year built, average roughly 14,500 square feet, and carry an average clear height under  
nineteen feet. Every one of the seventeen buildings is fully occupied. There is no available space, no leasing 
activity,  and no turnover — not because demand is  absent,  but  because owner-users  hold these assets  
indefinitely and nothing modern exists to move into.

Attribute Subject / Peer Set Market context

Subject — 466 S Skylane Dr 36,638 SF, 1984/1995 StoneAge HQ (manufacturer)

Peer set size 17 buildings, ~247,000 SF Air Park, Bodo, Durango

Peer building size (range) 7,400 – 30,000 SF Avg ~14,500 SF

Peer year built (median) 1980 Range 1953–2005

Peer clear height (avg) 18 8″′ Range 14 –24′ ′

Peer vacancy 0% Fully occupied, no turnover

Table C.2 — The Air Park competitive set. Source: CoStar Peer Properties Summary, 466 S Skylane Dr, June 2026.

C.3.2  Potential for New Industrial Product

The competitive set defines both the demand profile and the opportunity. To serve businesses like StoneAge 
and the County’s broader trades and manufacturing base, new study product should deliver the functional  
profile the existing stock provides, at modern standards: single-story shells with clear heights of twenty-four 
feet or better against the market’s eighteen-foot median, grade-level and dock-high loading, three-phase 
power, modest office finish of ten to twenty percent, secured yard area, and flexible bays of 5,000 to 30,000  
square feet that can be combined or demised as tenants grow. This is a flex and light-industrial program, not a 
big-box logistics program. This market analysis supports the development of flex space and it would face  
essentially no direct modern competition.

C.3.3  Demand and Absorption

Recorded industrial absorption in the county is episodic and thin — a direct consequence of near-zero vacancy. 
Countywide annual net absorption has swung between roughly positive 19,000 square feet and negative 
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10,000 square feet, averaging only a few thousand square feet per year across the cycle. Over the trailing year 
the market absorbed about 19,000 square feet against zero deliveries — that is, it absorbed space by drawing  
vacancy down to 0.5 percent and then simply ran out of inventory. This is the classic signature of a supply-
constrained  small  market:  measured  absorption  understates  true  demand  because  demand  cannot  be 
satisfied. Absorption is also lumpy. A single manufacturer’s expansion can equal several  years of market 
demand. This observation suggests that new product should be delivered in phases rather than in a single, 
speculative wave.

C.3.4  Rents, Values & Capitalization Rates

Industrial asking rents in the county average roughly $13.00 per square foot gross across all types. On a triple-
net basis, market-supportable rents for quality flex and light-industrial product cluster in the $11 to $16 range. 
The market records too few industrial space transactions to accurately estimate a locally derived capitalization 
rate. However, market benchmarks can help triangulate a cap rate for this study. Denver Class A industrial 
trades at 5.0 to 5.5 percent and Denver flex near 7.0 percent, and La Plata County, as a thin tertiary market, will 
trade above Denver cap rates — local evidence supports cap rates in a 7.0 to 9.0 percent range for stabilized  
light-industrial product and 7.0 to 8.75 percent for flex space.

CoStar’s broader countywide data show industrial sales with a median near $117 per square foot and estimated 
market pricing around $144 against a $160 national average; income value at market rents and cap rates 
implies roughly $113 per square foot for shell product and more for finished flex. The single recent Air Park-area 
sale — an obsolete 1995 owner-user building at $40 per square foot — sits at the very bottom of the market 
and functions as a value floor reflecting obsolescence, not a benchmark for new construction. New, modern,  
efficient product supports sale pricing of roughly $150 to $220 per square foot for light-industrial and $170 to 
$250 for flex, against all-in development costs of approximately $140 to $230 and $170 to $260 per square foot 
respectively.

The Industrial Space Key Takeaway

La Plata County cannot supply enough modern industrial space to meet even its modest demand. Zero  
vacancy across the entire competitive set, no construction pipeline, and rents that have grown four 
percent annually through a decade of undersupply all point the same direction — new small-to-mid-bay 
flex and light-industrial product, delivered in phases into a market with no modern competition, is the 
most defensible lead product in the study area.
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C.4  The Office Market

The  county’s  office  market  is  small,  tightly  held,  and  supply-constrained  —  but  its  constraint  operates  
differently than industrial’s. Of the roughly 2.1 million square feet of inventory, only about 38,000 square feet 
rates as 4- and 5-Star product; roughly 1.3 million square feet is 3-Star and 790,000 square feet is older 1- and 2-
Star space. Genuinely modern, institutional-grade office is almost absent, vacancy sits near 2.0 percent, and  
nothing is under construction. The last meaningful delivery was a single building of about 38,000 square feet  
completed in 2024, and recent completions have arrived fully pre-leased or owner-occupied — evidence that 
lenders and developers in this market expect commitments before breaking ground, and that speculative office 
construction is rare by design.

C.4.1  The Top of the Market

The Mercury Payment Systems Building at 150 Mercury Village Drive effectively defines the top of the county’s 
office market: 81,380 square feet across three stories, built in 2013 to LEED Gold standards, the newest and  
largest modern office asset in the county. It quotes $33.95 per square foot gross — roughly a 27 percent  
premium to its eleven-property peer set average of $26.82 — and last traded in 2023 at $18.0 million, or $221 
per square foot. It is also functionally owner-occupied, meaning very little of its space ever reaches the open 
leasing market. The peer set reinforces how thin the quality tier is: a 2.8-star average rating, a median build year 
of 2004, no peer newer than 2007 except the subject, and the few higher rent quotes attaching to small suites 
rather than large blocks.

Attribute Value Market context

Size 81,380 SF, 3 stories Largest modern office in market

Year built 2013 (LEED Gold) Newest Class A/B asset

Gross asking rent $33.95 / SF Peer set avg $26.82 / SF

Available NNN rent $27.00 / SF Single 2,500 SF suite

Last sale (2023) $18.0M — $221 / SF Owner-occupied

Vacancy 3.1% Submarket ~2.0%

Table C.3 — The Mercury Payment Systems Building, 150 Mercury Village Dr. Source: CoStar Underwriting Report, June 2026.

C.4.2  Office Demand and Absorption

Office leasing in the county is episodic. There is almost zero trailing-year leasing activity, and quarterly net 
absorption over 2023–2026 has ranged from roughly positive 50,800 square feet — a single large occupancy 
event — to negative 25,500 square feet. Smoothed across the cycle, sustainable office net absorption has  
averaged between 5,000 to 15,000 square feet per year. Unlike industrial space, this record is not materially 
understated by missing supply: low population and household growth genuinely cap the volume of office space 
the market can absorb, however scarce quality space becomes. The realistic tenant base is  the county’s 
professional, medical, and institutional employers upgrading or consolidating — a real but finite pool. This is  
why the Strategic Plan sizes office to demonstrated demand and phases it behind industrial development.

C.4.3  Rents, Values & Capitalization Rates

Office asking rents in the county average roughly $28.00 per square foot gross across all classes. Converting to a 
triple-net basis  — local  operating expenses and taxes typically  run $5 to $8 per square foot — market-
supportable NNN rents for quality office cluster in the mid-$20s, with new Class A product able to push toward 
the low $30s on scarcity. Capitalization rates, triangulated from national, west region and Denver benchmarks 
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with a tertiary-market adjustment, support a 7.5 to 9.0 percent band for stabilized office; the county’s scarcity 
and very low vacancy partially offset the tertiary-market premium for quality, leased product. 

The County’s Office Market has experienced recent sales that help frame value: the Mercury Building sold for  
~$221 per square foot, a 151,000-square-foot Three Springs medical office sold for $260 in 2024, and recent 
transactions in the County average roughly $224 to $310 per square foot. These sales records match income-
based values using market rents and implied cap rates. New office construction, however, is expensive here: all-
in costs of roughly $300 to $420 per square foot sit uncomfortably close to — and often above — achievable  
sale pricing of $230 to $300, which is the core economic reason office cannot lead this program.

The Office Space Key Takeaway

The county’s office market is supply-starved but demand-thin. Scarcity supports mid-$20s NNN rents and 
values above $230 per square foot, but flat demographics cap absorption near 8,000 to 12,000 square  
feet per year and construction costs run close to or above value on delivery. Office construction costs are 
similar to, and sometimes above, expected returns, making new development challenging. Office belongs 
in the program — sized to demonstrated demand, delivered behind anchor commitments, and carried by 
the flex and light-industrial product that leads the early phases.
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C.5  La Plata County Market Fundamentals at a Glance

The table below consolidates the market fundamentals developed in the two preceding sections into a single 
reference for the three asset classes the Strategic Plan carries: light-industrial and warehouse product, flex and 
business-park product — a light-industrial shell with modest office finish — and standalone office. Ranges 
reflect the spread between older shell space and new, modern product; where a single figure is shown it 
represents  the  midpoint  appropriate  to  new  construction  in  the  study  area.  All  figures  are  Pioneer 
Development Company estimates derived from the sources listed in Section C.10 and should be read as  
planning-level market metrics, not appraised values.

Market metric Light-Industrial Flex / Business Park Office

NNN asking rent (quality space) $9 – $14 / SF $11 – $16 / SF $24 – $33 / SF

Capitalization rate (stabilized) 7.0% – 9.0% 7.0% – 8.75% 7.5% – 9.0%

Value — existing product $110 – $165 / SF $130 – $190 / SF $210 – $260 / SF

Sale price — new product $150 – $220 / SF $170 – $250 / SF $230 – $300 / SF

All-in development cost $140 – $230 / SF $170 – $260 / SF $300 – $420 / SF

Annual absorption — base view 15,000 – 25,000 SF 20,000 – 35,000 SF 8,000 – 12,000 SF

Table C.4 — Consolidated market fundamentals by asset class, La Plata County, 2026. Source: PDC estimates from CoStar, CBRE H2 
2025 Cap Rate Survey, Integra Realty Resources 2026 Denver Viewpoints, and RSMeans / Cushman & Wakefield cost data; see  
Section C.10.

Two relationships in this table shape the entire program. First, flex and light-industrial product is the capital-
efficient end of the market: it costs one-third to one-half as much to build as office, absorbs at two to three 
times the  pace,  and sells  at  prices  comfortably  above its  development  cost.  Second,  office inverts  that  
relationship — its development cost band overlaps and frequently exceeds its achievable sale pricing, which 
means  new  office  in  this  market  is  delivered  by  owner-occupants  and  pre-committed  anchors,  not  on 
speculation.  The market  fundamentals,  in  other  words,  independently  produce the same conclusion the 
demand evidence does: industrial and flex product leads, and office follows demand.
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C.6  The Historical Delivery Record

The demand ceiling in Section C.7 is set against the county’s own construction history — what it has actually  
delivered, what its two business parks produced when land was available, and what a peer county achieved 
when it delivered the product La Plata has not. This historic analysis reveals that the county’s thin absorption 
history measures the absence of supply, not the limit of demand.

C.6.1  Construction Starts, 2007–2026

CoStar’s construction-starts record for La Plata County averages roughly 35,000 square feet of annual starts 
across the 2007–2026 window. The data are imperfect — CoStar can miss small owner-built shops in a market 
this small — but the tracked record is the best available measure of what the county has historically delivered, 
and it sets a floor rather than a benchmark. Two features of the series matter more than the average. Delivery is 
lumpy: most of the twenty-year total arrives in a handful of active years, consistent with a market where 
individual projects, not background growth, drive the record. And delivery has stopped: no tracked industrial  
project has broken ground since the fourth quarter of 2018 — more than seven consecutive years of zero  
industrial starts in a market carrying 0.5 percent vacancy. Over the 2016–2026 decade the county started just 
38,515 square feet of industrial space, in three small projects, all before 2019.

C.6.2  The County’s Existing Business Park Development

The county’s own business parks demonstrate its delivery capacity when entitled, serviced employment land 
exists. The parcel audit in Appendix A sorts every building in Bodo Industrial Park and the Durango Tech Center 
by year built, and the pattern is three decades of steady production followed by a near-complete halt: roughly 
522,000 square feet delivered in the 1980s, 455,000 in the 1990s, and 221,000 in the 2000s — then 91,000 in  
the 2010s and under 4,000 square feet in the current decade. At their peak the parks sustained 45,000 to  
52,000 square feet per year for two decades. The constraint that ended that run was land, not demand: both 
parks are full, their median buildings are now twenty-four and forty-two years old, and no successor park has 
opened since the Tech Center’s early-2000s build-out.

Decade Bodo + Tech Center SF delivered Implied SF / year

1980s 522,000 52,200

1990s 455,000 45,500

2000s 221,000 22,100

2010s 91,000 9,100

2020s (to date) < 4,000 < 700

Table C.5 — Building delivery by decade, Bodo Industrial Park and Durango Tech Center. Source: La Plata County Assessor parcel  
database; PDC Economic Base Analysis (Appendix A), 2026.
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C.6.3  Proof in Concept: Montrose County

If La Plata County is curious as to what can happen if it were to incentivize a new business park and light  
industrial area, it can look to Montrose County as a case study. Over the 2016–2026 decade Montrose started 
207,536 square feet of industrial space — 5.4 times La Plata’s total — most of it in successive phases of  
Colorado Outdoors,  a  roughly  165-acre  master-planned campus delivering  flex-industrial,  manufacturing, 
distribution,  and workforce housing,  financed through an urban renewal  authority,  an Opportunity  Zone 
designation, and stacked incentives. This focused development program helped to spur a significant boost in  
the Montrose County economy and its relevant industrial sectors: the 2018 and 2020–2021 construction waves 
landed two to four years before Montrose’s 2021–2025 goods-producing employment surge of 1,419 net new 
private jobs. This employment growth represented the region’s strongest manufacturing-sector growth. What 
is interesting is that this economic catalyst required new industrial space to manifest. New space preceded  
employment growth. A county smaller and less affluent than La Plata out-delivered it five to one and captured 
the growth that followed.

The County’s Historic Record Findings

The ~35,000 SF-per-year historical average is what the county absorbed with no modern product to 
lease,  a  fully  occupied  and  aging  inventory,  and  a  seven-year  construction  drought  —  a  supply-
constrained floor. The county’s business parks generated 45,000–52,000 SF per year for two decades 
when developable land was available. Montrose County delivered five times as much space the past  
decade and grew precisely the industry sectors that are declining in La Plata County. This historic record 
underscores the need to emphasize industrial and business park-like development. Against that record, it 
is reasonable to assume that demand within a new industrial and business park is present, and that  
absorption will exceed these historic averages.
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C.7  The 20-Year Demand Ceiling

The demand ceiling estimates how much new light-industrial and office space La Plata County can absorb over 
the next twenty years. It is a countywide absorption envelope, not a forecast of what will be built, and not a  
site-specific capacity figure. The demand ceiling is expressed as three scenarios: a Low case, a Base case, and a 
High case. The market fundamentals in Sections C.3 and C.4 dictate the demand ceiling projections. The three 
general real estate asset categories include light-industrial products, flex and business-park products and 
standalone office. Absorption in the first three years is discounted by half to reflect entitlement, infrastructure 
delivery, and lease-up.

C.7.1  Three Growth Scenarios

Low — the historical-floor case. Absorption holds near the rates the market has actually recorded — the 
~35,000 square feet per year tracked average — with lease-up at the conservative end of the market evidence. 
No anchor event, no released latent demand. This is the downside every feasibility conclusion in this report  
must survive.

Base — the central case. Latent demand that today has nowhere to go is released and partially captured by 
modern, entitled product. The program averages roughly 53,000 square feet per year — about 1.5 times the  
historical  delivery record. This analysis believes this absorption to be justified given the county’s market 
dynamics. Half-percent vacancy, zero turnover in the competitive set, and seven years without an industrial  
start are evidence of unmet demand, not satisfied demand, and the Base case prices the release of that demand 
at a pace in line with what Bodo and the Tech Center actually sustained when land was available.

High — the anchor  case. This  scenario  requires  that  one or  more manufacturer  expansions or  regional 
relocations happen within the county over the study period. Demand in this market releases in lumps — the  
Montrose  record  shows  single  projects  equal  to  years  of  background  absorption  —  and  the  High  case  
anticipates  those  events.  This  growth  scenario  represents  the  upside  of  this  development  strategy,  an 
optimistic case that the plan should be sized to accommodate, but not rely on.

20-Year Cumulative Ceiling Low Base High

Light-Industrial (incl. flex) 407,000 SF 878,750 SF 1,387,500 SF

Office 92,500 SF 185,000 SF 277,500 SF

Total Program 499,500 SF 1,063,750 SF 1,665,000 SF

Table C.6 — The 20-year demand ceilings by scenario. Source: PDC Demand Ceiling Model, July 2026.

The Base total of roughly 1.06 million square feet averages about 53,000 square feet of absorption per year — 
ambitious against the county’s recorded history but grounded in the delivery record of Section C.6. The Low 
total of roughly 500,000 square feet holds to the pace the market has actually demonstrated and is the figure  
against which infrastructure feasibility should first be stress-tested. The High total of roughly 1.67 million  
square feet assumes the county becomes the regional destination for industrial expansion. Industrial product 
accounts for 81 to 83 percent of total absorption in every scenario.

C-11



Appendix C — Market Analysis & Demand Ceiling Animas Airpark and La Posta Strategic Plan

C.7.2  Demand by Use Type

Each ceiling is allocated across four consolidated use types — industrial distribution, warehousing and storage; 
industrial flex space; industrial light manufacturing; and office. The industrial shares always sum to the light-
industrial ceiling and office carries the office ceiling, so the four uses reconcile to the total in every scenario.

Use type Low Base High

Industrial — Distribution / Warehousing / 
Storage

154,660 298,775 444,000

Industrial — Flex Space 162,800 377,863 610,500

Industrial — Light Manufacturing 89,540 202,113 333,000

Light-Industrial subtotal 407,000 878,750 1,387,500

Office 92,500 185,000 277,500

TOTAL PROGRAM (SF) 499,500 1,063,750 1,665,000

Table C.7 — 20-year cumulative demand by use type and scenario, in square feet. Source: PDC Demand Ceiling Model, July 2026.

The mix reflects the market evidence. Flex space carries the largest single share — roughly 36 percent of the 
Base program — because it is supported by the market’s three strongest signals: the lowest construction cost of 
any quality industrial type, the fastest absorption in the market, and a product profile matched to small-to-mid-
bay manufacturers or trade businesses needing a shop with a modest office space. Distribution, warehousing, 
and storage take the second-largest share — about 28 percent of the Base Program— reflecting real unmet 
demand from regional distributors and the county’s ever-growing need for storage yards and facilities. Light 
manufacturing is the steady core at roughly 19 percent — the homegrown, export-oriented base most likely to 
outgrow its current space and commit to purpose-built product. Office is bounded at roughly 17 percent, held 
to its demographic ceiling and phased behind anchor commitments for the reasons established in Section C.4.

The Demand Ceiling Forecast

Flex  and light-industrial  dominate  because that  is  where  unmet  demand,  lowest  cost,  and fastest 
absorption converge. Distribution and storage backfill the slow early years and hand share to higher-
value product as the market strengthens. Office is sized to demonstrated demand and phased behind it. 
The Demand Forecast reflects the central argument in this analysis, that supply is the binding constraint. 
The Demand Ceiling’s development program is designed to house existing users that cannot find new,  
adequate space. 
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C.8  The Airpark North Program — A Separate Market

The  countywide  ceilings  describe  conventional  light-industrial  and  office  demand.  The  Airpark  North 
Opportunity Zone sits outside that market entirely. The zone’s 58.5 acres front the Animas Air Park runway, and 
its proposed zoning overlay will carry regulations preserving the area as a private airpark — a designation that 
makes its real estate demand unique in kind, not merely in degree. Users locate here for runway access, hangar 
capacity, and the ability to live where they fly; they are not necessarily the small-bay manufacturers and 
distributors the countywide ceilings describe. This report assumes that product built in the Airpark North Zone 
is therefore unique, responsive to unique market and local dynamics, and that it does not compete for the  
industrial or office demand estimated by this report. The Airpark North zone’s absorption analysis is derived 
from PDC’s survey of the zone’s landowners and business owners rather than the countywide market record.  
The Airpark North’s entire program is additive to the countywide ceilings.

The twenty-year program is deliberately absorption-limited: 100,000 net new square feet, roughly 35 percent  
of the zone’s 283,393 square feet of net developable capacity — sized to what the survey record supports, not 
to what the land could hold. It follows the zone’s existing assessed-use mix of 80 percent commercial and 20  
percent residential, with aircraft hangars taking 65 percent of the commercial allocation on the strength of 
runway-frontage aviation demand and industrial flex the remainder. Residential units enter as condominiums 
within hangar buildings or detached single-family homes consistent with the zone’s existing character.

Use type Net new SF % of program Units Total value

Aircraft hangars 52,000 52% — $10,140,000

Industrial flex 28,000 28% — $5,460,000

Residential units 20,000 20% 18 $4,950,000

Total program 100,000 100% 18 $20,550,000

Table C.8 — Airpark North 20-year development program. Hangar and flex product valued at $195/SF (the Air Park midpoint);  
residential valued at an average of $275,000 per unit. Source: PDC landowner and business-owner survey; Demand Ceiling Model,  
July 2026.

At full program the zone adds roughly $20.6 million of new improvement value. One accounting point matters 
for the study-wide roll-up: because the private-airpark overlay separates this zone’s market from conventional 
industrial absorption, no component of the program — including its 28,000 square feet of industrial flex — is  
deducted from or drawn against the countywide ceilings. The study-wide build-out is the countywide program 
plus the Airpark North program.
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C.9  Reconciling Demand to Developable Land

The final question a market analysis must answer is whether the study area can physically hold the demand it  
identifies.  The  developable-land  evaluation  translates  parcel-level  potential  into  net  developable  square 
footage for the four development zones, applying rule-of-thumb metrics benchmarked to the county’s own 
business parks: 40 percent of gross acreage deducted for topography, right-of-way, setbacks, and stormwater, 
and a  0.20  floor  area  ratio drawn from built  densities  at  Bodo and the  Tech Center  — net  of  existing 
improvements.  The  result  is  roughly  2.04  million  square  feet  of  net  developable  capacity  across  243 
developable acres. This capacity is greater than even the High-scenario ceiling of 1.67 million square feet. The 
study area can therefore accommodate the full twenty-year countywide demand ceiling under every growth 
scenario.

Zone Net developable SF Base-scenario allocation Share of capacity

La Posta Area 819,765 427,000 40.3%

Business Park 868,327 453,000 42.7%

Airpark North 283,393 149,000 13.9%

Airpark South 64,360 33,000 3.2%

TOTAL 2,035,845 1,062,000 100.0%

Table C.9 — Net developable capacity and Base-scenario demand allocation by zone, in square feet; allocation is proportional to  
each zone’s share of net developable capacity and rounded to the nearest 1,000 SF. Source: PDC developable-land evaluation,  
2026.

The allocation is a capacity-weighted planning distribution, not a forecast of where individual projects will land 
— the zone-level development programs in Appendix D perform that translation. For the Airpark North zone,  
the distribution is illustrative only: the zone’s private-airpark overlay places its actual program — the survey-
based 100,000 square feet described in Section C.8 — outside the countywide demand being allocated. In 
practice the La Posta and Business Park zones carry the great majority of conventional industrial and office 
demand.

The Developable Land Key Finding

Light-industrial and flex product carries the program — roughly four-fifths of total absorption in every  
scenario — because it absorbs fastest, costs least to build, and faces the deepest scarcity. The Base 
program  of  ~53,000  SF  per  year  runs  about  1.5  times  the  county’s  historical  delivery  average  — 
deliberate,  and defensible,  because a  larger  and wealthier  county than its  peers  has  delivered no 
industrial space in nearly a decade while carrying near-zero vacancy. And the study area has the land 
necessary to support projected demand: net developable capacity of ~2.04 million SF exceeds the High 
Growth Scenario ceiling by roughly 371,000 SF. Demand, not land, is the binding variable to manage.
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C.10  Data Sources & Methodology

This appendix synthesizes Pioneer Development Company’s Light-Industrial & Warehouse Market Analysis 
(June 2026), Office Market Analysis (June 2026), and 20-Year Demand Ceiling Analysis (revised July 2026) for La 
Plata County, Colorado. Primary sources are as follows.

CoStar Group. Underwriting reports for 466 S Skylane Drive (StoneAge headquarters) and the Animas Air Park / 
Bodo Park seventeen-property peer set, and for 150 Mercury Village Drive (Mercury Payment Systems Building) 
and its eleven-property peer set, each prepared for Pioneer Development Company and dated June 2026 — the 
sources  for  the  county’s  inventory,  vacancy,  rents,  absorption,  peer  sets,  construction  activity,  sale 
comparables, and demographics. CoStar’s construction-starts export for La Plata and peer counties, 2007–
2026, provides the historical delivery benchmark; starts data track inventoried product and can undercount 
small owner-built projects, and the historical benchmark is accordingly treated as a delivery floor.

CBRE Econometric Advisors. U.S. Cap Rate Survey, H2 2025 — Denver and West-region industrial and office 
capitalization-rate benchmarks used in the tertiary-market triangulation.

Integra Realty Resources. 2026 Denver, Colorado Industrial and Office Viewpoints — going-in capitalization 
rates, asking rents, vacancy, and market-cycle positioning.

Construction cost references. Cushman & Wakefield Industrial Construction Cost Guide and RSMeans 2026 
warehouse, light-industrial, and office cost models, adjusted for the Colorado / Mountain West cost index, Four 
Corners remoteness, and soft costs.

La Plata County Assessor. Parcel database supporting the Bodo Industrial Park and Durango Tech Center 
building-delivery audit, performed in the Economic Base Analysis (Appendix A).

Regional market commentary. Rocky Mountain Commercial Real Estate 2026 Durango outlook and LoopNet / 
CREN  listing  data  —  corroboration  of  supply  scarcity,  small-bay  demand,  listing  durations,  and  local  
capitalization-rate ranges.

Pioneer Development Company. Landowner and business-owner survey of the Airpark North zone (Appendix 
B); the developable-land evaluation benchmarked to built densities at Bodo Industrial Park and the Durango 
Tech Center; and PDC market judgment governing absorption estimates for new product, tertiary-market  
capitalization-rate adjustments, and income-based value reconciliation.

Prepared by Pioneer Development Company, LLC — August 2026. Estimates are provided for planning and forecasting  
purposes; the demand ceiling is a countywide absorption envelope, not a development forecast, a site-specific capacity  
figure, or an appraisal, and should be refined against final infrastructure phasing and updated market data prior to bonding  
decisions. This analysis is not an appraisal.
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D.1  Executive Summary

This appendix presents the development program for the Animas Airpark and La Posta study area, the phased 
forecast of what will be built, where, when, and at what value over the plan term. The program translates the  
market analysis and 20 year demand ceiling established in Appendix C into buildable, zone level programs for  
the study area’s four Development Opportunity Zones, tempered by each zone’s developable land capacity, the 
results of the landowner and business owner survey, and the regulatory framework proposed by this Strategic 
Plan. All figures reflect the Base scenario, the central case in which latent demand suppressed by the county’s  
near zero industrial vacancy is released and partially captured by modern, entitled product.

The Base scenario program totals 1,145,000 square feet of commercial and industrial space and 18 residential 
condominium units, delivered between 2029 and 2049. The conventional program of 1,065,000 square feet 
mirrors the Base demand ceiling of approximately 1,063,750 square feet, while the Airpark North program of  
80,000 square feet and 18 units is fully additive because its demand is established by the private airpark survey 
rather than the countywide market. At full build-out, the program carries an actual value of approximately  
$276.9  million and  an  assessed  value  of  approximately  $73.7  million in  inflation  adjusted  dollars.  The 
developable land evaluation presented in Section D.3 confirms the study area holds this program comfortably: 
the four zones contain approximately 2.04 million square feet of net developable capacity, exceeding even the 
High scenario demand ceiling by roughly 371,000 square feet.

Key Takeaway

The study area can hold everything the market can absorb, with capacity to spare. Net developable  
capacity of approximately 2.04 million square feet exceeds the Base demand ceiling by nearly two to one 
and clears the High ceiling with a 371,000 square foot surplus. The binding constraint on the county’s  
employment base is not demand and it is not land — it is the absence of entitled, serviced, modern 
product, which is precisely the constraint this Strategic Plan is designed to remove.

The appendix proceeds in five steps. Section D.2 describes how the 533.1 acre study area was narrowed to four 
Development Opportunity Zones. Section D.3 identifies the Future Development Areas within each zone and 
measures their developable capacity against the demand ceiling. Section D.4 describes the forecast model, and 
Section D.5 catalogs the program’s assumptions by type, size, timing, and value. Section D.6 presents each 
zone’s program in detail.  The property tax revenues this program generates are quantified in a separate 
technical appendix, and its employment and economic impacts are presented in Appendix E.
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D.2  Study Area and Development Opportunity Zones

The study area encompasses 74 parcels and 533.1 acres in unincorporated La Plata County, extending from the 
Animas Air Park east across Airpark Drive and County Road 213 to the La Posta Road corridor south of Durango. 
The study area is not uniformly developable. It contains an active private runway, established industrial and 
aviation businesses, rural residences, steep terrain along the Animas River, and large blocks of vacant land in  
varying states of readiness. PDC therefore demarcated four Development Opportunity Zones that concentrate 
the study area’s development potential: Airpark North, Airpark South, the Business Park, and the La Posta Area. 
Each zone was evaluated for specific development opportunities based on site selection best practices, existing 
conditions, and the results of the landowner and business owner survey and stakeholder interviews.

Figure D.1 — The four Development Opportunity Zones within the 533.1 acre study area. Source: PDC GIS analysis of the La 
Plata County Assessor parcel database.

The four zones play distinct roles. Airpark North contains the runway frontage and taxiway connected land  
governed  by  the  private  airpark’s  covenants,  and  it  serves  the  aviation  and  airpark  related  demand 
documented in the survey. Airpark South anchors the study area’s existing industrial employment, including  
StoneAge’s headquarters and manufacturing operations, and offers infill and redevelopment capacity adjacent 
to the runway. The Business Park is the study area’s largest contiguous block of vacant developable land, held in 
three parcels of private fee land owned by a wholly owned subsidiary of the Southern Ute Indian Tribe. The La 
Posta Area spans the County Road 213 corridor and holds the balance of the study area’s large vacant and 
underutilized parcels. Individual zone maps accompany each zone program in Section D.6.
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D.3  Future Development Areas and Developable Capacity

Within each Development Opportunity Zone, PDC identified Future Development Areas, the specific parcels  
where new development is realistically achievable over the plan term. The Future Development Areas comprise 
24 parcels and 404.7 acres, roughly 76 percent of the study area’s land. They include both vacant land and 
underutilized parcels where existing improvements occupy a small fraction of the site’s capacity. The existing  
improvements on these parcels total just under 80,000 square feet, and the parcels carry a combined actual  
value of approximately $27.8 million and an assessed value of approximately $6.2 million today. The three 
parcels comprising the Business Park Future Development Area are owned by SU Land, LLC and currently carry 
no assessed value.

Development Opportunity Zone Acreage Parcels Actual Value Assessed Value

La Posta Area 159.0 11 $13,722,290 $2,801,500

Business Park 166.1 3 $914,860 $0

Airpark North 58.5 6 $4,334,090 $1,038,130

Airpark South 21.1 4 $8,876,210 $2,396,580

TOTAL 404.7 24 $27,847,450 $6,236,210

Table D.1 — Future Development Area summary by Development Opportunity Zone. Source: La Plata County Assessor parcel 
database; PDC analysis.

The developable capacity of each Future Development Area is estimated with two planning level assumptions. 
First, 40 percent of gross acreage is deducted for roads, infrastructure, drainage, topography, and other site  
constraints, leaving approximately 242.8 developable acres. Second, a floor area ratio of 0.20 is applied to the 
developable land, consistent with low rise industrial and business park development, producing approximately 
2.12 million square feet of potential building area. Netting out the existing improvements yields approximately 
2.04 million square feet of net developable capacity across the four zones.

Zone Developable 
Acres Potential S.F. Existing S.F. Net Developable S.F.

La Posta Area 95.4 831,083 11,318 819,765

Business Park 99.7 868,327 0 868,327

Airpark North 35.1 305,843 22,450 283,393

Airpark South 12.7 110,320 45,960 64,360

TOTAL 242.8 2,115,573 79,728 2,035,845

Table D.2 — Developable capacity by zone, assuming a 40 percent site constraint deduction and a 0.20 floor area ratio. Source: 
PDC analysis.

This  capacity  comfortably  accommodates  the  market.  The  Base  scenario  demand  ceiling  established  in  
Appendix C totals approximately 1,063,750 square feet over 20 years, and the High scenario reaches 1,665,000 
square feet. Net developable capacity of 2,035,845 square feet exceeds the High ceiling by approximately 
371,000 square feet, and the three conventional zones alone, excluding Airpark North’s additive capacity, hold 
approximately 1.75 million square feet against it. The finding is unambiguous: the Development Opportunity 
Zones have adequate developable land to realize the full market demand for every real estate use in this  
Strategic Plan.
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D.4  Forecasting Methodology

The forecast is produced by the Development and Tax Revenue Forecast Model, a proprietary model built by 
Pioneer Development Company for this Strategic Plan. The model synthesizes the Light-Industrial and Office 
Market Analyses, the 20 Year Demand Ceiling, the landowner and business owner survey, the developable land 
evaluation, and the Zoning Overlay Strategy. These sources establish what the market can absorb, what the 
land can hold, and what the regulatory framework will permit. The model then translates that evidence into a  
phased development program tempered by market constraints.

The forecast evaluates each development according to four characteristics, its type, its size, its timing, and its  
value. Each development receives a unique development code that identifies its Development Opportunity  
Zone, its real estate asset class, and its phase. The zone prefixes are BP for the Business Park, LP for the La Posta 
Area, AN for Airpark North, and AS for Airpark South. The first number in each code corresponds to a specific  
real estate asset class, and the decimal corresponds to that asset class’s phase. As an example, code BP 2.4 
identifies the fourth phase of  flex space within the Business Park Zone.  Phasing is  derived from annual  
absorption rates, so each phase represents approximately one year of market absorption for its asset class.

The model estimates value using the three recognized appraisal techniques, an income based approach, a cost 
based approach, and a sales based approach. The technique applied to each asset class matches the method 
the La Plata County Assessor would most likely employ. Values are escalated to each phase’s completion year  
and  assessed  according  to  Colorado’s  statutory  equalization ratios.  The  Low and High  scenarios  remain 
documented in Appendix C and within the model, which can re-run the full analysis under either scenario. 
Presenting a single, defensible central case keeps this appendix readable for staff, elected officials, and the 
public, while the scenario architecture preserves the ability to stress test any conclusion.
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D.5  Development Program and Assumptions

The development program anticipates growth that is financially and politically feasible, meaning that future 
development within the study area matches La Plata County’s market demands, the community’s adopted 
plans, and the regulatory framework proposed by this Strategic Plan. The assumptions are cataloged below  
according to the type, size, timing, and value of forecast development.

D.5.1  Type of Development

The study area will feature commercial and industrial development, with a limited residential component at 
Airpark North. The program is built on the four consolidated use types established by the demand ceiling  
analysis, industrial distribution, warehousing and storage, industrial flex space, industrial light manufacturing,  
and Class A office. Flex space carries the largest share of the program because it converges the market’s three 
strongest signals, the lowest construction cost of any quality industrial type, the fastest absorption in the 
market, and a product profile matched to the dominant local user. Office is sized to demonstrated demand and 
phased behind the industrial program.

Airpark North adds two asset classes unique to its private airpark setting, aircraft hangars organized as hangar 
condominiums, and a small number of residential condominium units. All commercial and industrial product is 
assumed to be commercially assessed at Colorado’s 27.0 percent equalization ratio. The residential units are  
residentially assessed at 6.25 percent for local government entities and 7.05 percent for the school district.

D.5.2  Size of Development

The development program totals 1,145,000 square feet of commercial and industrial space and 18 residential  
condominium units at full build-out. The conventional program, meaning all development outside the Airpark 
North overlay, totals 1,065,000 square feet, which mirrors the Base scenario demand ceiling of approximately 
1,063,750 square feet established in Appendix C. The Airpark North program of 80,000 square feet and 18  
residential units is fully additive to the countywide ceiling because its demand is driven by the private airpark 
survey rather than the conventional market. The following table summarizes the program, its zones, and its 
inflation adjusted value at each phase’s completion, as described in Section D.5.4.

Development Type Zone(s) Units / S.F. Actual Value Assessed Value

Aircraft Hangars AN 52,000 $11,091,418 $2,994,683

Flex Space AN, AS, BP, LP 406,000 $88,680,087 $23,943,624

Distribution / Warehousing / 
Storage AS, BP, LP 299,000 $65,978,738 $17,814,259

Manufacturing Space AS, BP, LP 202,000 $44,590,519 $12,039,440

Office Space AS, BP, LP 186,000 $61,255,575 $16,539,005

Commercial Subtotal 1,145,000 SF $271,596,337 $73,331,011

Residential Units AN 18 units $5,253,666 $328,354

TOTAL
1,145,000 SF / 

18 units $276,850,003 $73,659,365

Table D.3 — Development program summary. Values are inflation adjusted totals at each phase’s completion. Source: PDC 
Development and Tax Revenue Forecast Model, July 2026.
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Figure D.2 — Development program by real estate asset class, in square feet. Source: PDC Development and Tax Revenue 
Forecast Model, July 2026.

D.5.3  Time of Development

The projected build-out is limited by market demand and the progression of infrastructure throughout the 
study area. All development is phased according to the Base scenario annual absorption rates established by  
the market analysis and demand ceiling. The model assumes construction begins in mid 2028, following plan 
adoption in 2027 and a one year entitlement and site development period. The first vertical development 
completes in 2029 and is assessed in 2030. The final phase completes in 2049, producing a build-out period of 
approximately 21 years and an average conventional absorption of roughly 50,700 square feet per year,  
consistent with the Base demand ceiling’s 53,000 square foot annual average.

Real Estate Asset Class Unit Base Annual 
Absorption Phases

Industrial — Distribution / Warehouse / 
Storage Square Feet 15,000 21 (BP and LP)

Industrial — Flex Space Square Feet 19,000 23 (all zones)

Industrial — Light Manufacturing Square Feet 10,000 21 (BP and LP)

Office — Class A Square Feet 9,000 22 (BP and LP)

Aircraft Hangars (Airpark North) Square Feet 10,000 6

Residential — Multi-Family Condo (Airpark 
North)

Units 7.5 3

Table D.4 — Base scenario annual absorption by asset class. Source: PDC Demand Ceiling Model and Development and Tax 
Revenue Forecast Model, July 2026.

Phasing proceeds in a linear fashion based on these annual absorption rates. The Business Park and La Posta 
programs share the countywide absorption for each asset class, and the model phases their deliveries in 
alternating annual increments, with Business Park phases completing in odd years beginning in 2029 and La  
Posta phases completing in even years beginning in 2030. The Airpark South program is small enough to deliver 
in a single phase completing in 2030. The Airpark North program proceeds concurrently on its own survey 
based absorption, with hangars delivering from 2029 through 2034, flex space in 2030 and 2031, and the 
residential units from 2029 through 2031. The following figures illustrate the annual and cumulative build-out 
forecasts.
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Figure D.3 — Forecast annual commercial absorption by Development Opportunity Zone, in square feet completed per year. 
Source: PDC Development and Tax Revenue Forecast Model, July 2026.

Figure D.4 — Cumulative commercial build-out by zone, 2029 through 2049. Source: PDC Development and Tax Revenue 
Forecast Model, July 2026.

D.5.4  Value of Development

The future value of development is estimated from the market analyses completed for this Strategic Plan, 
current market benchmarks, investor surveys, and construction cost references. Each asset class is valued using 
the appraisal technique the La Plata County Assessor would most likely apply.

The industrial and office space is appraised using an income based approach. Market rents were used to 
estimate effective gross income, an 85 percent net operating income margin was applied to account for  
vacancy, credit loss, and expenses, and current market capitalization rates were used to convert net operating 
income into market value. Industrial product of all types is valued at a $15.50 per square foot triple net rent and 
a 7.5 percent capitalization rate, producing a current value of approximately $176 per square foot. Class A office 
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is valued at a $29.00 per square foot rent and a 9.5 percent capitalization rate, producing approximately $259 
per square foot. The aircraft hangars are valued using a cost based approach at $195 per square foot, the Air  
Park midpoint established by the market analysis. The residential condominiums are valued using a sales based 
approach at an average price of $275,000 per unit.

Asset Class Technique Rent / Price Cap Rate Current Value

Industrial (all types) Income $15.50 / SF NNN 7.50% $175.67 / SF

Office — Class A Income $29.00 / SF 9.50% $259.47 / SF

Aircraft Hangars Cost — — $195.00 / SF

Residential Condominium Sale — — $275,000 / Unit

Table D.5 — Valuation inputs by asset class, in current dollars before inflation. NOI margin of 85 percent applies to income 
based values. Source: PDC market analyses and Development and Tax Revenue Forecast Model, July 2026.

All values are inflated by 2.0 percent annually and escalated to each phase’s completion year. The Base scenario 
applies no assessor value reduction, so actual value equals market value for assessment purposes. These  
assumptions yield a total actual value of approximately $276.9 million at full build-out and a total assessed 
value of approximately $73.7 million for local government purposes. These valuations drive the assessed value 
and property tax increment forecasts presented in a separate technical appendix.
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D.6  Development Opportunity Zone Programs

The development program decomposes into the four Development Opportunity Zones established by this 
Strategic Plan. Each zone’s conventional program reflects its pro rata share of net developable capacity, with  
the Business Park at 49.5 percent, the La Posta Area at 46.8 percent, and Airpark South at 3.7 percent of the  
conventional total. Airpark North’s program is sized independently to its survey based demand. The zone 
programs are summarized below.

D.6.1  Airpark North

Airpark North is a separate market from the conventional program. Its demand is established by the landowner 
and business owner survey rather than the countywide demand ceiling, and its program is therefore fully 
additive to the countywide totals. The program features 52,000 square feet of aircraft hangars delivered as  
hangar condominiums in six annual phases from 2029 through 2034, 28,000 square feet of industrial flex space 
delivered in two phases in 2030 and 2031, and 18 residential condominium units delivered in three phases of six 
units from 2029 through 2031. At full build-out the zone yields approximately $21.6 million in actual value and 
$4.7 million in assessed value.

Figure D.5 — Airpark North Development Opportunity Zone. Source: PDC GIS analysis.
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Product Code Units / S.F. Phases Actual Value Assessed 
Value

Aircraft Hangars AN 1 52,000 6 $11,091,418 $2,994,683

Industrial — Flex Space AN 2 28,000 2 $5,271,926 $1,423,420

Residential Units AN 3 18 units 3 $5,253,666 $328,354

TOTAL 80,000 SF / 18 
units $21,617,010 $4,746,457

Table D.6 — Airpark North development program. Source: PDC Development and Tax Revenue Forecast Model, July 2026.

D.6.2  Airpark South

Airpark South is the smallest zone by developable capacity and carries a correspondingly modest program of 
39,000 square feet across all four conventional use types. Because the program equals less than one year of 
countywide absorption, the model delivers the entire zone in a single phase completing in 2030. At full build-
out the zone yields approximately $7.9 million in actual value and $2.1 million in assessed value.

Figure D.6 — Airpark South Development Opportunity Zone. Source: PDC GIS analysis.

Product Code Units / S.F. Phases Actual Value Assessed 
Value

Distribution / Warehousing / AS 1 11,000 1 $2,050,608 $553,664
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Product Code Units / S.F. Phases Actual Value Assessed 
Value

Storage

Flex Space AS 2 14,000 1 $2,609,864 $704,663

Manufacturing Space AS 3 7,000 1 $1,304,932 $352,332

Office Space AS 4 7,000 1 $1,927,489 $520,422

TOTAL 39,000 SF $7,892,893 $2,131,081

Table D.7 — Airpark South development program. Source: PDC Development and Tax Revenue Forecast Model, July 2026.

D.6.3  Business Park

The Business Park Zone carries the largest share of the conventional program, 527,000 square feet, reflecting its 
position as the study area’s largest block of net developable capacity. The program delivers in ten phases for 
each industrial asset class and eleven phases for office, with completions in alternating years from 2029 
through 2049. At full build-out the zone yields approximately $126.1 million in actual value and $34.1 million in 
assessed value, the largest valuation of any zone.

Figure D.7 — Business Park Development Opportunity Zone. Source: PDC GIS analysis.
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Product Code Units / S.F. Phases Actual Value Assessed 
Value

Distribution / Warehousing / 
Storage BP 1 148,000 10 $32,535,637 $8,784,622

Flex Space BP 2 187,000 10 $41,109,217 $11,099,489

Manufacturing Space BP 3 100,000 10 $21,983,538 $5,935,555

Office Space BP 4 92,000 11 $30,512,930 $8,238,491

TOTAL 527,000 SF $126,141,322 $34,058,157

Table D.8 — Business Park development program. Source: PDC Development and Tax Revenue Forecast Model, July 2026.

D.6.4  La Posta Area

The La Posta Area carries 499,000 square feet, nearly matching the Business Park and reflecting the two zones’ 
comparable shares of net developable capacity. The program delivers in ten phases per asset class, with  
completions in alternating years from 2030 through 2048. At full build-out the zone yields approximately 
$121.2 million in actual value and $32.7 million in assessed value.

Figure D.8 — La Posta Area Development Opportunity Zone. Source: PDC GIS analysis.
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Product Code Units / S.F. Phases Actual Value Assessed 
Value

Distribution / Warehousing / 
Storage LP 1 140,000 10 $31,392,493 $8,475,973

Flex Space LP 2 177,000 10 $39,689,080 $10,716,052

Manufacturing Space LP 3 95,000 10 $21,302,049 $5,751,553

Office Space LP 4 87,000 10 $28,815,156 $7,780,092

TOTAL 499,000 SF $121,198,778 $32,723,670

Table D.9 — La Posta Area development program. Source: PDC Development and Tax Revenue Forecast Model, July 2026.

D.6.5  Zone Comparison

The following table compares the four zone programs. The Business Park and La Posta Area together carry  
approximately 90 percent of the study area’s square footage and valuation, consistent with the developable  
land evaluation in Section D.3. Airpark North contributes a smaller but distinct program whose value density 
and additive demand strengthen the study area’s early phases.

Zone Units / S.F. Build-Out Actual Value Assessed Value % of AV

Airpark North 80,000 SF / 18 units 2029–2034 $21,617,010 $4,746,457 6.4%

Airpark South 39,000 SF 2030 $7,892,893 $2,131,081 2.9%

Business Park 527,000 SF 2029–2049 $126,141,322 $34,058,157 46.2%

La Posta Area 499,000 SF 2030–2048 $121,198,778 $32,723,670 44.4%

TOTAL 1,145,000 SF / 18 
units 2029–2049 $276,850,003 $73,659,365 100.0%

Table D.10 — Development program comparison by Development Opportunity Zone. Source: PDC Development and Tax 
Revenue Forecast Model, July 2026.
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D.7  Sources and Methods Notes

Study area and zone delineation. La Plata County Assessor parcel database, 74 parcels totaling 533.1 acres. 
Development  Opportunity  Zones  demarcated  by  PDC  through  GIS  analysis  of  parcel  geometry,  existing 
conditions,  site  selection best  practices,  and the landowner and business owner survey and stakeholder  
interviews.

Developable land evaluation. Future Development Areas comprise 24 parcels totaling 404.7 acres. Capacity 
assumes a 40 percent deduction from gross acreage for site constraints and a 0.20 floor area ratio, less existing 
improvement square footage from assessor records, producing net developable capacity of approximately 2.04 
million square feet as detailed in Section D.3.

Demand ceiling. Base scenario ceiling of approximately 1,063,750 square feet over 20 years, with Low and High 
scenarios of approximately 499,500 and 1,665,000 square feet, per the Demand Ceiling Model and Appendix C. 
Conventional zone programs allocated pro rata to net developable capacity.

Development  program.  Development  and  Tax  Revenue  Forecast  Model,  Base  scenario  (July  21,  2026): 
1,145,000 square feet of commercial and industrial space and 18 residential units across the BP, LP, AN, and AS 
zones, 2029 through 2049 completion schedule. Airpark North demand established by the landowner and 
business owner survey and fully additive to the countywide ceiling.

Valuation. Income based values apply market rents, an 85 percent net operating income margin, and current 
market  capitalization rates drawn from the market  analyses,  investor  surveys,  and cap rate benchmarks  
compiled for this Strategic Plan. Hangars are valued on a cost basis at the Air Park midpoint and residential units 
on a sales basis. All values inflate at 2.0 percent annually to each phase’s completion year and are assessed at  
Colorado’s statutory equalization ratios.
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E.1  Executive Summary

This appendix translates the Base scenario development program presented in Appendix D into its direct 
economic impacts: permanent on-site employment, the industry and wage composition of that employment,  
total  labor income at stabilization, and the resulting contribution to county gross domestic product.  The 
analysis applies employment density multipliers, drawn from national and peer-jurisdiction standards, to the 
1,145,000 square feet of nonresidential development programmed across the four Development Opportunity  
Zones between 2029 and 2049. Wages are anchored to the same BLS Quarterly Census of Employment and 
Wages series used in Appendix A, so the impact figures in this appendix are directly comparable to the county 
baseline established there.

The results are summarized below. At full build-out, the development program supports an estimated 1,930 
permanent on-site jobs at a blended density of 593 square feet per employee. Those jobs carry a blended 
average wage of $1,422 per week, approximately 19 percent above the countywide private average of $1,195. 
Total labor income at stabilization is approximately $142.7 million annually, equal to roughly 10.7 percent of 
the county’s current private wage bill. Translating labor income to output using BEA compensation shares yields 
an estimated GDP contribution of $238 to $260 million annually, with a central estimate of approximately $248 
million, equal to roughly 5.8 percent of the county’s $4.26 billion 2024 nominal GDP.

Key Takeaway

The study area’s development program is not a marginal addition to the county economy — it is a  
structural one. A 9.0 percent lift in private employment, a 10.7 percent lift in private labor income, and a  
5.8 percent lift in GDP, delivered at wages 19 percent above the county average, would materially reverse 
the wage stagnation and industry-mix erosion documented in Appendix A. The program concentrates  
growth in precisely the sectors — light manufacturing, professional services, and flex-based trades — that 
the county’s economic base analysis identified as under-represented and supply-constrained.

These figures are direct, on-site impacts only. They exclude construction-period employment, indirect and 
induced multiplier effects, and the fiscal revenues analyzed separately in the tax increment forecast. They are  
therefore conservative as a statement of total economic impact. Section E.9 states the limitations of the 
analysis in full.
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E.2  Methodology and Approach

The analysis proceeds in four steps. First, employment density multipliers — square feet of building area per 
employee — are assigned to each of the five nonresidential asset classes in the development program. Second, 
those multipliers are applied to the programmed square footage in each Development Opportunity Zone to 
produce a direct employment forecast, both at stabilization and as an annual ramp following the model’s 2029–
2049 absorption schedule. Third, each asset class is mapped to the QCEW supersector wages established in  
Appendix A to estimate the wage profile and total labor income of the on-site workforce. Fourth, labor income 
is converted to an estimate of gross domestic product using the labor compensation share of value added 
reported by the Bureau of Economic Analysis.

All employment figures are presented at the Base scenario only, consistent with the reporting convention 
adopted for Appendix D. The Base scenario reflects the development program judged most probable under the 
market conditions documented in Appendix C, and presenting a single defensible case keeps the analysis  
readable for staff, elected officials, and the public. All wage and income figures are stated in current dollars  
using September 2025 QCEW wage levels, which is the most recent quarter available and the same vintage used 
throughout Appendix A. No wage escalation is applied; the impact figures therefore describe the program’s 
scale in today’s economy rather than a forecast of nominal dollars in 2049.

This appendix reports direct, on-site impacts. An input-output treatment of indirect and induced effects — the 
spending of on-site firms with local suppliers and the household spending of on-site workers — would add 
materially to these totals, and the labor income figures developed here are structured to serve as the direct-
effect inputs to such a model should the Alliance elect to commission one. The direct figures stand on their own 
as the most defensible core of any impact claim.
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E.3  Employment Density Multipliers

Employment density — building square feet per employee — is the pivotal assumption in any space-based 
employment forecast.  The multipliers used here are single-point values selected from national reference 
standards and peer-jurisdiction studies, calibrated to the building typologies actually programmed for the study 
area. Each value is conservative relative to the densest observations in its source literature.

Asset Class SF per Employee Primary Sources

Office 300 Met Council; EIA CBECS

Industrial Flex Space 500 Snohomish Co. Employment Density Study

Industrial Light Manufacturing 700 Snohomish Co.; Met Council

Distribution / Warehousing / Storage 1,500 Met Council; EIA CBECS

Aircraft Hangars 5,000 Saint Paul Port Authority; IFMA

Table E.1 — Employment density multipliers by asset class. Sources: Metropolitan Council (Twin Cities) employment density 
guidelines; U.S. EIA Commercial Buildings Energy Consumption Survey; Snohomish County Employment Density Study; Saint Paul  
Port Authority and IFMA facility benchmarking standards.

Three calibration notes support these selections. First, the office value of 300 square feet per employee reflects 
conventional suburban office occupancy rather than dense urban coworking; Durango’s professional services 
firms occupy space at conventional ratios. Second, the flex value of 500 square feet per employee sits between 
office and manufacturing densities, consistent with the hybrid office-shop-showroom occupancy that defines 
the flex product and with the tenant profile identified in the business survey. Third, the hangar value of 5,000 
square feet per employee treats hangars primarily as aircraft storage with limited on-site employment, which 
understates employment where hangars host maintenance, avionics, or flight training operations. The hangar 
figure is therefore a floor, not a midpoint.

The blended result of these assumptions — 593 square feet per employee across the full  nonresidential  
program — can be checked against local experience. Bodo Industrial  Park, the county’s only comparable  
employment district, operates at a historical density of roughly 625 square feet per employee based on the 
parcel and employment audit in Appendix A. The study area program is modestly denser because it carries a  
larger office and flex share than Bodo’s warehouse-weighted legacy stock. The proximity of the two figures 
indicates the multiplier set is anchored in observed local behavior rather than imported optimism.
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E.4  Employment Forecast

E.4.1  Employment at Full Build-Out

Applying the Table E.1 multipliers to the Base scenario development program yields 1,930 permanent on-site  
jobs at full build-out. Industrial flex space is the largest single contributor at 812 jobs, reflecting both its 406,000 
square foot program share and its relatively dense occupancy. Office contributes 620 jobs on a much smaller  
footprint, and light manufacturing contributes 289. Distribution and hangars, the least employment-dense 
uses, contribute 199 and 10 jobs respectively.

Asset Class Program SF SF / Employee Jobs

Industrial Flex Space 406,000 500 812

Office 186,000 300 620

Industrial Light Manufacturing 202,000 700 289

Distribution / Warehousing / Storage 299,000 1,500 199

Aircraft Hangars 52,000 5,000 10

Total 1,145,000 593 (blended) 1,930

Table E.2 — Direct employment by asset class at full build-out, Base scenario. Source: Development and Tax Revenue Forecast 
Model (July 21, 2026); PDC analysis.

Figure E.1 — Direct employment by asset class at stabilization. Source: PDC analysis of the Base scenario development program.

E.4.2  Employment by Development Opportunity Zone

Employment concentrates where the program concentrates.  The Business Park and La Posta Area zones 
together account for 1,796 of the 1,930 jobs, or 93 percent of the total, consistent with their role as the primary 
development capacity in the study area. The two Airpark zones contribute smaller but strategically distinct 
employment: Airpark South adds conventional light-industrial and office jobs adjacent to the runway, while 
Airpark North’s 66 jobs are anchored in hangar and airpark-related flex uses driven by the aviation survey  
demand documented in Appendix C.
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Development Opportunity Zone Jobs Share of Total

Business Park (BP) 923 47.8%

La Posta Area (LP) 873 45.2%

Airpark South (AS) 68 3.5%

Airpark North (AN) 66 3.4%

Total 1,930 100.0%

Table E.3 — Direct employment by Development Opportunity Zone at full build-out. Source: PDC analysis.

E.4.3  Employment Ramp, 2029–2049

Employment accumulates with the absorption schedule rather than arriving at once. Following the model’s  
phasing, the study area supports roughly 90 jobs by the end of 2029, crosses 500 jobs in 2033, reaches 
approximately 1,100 jobs by 2039, and stabilizes at 1,930 jobs with the final office and flex deliveries in 2049.  
The ramp is deliberately steady: the absorption schedule underlying it delivers a consistent annual increment of 
space  rather  than  front-loading,  which  matches  both  the  market’s  demonstrated  capacity  and  the  
infrastructure phasing logic developed elsewhere in this plan.

Figure E.2 — Cumulative on-site employment by asset class, 2029–2049, Base scenario absorption schedule. Source: PDC 
analysis of the Development and Tax Revenue Forecast Model.
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E.5  Industry and Wage Alignment

Each asset class is mapped to the QCEW supersector wage that best describes its expected occupancy, using the 
September 2025 preliminary  figures  presented in  Table  A.1  of  Appendix  A.  Office space is  assigned the 
professional and business services wage of $1,799 per week, consistent with the professional, scientific and 
technical  services  growth  documented  as  the  county’s  fastest-expanding  sector.  Light  manufacturing  is 
assigned the manufacturing supersector wage of $1,283. Distribution is assigned the trade, transportation and 
utilities wage of $1,027. Aircraft hangars are assigned a planning value of $1,500 per week, reflecting aviation 
maintenance and technical occupations that pay above the manufacturing average but below professional  
services.

Flex  space  requires  a  composite.  Flex  tenancy  spans  light  production,  contractor  and  building  trades  
operations, distribution-oriented users, and office-forward businesses, and no single supersector describes it. 
The flex wage is therefore a weighted blend of 40 percent manufacturing ($1,283), 30 percent construction 
($1,271), 20 percent trade, transportation and utilities ($1,027), and 10 percent professional and business  
services ($1,799), producing $1,280 per week. The weights reflect the tenant mix reported in the business  
survey and observed at Bodo Industrial Park.

Asset Class Assigned Wage / 
Week Wage Basis (QCEW Sep. 2025)

Office $1,799 Professional & Business Services

Aircraft Hangars $1,500 Planning value — aviation technical trades

Industrial Light Manufacturing $1,283 Manufacturing

Industrial Flex Space $1,280 Blend: 40% Mfg. / 30% Constr. / 20% TTU / 
10% PBS

Distribution / Warehousing / Storage $1,027 Trade, Transportation & Utilities

Blended, all classes $1,422 +19.0% vs. county average of $1,195

Table E.4 — Wage assignment by asset class. Source: BLS QCEW, Sep. 2025 (preliminary), per Appendix A Table A.1; PDC 
analysis.

The employment-weighted blend across all 1,930 jobs is $1,422 per week, 19.0 percent above the countywide 
private average of $1,195. Annualized, the difference is $73,955 against $62,140. This is the central wage 
finding of the appendix: the development program does not simply add jobs, it adds jobs that pay materially 
above the county’s prevailing wage. Every asset class in the program except distribution pays above the leisure 
and hospitality  wage that  anchors  the  bottom of  the  county’s  wage structure,  and the  two largest  job  
contributors — flex and office — pay 7 percent and 51 percent above the county average respectively.
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Figure E.3 — Study area asset-class wages (terracotta) and blended average (navy) against La Plata County sector wages (tan), 
with the $1,195 county average as reference. Source: BLS QCEW, Sep. 2025 (preliminary); PDC analysis.
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E.6  Labor Income at Stabilization

Multiplying  employment  by  assigned  wages  produces  total  annual  labor  income  at  stabilization  of 
approximately $142.7 million in current dollars. Office and flex dominate the total, contributing $58.0 million 
and $54.0 million respectively — together 78 percent of program labor income — because they combine the  
largest job counts with above-average wages.

Asset Class Jobs Wage / Week Annual Labor Income

Office 620 $1,799 $58.0M

Industrial Flex Space 812 $1,280 $54.0M

Industrial Light Manufacturing 289 $1,283 $19.3M

Distribution / Warehousing / Storage 199 $1,027 $10.6M

Aircraft Hangars 10 $1,500 $0.8M

Total 1,930 $1,422 (blended) $142.7M

Table E.5 — Annual labor income by asset class at stabilization, current dollars. Source: PDC analysis; BLS QCEW wage basis.

Two comparisons put the $142.7 million figure in context. First, it equals roughly 10.7 percent of the county’s  
current private wage bill of approximately $1.34 billion — a tenth of all private labor income in La Plata County, 
generated on 533 acres.  Second, the manufacturing and flex components alone total  approximately $73  
million, exceeding the $55 million that Appendix A estimated the county forgoes annually by operating at a 
manufacturing location quotient of 0.37 rather than the regional parity benchmark. The development program 
is, in other words, scaled to close the county’s documented manufacturing gap with room to spare.

Closing the Manufacturing Gap

Appendix A quantified the cost of the county’s missing manufacturing base at roughly $55 million in 
forgone annual  wages.  The manufacturing and flex space programmed for  the study area supports  
approximately $73 million in annual labor income — the first concrete, site-specific pathway to closing 
that gap identified in the county.
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E.7  Contribution to Gross Domestic Product

Labor income understates total economic output because value added also includes gross operating surplus — 
returns to capital, proprietors’ income, and taxes on production. The Bureau of Economic Analysis reports that 
employee compensation represents approximately 55 to 60 percent of value added across the private-sector 
industry mix represented in the development program. Dividing labor income by that compensation share 
converts the $142.7 million wage figure into an estimate of the program’s contribution to gross domestic  
product.

Parameter Low Central High

Labor income at stabilization $142.7M $142.7M $142.7M

BEA compensation share of value added 60% 57.5% 55%

Implied GDP contribution $238M ≈$248M $260M

Table E.6 — GDP contribution derived from labor income and BEA compensation shares, current dollars. Source: BEA GDP-by-
industry accounts; PDC analysis.

The central estimate of approximately $248 million annually equals roughly 5.8 percent of the county’s $4.26 
billion 2024 nominal GDP. Set against the stagnation documented in Appendix A — real county GDP essentially 
flat from 2013 through 2024 while Colorado grew 48.9 percent — a 5.8 percent structural addition is not 
incremental. It is on the order of half a decade of the statewide growth rate the county has failed to capture,  
delivered by a single coordinated district.
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E.8  County Context and Comparisons

Table E.7 assembles the appendix’s findings against the county baselines established in Appendix A. Each 
comparison is stated at stabilization in current dollars, against the most recent published baseline.

Measure Study Area at Build-Out County Baseline Lift

Private employment 1,930 jobs 21,551 jobs (Sep. 2025) +9.0%

Average weekly wage $1,422 $1,195 (Sep. 2025) +19.0%

Annualized average wage $73,955 $62,140 +19.0%

Private labor income $142.7M / yr ≈$1.34B / yr +10.7%

Gross domestic product ≈$248M / yr $4.26B (2024 nominal) +5.8%

Table E.7 — Study area impacts against La Plata County baselines. Sources: BLS QCEW (Sep. 2025, preliminary); BEA (2024); 
Appendix A; PDC analysis.

Figure E.4 — Study area build-out as a share of the county economy at stabilization. Source: PDC analysis.

The pattern across the three lift figures is itself informative. The labor income lift (10.7 percent) exceeds the 
employment lift (9.0 percent) because the program’s wage mix runs above the county average — the study 
area raises not just the number of jobs but the quality of the county’s wage distribution. The GDP lift (5.8  
percent) is  smaller than either because the county’s existing GDP includes government,  proprietors,  and 
capital-intensive extraction output not present in the wage baseline.  All  three figures point in the same 
direction: the study area’s build-out is the largest identified opportunity to restart growth in an economy that  
has not grown in real terms for over a decade.
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E.9  Limitations

The figures in this appendix should be read subject to four limitations, stated plainly.

Direct, on-site impacts only. The analysis counts jobs, wages, and output located within the study area. It 
excludes indirect effects (local supplier purchases by on-site firms) and induced effects (household spending by 
on-site workers), both of which would add to the totals under a full input-output treatment. The figures are  
conservative as a statement of total impact.

Construction employment is excluded. Building 1,145,000 square feet over two decades generates substantial 
construction-period employment and income. Those impacts are temporary rather than permanent and are 
excluded to keep the stabilization figures clean.

Not all jobs are net-new to the county. Some on-site tenants will relocate from elsewhere in La Plata County, 
and their employment is a transfer rather than an addition. The market analysis in Appendix C indicates the 
majority of demand is expansion demand suppressed by the absence of supply — firms that would grow, or 
locate, only if space existed — but the 9.0 percent employment lift should be understood as the study area’s  
footprint, not a strict net-new claim.

Current dollars,  current wages. All  wage and income figures use September 2025 QCEW levels  with no 
escalation. The figures describe the program’s scale in today’s economy. Nominal 2049 values would be higher; 
real values depend on wage growth relative to inflation.

Finally, this appendix is one of three planned components of the fiscal and economic impact analysis. The fiscal 
impact analysis (county revenues and service costs), the demographic and housing linkage analysis, and the  
bonding  capacity  analysis  that  compares  tax  increment  revenues  against  SEH’s  trunk  infrastructure  cost 
estimates are reserved for subsequent sections and will complete Appendix E.
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E.10  Sources and Methods Notes

Employment densities. Metropolitan Council (Twin Cities region) employment density guidelines; U.S. Energy 
Information Administration, Commercial Buildings Energy Consumption Survey (CBECS), workers per building 
square  footage  tables;  Snohomish  County  Employment  Density  Study;  Saint  Paul  Port  Authority  facility 
benchmarking and IFMA space standards  for  aviation and hangar  uses.  Single-point  values  selected and 
calibrated to the study area’s programmed building typologies as described in Section E.3.

Development  program. Development  and  Tax  Revenue  Forecast  Model,  Base  scenario  (July  21,  2026): 
1,145,000 nonresidential square feet across the BP, LP, AN, and AS zones, 2029–2049 completion schedule.  
Residential units (18) are excluded from employment calculations.

Wages. BLS Quarterly Census of Employment and Wages, La Plata County private supersectors, September 
2025 preliminary, as compiled in Appendix A Table A.1. Q3 average weekly wages. The flex composite wage is a 
40/30/20/10  blend  of  manufacturing,  construction,  trade-transportation-utilities,  and  professional  and 
business services as described in Section E.5. Annualization multiplies weekly wages by 52.

County baselines. Private employment (21,551) and average weekly wage ($1,195): BLS QCEW, September 
2025 preliminary.  Private wage bill  (≈$1.34 billion):  employment multiplied by annualized average wage. 
County  GDP ($4.26 billion,  2024 nominal):  BEA,  per  Appendix  A Table  A.2.  Bodo Industrial  Park  density  
benchmark (≈625 SF per employee): Appendix A parcel and employment audit.

GDP derivation. BEA GDP-by-industry accounts, compensation of employees as a share of private value added, 
55 to 60 percent range applied to the program’s industry mix. The central estimate uses the midpoint share.
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F.1  Executive Summary

This appendix presents the trunk infrastructure required to serve the study area, order of magnitude costs by  
system and by Development Opportunity Zone, and the phasing logic that sequences the investment across the 
plan term. The estimates were prepared by SEH Inc., the civil engineering firm retained for this Strategic Plan,  
working directly from the development program in Appendix D and its 20 year absorption schedule. The  
estimates cover roads, water, sewer, dry utilities and gas, and stormwater, and they are calibrated to the design 
standards proposed in Appendix G.

Activating the study area requires an estimated $28,440,000 in trunk infrastructure, stated in 2026 dollars. The 
total divides into $11,422,500 in shared offsite improvements that benefit all four Development Opportunity 
Zones and $17,017,500 in zone specific improvements. The investment proceeds in three phases matched to 
the development program: approximately $10.45 million from 2026 through 2030, $14.95 million from 2031 
through 2040, and $3.04 million from 2041 through 2050. The program is deliberately front loaded — the  
improvements that unlock the study area, the secondary access road and the trunk sewer extension, arrive in 
the first phase, and the improvements that serve growth follow the development that justifies them.

Key Takeaway

The study area’s activation requires approximately $28.4 million in trunk infrastructure, and Appendix H 
demonstrates that the area’s forecast tax increment can carry approximately 96 percent of that cost. The 
estimate holds only if  the County adopts the design standards proposed in Appendix G — the rural  
industrial cross sections without curb, gutter, and sidewalk are what keep the infrastructure program 
within reach of the area’s bonding capacity. The cost strategy and the regulatory strategy are the same  
strategy.

The appendix proceeds in six steps. Section F.2 describes the study area’s existing infrastructure conditions. 
Section F.3 catalogs the trunk infrastructure required by system. Section F.4 presents the cost estimating 
methodology and its assumptions. Section F.5 presents the order of magnitude cost estimates for the shared 
offsite program and each Development Opportunity Zone. Section F.6 explains the phasing logic and the traffic 
thresholds that trigger roadway improvements, and Section F.7 presents findings. The feasibility comparison 
between these costs and the study area’s bonding capacity is presented in Appendix H.
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F.2  Existing Infrastructure Conditions

The study area broadly lacks the infrastructure that modern industrial and business park development requires, 
and the deficit is the physical expression of the supply constraint documented throughout this Strategic Plan. 
The gap is most severe in the La Posta Area and Business Park Zones. Neither zone has central water or sewer 
service, and internal road networks are largely absent. The roads that do exist are dirt roads that would require 
significant upgrades, including paving, before they could carry commercial traffic. New internal road networks 
must be constructed throughout both zones, and water and sewer line extensions will follow those new roads.

The airpark zones are better served but still  constrained. Airpark North and Airpark South feature more  
improved road networks and existing water service, but the entire airpark area lacks central sewer. Serving the 
airpark requires extending the sewer line up Airpark Drive and distributing it throughout the zones. Over time, 
both airpark zones will also need to improve their roadways and waterlines, specifically to deliver the water 
flows and pressure required by the Durango Fire Protection District. The airpark’s most significant constraint, 
however, is not a utility — it is the absence of secondary access, addressed in Section F.3.

Finally, the study area’s spine will feel the weight of growth. As the La Posta Area and Business Park Zones 
develop, increased activity and traffic will  trigger improvements along La Posta Road (County Road 213),  
including road widening and intersection improvements. These corridor improvements are shared obligations, 
they serve the study area as a whole, and the cost framework in Section F.5 treats them accordingly.

F-2



Appendix F — Infrastructure Overview Animas Airpark and La Posta Strategic Plan

F.3  Trunk Infrastructure Requirements

SEH organized the trunk infrastructure program into five systems. Roads and intersections carry the largest  
share at approximately $13.8 million, roughly 48 percent of the program. The road program includes new 
internal networks within the Business Park and La Posta Area Zones, roadway improvements within both 
airpark zones, the widening of La Posta Road, improvements to Airpark Drive, intersection improvements, 
deceleration lanes triggered by traffic growth, and the secondary access road described below.

Sewer is the second largest system at approximately $8.1 million, roughly 28 percent of the program, reflecting 
the fact that the study area has no central sewer service anywhere within its boundaries. The sewer program 
includes the trunk line to the La Posta Area, a lift station and crossing, the extension up Airpark Drive, and  
internal collector lines that follow the new road networks. Water accounts for approximately $4.2 million,  
roughly 15 percent, covering distribution extensions within the Business Park and La Posta Area Zones and  
waterline improvements at  the airpark to meet fire flow requirements.  Dry utilities and gas account for  
approximately $1.5 million and stormwater for approximately $0.9 million; the stormwater program relies on 
roadside  drainage  consistent  with  the  rural  cross  sections  in  Appendix  G  rather  than  curb  and  gutter  
conveyance.

Figure F.1 — Estimated trunk infrastructure investment by system, in millions of 2026 dollars. Source: SEH Inc. cost 
estimates; PDC analysis.

F.3.1  Secondary Access for the Airpark Zones

The airpark zones are served today by a single point of access, and secondary access is the area’s most 
consequential infrastructure constraint. This study assumes that the privately owned road south of the airpark, 
owned by Four Corners Materials, can be purchased by the County and converted into a public road segment.  
The acquisition and improvement of this segment, approximately two thirds of a mile, is carried in the shared  
offsite program during the first phase because the entire study area benefits from a connected, redundant road 
network.

Secondary Access Is an Assumption, Not an Agreement

Four Corners Materials is aware of this strategy but has not agreed to, nor committed to, selling the road. 
This study assigns a market-based cost for the secondary access segment within the shared offsite program 
as part of its feasibility analysis. That cost is intentionally presented in aggregate rather than as a separate 
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line  item,  as  disclosing  a  specific  estimate  could  prejudice  a  future  negotiation.  Early,  good  faith 
engagement with Four Corners Materials is a critical path action for this Strategic Plan.
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F.4  Cost Estimating Methodology and Assumptions

The estimates in this appendix are order of magnitude, planning level estimates based upon a conceptual 
development plan spanning the next 20 years. SEH derived the required infrastructure mileage for each zone 
from the Future Development Areas identified in Appendix D, the zone specific development programs, and the 
program’s 20 year absorption schedule. Linear unit costs were then applied to the estimated mileage for each 
system, with major facilities, including the sewer lift station and crossing and the secondary access segment,  
carried at facility specific estimates. All costs are stated in 2026 dollars without escalation. The unit costs are 
tabulated below.

Infrastructure System Unit Unit Cost (2026$)

Road Improvements Per Mile $1,500,000

Water Improvements Per Mile $1,100,000

Sewer Improvements Per Mile $750,000

Dry Utilities and Gas Per Mile $450,000

Stormwater Per Mile $250,000

Intersection Improvements Each $1,000,000

Left Turn Deceleration Lane Each $500,000

Right Turn Deceleration Lane Each $250,000

Table F.1 — Planning level unit costs by infrastructure system, in 2026 dollars. Major sewer facilities and the secondary 
access segment are carried at facility specific estimates. Source: SEH Inc.

Two qualifications frame every figure in this appendix. First, these are high level estimates intended to test  
feasibility and guide phasing, not engineering estimates suitable for budgeting or bidding. Actual costs will be 
refined through preliminary engineering, survey, geotechnical work, and utility provider coordination. Second, 
all estimates reflect the design standards advocated in Appendix G, and that dependency deserves emphasis.

The Estimates Assume the Appendix G Design Standards

The cost estimates assume the rural  industrial  street cross sections proposed in Appendix G.  These 
standards do not include curb, gutter, and sidewalk improvements, nor do they include extensive active 
transportation infrastructure. If those improvements are required, the project’s infrastructure cost would 
increase significantly, jeopardizing the feasibility demonstrated in Appendix H. Adopting the Appendix G 
standards is therefore a cost control decision, not merely a design preference.
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F.5  Order of Magnitude Cost Estimates

The trunk infrastructure program totals $28,440,000 in 2026 dollars. Shared offsite improvements account for 
$11,422,500, approximately 40 percent of the program, and zone specific improvements account for the 
remaining $17,017,500. The Business Park carries the largest zone specific program at $8.6 million, consistent  
with its position as the largest development program in the Strategic Plan, followed by the La Posta Area at 
approximately $5.7 million. The airpark zones require comparatively modest investment, approximately $2.7 
million combined, because their road and water systems already exist in partial form. The full summary by  
phase follows.

Infrastructure Location 2026–2030 2031–2040 2041–2050 Total

Shared Offsite (All Zones) $6,072,500 $5,350,000 $0 $11,422,500

Airpark North Zone $330,000 $1,250,000 $0 $1,580,000

Airpark South Zone $0 $1,125,000 $0 $1,125,000

Business Park Zone $2,025,000 $4,550,000 $2,025,000 $8,600,000

La Posta Area Zone $2,025,000 $2,675,000 $1,012,500 $5,712,500

TOTAL $10,452,500 $14,950,000 $3,037,500 $28,440,000

Table F.2 — Trunk infrastructure cost summary by location and phase, in 2026 dollars. Source: SEH Inc. cost estimates, 
July 2026.

Figure F.2 — Estimated infrastructure cost by phase and location, in millions of 2026 dollars. Source: SEH Inc. cost 
estimates; PDC analysis.

F.5.1  Shared Offsite Infrastructure

The shared offsite program comprises the improvements that serve the study area as a whole rather than any 
single zone: the secondary access road, the trunk sewer system that brings central sewer service to the area, 
the  La  Posta  Road  widening,  the  Airpark  Drive  improvements,  and  the  Airpark  Drive  intersection 
improvements. The first phase concentrates on unlocking the area — secondary access and the trunk sewer,  
including the lift station and crossing, are presented as a single aggregated investment of $6,072,500. The  
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second phase carries the corridor improvements triggered by growth. No shared offsite investment is required 
in the third phase.

Improvement Phase Estimated Cost

Secondary Access Road and La Posta Trunk Sewer (Trunk Line, 
Lift Station, and Crossing) 2026–2030 $6,072,500

La Posta Road Widening (2.0 Miles) 2031–2040 $3,000,000

Airpark Drive Improvements (0.6 Miles) 2031–2040 $900,000

Airpark Drive and Kaycee Intersection Improvements 2031–2040 $1,000,000

Sewer Extension up Airpark Drive (0.6 Miles) 2031–2040 $450,000

TOTAL $11,422,500

Table F.3 — Shared offsite infrastructure improvements by phase, in 2026 dollars. The secondary access segment is 
carried at a market based estimate and presented in aggregate with the trunk sewer improvements. Source: SEH Inc.

F.5.2  Airpark North Zone

Airpark North requires the smallest capital  program relative to its development activity because its road 
network and water service already exist. The first phase carries waterline improvements to raise fire flows and 
pressure for the hangar and flex space development delivering early in the program. The second phase carries 
roadway  improvements,  the  internal  sewer  distribution  that  follows  the  Airpark  Drive  extension,  and 
stormwater improvements.

System 2026–2030 2031–2040 2041–2050 Total

Road Improvements $0 $750,000 $0 $750,000

Water Improvements $330,000 $0 $0 $330,000

Sewer Improvements $0 $375,000 $0 $375,000

Stormwater $0 $125,000 $0 $125,000

TOTAL $330,000 $1,250,000 $0 $1,580,000

Table F.4 — Airpark North Zone infrastructure costs by system and phase, in 2026 dollars. Source: SEH Inc.

F.5.3  Airpark South Zone

Airpark South carries the smallest program of any zone, $1,125,000, all of it in the second phase. The zone’s  
single phase development program delivers in 2030, and its infrastructure needs are limited to roadway 
improvements and the internal sewer distribution that becomes possible once the trunk line reaches the 
airpark.

System Phase Estimated Cost

Road Improvements (0.5 Miles) 2031–2040 $750,000

Sewer Improvements (0.5 Miles) 2031–2040 $375,000

TOTAL $1,125,000

Table F.5 — Airpark South Zone infrastructure costs, in 2026 dollars. Source: SEH Inc.
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F.5.4  Business Park Zone

The Business Park requires the largest zone specific program, $8,600,000, because it starts from essentially 
nothing — no internal roads, no water, no sewer — and carries the largest development program in the  
Strategic Plan. Approximately two miles of new internal road network must be constructed across the plan 
term, with water, sewer, dry utility, and stormwater systems following in the same alignments. The second  
phase also carries a left turn deceleration lane on La Posta Road, triggered by the zone’s traffic growth as 
described in Section F.6.

System 2026–2030 2031–2040 2041–2050 Total

Road Improvements $750,000 $1,500,000 $750,000 $3,000,000

Water Improvements $550,000 $1,100,000 $550,000 $2,200,000

Sewer Improvements $375,000 $750,000 $375,000 $1,500,000

Dry Utilities and Gas $225,000 $450,000 $225,000 $900,000

Stormwater $125,000 $250,000 $125,000 $500,000

Left Turn Deceleration Lane $0 $500,000 $0 $500,000

TOTAL $2,025,000 $4,550,000 $2,025,000 $8,600,000

Table F.6 — Business Park Zone infrastructure costs by system and phase, in 2026 dollars. Source: SEH Inc.

F.5.5  La Posta Area Zone

The La Posta Area requires the second largest zone specific program, $5,712,500, for the same reason as the 
Business Park:  its  internal  road,  water,  and sewer networks must be built  new. The program constructs  
approximately 1.25 miles of internal roads with utilities following, tapering in the third phase as the zone’s 
development program completes.

System 2026–2030 2031–2040 2041–2050 Total

Road Improvements $750,000 $750,000 $375,000 $1,875,000

Water Improvements $550,000 $825,000 $275,000 $1,650,000

Sewer Improvements $375,000 $750,000 $187,500 $1,312,500

Dry Utilities and Gas $225,000 $225,000 $112,500 $562,500

Stormwater $125,000 $125,000 $62,500 $312,500

TOTAL $2,025,000 $2,675,000 $1,012,500 $5,712,500

Table F.7 — La Posta Area Zone infrastructure costs by system and phase, in 2026 dollars. Source: SEH Inc.
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F.6  Phasing Logic and Traffic Triggers

The infrastructure program is phased on two principles. The first is that infrastructure follows the development 
program. SEH derived the three phases, 2026 through 2030, 2031 through 2040, and 2041 through 2050, 
directly from the 20 year absorption schedule in Appendix D, so each phase’s improvements are sized to the 
development they must serve. The second principle is that utilities follow roads. New water, sewer, dry utility, 
and stormwater systems are constructed within the new internal road alignments, which is why each zone’s  
systems phase together rather than independently.

The first  phase,  2026 through 2030,  is  the unlocking phase and the most  expensive per  square foot  of 
development served. It carries the secondary access road, the trunk sewer to the La Posta Area including the lift 
station and crossing, the first internal road and utility increments in the Business Park and La Posta Area Zones, 
and the Airpark North waterline improvements. The second phase, 2031 through 2040, is the peak investment 
decade at approximately $14.95 million. It carries the corridor improvements triggered by growth, the La Posta 
Road widening, the Airpark Drive improvements and intersection, and the sewer extension to the airpark,  
alongside the largest internal increments in every zone. The third phase, 2041 through 2050, is a completion 
phase limited to the final internal road and utility increments in the Business Park and La Posta Area Zones.

Traffic growth provides the objective trigger for the corridor improvements. SEH’s traffic analysis focuses on the 
Business Park because it is the study area’s largest single traffic generator and its access to La Posta Road  
governs the deceleration lane requirements. Under the applicable non rural arterial access standards, a left  
turn deceleration lane is required at 25 vehicles per hour and a right turn deceleration lane at 50 vehicles per 
hour. The analysis indicates the Business Park crosses the left turn threshold during the second phase, and the 
left turn lane is costed accordingly in the zone’s second phase program. Traffic volumes cross the right turn 
threshold during the third phase.

Phase Cumulative Building 
Area

Daily Trips 
(ADT) PM Peak Trips Improvement Triggered

2026–2030 52,000 SF 195 26 None

2031–2040 311,000 SF 1,174 165 Left Turn Deceleration Lane

2041–2050 527,000 SF 2,024 286 Right Turn Deceleration 
Lane

Table F.8 — Business Park traffic generation by phase and the roadway improvements triggered. Cumulative building 
area reflects the Business Park development program only. Source: SEH Inc. traffic analysis, July 2026.
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F.7  Findings

The study area’s trunk infrastructure is  achievable at a cost the area can substantially fund itself.  The 
program totals approximately $28.4 million in 2026 dollars against the approximately $27.5 million present 
value bonding capacity established in Appendix H. This comparison means that the project’s property tax  
increment can carry approximately 96 percent of its estimated infrastructure cost. That result depends on the 
cost discipline embedded in these estimates — the Appendix G design standards. These design standards  
recommend a road network without curb, gutter, sidewalk, or extensive active transportation infrastructure.  
This simplified road network design standard is appropriate for a business park or light industrial area, and 
helps keep the project financially feasible.

Three findings follow from the phasing analysis. First, the program is front loaded by design. The first two  
phases carry approximately $25.4 million, roughly 89 percent of the total, which strengthens the case for  
establishing the tax increment district and special district early, so that bond proceeds are available when the 
unlocking  improvements  must  be  built.  Second,  secondary  access  is  the  critical  path.  The  Four  Corners 
Materials road segment is an assumption rather than an agreement, and the improvements that depend on a 
connected road network cannot proceed without it. Early negotiation is the single most important near-term 
infrastructure  action  available  to  the  County  and  the  La  Plata  Economic  Alliance.  Third,  the  corridor 
improvements are self-triggering.  The deceleration lanes,  intersection improvements,  and La Posta Road 
widening  are  tied  to  measurable  traffic  growth,  giving  the  County  an  objective  basis  for  timing  those 
investments and for structuring development obligations as the zones build out.

In conclusion, the project’s infrastructure program is large but not prohibitive. It is sequenced so that early  
investment unlocks the area and later investment follows the growth that pays for it, and it is calibrated to the 
same regulatory strategy this Strategic Plan proposes. The costs, the design standards, and the financing  
strategy are aligned to yield a feasible project.
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F.8  Sources and Methods Notes

Infrastructure cost estimates.  SEH Inc. order of magnitude cost and traffic estimates for the Animas Airpark 
and La Posta study area, July 2026. Costs are stated in 2026 dollars without escalation, derived by applying  
planning level unit costs to infrastructure mileage estimated from the conceptual development plan. Estimates 
will  be refined through preliminary engineering, survey, geotechnical investigation, and coordination with 
utility providers and the Durango Fire Protection District.

Development program and absorption.  The development program, Future Development Areas, and 20 year 
absorption schedule are established in Appendix D, drawing on the market analysis and demand ceiling in 
Appendix C.

Design standards.  All estimates assume the street cross sections and design standards proposed in Appendix 
G. Right of way widths shown in the Appendix G cross sections remain subject to confirmation with SEH before 
adoption as dedication standards.

Traffic analysis.  SEH Inc. traffic generation estimates for the Business Park development program, evaluated 
against non rural arterial access standards requiring a left turn deceleration lane at 25 vehicles per hour and a  
right turn deceleration lane at 50 vehicles per hour.

Related appendices.  Appendix D establishes the development program these estimates serve, Appendix G 
establishes the design standards these estimates assume, and Appendix H compares these costs against the 
study area’s forecast bonding capacity.
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G.1   Purpose & How to Read This Appendix

This  appendix  consolidates  the  study  area's  regulatory  strategy  into  a  single  document.  It  carries  two 
instruments that operate as a pair. The first is a zoning overlay that regulates the report's four Development  
Opportunity Zones through three districts — the Airpark South and La Posta Areas share a single district and 
identical standards — each with a matrix of uses permitted by right or allowed as conditional uses, governing 
what may be built and how it is reviewed. The second is a set of roadway and site design standards that governs 
what an applicant must build in the right-of-way and on the site. The overlay removes uncertainty on the 
entitlement side; the design standards remove excess cost on the construction side. Written to an urban, full  
complete-streets template, design standards would re-introduce on the cost side the very friction the overlay  
removes on the entitlement side — and so the two are presented here as one strategy, calibrated together.

The framework is organized around a single regulatory objective: maximize predictability, and remove the 
public hearing from the development path wherever the code allows.  Under the overlay, a use listed as 
permitted by right requires no use approval at all — the zoning itself is the approval. Review is confined to an  
objective site plan review of the development's design, decided at the staff level on a defined timeline.  
Conditional uses are reviewed against specific, published standards rather than an open-ended compatibility  
judgment. Every element of the framework — the district structure, the use matrices, the review procedures,  
and the design standards — is built to serve that objective.

The appendix proceeds in that order. Sections G.2 and G.3 establish the regulatory case for the overlay and the 
mechanics  of  how  it  works.  Section  G.4  sets  out  the  overlay  districts  that  regulate  the  report's  four  
Development Opportunity Zones — the Airpark North Zone, the Mixed Commercial & Light Industrial Zone 
serving both the Airpark South and La Posta Areas, and the Business Park Zone — with each district's intent,  
profile, and use matrix. Sections G.5 through G.8 present the design standards: the feasibility logic that shapes 
them, the recommended roadway sections by district, the delivery and right-of-way program for the La Posta  
Road corridor, and the regional stormwater approach. Section G.9 reconciles these standards against the 2013 
La Posta Area Plan, and Section G.10 sets out the implementation path.

One finding organizes the entire framework: the binding constraint on this market is supply, not demand. The 
market record assembled in Appendix C — industrial vacancy near one-half of one percent, zero turnover 
across the competitive set, and no industrial construction start in more than seven years — describes a county 
whose businesses have demand for space they cannot find. The regulatory strategy exists to remove the two  
barriers standing between that demand and built space: an entitlement process that offers no certainty, and a 
design template that adds cost the land use does not require.
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G.2   The Regulatory Case for the Overlay

La Plata County's current regulatory approach does not deliver development certainty. Outside designated 
areas, the County relies on a form of performance-based zoning organized around broad land-use categories 
and  compatibility  findings,  under  which  no  use  is  permitted  by  right  and  nearly  every  project  faces  a  
discretionary review and a public hearing. The County itself reports that its land-use code is the leading source 
of complaints it receives, and that developers can spend thousands of dollars on front-end engineering and  
studies with no assurance a project will ultimately be approved.

The result is a long, uncertain, and costly entitlement path. For the kind of small-to-mid-bay industrial and 
business-park product this study area is built to deliver, that uncertainty is often the difference between a  
project that moves and one that never breaks ground. The market this framework serves — documented fully 
in  Appendix  C  —  is  small,  structurally  undersupplied,  and  immediate:  roughly  950,000  square  feet  of  
countywide  industrial  inventory  at  0.5  percent  vacancy,  a  seventeen-building  competitive  set  with  zero  
availability and a 1980 median year built, and no construction pipeline in either the industrial or office sector.  
Any quality space that reaches this market is absorbed almost immediately, small bays under 10,000 square  
feet are especially scarce, and new, well-located product would face essentially no direct modern competition. 
A planned, entitled, infrastructure-served business and light-industrial park is the most defensible lead product 
for the study area — and the overlay is the regulatory instrument that makes it deliverable.

 

The Purpose
If the County removes regulatory uncertainty the way the infrastructure strategy removes physical 
constraints, the study area can absorb development the market cannot house today — raising taxable 
values, supporting the tax increment that funds trunk infrastructure, and unlocking reinvestment 
landowners have already indicated they are ready to make.

The overlay introduces true Euclidean zoning to the study area and, for the first time in this part of the County, a 
meaningful matrix of uses permitted by right. Clarity is the product. An applicant proposing a listed use knows, 
before spending a dollar on engineering, that the use is allowed as a matter of right and that the only review is 
an objective, staff-level site plan review on a defined timeline. A neighbor knows what the district does and  
does not contemplate. The County gains a code it can point to, applied consistently, rather than negotiating 
standards project by project.

 

The model: the County's economic development area provisions
La Plata County's land-use code already contemplates exactly this approach. Its economic development area 
provisions (LUC 65-5) allow an area suited to more intensive growth to be designated so that qualifying 
projects proceed under administrative review — and that section expressly excludes the discretionary 
compatibility process from the review of uses in those areas. The provisions are currently limited in scope, 
and the overlay builds on them: it applies the economic-development-area concept, expanded with district-
specific use matrices and design standards, to a study area that fits it precisely — infrastructure-served, 
market-supported, and landowner-backed.
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G.3   How the Overlay Works

Every use addressed by the overlay is assigned to one of two categories within each district — permitted by 
right, or conditional. A use that appears on neither list is not allowed in that district: that exclusion is inherent in 
Euclidean zoning and requires no separate prohibition. The same use can be permitted by right in one district 
and conditional in another — that is the point of district-specific zoning.

Classification Meaning Review

Permitted by Right
A use the district is designed to accommodate, with 
predictable impacts. The use itself requires no 
approval — the zoning is the approval.

Site plan review only: an 
objective, staff-level review of 
the development's design against 
published district standards. No 
public hearing.

Conditional
A use that may be appropriate subject to defined 
performance expectations

Review against specific, 
published use standards and 
conditions — not the 
compatibility test

Not listed
A use that appears on neither list is not allowed in the 
district

None — the use matrix itself 
governs

Table G.1 — Use classifications and the review that attaches to each.

G.3.1   Uses Permitted by Right & Site Plan Review

A use permitted by right requires no use approval of any kind. What remains is review of the development's  
design — access, parking, landscaping and buffering, height, lighting, screening, and the street section — 
conducted as a site plan review against published, objective standards. Site design standards may be drawn 
from the County's existing site and development standards (LUC Chapter 70), from the Joint Planning Area 
standards (LUC Chapter 72) where applied, or codified as new district-specific standards adopted with the  
overlay. This appendix recommends the third path: the district design standards presented in Sections G.5  
through G.8 are written to serve as that codified base, calibrated to the study area's industrial and business-
park character.

The review sequence is deliberately short:

1. Pre-application confirmation. Staff confirm the proposed use appears on the district's permitted-by-
right matrix and identify the applicable site plan standards.

2. Site plan application. The applicant submits a site plan and project narrative against the published, 
objective standards.

3. Staff and referral review. Engineering, fire, and utility referrals confirm the standards are met. No 
Planning Commission hearing is required.

4. Staff determination. The site plan is approved, approved with conditions tied to objective standards,  
or denied for failure to meet a standard, on a defined timeline.

The County's code offers two staff-level procedures that could carry this review — the administrative permit  
and the director determination — and they differ principally in one respect: the administrative permit carries a 
public-notice requirement, while the director determination does not. Neither involves a public hearing, so the 
overlay's central objective is preserved under either. The choice is a codification decision for the County; the  
framework functions identically under both, and the selected procedure should simply be fixed in the overlay 
text so applicants know the path and the timeline before they file.
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G.3.2   Conditional Uses — Objective Standards, Not the Compatibility Test

Conditional uses under the overlay are not reviewed under the County's compatibility test. That test is built on 
subjective, case-by-case findings that cannot deliver consistent outcomes inside a Euclidean framework — and 
the County's own economic development area provisions (LUC 65-5) exclude it from the review of uses in those 
areas. The overlay follows the same logic: it  replaces the compatibility judgment with specific, published 
standards and conditions attached to each conditional use.

Those  standards  are  drafted per  use  at  codification and  address  the  measurable  dimensions  of  a  use's 
performance — for example, hours of operation, traffic generation and access requirements, outdoor activity 
and storage limits, screening and buffering, noise and lighting, and required mitigation. A conditional use that 
meets its published standards is approvable on those terms; one that cannot is not. Framing conditional review 
this way narrows discretion to what is written, keeps outcomes predictable for applicants and neighbors alike, 
and — where a use's standards are fully objective — allows the review itself to remain at the staff level rather 
than defaulting to a hearing.

 

Why this matters
The compatibility test is the least predictable instrument in the entitlement path: it converts every 
conditional use into an open-ended inquiry about character and impact. Replacing it with enumerated, use-
specific standards is the single most important procedural choice in the overlay after the by-right matrix 
itself. It is also the choice the County's code already makes for economic development areas — the overlay 
extends that logic to the study area.

G.3.3   Uses Not Listed & Existing Uses

The overlay carries no schedule of prohibited uses. By the nature of Euclidean zoning, a use that appears on 
neither the permitted-by-right matrix nor the conditional list is not allowed — the matrix itself governs, and a 
separate prohibition list would add nothing but maintenance burden. In place of such a list, each district's  
applicability statement in Section G.4 describes in broad terms the character of uses the district does not  
contemplate — principally heavy industrial uses with significant off-site impacts, bulk storage or processing of 
hazardous materials, and, in and around the airfield, uses hazardous to air navigation.

Two safeguards accompany that structure. First, the use matrices should be audited against the study area's  
existing lawful uses before adoption, so the overlay does not manufacture nonconformities — resource-related 
and other legacy activities exist within the study area today, and the matrices and applicability statements must 
be reconciled against them at codification. Second, existing lawful uses may continue, and may expand, where 
the use aligns with the district's matrix; expansion is governed by the same matrix and site plan review as new 
development, rather than by a separate expansion entitlement.
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G.4   The Overlay Districts

The Strategic Plan organizes the study area into four Development Opportunity Zones — Airpark North, Airpark 
South, Business Park, and La Posta — and that structure carries through the report's market allocations, 
development programs, and zone chapters. The overlay regulates those four zones through three districts. The 
Airpark South and La Posta Areas share a single overlay district — the Mixed Commercial & Light Industrial Zone 
— and employ the same design standards, because the two geographies share a use profile: light industrial  
leading,  with  commercial  and  retail  at  corridor-appropriate  locations.  The  distinction  between  them  is 
analytical, not regulatory. The Airpark North Zone is the deliberate exception to the study area's business-park 
character: as a private airfield community, it pairs a streamlined public overlay with private governance of the 
fine-grained uses and design. The table below maps each zone to its overlay district; the subsections that follow 
set out the full use matrices.

Development 
Opportunity Zone

Overlay district Primary intent

Airpark North
Airpark North Zone — airfield 
community; privately governed 
design

Protect and grow the private airfield; accommodate 
hangar, aviation-service, and hangar-residential 
development under a baseline public overlay, with 
fine-grained use and design control carried by owner 
CC&Rs or a design review committee.

Airpark South
Mixed Commercial & Light 
Industrial Zone

Lead with small-to-mid-bay light industrial, flex, and 
trade space; accommodate aviation-related uses 
adjacent to the airfield.

La Posta
Mixed Commercial & Light 
Industrial Zone — same district 
and standards as Airpark South

Carry the same light-industrial program, adding 
general commercial and retail at corridor-appropriate 
locations on the CR 213 / La Posta frontage.

Business Park Business Park Zone
Full business-park program — office, light industrial, 
flex, and warehousing on the study area's largest 
contiguous developable landholding.

Table G.2 — The four Development Opportunity Zones and the overlay districts that regulate them.

G-5



Appendix G — Regulatory & Design Standards Strategy Animas Airpark and La Posta Strategic Plan

Figure G.1 — The four Development Opportunity Zones, Animas Air Park and La Posta Road study area, La Plata County. The 
Airpark South and La Posta Zones are regulated as a single overlay district — the Mixed Commercial & Light Industrial Zone — 
under identical use matrices and design standards. Source: Pioneer Development Company.
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G.4.1   Airpark North Zone

The Airpark North Zone encompasses the active runway and the parcels fronting Skylane Drive and Airpark  
Drive at the heart of Animas Air Park. It is the only district in the study area organized around a private airfield, 
and its overlay is built to protect and grow that airfield rather than to convert it to general industrial use. The 
landowner survey record (Appendix B) reinforces this direction: aviation-oriented and mixed-use development 
drew the strongest interest, and owners specifically cited hangar modernization, hangar expansion, and the 
addition of housing as the reinvestment they are ready to make once regulation and infrastructure allow.

The district's regulatory design reflects a division of labor. A private airfield community is best positioned to 
govern its own fine-grained character — which aviation uses belong where, how hangar-residential product is 
configured, what design and operational rules members observe. The overlay therefore does not attempt to 
enumerate an exhaustive aviation-specific use taxonomy for staff to administer. Instead, the public overlay 
carries a streamlined matrix of broad use categories and the airfield safety overlay, while the fine-grained use 
and design regulation is carried privately, through covenants, conditions, and restrictions (CC&Rs) or a design 
review committee established by the Air Park ownership. The public matrix defines the outer envelope of what 
is allowed; the private instruments govern character and quality within it. This keeps county administration 
simple and consistent while giving the airfield community direct control over the standards that matter most to 
it.

Airfield Safety Overlay

The Airpark North Zone is overlaid by airfield safety and height standards modeled on the airport overlay 
provisions the County already administers for the Durango–La Plata County Airport (LUC 72-3), adapted to the 
Air Park's runway geometry. Every use and structure — regardless of its classification — remains subject to 
height limits and use restrictions within the airfield's imaginary surfaces and safety zones, consistent with FAA 
criteria. The runway protection and approach zones at each runway end carry the most restrictive limits (no 
concentrated public  assembly,  no  above-ground hazards,  no  wildlife  attractants),  while  areas  under  the  
horizontal  and  conical  surfaces  are  governed  primarily  by  height  limits.  No  use  may  create  electrical 
interference with navigational signals or airport-to-aircraft communication, produce glare in pilots' eyes, or  
impair visibility near the airfield. These protections sit on top of the use matrix: a use can be permitted by right 
and still require siting, height, or screening adjustments to satisfy the safety overlay.

Zone profile

Overlay character
Airfield community — streamlined public matrix with privately governed use and 
design detail

Location Runway corridor along N/S Skylane Drive and Airpark Drive

Lead uses
Hangars, aviation services, hangar-condominiums and hangar homes, light industrial 
and flex

Private governance
Owner CC&Rs or a design review committee carry fine-grained use and design 
regulation within the public envelope

Overriding constraint
Airfield safety overlay — height limits and safety-zone restrictions modeled on LUC 
72-3 apply to all uses

Table G.3 — Airpark North Zone profile.
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Permitted by right — site plan review only

5. Airfield facilities: hangars, aircraft tie-down areas, aprons, taxiways, and runway-support facilities

6. Aviation  services:  aircraft  sales,  service,  maintenance,  repair,  and  storage;  fixed-base  operator 
facilities and fuel storage meeting applicable safety standards

7. Aviation training and education facilities

8. Hangar-condominium and hangar-home development  (mixed  hangar,  workspace,  and  residential 
occupancy), subject to the airfield safety overlay

9. Light manufacturing, fabrication, and component production within enclosed buildings

10. Flex space and indoor storage

11. Offices

12. Small-scale commercial amenities serving the district — restaurants, cafes, and retail

Conditional uses — reviewed against published standards

13. Lodging or short-term accommodation, subject to intensity and operational standards

14. Larger-format retail or commercial uses, subject to traffic-generation and access standards

15. Standalone residential not integrated with hangar or airfield use

16. Outdoor storage exceeding the by-right share of the lot, subject to screening standards

17. Assembly, event, or institutional uses, subject to safety-zone occupancy standards

Applicability

The district  does not contemplate heavy industrial  uses with significant off-site impacts;  bulk storage or  
processing of explosive, flammable, toxic, or corrosive materials beyond permitted aviation fuel handling; or 
any use hazardous to air navigation — including uses creating electrical interference, glare, impaired visibility,  
or hazardous wildlife attractants within the mapped safety zones. Uses not listed above are not allowed in the 
district.
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G.4.2   Mixed Commercial & Light Industrial Zone — Airpark South & La Posta Areas

The Mixed Commercial & Light Industrial Zone regulates two of the report's Development Opportunity Zones as 
a single overlay district: the Airpark South Area, covering the parcels along South Skylane Drive south of the 
airfield, and the La Posta Area, covering the parcels along County Road 213 toward the La Posta Road corridor 
and U.S. Highway 160. The two areas share a use profile, and they carry the same use matrix and the same  
design  standards;  the  distinction  between  them  is  analytical  —  the  report's  market  allocations  and 
development programs address each on its  own terms — not regulatory.  Established businesses already 
operate throughout the district, and its overlay is geared toward accommodating new light-industrial product  
while allowing the general commercial and retail uses the corridor's frontage and visibility support.

The district  leads with light  industrial.  It  is  the natural  location for  the small-to-mid-bay shop,  flex,  and  
warehouse space the market analysis identifies as the study area's most defensible lead product — modern,  
higher-clear-height buildings that the existing 1980-vintage stock cannot supply. Along the CR 213 frontage in 
the La Posta Area, the district adds the study area's most natural location for general commercial and retail uses 
that would not fit deeper in the industrial fabric. Retail is permitted by right up to a defined floor-area threshold 
established at codification, with larger formats reviewed as conditional uses against traffic-generation and 
access standards — an objective line that replaces case-by-case judgment about retail intensity. In the Airpark 
South Area, parcels adjacent to the airfield remain subject to the airfield safety overlay where its zones are 
mapped.

Zone profile

Overlay character Mixed commercial & light industrial

Report zones served
Airpark South Area and La Posta Area — one district, identical use matrix and design 
standards

Location South Skylane Drive corridor, and CR 213 toward La Posta Road and U.S. Highway 160

Lead uses Light manufacturing, flex, warehouse, contractor and trade space

Corridor uses
General commercial and retail at corridor-appropriate locations; retail by right to a 
defined floor-area threshold

Overriding constraint
Airfield safety overlay applies where mapped; corridor frontage standards apply on 
La Posta Road

Table G.4 — Mixed Commercial & Light Industrial Zone profile.

Permitted by right — site plan review only

18. Light manufacturing, fabrication, assembly, and processing of non-hazardous products within enclosed 
buildings

19. Warehousing, distribution, and flex space (light-industrial shell with modest office finish)

20. Contractor, trade, and service-business shops with associated indoor storage

21. Research, testing, and light advanced-manufacturing uses (e.g., tooling, instruments)

22. Aviation-related services, maintenance, and storage compatible with airfield operations, on airfield-
adjacent parcels

23. Professional and business offices

24. General commercial and service uses

25. Retail sales and personal-service establishments, up to the codified floor-area threshold

26. Restaurants and food-service establishments
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27. Self-storage and indoor storage facilities

28. Screened outdoor storage associated with a permitted use, within defined limits

Conditional uses — reviewed against published standards

29. Retail above the by-right floor-area threshold, subject to traffic-generation, access, and circulation 
standards

30. Vehicle, equipment, or machinery sales, rental, service, and repair, subject to outdoor-activity and 
screening standards

31. Lodging and short-term accommodation, subject to intensity and operational standards

32. Outdoor storage or contractor yards exceeding the by-right share of the lot, subject to screening 
standards

33. Uses generating moderate external effects (limited noise, dust, or truck traffic), subject to hours-of-
operation and mitigation standards

Applicability

The district does not contemplate heavy industrial uses with significant off-site smoke, odor, noise, glare, or  
vibration; bulk storage or processing of explosive, flammable, toxic, or corrosive materials; or waste handling, 
transfer, or disposal facilities. Uses not listed above are not allowed in the district. Existing lawful uses continue, 
and may expand where the use aligns with the matrix  above,  under the same site plan review as new 
development.
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G.4.3   Business Park Zone

The Business Park Zone covers the larger landholding east of Airpark Drive and County Road 213 — the study 
area's largest contiguous developable landholding and its principal opportunity for a master-planned business 
park. The overlay is the most expansive of the three districts: it is framed to accommodate the development 
type the site's scale, access, and market position most strongly support, spanning the full range of business-
park uses from traditional office space through light industrial, flex, and warehousing.

That breadth reflects the market analysis. Flex and light-industrial product should carry the early phases —  
lower construction cost, faster absorption, and the deepest unmet demand — while a limited office component 
is sized to demonstrated demand rather than over-programmed against flat office absorption. Mixed-use 
development incorporating residential is available as a conditional use, allowing the district to add housing 
where a specific proposal meets published standards without programming residential ahead of the market.  
The by-right matrix is written to let a business park lease space at the speed the market moves.

Zone profile

Overlay character Full business park

Location
East of Airpark Drive / CR 213 — the study area's largest contiguous developable 
landholding

Lead uses Office, light industrial, flex, warehousing

Phasing logic
Flex and light industrial lead; office sized to demand; residential mixed use available 
conditionally

Table G.5 — Business Park Zone profile.

Permitted by right — site plan review only

34. Professional, administrative, medical, and general office uses

35. Flex / business-park product (light-industrial shell with office finish)

36. Light manufacturing, fabrication, and assembly within enclosed buildings

37. Warehousing and distribution

38. Research and development, laboratories, and light advanced manufacturing

39. Business and professional services

40. Supporting amenities serving park tenants and employees — cafes, fitness, and child care

41. Indoor storage and self-storage facilities

42. Utility service facilities and structures supporting the park

43. Screened outdoor storage associated with a permitted use, within defined limits

Conditional uses — reviewed against published standards

44. Mixed-use  development  incorporating  residential,  subject  to  density,  design,  and  infrastructure 
standards

45. General commercial and retail uses beyond tenant-serving amenity scale, subject to traffic-generation 
and access standards

46. Lodging or conference/hospitality uses, subject to intensity and operational standards

47. Vehicle, equipment, or machinery sales, rental, and repair, subject to outdoor-activity and screening  
standards
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48. Institutional, educational, or assembly uses, subject to occupancy and circulation standards

49. Outdoor storage or yards exceeding the by-right share of the lot, subject to screening standards

Applicability

The district does not contemplate heavy industrial uses with significant off-site smoke, odor, noise, glare, or  
vibration; bulk storage or processing of explosive, flammable, toxic, or corrosive materials; or waste handling, 
transfer, or disposal facilities. Uses not listed above are not allowed in the district. Resource-related activity 
exists within this part of the study area today; the matrix and this applicability statement are to be reconciled 
against existing lawful uses at codification so the overlay does not create nonconformities. The supporting-
amenity uses listed above are intended as principal listed uses within the park, and their treatment should be 
reconciled with the code's accessory-use provisions at codification.
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G.5   Design Standards & the Feasibility Case

Street infrastructure — specifically the cross sections — represents a significant portion of the study area's 
trunk  infrastructure  costs,  and  the  difference  between  an  urban  and  a  rural  section  is  almost  entirely  
discretionary. An urban section adds vertical curb-and-gutter on both sides, a piped or inlet-based storm 
system to receive the gutter flow, detached sidewalks set behind a landscape buffer, and — under the 2013 
template — dedicated bike lanes on local industrial streets. A rural section conveys stormwater in vegetated 
roadside swales or ditches, supports the pavement edge with a compacted shoulder, and omits the curb, the 
sidewalk, and the bike lane.

The cost gap runs in the same direction every time. Roadside swales are widely recognized as a lower-cost  
alternative to curb-and-gutter for both initial  construction and long-term maintenance,  and the edge-of-
pavement-with-shoulder section is the standard treatment for rural and industrial sites where drainage is 
handled outside the roadway. Eliminating curb, gutter, the associated storm infrastructure, sidewalk, and bike 
striping on internal industrial streets reduces hardscape quantity, narrows graded width, and simplifies the  
storm system — savings that fall directly to the infrastructure budget the public financing strategy must cover. 
Consolidating detention and water  quality  into  regional  facilities  compounds  those  savings  by  removing 
duplicative parcel-level ponds from every site plan.

Just as important for a market that is supply-starved and cost-sensitive: a rural industrial section is also the right 
section. The market analysis identifies light-industrial uses as exhibiting the greatest demand today — small-to-
mid-bay shop, flex, and warehouse space serving trucks and trades, uses poorly served by a streetscape 
designed around continuous pedestrian and cycling activity the land use will not generate internally. The 3–4 ft 
compacted shoulder gives pedestrians and cyclists workable separation from traffic at a fraction of sidewalk 
cost, and right-of-way reservation preserves the ability to add sidewalks later if land use intensifies — matching 
the section to the use today without foreclosing the section the corridor may warrant tomorrow. These district 
design standards are also the natural codified base for the site plan review described in Section G.3.1 — the 
objective standards against which by-right development is approved.

G.5.1   Functional Classifications & Section Types

The terms below are used consistently throughout the standards that follow.

Term Meaning as used here

Functional classification
The role a road plays in the network — arterial, collector, or local — which 
determines its design section. Internal study-area streets are local industrial / local 
commercial; La Posta Road functions as the corridor collector/arterial.

Urban section
A “closed” cross-section: vertical curb-and-gutter on both sides, piped/inlet storm 
drainage, detached sidewalks, and (in the 2013 template) bike lanes. Higher cost; 
appropriate where pedestrian activity and density warrant it.

Rural industrial section

An “open” cross-section: paved travel lanes with 3–4 ft compacted shoulders on both 
sides and roadside swales or ditches for drainage; no curb, gutter, or attached 
sidewalk. The shoulder provides pedestrian and cyclist separation from the travel 
lane. Standard treatment for industrial and rural local roads.

Roadside swale / bioswale
A shallow vegetated channel parallel to the travelway that conveys, slows, and 
infiltrates stormwater in place of curb-and-gutter and storm pipe — lower cost to 
build and maintain, and a recognized low-impact-development practice.

Multi-use trail A paved, off-street path (typically 10 ft) serving pedestrians and cyclists, designed to 
AASHTO bicycle-facility and ADA guidance. Recommended on the La Posta corridor 
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Term Meaning as used here

as the area's active-transportation spine; may be set below roadway grade to reduce 
fill.

Ultimate right-of-way
The corridor or street ROW sized for the full built-out section — travel lanes, turn 
lanes, shoulders or bike lanes, buffers, trail or future sidewalks, and drainage — 
dedicated at platting even where improvements are phased.

Regional drainage facility
A consolidated detention and/or water-quality facility serving multiple parcels or an 
entire drainage basin, in place of individual on-site ponds — typically owned and 
maintained by a district or authority.

Table G.6 — Roadway and drainage terminology.

These standards sit on top of the baselines the County already relies on. Where a detail is not otherwise  
specified, design and construction follow the Colorado Department of Transportation M&S Standards and 
Standard Specifications for Road and Bridge Construction, with multi-use trails designed to the current AASHTO 
Guide for the Development of Bicycle Facilities and the ADA — the same authorities the 2013 La Posta Area Plan 
cites. Adopting the rural section narrows what must be built; it does not lower the engineering standard to  
which it is built.

 

Core Recommendation
Provide the bike-and-pedestrian spine as part of the La Posta Road corridor improvements — delivered as a 
coordinated, segment-by-segment capital program rather than piecemeal frontage construction — and 
adopt a rural industrial street section (paved travel lanes with 3–4 ft compacted shoulders and roadside 
drainage; no curb-and-gutter, no internal bike lanes, no required detached sidewalks) as the by-right 
standard inside the Mixed Commercial & Light Industrial and Airpark North districts. Dedicate right-of-way 
at platting sufficient for the ultimate corridor section on La Posta Road and for future sidewalks on interior 
streets. Consolidate stormwater into regional facilities where feasible. Hold the Business Park Zone to a 
higher business-park standard as an optional election at the landowner's discretion, not a mandate.
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G.6   Roadway Standards by District

The study area's existing conditions feature industrial and business-park characteristics, and the study's market 
and  feasibility  analysis  finds  that  light-industrial,  business-park,  and  aviation  uses  exhibit  the  greatest  
immediate demand and generate the tax revenue necessary to fund trunk infrastructure. The overlay's use 
matrices support these categories as uses permitted by right. That perspective warrants treating the rural 
industrial section as the default and reserving the higher business-park section for the one district modeled as a 
true business park — the Business Park Zone — where it is offered as an option rather than imposed as a  
requirement.

G.6.1   La Posta Road Corridor — the Active-Transportation Spine

The area's bike-and-pedestrian investment is concentrated in the La Posta Road (CR 213) corridor. La Posta  
Road is already a popular cycling route and carries the majority of car and truck traffic to and from the study  
area; it is the logical and highest-value place to provide continuous bike and pedestrian facilities. The corridor's 
pedestrian and cycling facilities are treated as the network that internal industrial streets feed into — not a  
standard each internal street must independently satisfy.

50. Ultimate section: 12-ft travel lanes with a center turn lane where warranted; auxiliary left- and right-
turn lanes at the main study-area intersections; 5-ft bike lanes each side, carried as pavement widening 
beyond the existing edge of pavement; landscape buffer; and a 10-ft multi-use trail.

51. Turn lanes: auxiliary turn lanes are assumed at the primary access intersections serving the La Posta  
Area and the Business Park Zone; corridor design should include an intersection-level analysis to 
confirm warrants, geometry, and storage lengths.

52. Bike  lanes: the  existing  pavement  cannot  absorb  5-ft  bike  lanes  by  restriping;  the  widening  — 
pavement structure, shoulder reconstruction, and associated drainage adjustments — is carried in the 
corridor cost estimate.

53. Multi-use trail: designed to AASHTO and ADA guidance and connected to  the regional  network 
(Animas River Trail spur at Dallabetta Park; SMART 160 Trail). The trail may be installed at a lower  
elevation than the roadway, following existing terrain, to reduce fill quantities and cost — provided 
ADA running grades, drainage separation from the roadside swale, and intersection crossings are 
maintained.

54. Right-of-way: dedication of the ultimate corridor ROW — sized for turn lanes, widened travel way, bike 
lanes, buffer, and trail — is a condition of approval at platting or site plan for every corridor-fronting  
parcel, even where corridor construction is phased.
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Figure G.2 — La Posta Road (CR 213) ultimate corridor section: bike lanes carried as pavement widening, multi-use trail 
permitted below roadway grade to reduce fill, and ultimate right-of-way dedicated at platting with additional width at main 
intersections for auxiliary turn lanes.

G.6.2   Mixed Commercial & Light Industrial Zone (Airpark South & La Posta Areas) — Rural 
Section with Corridor Frontage Standards

The by-right internal standard in the Mixed Commercial & Light Industrial Zone is a rural industrial local section: 
two paved travel lanes, 3–4 ft compacted shoulders on both sides, and roadside swales for drainage; no curb-
and-gutter and no required internal bike lanes or detached sidewalks. The section and site standards below 
apply identically across the Airpark South and La Posta Areas — one district, one standard. Because the district 
leads with light industrial but also carries corridor-facing general commercial and retail, pedestrian connectivity 
is required where the use generates it — at retail and commercial frontages and at corridor crossings — rather 
than across the whole district.

55. By-right industrial streets: rural section with 3–4 ft compacted shoulders providing pedestrian and 
cyclist separation from the travel lane; roadside swale drainage; no curb-and-gutter, no internal bike 
lane, no required detached sidewalk.

56. Right-of-way reservation: interior street ROW is platted wide enough to accept future detached 
sidewalks  (and  preserve  the  swale)  without  re-acquisition,  so  a  sidewalk  retrofit  remains  a 
construction project, not a land-assembly project.

57. Commercial and retail frontages along the corridor: pedestrian connection to the La Posta trail and 
walkable frontage scaled to the use, reviewed against objective standards through site plan review.

58. Corridor frontage: the County retains the ability to require frontage and turn-lane improvements on La 
Posta Road itself as parcels develop, coordinated with the corridor delivery program in Section G.7.

59. Airfield adjacency: on parcels within mapped airfield safety zones, the safety overlay's height and use 
restrictions apply over the street and site standards.

Figure G.3 — Rural industrial local street, the by-right internal section in all three districts: 3–4 ft compacted shoulders provide 
pedestrian and cyclist separation, roadside swales convey stormwater to regional facilities, and right-of-way is platted to accept  
future detached sidewalks without re-acquisition.
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G.6.3   Airpark North Zone — Rural Section, Airfield Overlay Controls

The Airpark North Zone applies the same by-right rural industrial section — including the 3–4 ft shoulders and 
sidewalk ROW reservation — with internal bike-lane and sidewalk construction requirements waived. The 
district leads with hangars, aviation services, hangar-residential product, light manufacturing, and flex space — 
uses oriented to vehicles, trucks, and aircraft, not internal pedestrian or cycling circulation. The binding design 
constraints here are the airfield safety zones and height limits, which govern regardless of the street section;  
streetscape and building design beyond the public standards is carried by the district's private CC&Rs or design 
review committee.

60. By-right internal streets: rural section with 3–4 ft compacted shoulders and roadside drainage; no 
curb-and-gutter, internal bike lane, or detached sidewalk required; ROW platted to accept future 
sidewalks.

61. Airpark Drive frontage: frontage and circulation improvements are reserved, planned, and budgeted 
as development advances — the phased “Bodo” approach — rather than triggering a full  urban 
upgrade up front, with ownership and maintenance of Airpark Drive clarified in parallel.

62. Secondary access: the Road E / 4 Corners alignment is designed to a constrained rural section — 
adequate for emergency and truck access on steep terrain without urban-section cost, with interim 
treatments designed not to preclude the ultimate geometry.

63. Airfield safety overlay governs: height limits and runway-protection and approach-zone restrictions, 
modeled on LUC 72-3, apply to all uses and structures and are unaffected by these section standards.

Figure G.4 — Secondary access (Road E / 4 Corners alignment): constrained rural section for emergency and truck access on 
steep terrain.
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G.6.4   Business Park Zone — Business-Park Section as an Optional Standard

The Business Park Zone is modeled as a true business park, and a higher, more finished street and streetscape 
standard is made available but optional — elected at the landowner's discretion, phase by phase, rather than 
imposed by the overlay. A business-park identity can justify curb-and-gutter, internal sidewalks, and a more 
landscaped streetscape on the parcels and phases where office and flex tenants value it; the early flex and light-
industrial phases that the market analysis expects to lead absorption should not be burdened with that cost 
before the market rewards it.

64. Default (by-right): the same rural industrial section available in the other districts — 3–4 ft shoulders, 
swale drainage, sidewalk ROW reservation — sufficient for early flex and light-industrial phases.

65. Optional business-park election: curb-and-gutter, internal sidewalks, and enhanced xeric streetscape 
where a phase is programmed for office or higher-finish flex.

66. Election rests with the landowner: the overlay offers the higher section as an available election, phase 
by phase, rather than imposing it as a district-wide requirement — letting streetscape investment  
match each phase's program.

Figure G.5 — Business Park Zone optional business-park section: curb-and-gutter, detached sidewalks, and xeric streetscape, 
elected at the landowner's discretion above the rural industrial default.
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G.6.5   Standards at a Glance

Standard
Mixed Comm. & Light 
Industrial (Airpark South 
& La Posta)

Airpark North Business Park

Default street section Rural industrial Rural industrial
Rural (business-park 
optional)

Shoulders 3–4 ft both sides 3–4 ft both sides 3–4 ft both sides

Curb & gutter No (swale) No (swale) Optional

Internal bike lanes No No Optional

Detached sidewalks At commercial frontage No Optional

Sidewalk ROW reserved Yes Yes Yes

Drainage
Regional preferred; swale 
conveyance

Regional preferred; swale 
conveyance

Regional preferred; swale 
conveyance

Bike/ped spine La Posta corridor La Posta corridor La Posta corridor

Governing overlay
Corridor frontage; airfield 
safety where mapped

Airfield safety; private 
CC&Rs / design review

Owner-elected finish

Table G.7 — Street and site standards by overlay district. The Mixed Commercial & Light Industrial standards apply identically 
across the Airpark South and La Posta Areas. “Rural industrial” denotes paved travel lanes with 3–4 ft compacted shoulders and 
roadside swale drainage, built to CDOT specifications, without curb-and-gutter, internal bike lanes, or required detached 
sidewalks. Right-of-way on all interior streets is platted to accommodate future detached sidewalk construction.
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G.7   La Posta Road Corridor Delivery — Right-of-Way & Phasing

Timing is as consequential as geometry. Improvements to a county road accumulated parcel by parcel through 
developer frontage construction can create geometric, drainage, and maintenance problems and may never 
assemble the corridor to the desired standard. The corridor is therefore delivered as a coordinated public 
capital program — each segment built once, to the full standard, under a single design and a single contract.

67. Dedicate early, build in segments. Ultimate corridor ROW is dedicated at platting or site plan for every 
corridor-fronting parcel — securing the land for turn lanes, widening, bike lanes, and the trail up front 
— while construction proceeds in defined, logically complete segments (intersection to intersection)  
as funding allows.

68. Public  delivery  through  the  financing  strategy. Corridor  segments  are  programmed  as  trunk 
infrastructure in the SEH cost estimate and funded through the study's public financing tools — tax 
increment  financing through a  County  Revitalization Authority  or  unincorporated URA,  and/or  a  
metropolitan or general improvement district.

69. Developer contribution without piecemeal construction. In lieu of building frontage improvements, 
corridor-fronting  development  contributes  through  ROW  dedication  and  a  fee-in-lieu  or 
reimbursement/recovery agreement proportionate to impact, credited against district mill levies or  
TIF obligations as applicable.

70. Sequencing tied to absorption. The first segment serves the earliest-absorbing frontage identified in 
the  development  program — the primary  La  Posta  Area  and Business  Park  Zone access  points,  
including their turn lanes — with subsequent segments phased against the build-out sequence in the 
tax revenue forecast model, so bonding capacity and corridor cost are matched segment by segment in 
the feasibility comparison.

71. Interim condition. Until a segment is programmed, corridor-fronting parcels take access under County 
access-permit  standards,  with any interim intersection treatments  designed not  to  preclude the 
ultimate geometry.
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G.8   Stormwater — Regional Drainage Approach

The study adopts regional drainage facilities as the preferred approach wherever basin topography allows, in 
place of each development constructing its own detention and water-quality improvements.

72. Efficiency. Consolidated regional detention and water-quality facilities reduce total pond footprint, 
return developable land to parcels, cost less per acre served to construct, and are far simpler to inspect 
and maintain than dozens of individually owned on-site ponds.

73. Scope. The  trunk-infrastructure  cost  estimate  delineates  the  study  area's  drainage  basins  and 
identifies candidate regional facility sites and conveyance alignments, so regional drainage is priced 
into the feasibility comparison alongside roads and utilities.

74. Ownership  and  maintenance. Regional  facilities  align  naturally  with  the  district-based  financing 
strategy:  a  metropolitan  district,  general  improvement  district,  or  revitalization  authority  can 
construct, own, and maintain the facilities, funded by the same revenue streams that fund the roads.

75. Standards. On-site facilities remain available where a parcel cannot reasonably be served by a regional 
facility; roadside swale conveyance on interior streets feeds the regional system, keeping curb-and-
gutter and piped storm systems out of the by-right section.
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G.9   Relationship to the 2013 La Posta Area Plan

The 2013 La Posta Road Area / District Plan established street and trail standards reviewed and accepted by  
both County and City engineers, intended so that improvements could be dedicated to the City on annexation. 
Those standards deliberately adopted an urban, multi-modal complete-streets template across the area. The 
standards in this appendix retain the 2013 Plan's corridor vision for La Posta Road and its CDOT/AASHTO/ADA 
baselines, but depart from its internal-street template in the interest of cost and predictability. The principal  
differences are summarized below.

Element
2013 La Posta Area Plan 
(Appendix C)

2026 Standard Rationale

La Posta Road

12-ft center turn lane; 12-ft 
travel lanes with curb & 
gutter; 5-ft bike lanes each 
side; 8-ft landscape buffer; 
10-ft detached multi-use 
trail.

Retained as the corridor spine, 
with turn lanes at main 
intersections, pavement 
widening for the bike lanes, 
and a trail that may sit below 
roadway grade; ultimate ROW 
dedicated at platting; 
delivered as a phased public 
capital program.

Aligned and strengthened. 
Concentrating bike/ped 
investment on the corridor is 
consistent with the 2013 vision; 
coordinated segment delivery 
avoids the geometric and 
drainage problems piecemeal 
frontage construction produces.

Industrial local 
streets

Two 12-ft travel lanes with 
curb & gutter; two 8-ft 
landscape buffers; two 5-ft 
detached sidewalks 
(Condition 1), or bioswale 
breaks (Condition 2).

Rural section: two travel lanes, 
3–4 ft compacted shoulders 
both sides, roadside swale 
drainage; no curb & gutter; no 
detached sidewalks built, but 
ROW platted to accept them.

Largest single cost divergence. 
Industrial uses do not generate 
the internal pedestrian activity 
that justifies curb, gutter, and 
dual sidewalks; the shoulder 
provides ped/bike separation 
and the ROW reservation 
preserves the retrofit path.

Internal bike 
lanes

Multi-modal accommodation 
carried onto local industrial 
streets.

Waived inside the Mixed 
Commercial & Light Industrial 
and Airpark North districts; 
provided on the La Posta 
corridor instead, with the 3–4 
ft shoulder accommodating 
incidental cycling internally.

Avoids duplicating cycling 
infrastructure on truck-priority 
internal streets while still 
delivering a continuous regional 
connection on the spine.

Stormwater

Curb-and-gutter conveyance, 
with bioswale breaks offered 
as a Condition 2 option; 
drainage handled 
development by 
development.

Roadside swale / ditch 
conveyance as the default, 
feeding regional detention and 
water-quality facilities 
identified in the trunk-
infrastructure scope.

Lower initial and maintenance 
cost; supports infiltration; 
regional consolidation is more 
efficient than parcel-by-parcel 
ponds and matches district-
based ownership.

Airpark Drive

Retain existing two 12-ft 
lanes; optional future 
conversion of the roadside 
ditch to sidewalk/trail.

Retain existing section; reserve 
and phase frontage 
improvements as 
development advances.

Consistent with the 2013 Plan 
and the phased-frontage 
(“Bodo”) approach; defers cost 
until development supports it.

Business Park 
Zone finish

Single area-wide urban 
template.

Business-park section offered 
as an optional, owner-elected 
upgrade above the rural 
default.

Lets a true business-park 
identity be built where office 
and flex phases reward it, 
without burdening early 
flex/industrial phases.

Table G.8 — Divergence from the 2013 La Posta Area Plan design standards.
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Advancing Goals established in 2013 Area Plan
These standards align with the 2013 La Posta Area Plan in that they build regional connectivity and protect 
its key active-transportation goals — the La Posta corridor improvements, the multi-use trail, and the 
CDOT/AASHTO/ADA baselines — while removing the urban-section requirements on internal industrial 
streets that add cost without serving the land use. Right-of-way is secured for the ultimate condition 
everywhere, the corridor is delivered coherently rather than piecemeal, and drainage is consolidated 
regionally. The result is a standard tuned to a supply-starved, cost-sensitive industrial market and to the 
feasibility case this study must ultimately defend.
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G.10   Implementation

The overlay and design standards are a regulatory complement to the infrastructure and financing strategy  
presented elsewhere in this report. The recommended implementation path is as follows.

76. Confirm the overlay mechanism. Advance the overlay through the County's economic development 
area provisions (LUC 65-5), expanded as needed with the district-specific matrices and standards in this 
appendix, or through a study-area-specific overlay amendment to the land-use code.

77. Select the site plan review procedure. Fix in the overlay text which staff-level procedure carries site 
plan review — the administrative permit (with public notice) or the director determination (without)  
— together with a defined review timeline. Neither involves a public hearing; the selection should 
simply be made and codified so the path is known before an applicant files.

78. Refine the use matrices. Reconcile the permitted-by-right and conditional lists in this appendix against 
the County's existing use definitions, district  by district,  and audit them against the study area's 
existing  lawful  uses  —  including  resource-related  activity  —  so  the  overlay  does  not  create 
nonconformities.

79. Draft the conditional-use standards. Codify the specific, published standards and conditions attached 
to each conditional use — hours of operation, traffic generation and access, outdoor activity and 
storage limits, screening, noise, lighting, and mitigation — replacing the compatibility test consistent 
with the approach of LUC 65-5.

80. Establish the retail threshold. Codify the objective floor-area (and, as warranted, trip-generation) 
threshold distinguishing by-right retail from conditional larger-format retail in the Mixed Commercial  
& Light Industrial Zone.

81. Codify objective site and design standards. Adopt the district design standards in Sections G.5 through 
G.8 — access, parking, landscaping/buffering, height, lighting, screening, and the street section by  
district — as the site plan review base, documented in design detail to CDOT specifications, drawing on 
LUC Chapters 70 and 72 where their standards fit. Reconcile the supporting-amenity uses listed in the 
Business Park matrix with the code's accessory-use provisions.

82. Integrate the airfield safety overlay. Map the airfield safety zones and height limits for the Airpark 
North Zone and airfield-adjacent parcels, aligned with the airport overlay framework of LUC 72-3, and 
confirm how they layer over the use matrices and the recommended street sections.

83. Establish the Airpark North private governance framework. Coordinate the CC&Rs or design review 
committee through which the Air Park ownership will carry fine-grained use and design regulation, so 
the private  instruments  and the public  overlay  operate as  designed — the overlay  defining the 
envelope, the private framework governing character within it.

84. Carry the standards into the trunk-infrastructure cost estimate. The corridor estimate carries the full 
ultimate La Posta section — turn lanes at main intersections, pavement widening for the bike lanes,  
and the lowered multi-use trail  — alongside delineated drainage basins  with candidate regional 
detention  and  water-quality  facilities,  and  both  urban  and  rural  internal-street  sections  so  the 
feasibility model can quantify the savings the rural section produces and its effect on bonding capacity.

85. Define  the  corridor  right-of-way  instrument. Establish  the  ultimate  cross-section  width,  the 
dedication trigger at platting or site plan, and the fee-in-lieu / reimbursement mechanics, so dedication 
requirements are objective and enforceable under the overlay.

86. Program corridor segments against the build-out sequence. Match each segment's cost to projected 
bonding capacity  in  the tax revenue forecast  model,  so the feasibility  comparison tests  corridor 
delivery segment by segment.

G-24



Appendix G — Regulatory & Design Standards Strategy Animas Airpark and La Posta Strategic Plan

87. Preserve annexation alignment. Confirm that the corridor improvements, the ROW reservations, and 
the CDOT/AASHTO/ADA baselines would satisfy City standards on any future annexation, even where 
internal industrial streets are built to the rural section.

88. Carry the overlay into the feasibility case. Reflect the faster, more certain entitlement path in the 
development program and TIF bonding-capacity analysis, where reduced uncertainty supports earlier 
absorption and higher taxable value.

 

Key Regulatory Finding
La Plata County has the market demand, the landowner appetite, and — in its economic development area 
provisions — the regulatory tool to make this work. The overlay turns an uncertain, hearing-by-hearing  
entitlement path into one where listed uses are allowed outright, review is confined to objective site plan  
standards decided at the staff level,  and conditional  uses answer to published standards rather than a 
compatibility judgment. That certainty, paired with right-sized cost, is what converts pent-up, supply-starved 
demand into built space, taxable value, and the increment that finances the infrastructure unlocking it all.

G-25



Appendix G — Regulatory & Design Standards Strategy Animas Airpark and La Posta Strategic Plan

G.11   Sources & Methodology

This appendix synthesizes Pioneer Development Company's Zoning Overlay Strategy (June 2026) and Design 
Standards Memorandum (July 2026) for the Animas Air Park and La Posta Road study area, La Plata County,  
Colorado. Primary sources are as follows.

Use classifications. The permitted-by-right and conditional matrices are PDC recommendations, informed by 
the County Zoning District Comparison research (Adams, Broomfield, El Paso, and Weld Counties), the Lincoln 
County, Wyoming airport overlay regulations, and the La Plata County Land Use Code — including the economic 
development area provisions (LUC 65-5), the site and development standards of Chapter 70, the Joint Planning 
Area standards of Chapter 72, and the airport overlay framework of LUC 72-3.

Market findings. Market conclusions draw on PDC's Light-Industrial & Warehouse and Office Market Analyses 
and the 20-Year Demand Ceiling Analysis consolidated in Appendix C. Landowner demand signals draw on the 
Animas Airpark landowner and business-owner survey (Appendix B).

Design standards. Roadway standards draw on the 2013 La Posta Road Area / District Plan (Appendix C design 
standards); the Colorado Department of Transportation M&S Standards and Standard Specifications for Road 
and Bridge Construction; the AASHTO Guide for the Development of Bicycle Facilities and ADA trail guidance; 
and county commercial and industrial street classifications. Cross-sections and cost direction reflect standard 
engineering treatment of rural versus urban roadway sections and roadside-swale versus curb-and-gutter 
drainage.

Prepared by Pioneer Development Company, LLC — August 2026. The use matrices and design standards in this  
appendix are a recommended regulatory framework for adoption and refinement by La Plata County with SEH Inc.  
and impacted landowners — not a final code. Airfield safety-zone and height-overlay standards apply to all uses and 
structures in and around the Air Park regardless of use classification.
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H.1  Executive Summary

This appendix forecasts the tax revenues that the Strategic Plan's development program will generate and 
presents the public financing strategy that converts those revenues into the infrastructure the study area 
needs. The forecast is derived from the development program in Appendix D and PDC's Development and Tax 
Revenue Forecast Model. The financing strategy pairs a tax increment financing district with a special district,  
allowing future tax revenues to be capitalized into bonds that fund public infrastructure today.

The forecast estimates that new development within the study area will generate approximately $97.0 million 
in property tax increment over a 30 year plan term, from 2027 through 2057. Discounted at 6.50 percent, those 
future revenues carry an estimated present value of approximately $27.5 million. That present value is the 
study  area's  estimated  bonding  capacity,  and  it  is  the  figure  this  appendix  compares  against  SEH Inc.'s  
preliminary trunk infrastructure estimate of approximately $28.5 million. The comparison indicates that tax  
increment financing can offset approximately 96 percent of the area's estimated public infrastructure costs.

Two state authorized vehicles can capture the increment: an Unincorporated Urban Renewal Plan formed 
through the City of  Durango's existing Urban Renewal Authority,  or  a County Revitalization Plan formed 
through a  new County Revitalization Authority.  Each vehicle  carries  distinct  advantages,  limitations,  and 
political considerations, and this appendix evaluates both. Either vehicle would pledge its increment to a special 
district, a Metropolitan District or General Improvement District, that issues the bonds and constructs the 
improvements.

Key Takeaway

The study area's public infrastructure is unlikely to be funded by a special district and private financing 
alone. A tax increment financing district is essential to making the project financially feasible. With a TIF 
district in place and its revenues pledged to a special district, the increment can carry approximately 96  
percent of the estimated $28.5 million infrastructure program — a gap small enough to close through 
phasing, grants, and partner contributions.
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H.2  Forecast Methodology and Assumptions

The tax revenue forecast is produced by PDC's Development and Tax Revenue Forecast Model, the same model 
used across PDC's public finance engagements, tailored to this study's development program. The model  
converts the development program into annual assessed value, applies the mill levies of the taxing entities  
present within the study area, and separates the tax revenue generated by new development, the increment,  
from the revenue generated by the existing tax base. The forecast is presented at the Base scenario only,  
consistent with the reporting convention adopted throughout this Strategic Plan.

H.2.1  Development Program and Valuation

The forecast is built on the development program presented in Appendix D: approximately 1,145,000 square  
feet of commercial and industrial development, plus 18 residential units, absorbed between 2029 and 2049 
across the four Development Opportunity Zones. At full build out, the program carries an estimated total actual 
value of approximately $276 million. Applying Colorado's assessment rates, 27.0 percent for nonresidential  
property  and 6.25 percent  for  the residential  portion,  the program adds approximately  $73.7  million in 
incremental assessed value above the study area's existing base of approximately $14.0 million.

H.2.2  Key Assumptions

Absorption.  The model absorbs new development at the average annual rates established in Appendix C and 
Appendix D: 15,000 square feet of distribution and warehousing, 19,000 square feet of industrial flex space,  
10,000 square feet of light manufacturing, and 9,000 square feet of office annually, roughly 53,000 square feet 
per year in combination, plus 7.5 residential units per year during the residential phase.

Inflation.  Real property values inflate at 2.0 percent annually. The base value is adjusted biennially, consistent 
with  Colorado's  two  year  reassessment  cycle,  so  the  increment  reflects  only  value  created  by  new 
development, not inflation of the existing base.

Term and discounting.  The forecast covers a 30 year term, 2027 through 2057, the maximum collection period 
available under the County Revitalization statute. Future revenues are discounted to present value at 6.50 
percent, a rate consistent with current tax exempt borrowing costs for special district and authority debt.

Conservative exclusions.  The forecast excludes personal property taxes, which are common in light industrial 
and business park settings, and excludes sales and lodging tax increment. Actual revenues may exceed the  
forecast for these reasons.

H.2.3  Taxing Entities within the Study Area

Eleven taxing entities currently levy property taxes within the study area, producing a combined overlapping  
millage rate of 53.794 mills. The model adds a 10.0 mill levy for the proposed special district, bringing the  
modeled overlapping rate to 63.794 mills. The entities and their levies are tabulated below.

Taxing Entity Mill Levy (Mills) TIF Agreement

Durango School District 9-R — School Finance Act 11.601 100%

Durango School District 9-R — MLO and Abatement 7.719 100%

Durango School District 9-R — Bond Redemption 10.789 100%

La Plata County — General Fund 7.204 100%
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Taxing Entity Mill Levy (Mills) TIF Agreement

La Plata County — Road and Bridge 0.710 100%

La Plata County — Human Services 0.586 100%

Durango Fire Protection District 11.730 100%

Animas Mosquito Control District 1.277 100%

Southwestern Water Conservation District 0.356 100%

Animas-La Plata Water Conservancy District 0.322 100%

Southwest La Plata Library District 1.500 100%

Existing Overlapping Millage Rate 53.794 —

Modeled Special District (Metro District or GID) 10.000 —

Total Modeled Overlapping Millage Rate 63.794 —

Table H.1 — Taxing entities and mill levies within the study area, with the modeled 10.0 mill special district levy. Source: La 
Plata County Assessor certified levies; PDC Development and Tax Revenue Forecast Model.

All Forecasts Assume 100 Percent Participation

The forecast assumes every taxing entity pledges 100 percent of its mill levy to the TIF district for the full 
term. This assumption establishes the study area's maximum revenue potential — it is not a prediction.  
Full participation is unlikely in practice. Revenue sharing agreements negotiated with each entity will  
determine the share of  increment actually  available,  and any remittances or carve outs will  reduce 
bonding capacity below the estimates presented here.
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H.3  Forecast Results

The forecast estimates that new development within the study area will generate approximately $97.0 million 
in total property tax increment over the 30 year term. The increment builds gradually, from approximately 
$213,000 in the first year increment is collected to approximately $5.7 million per year at plan sunset, averaging 
approximately $3.1 million per year across the term. The increment splits between local government levies,  
which generate approximately $51.2 million, and school district levies, which generate approximately $45.8  
million.

The present value figures are the numbers that matter for feasibility.  A dollar of increment collected in 2055 
cannot fund a road built  in  2028 unless  it  is  capitalized,  borrowed against  today and repaid over time.  
Discounting the 30 year revenue stream at 6.50 percent produces an estimated present value of approximately 
$27.5 million. That figure approximates the debt the increment could support and is the basis for the feasibility 
comparison in Section H.8.

Forecast Value Summary Estimate

Estimated Base Taxable Value (Existing Study Area) $14,046,560

Estimated Total Actual Value at Full Build Out $276,850,003

Estimated Incremental Assessed Value at Full Build Out $73,659,365

Table H.2 — Study area value summary at full build out, Base scenario. Source: PDC Development and Tax Revenue Forecast 
Model.

Tax Increment Financing Estimates Term Total (30 Years) Present Value (6.50%)

Property Tax (Local Government) $51,200,000 $14,500,000

Property Tax (School District) $45,800,000 $13,000,000

Total Property Tax Increment $97,000,000 $27,500,000

Table H.3 — 30 year property tax increment forecast and present value at a 6.50 percent discount rate, assuming 100 percent 
participation by all taxing entities. Source: PDC Development and Tax Revenue Forecast Model.
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H.4  The Public Financing Strategy

The public financing strategy answers a simple question: how do tax revenues that arrive over 30 years pay for 
infrastructure that must be built in the first five? The answer has three pieces. First, a tax increment financing  
district captures the new tax revenue generated by development within the study area. Second, a special  
district provides the financing vehicle, levying its own debt service and operations mills on property within its  
boundaries. Third, the TIF revenues are pledged to the special district, which issues bonds against the combined 
revenue stream. Bond proceeds fund the water, sewer, road, and stormwater improvements that unlock the 
area, and the future revenues repay the bonds over time.

Figure H.1 — The public financing strategy. New development generates increment, a TIF district captures it, the increment is 
pledged to a special district, the district issues bonds, and bond proceeds fund public infrastructure. Source: PDC.

H.4.1  The TIF District

Tax increment financing does not raise taxes. When a TIF district is formed, the assessed value of property 
within its boundaries is frozen as the base. Taxing entities continue to receive the revenue generated by that  
base throughout the term. As new development raises assessed value above the base, the taxes generated by 
that new value, the increment,  flow to the TIF district  rather than to the underlying entities, subject to  
whatever revenue sharing agreements are negotiated. When the term ends, the full tax base, now several 
times  larger,  returns  to  the  taxing  entities.  Two  vehicles  are  available  to  create  a  TIF  district  in  the 
unincorporated study area, and they are evaluated in Sections H.5 through H.7.

H.4.2  The Special District

A TIF district can collect increment, but it needs a partner to efficiently finance and deliver infrastructure. That 
partner is a special district, formed as either a Metropolitan District or a General Improvement District. A 
Metropolitan District is organized under a service plan approved by the Board of County Commissioners and 
governed by an elected board; it is the standard vehicle for developer led infrastructure finance in Colorado. A 
General  Improvement  District  is  a  simpler  county  governed  alternative,  with  the  Board  of  County  
Commissioners serving as its ex officio board. Either form can levy a debt service mill and an operations and 
maintenance mill on all property within its boundaries, accept the pledged TIF revenues, issue bonds, and  
construct and maintain the public improvements.
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Guarding Against Tax Burden

PDC is aware of tax burden concerns throughout the study area. The special district's levy must be limited 
to keep the area marketable for future tenants. The model accordingly caps the special district at a 10.0  
mill  levy,  raising the modeled overlapping rate from 53.794 to 63.794 mills  — a total  that remains  
competitive with comparable employment centers in the region. Holding the district levy at this level is a 
deliberate design constraint, and the TIF pledge is what makes the constraint workable: the increment,  
not the district levy, carries most of the debt.
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H.5  Vehicle One: The Unincorporated Urban Renewal Plan

The first vehicle works through the City of Durango's existing Urban Renewal Authority. The Authority is already 
formed, its board is seated, and it has adopted and administered multiple urban renewal plans throughout the 
City. That institutional experience matters: the statutory studies, plan documents, and negotiation processes 
required to form a new plan are familiar work for the Authority's board and staff, which makes the urban 
renewal path the more efficient of the two vehicles from a process standpoint.

Forming a new plan over the unincorporated study area requires the same core documents as any urban 
renewal plan: a Conditions Survey documenting the statutory blight factors present in the area, and an Urban 
Renewal Plan document establishing the plan's boundaries, objectives, and authorized activities. Because the 
study area lies outside Durango's municipal limits, the plan must also satisfy the additional requirements of 
C.R.S. § 31-25-112.5, which governs the inclusion of unincorporated land in an urban renewal area. Those  
requirements are summarized below.

Requirement Description

Contiguity

The unincorporated land must be contiguous to a portion of the urban 
renewal area located within the City's municipal boundaries. The plan 
must therefore include some City owned or City limits property; because 
the study area already abuts city limits, this hurdle should be overcome.

County consent The Board of County Commissioners must consent to the inclusion.

Owner consent
Each owner, and each holder of a recorded mortgage or deed of trust, 
must consent, and the Commissioners must make a finding confirming 
that consent.

Blight finding The Commissioners must find that the proposed area is a slum or blighted 
area, supported by the Conditions Survey.

Plan conformity The County Planning Commission must determine that the plan conforms 
with the County's comprehensive plan.

Public hearing
The Commissioners must hold a public hearing and make findings and a 
determination approving the inclusion, following the procedures of C.R.S. 
§ 31-25-107(3) through (6).

TIF authorization
The Commissioners decide whether property tax increment provisions will 
be authorized in the unincorporated area and, if so, notify the County 
Assessor.

Table H.4 — Statutory requirements for including unincorporated land in an urban renewal area under C.R.S. § 31-25-112.5. 
Source: Colorado Urban Renewal Law; PDC summary.

Notably, no Impact Report under C.R.S. § 31-25-107(3.5) is required for an unincorporated inclusion. The  
Authority will still need to negotiate tax revenue sharing agreements with the impacted taxing entities, and the 
tax revenue forecast in this appendix is designed to support those negotiations by demonstrating what the plan 
area is expected to generate.

From a  public  finance perspective,  the  urban renewal  vehicle  has  one decisive  strength:  it  can capture 
increment generated by school district mill levies, subject to negotiated agreements. Its principal limitation is 
term: urban renewal plans may collect increment for a maximum of 25 years. The vehicle also carries a political 
consideration that should not be understated: extending a municipal authority's plan into unincorporated 
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territory may raise concerns among county stakeholders that could ultimately make this path untenable. That  
judgment belongs to the County, the City, and the area's property owners, not to this report.
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H.6  Vehicle Two: The County Revitalization Authority and Plan

The second vehicle is new to Colorado law. County Revitalization Authorities, authorized in 2024 under C.R.S. 
Title 30, Article 31, allow counties for the first time to leverage tax increment financing without relying on a  
municipal  urban  renewal  authority.  Where  urban  renewal  requires  a  statutory  finding  of  blight,  county  
revitalization is opportunity based: an area qualifies as a Revitalization Area if the plan would actualize one or  
more statutory opportunity factors, including investment in critical infrastructure such as water, sewer, and 
stormwater systems, development of economic opportunities for job creation, and improvement of mobility  
and access to transportation corridors. The study area aligns squarely with these factors.

The process unfolds in two stages. In the first stage, the County forms the Authority. Formation is initiated by 
resolution of the Board of County Commissioners or by petition of 25 registered electors, followed by published 
notice, a public hearing open to residents, taxpayers, and nearby municipalities, and an adopting resolution 
finding that qualifying revitalization areas exist. The Commissioners may appoint themselves as the Authority's 
board or appoint three to eight independent commissioners. Formation creates the legal framework only — it 
enables, but does not obligate, the County to adopt a plan or use TIF, and preserves the County's full discretion 
over whether, where, and when to proceed.

In the second stage, the Authority prepares and the County adopts a County Revitalization Plan. This stage 
requires an Opportunity Factor Analysis establishing that the area qualifies, the Plan document itself, and an  
Impact Report describing the plan's effects on the taxing entities that levy within the area, which must be  
provided to any municipality  within  one mile  at  least  30 days  before the hearing.  The County  Planning  
Commission reviews the plan for conformity with the County's comprehensive plan, the Commissioners hold a 
public hearing after 30 days of notice, and the plan takes effect upon approval. Notice obligations to property 
owners apply at both the study and determination steps.

Two boundary rules deserve attention. A county revitalization area may not overlap a municipality or an 
existing urban renewal authority, and it may not contain agricultural land unless specific statutory tests are 
met,  including written agreement of every entity levying property tax on that land or thresholds tied to  
surrounding urban level development. Parcel classifications within the study area should be confirmed against 
these tests during plan design.

From a public finance perspective, the county revitalization vehicle offers a longer runway: increment may be  
collected for up to 30 years, five years more than an urban renewal plan. Its principal limitation is the increment 
base. School districts may not join a County Revitalization Authority, so increment generated by school district 
levies, 30.109 of the study area's 53.794 existing mills, is unavailable. Participation by the remaining taxing 
entities is also structured differently: entities must elect to join the Authority, an opt in structure, rather than 
being subject to the plan and negotiating their share. Both features narrow the revenue available for bonding 
relative to the urban renewal vehicle.
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H.7  Comparing the Two Vehicles

Both vehicles can deliver the TIF district this project requires, and the choice between them is as much a  
stakeholder decision as a financial one. The table below summarizes the comparison.

Feature Unincorporated Urban Renewal Plan County Revitalization Plan

Authorizing statute C.R.S. Title 31, Article 25 (§ 31-25-
112.5) C.R.S. Title 30, Article 31

Implementing authority
City of Durango Urban Renewal 
Authority — existing board, staff, and 
institutional knowledge

New County Revitalization Authority 
— must first be formed by the County

Qualifying finding Blight, documented by a Conditions 
Survey

Opportunity factors, documented by 
an Opportunity Factor Analysis

Maximum TIF term 25 years 30 years

School district levies Eligible for increment, subject to 
negotiated sharing

Excluded — school districts may not 
join the Authority

Other taxing entities
Levies within the plan area are subject 
to the plan; shares set by negotiated 
agreements

Entities must elect to join the 
Authority before their levies generate 
increment

Impact Report
Not required for unincorporated 
inclusion; revenue sharing 
negotiations still expected

Required, and provided to 
municipalities within one mile of the 
area

Key approvals
County Commissioner consent, owner 
and lienholder consent, Planning 
Commission conformity, public hearing

Authority formation, Planning 
Commission review, plan adoption 
after public hearing

Boundary considerations Must include territory contiguous to 
plan area within City limits

May not overlap a municipality or 
URA; agricultural land restrictions 
apply

Political considerations
Municipal authority operating in 
unincorporated territory may raise 
county stakeholder concerns

County controlled from formation 
forward; new and untested statute

Table H.5 — Comparison of the two TIF vehicles available to the study area. Source: C.R.S. Title 31, Article 25; C.R.S. Title 30, 
Article 31; PDC analysis.

The financial trade is concrete. School district levies represent 30.109 of the area's 53.794 existing mills, roughly 
56 percent of the existing overlapping rate, and account for approximately $45.8 million of the $97.0 million  
forecast. A County Revitalization Plan surrenders that share in exchange for five additional collection years, an 
exchange that reduces bonding capacity materially, because the additional years arrive at the end of the term 
where discounting has the greatest effect. The urban renewal vehicle is stronger on revenue; the county  
revitalization vehicle is stronger on term, county control, and the absence of a blight finding. This report  
presents both so that the County, the City, the La Plata Economic Alliance, and the area's property owners can 
select the path with full information.
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H.8  Bonding Capacity and Infrastructure Cost

SEH Inc. estimates that activating the study area requires approximately $28.5 million in trunk infrastructure:  
approximately  $11.5 million in  shared off site improvements that  serve the study area as a  whole,  and 
approximately $17.0 million in zone specific improvements across the four Development Opportunity Zones. 
The estimates assume infrastructure, especially road infrastructure, follows the Zoning Overlay and Design 
Regulation Strategy in Appendix G; the regulatory and cost strategies are calibrated together.

Preliminary Trunk Infrastructure Estimate Cost

Shared off site infrastructure ~$11.5 million

Zone specific infrastructure (four Development Opportunity Zones) ~$17.0 million

Total Estimated Infrastructure Cost ~$28.5 million

Table H.6 — Preliminary trunk infrastructure cost estimate for the study area. Source: SEH Inc.

Bonding capacity is the present value of the revenues that can be pledged to debt. Under the forecast's  
assumptions, the 30 year increment stream carries a present value of approximately $27.5 million at a 6.50 
percent discount rate. Set against the $28.5 million infrastructure estimate, tax increment financing can offset 
approximately 96 percent of the study area's estimated public infrastructure costs.

Figure H.2 — Estimated bonding capacity compared with estimated infrastructure cost. Source: PDC Development and Tax 
Revenue Forecast Model; SEH Inc.

Three qualifications  apply.  First,  the  estimate assumes 100 percent  participation by  every  taxing  entity; 
negotiated revenue sharing will reduce the pledged stream. Second, actual bond sizing depends on market  
conditions  at  issuance,  interest  rates,  coverage  requirements,  reserve  funds,  and  the  seasoning  of  the 
increment, and bonds are typically issued in series as value comes onto the tax rolls rather than in a single 
upfront transaction. Third, the infrastructure estimate is preliminary and will be refined through design. None 
of these qualifications changes the central finding: the increment and the infrastructure are the same order of 
magnitude, and the gap between them is small enough to manage.
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H.9  Findings and Recommendations

The project's public infrastructure is unlikely to be funded by a special district and private financing alone.  A 
10.0 mill special district levy on the study area's existing base generates a fraction of the revenue required to  
carry $28.5 million in debt, and asking landowners or developers to carry the full cost privately would render  
development infeasible at achievable rents. A TIF district is essential for making the project financially feasible. 
This is the appendix's central finding, and it holds under either vehicle.

The report accordingly recommends the following financing framework. First, form a TIF district over the study 
area,  selecting  between  the  Unincorporated  Urban  Renewal  Plan  and  the  County  Revitalization  Plan  in 
consultation with the County, the City of Durango, impacted taxing entities, and the area's property owners,  
using the comparison in  Section H.7.  Second,  form a special  district,  a  Metropolitan District  or  General  
Improvement District, with a levy capped at 10.0 mills, and pledge the TIF revenues to the district. Third, 
negotiate revenue sharing agreements with the impacted taxing entities early,  using this forecast as the 
common analytical baseline, and size the bond program to the participation actually secured.

The remaining gap, approximately $1.0 million under the maximum participation scenario and more under 
realistic sharing agreements, should be closed through a combination of measures: phasing the infrastructure 
program so  shared off site  improvements  are  financed first  and zone specific  improvements  follow the  
development that justifies them, pursuing state and federal infrastructure grants for which the improvements 
are strong candidates, securing partner contributions from the County and the benefiting property owners, and 
exploring payment in lieu of taxes agreements with the Southern Ute Indian Tribe for its fee land within the  
study area, which can supplement the pledged revenue stream. Bond proceeds, grants, and contributions are 
complements; the strategy does not depend on any single source closing the gap alone.

Bottom  line  —  the  study  area  can  pay  for  its  own  activation.  The  development  program  generates 
approximately $97.0 million in increment over 30 years, worth approximately $27.5 million today, against 
approximately $28.5 million in required infrastructure. The tools to capture that value exist in statute, the  
financing architecture is proven across Colorado, and the choice in front of the community is not whether the  
numbers work — it is which vehicle to use and how to share the proceeds. If the County, impacted property  
owners,  partnering taxing entities,  and the Southern Ute Indian Tribe agree to leverage a public-private  
partnership, PDC's estimates indicate the project is feasible.
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H.10  Sources and Methods Notes

Tax revenue forecast.  PDC Development and Tax Revenue Forecast Model, Base scenario, dated July 21, 2026. 
The model derives assessed values from the Appendix D development program, applies 2026 certified mill  
levies, inflates real property values 2.0 percent annually with biennial base adjustment, and discounts the 30  
year increment stream at 6.50 percent. Totals are rounded; term totals and present values are the authoritative 
figures, and all estimates assume 100 percent participation by the impacted taxing entities.

Mill  levies  and assessment rates.   La Plata  County Assessor  certified levies  and the Colorado statutory 
assessment rates in effect for the 2026 assessment year: 27.0 percent for nonresidential property, 6.25 percent 
for residential property at local government levies, and 7.05 percent at school district levies.

Infrastructure  costs.   SEH Inc.  preliminary  trunk  infrastructure  estimates  for  the  study  area,  July  2026. 
Estimates assume the street cross sections and design standards in Appendix G and will be refined through 
preliminary engineering.

Statutory framework.   Colorado Urban Renewal  Law, C.R.S.  Title  31,  Article 25,  including § 31-25-112.5  
governing inclusion of unincorporated land; and the County Revitalization statute, C.R.S. Title 30, Article 31,  
enacted in 2024.  Statutory summaries  in  this  appendix  are informational  and are not  legal  advice;  plan  
formation should proceed with special district and public finance counsel.

Related appendices.  Appendix C establishes the market analysis and demand ceiling, Appendix D establishes 
the development program from which this forecast is derived, and Appendix G establishes the regulatory and  
design standards that SEH Inc.'s cost estimates assume.
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