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Buying or Selling Horse Property in Northern 
Colorado 

A practical guide to land, water, horse facilities, daily function and resale  

 

The details that determine whether an equestrian property will truly work for you and your 
horses often begin beyond the front door. 
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Horse Property Requires a Wider View 
A property can have acreage, a barn and attractive fencing and still fall short of being a truly functional horse 
property. The details that matter most are often the ones that do not appear in listing photographs: how water 
may legally be used, whether a trailer can turn around comfortably, where snow and mud collect, how 
morning chores flow, and whether the property’s rules support the life a buyer has in mind. 

That is why we look beyond the house and evaluate an equestrian property as a complete system. The home 
matters, of course. So do the horses, the land, the improvements and the realities of caring for all of it through 
every Northern Colorado season. 

This guide is designed to help buyers, sellers and current owners ask better questions. It will not make every 
property decision simple, but it can help identify what needs to be understood, documented or verified before 
a decision becomes expensive to reverse. 

How to Use This Guide 

If you are buying, begin with the life you want the property to support before comparing acreage or stall 
counts. If you are selling, use the preparation sections to assemble the information buyers, lenders and 
appraisers will need. If you already own an equestrian property, the Beyond the Barn section can help you 
think through stewardship, seasonal function and future resale. 

 

The Five Lenses We Use 

Lifestyle fit 

Does the property support the way you actually live with horses, including daily chores, winter routines, trailer 
movement, feed storage, hobbies, guests and changing physical needs? 

Rules and permitted use 

Do zoning, covenants, HOA requirements, permits and other governing rules allow the number of horses and 
activities you have in mind? 

Water and utilities 

What water is available, what transfers with the property, what may it legally be used for, and what 
infrastructure or additional taps may be required? 

Horse and property function 

Do the barn, stalls, fencing, turnout, pasture, arena areas, drainage, manure plan and access work safely and 
efficiently? 

Resale and financeability 

Can buyers, lenders, insurers and appraisers understand the property, support its intended use and evaluate 
its value? 
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PART ONE 

Buying the Right Horse Property 
It is easy to fall in love with the view, the barn or the idea of finally bringing your horses home. Before emotion 
gets too far ahead of due diligence, slow the property down. Walk it. Drive it with the truck and trailer in mind. 
Picture an ordinary February morning rather than a perfect showing day. 

A good horse-property search begins with your actual needs. The goal is not to find the property with the 
longest feature list. The goal is to understand whether the home, land and rules work together for the way you 
intend to live. 

Start With Your Intended Use 

The phrase horse property does not guarantee that horses are permitted or that every horse-related activity is 
allowed. A property that works beautifully for two personal horses may not support boarding clients, lessons, 
breeding, events or a training business. 

☐  Confirm that horses are permitted and determine whether the number or type of animals is limited. 

☐  Review zoning, HOA provisions, covenants and architectural requirements that affect horses, fencing, 
barns, arenas, trailers or outbuildings. 

☐  Investigate whether boarding, training, lessons, breeding, events or other commercial activities are 
allowed if they are part of your plan. 

☐  Verify the status of barns, arenas, accessory dwelling units, additions and other significant improvements. 
Documentation may affect use, financing, insurance, appraisal and resale. 

☐  Identify easements, building envelopes, setbacks and access restrictions that may limit where 
improvements can be placed. 

Property-specific rules can come from more than one source, and a current use does not always prove that 
the use is permitted. The appropriate county, municipality, HOA, title professional or attorney should verify 
the answer when it is material to your decision. 

Water Is More Than a Yes or No Question 

In Colorado, water can be one of the most important and property-specific parts of an acreage purchase. A 
well, a water tap, irrigation water, ditch rights and water shares are all different, and can mean different things 
for a property. None of those phrases, by itself, tells you how much water is available, what transfers with the 
sale or how the water may legally be used. 

Physical access to water does not necessarily establish the legal right to use it; nor does it mean that it can be 
used for every purpose you have in mind. Household use, livestock watering, pasture irrigation, landscaping 
and arena dust control may need to be treated differently. 

☐  Identify the domestic water source, such as municipal or district service, a permitted well or another 
arrangement. 

☐  Determine whether a tap, well permit, share, right, allotment, ditch interest or irrigation arrangement is 
associated with the property. 

☐  Verify exactly what transfers with the sale and what documentation supports it. 

☐  Ask about annual fees, assessments, delivery schedules, storage limits and maintenance obligations. 

☐  Confirm the uses permitted under the applicable water arrangement, including household, livestock, 
irrigation and arena uses. 



 

September 2026 TLMR Homes | Equestrian Property Guide | 4 

☐  Determine whether additional water, a new tap, augmentation or other approvals may be required for your 
plans. 

Depending on the question, verification may involve a municipality, water district, well professional, ditch 
company, title company, attorney, engineer or another specialist. Water verification belongs in due diligence, 
not on the list of questions to revisit after closing. 

Evaluate the Land You Can Actually Use 

Acreage on paper is not the same as usable acreage. Slopes, drainage paths, easements, setbacks, building 
envelopes, soil conditions and access can change what the land can support. Walk the property rather than 
evaluating it from the road, an aerial image or the listing photographs alone. 

☐  Look for low areas, erosion, standing water and places that may become muddy or icy. 

☐  Consider wind exposure, shade, snow drifting, snow removal and year-round access. 

☐  Investigate wildfire exposure, defensible-space considerations and an evacuation route for horses and 
trailers. 

☐  Consider whether pasture acreage can realistically support the intended use or whether supplemental 
feed and dry-lot management will be needed. 

☐  Identify neighboring uses that may affect horses, privacy, access or the experience you are trying to create. 

☐  Review mineral rights and possible surface-use considerations with the appropriate professionals when 
they are relevant. 

Run the Horse Person Test 

A beautifully remodeled kitchen is wonderful. So is a mudroom that can absorb boots, blankets, wet dogs and 
barn coats. Horse people notice the details that rarely appear in a standard property description because 
those details shape every ordinary day. 

Barn and Horse Facilities 

• Stall dimensions, layout, ventilation and natural light 
• Electrical condition, lighting and fire-safety considerations 
• Water access and freeze protection 
• Tack, feed, blanket and medication storage 
• Wash area, footing and drainage 
• Hay and bedding storage, including separation from ignition sources 

Outside Function 

• Fence type, height, condition and suitability for your horses 
• Pasture and turnout configuration, shelter and shade 
• Arena or round-pen footing, base and drainage 
• Truck and trailer access, parking and turning radius 
• Access for hay delivery, farriers, veterinarians and emergency vehicles 
• Manure storage and removal 

House and Human Spaces 

• Mudroom, laundry and bathroom access from the barn side 
• Storage for barn clothing, equipment and seasonal gear 
• Garage and workshop function 
• Visibility of horses from the home 
• Chore efficiency and long-term accessibility 
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Think in routes, not rooms. Stand at the house and mentally complete morning chores. Where do you walk? 
What freezes? Where does the mud go? Can a hay truck turn around? Can a horse trailer enter and leave 
without backing into a difficult situation? Functional properties make ordinary days easier. 

Your horses have opinions, too. A setup that appears efficient to us may feel very different to a horse that 
struggles with narrow gates, deep mud, exposure to wind, difficult footing or separation from companions. 

Bring the Right Inspectors Into the Conversation 

A standard home inspection is important, but it may not fully evaluate the improvements that make an 
equestrian property specialized. Depending on the property, buyers may need qualified professionals to 
assess the well, septic system, barn structure, electrical service, roof, fencing, arena base and footing, 
drainage, outbuildings or other improvements. 

The right inspection team depends on the property. The important point is to identify specialized questions 
early enough to investigate them within the contract deadlines. 

Discuss Financing and Insurance Early 

Substantial acreage, multiple structures, an accessory dwelling unit, commercial horse activity or unusual 
improvements may affect loan underwriting. Specialized structures, livestock, wildfire exposure and business 
use may also affect insurance availability and coverage. 

Talk with the lender and insurance provider before the final days of the transaction. Do not assume that the 
cost to build a barn, arena or other improvement will equal its contribution to appraised value. 

 

REAL TLMR CASE REVIEW 

When the Finished Property Did Not Exist 

Our buyers were planning what they hoped would be their long-term home. They wanted a quiet, turnkey 
property designed around their horses and hobbies, but traffic noise at their existing home had become 
difficult to ignore. 

We searched for nearly two years. The available properties repeatedly required a compromise in location, 
home design, horse facilities or condition. Eventually, the search shifted from finding a finished property to 
asking whether the right property could be created. 

How We Approached the Decision 

• We helped the buyers investigate the HOA provisions affecting horses and identify the property-specific 
rules that required verification. 

• We worked through utility questions, including the need to extend a sewer line. 
• We helped the buyers understand the town requirement to purchase a water share and water tap for the 

property. 
• We evaluated the five-acre parcel around the complete plan for the home, garage, woodworking shop, 

barn and horse facilities. 

The buyers ultimately created the home they had been unable to find on the resale market: a ranch-style 
house with an attached garage, woodworking shop, barn and horse facilities designed around their everyday 
routines and long-term plans. 
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The lesson was not that building is always better. It was that raw land is not simply a blank canvas. Rules, 
water, utilities, access and the cost of making land usable can matter as much as the purchase price. 

Questions to Answer Before Buying Land 

☐  What can be built, and where can it be placed? 

☐  Are horses allowed, and what restrictions affect barns, arenas, fencing, trailers and outbuildings? 

☐  What water is available, what must be purchased and what uses are allowed? 

☐  Will the property use septic or sewer, and what are the installation or connection costs? 

☐  What will it cost to extend utilities to the home, barn, arena, gates and other improvements? 

☐  How much usable acreage remains after setbacks, easements, drainage, access, building envelopes and 
topography are considered? 

☐  Can the home builder and horse-facility professionals coordinate the complete plan from the beginning? 
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PART TWO 

Preparing and Selling an Equestrian Property 
An equestrian property often has more to explain than a standard residential listing can hold. Buyers need to 
understand how the home, land and horse improvements function together. Lenders, insurers and appraisers 
may need additional documentation, especially when few comparable properties have sold nearby. 

The seller’s job is not to turn every improvement into a promise of added value. It is to present the property 
accurately, make important information easier to evaluate and help serious buyers understand what cannot 
be captured by bedroom count or acreage alone. 

Build the Property Record Before Marketing Begins 

☐  Create a complete inventory of barns, stalls, arenas, round pens, fencing, pastures, shelters, water 
sources, trailer areas and storage. 

☐  Gather permits, licenses, well and septic records, HOA or covenant information and documentation 
relevant to the current use. 

☐  Organize water-related documents and identify what is believed to transfer with the sale, subject to 
appropriate verification. 

☐  Prepare dates and known costs for substantial improvements. 

☐  Document electrical service, lighting, water delivery and utilities serving the barn and other structures. 

☐  Prepare information about the parts of the home that support horse life, including mudrooms, laundry, 
storage, workshops and garage access. 

☐  If the property has supported boarding, training or another business use, organize records that help 
qualified professionals evaluate the permitted use and infrastructure. 

Documentation is more useful than adjectives. “Amazing horse setup” tells a buyer very little. A clear 
description of the stalls, turnout configuration, water sources, fencing, access, arena construction and 
permitted use gives the buyer something meaningful to evaluate. 

Prepare for Horse Aware Photography and Showings 

A working horse property does not need to look unused, but it should look cared for and understandable. 
Before photography and showings, walk the property through a buyer’s eyes. 

• Repair visibly damaged fencing, gates and latches where appropriate. 
• Address accumulated manure, weeds, mud and deferred barn maintenance. 
• Organize tack, feed, equipment and storage areas so their function is easy to see. 
• Make access routes clear and determine where visitors may safely walk. 
• Create a plan for horses, dogs, livestock and equipment during showings. 
• Identify features that require explanation, such as pasture rotation, water delivery or seasonal access. 

The most useful marketing shows how the property works. Floor plans, aerial imagery, maps, video and a 
detailed feature inventory can help buyers understand the relationship between the home, barn, turnout, 
arena, storage and access. 

Price the Whole Property Without Overpromising 

Specialized properties are often difficult to compare. The nearest sale may differ in acreage, water, 
outbuildings, additional living space, permitted use, access, condition or quality of improvements. Serious 
buyers may also compare properties across a wider geographic area when the local inventory is limited. 
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Not every dollar spent on a barn or arena returns a dollar in market value. Pricing should consider the 
alternatives available to likely buyers, the defining characteristics of the property and the evidence available 
from relevant sales. When the property is difficult to compare, clear documentation helps the people 
evaluating it understand why one sale may be more useful than another. 

Prepare for Appraisal and Financing Questions 

A factual property packet can be especially useful when the comparable-sales pool is small. The packet may 
include acreage and building information, improvement history, permits, water documentation, floor plans, 
maps, photographs and a clear description of horse facilities and permitted uses. 

The purpose is to explain the property accurately, not to direct the appraiser’s conclusion. Sellers should also 
be prepared for the appraiser to use sales from a wider area or make adjustments when nearby sales do not 
offer meaningful comparisons. 

 

REAL TLMR CASE REVIEW 

Selling a Specialized Ten Acre Property 

Our sellers owned a highly specialized equestrian property designed around active horse use. The property 
included multiple stalls, a barn, water interests, grazing areas, a round pen, an outdoor arena, additional 
living space and an established boarding use. The home had also been remodeled with generous mudroom 
and laundry areas that made sense for horse people. 

The sellers were preparing for an international move, so the transaction had to remain organized while they 
managed a much larger personal and logistical transition. The property also had few nearby comparable 
sales, which made financing and appraisal preparation especially important. 

How We Approached the Sale 

• We created a detailed inventory of the home, land, horse facilities, water interests, additional living space 
and operational features. 

• We helped respond to property-specific questions as the buyer moved through the loan process. 
• We met with the appraiser and provided factual context for a property with limited nearby comparisons. 
• We connected the sellers with resources as they arranged the overseas move of their animals. 
• We kept the real estate transaction moving while the sellers managed the broader relocation. 

The property successfully moved through financing and appraisal, allowing the sellers to continue with their 
international relocation. The experience reinforced something we see often: when a property is highly 
specialized, documentation helps buyers and professionals understand what they cannot see from the 
bedroom count alone. 

 

PART THREE 

Beyond the Barn 
Bringing horses home changes more than an address. It changes the rhythm of the day, the maintenance 
calendar and the way weather affects ordinary life. The property must continue to function after the 
excitement of the purchase has passed. 
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For buyers, understanding ownership is part of deciding whether a property is right. For current owners, 
thoughtful stewardship protects the horses, the land and the future marketability of the property. 

Learn the Property Through Every Season 

A property that feels easy in June may behave very differently during a February freeze or a spring storm. Pay 
attention to where snow drifts, where ice develops, how water moves, which gates become difficult and 
where mud interrupts the daily route. 

• Maintain drainage paths and address erosion before small problems become larger ones. 
• Protect water systems from freezing and know the backup plan if a hydrant or power source fails. 
• Plan snow removal around gates, trailer routes, hay delivery and emergency access. 
• Review shade, shelter and ventilation before summer heat arrives. 
• Keep an evacuation plan that accounts for horses, trailers, vehicles and more than one possible route 

when practical. 

Treat Pasture as a Managed Resource 

A green field is not automatically enough pasture for the number of horses a property is allowed to keep. Soil, 
irrigation, rainfall, grazing pressure and seasonal conditions all affect what the land can support. Many 
owners will still need supplemental feed, sacrifice areas or dry lots to protect the pasture during wet weather 
and periods of heavy use. 

Local agricultural, soil, pasture and water professionals can help an owner develop a plan that fits the 
property. Good management also protects drainage, reduces erosion and helps the land present well when 
the time comes to sell. 

 

Plan for the Work That Continues 

• Fence, gate and latch inspection 
• Arena grooming, footing and drainage maintenance 
• Manure storage, removal or compost management 
• Hay and bedding delivery and safe storage 
• Barn roof, electrical, ventilation and water-system maintenance 
• Weed management and pasture rotation 
• Septic, well and other acreage-system maintenance 

A realistic maintenance plan allows the property to support the life you wanted instead of allowing deferred 
work to control it. 

Build the Local Network Before You Need It 

Country and equestrian living rely on relationships. Owners benefit from knowing local veterinarians, farriers, 
hay suppliers, fence and barn contractors, well and septic professionals, manure-removal resources and 
neighbors who understand the area. 

It is also wise to have a backup-care plan for travel, illness or emergencies. If living with horses at home is 
new to you, boarding before buying can provide valuable perspective. It helps you learn which chores, 
facilities and community connections matter most before those preferences become property decisions. 
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Protect Future Resale While You Make the Property Your Own 

Owners naturally adapt a property to their horses and routines. As improvements are made, keep permits, 
plans, receipts, warranties and photographs. Document changes to fencing, barns, arenas, electrical service, 
water delivery and drainage. If a use requires approval or licensing, retain the supporting records. 

Good documentation does not guarantee a particular value. It gives future buyers, lenders, insurers and 
appraisers a clearer account of what exists and how the property has been maintained. 

 

PRINTABLE CHECKLIST 

Questions to Ask Before You Commit 
Bring this list to showings, inspections and planning conversations. The questions that matter most will 
depend on the property and the way you intend to use it. 

☐  Are horses allowed, and how many? 

☐  Are boarding, lessons, training, breeding, events or other business uses allowed if I need them? 

☐  Have I reviewed zoning, HOA provisions, covenants, easements and property-specific restrictions? 

☐  What water is included or available, and what can it legally be used for? 

☐  Is the property served by septic or sewer, and what future costs should I understand? 

☐  Are the barn, arena, accessory dwelling unit, additions and other major improvements appropriately 
documented? 

☐  Can my truck, trailer, hay deliveries, farrier, veterinarian and emergency vehicles access the property 
comfortably? 

☐  How does the property handle snow, ice, drainage, mud, wind and wildfire exposure? 

☐  What is the evacuation plan for the horses, and can trailers leave efficiently? 

☐  Is there a practical manure-management plan? 

☐  Is there adequate hay, feed, tack, equipment and trailer storage? 

☐  Can the pasture realistically support my intended use, or will I need dry-lot and supplemental-feed 
arrangements? 

☐  Will the home and barn layout still work as my needs change? 

☐  Have I investigated financing and insurance early enough? 

☐  What are the realistic annual maintenance and operating costs? 

☐  What will this property require during a difficult winter, not only on a beautiful showing day? 

☐  Which qualified professionals need to verify the material facts before I move forward? 

 

My Property Specific Questions 

________________________________________________________________________________ 

________________________________________________________________________________ 

________________________________________________________________________________ 

________________________________________________________________________________ 

________________________________________________________________________________ 
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________________________________________________________________________________ 

 

Frequently Asked Questions 

Does acreage automatically mean horses are allowed 

No. Zoning, covenants, HOA rules, lot size, licensing requirements and other property-specific restrictions 
may affect whether horses are allowed, how many may be kept and which activities are permitted. Verify the 
intended use with the appropriate governing sources. 

How many horses can I keep on a property 

The answer varies by jurisdiction and property. Lot size alone may not determine the permitted number. 
Zoning, animal-unit rules, covenants, water, facilities and the condition of the land can all matter. 

What should I know about water when buying horse property 

Identify the source, ownership or entitlement, transfer terms, allowed uses, delivery method, fees and 
infrastructure. A well, tap, share, ditch interest and irrigation arrangement are different, and each requires 
property-specific verification. 

Do barns and arenas need permits 

Permit and documentation requirements vary by location, structure and scope of work. Buyers and sellers 
should investigate the status of significant improvements and ask the appropriate county, municipality or 
qualified professional what documentation is required. 

Can I operate a boarding or training business from the property 

Do not assume that personal horse use also permits commercial activity. Boarding, training, lessons, 
breeding, events, employees, signage and client traffic may be regulated differently. Verify the exact intended 
use before relying on it. 

Are horse property loans different from ordinary home loans 

They can be. Acreage, multiple dwellings, substantial outbuildings, commercial use and unusual 
improvements may affect the loan program, underwriting or appraisal. Discuss the complete property and 
intended use with the lender early. 

How are barns and arenas treated in an appraisal 

An appraiser considers relevant market evidence and the property as a whole. The cost to build an 
improvement does not necessarily equal its contribution to value. Clear documentation can help the 
appraiser understand the improvement and compare the property with available sales. 

What should I prepare before selling an equestrian property 

Begin with a property inventory and supporting records for water, permits, licenses, structures, 
improvements and permitted use. Repair and presentation decisions should make the property safe, 
understandable and easier for serious buyers to evaluate. 
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Should the horse facilities be inspected separately from the house 

A standard home inspector may not evaluate every specialized feature. Depending on the property, buyers 
may need additional professionals to assess barns, electrical systems, wells, septic systems, drainage, 
fencing, arenas or other improvements. 

What ongoing costs should I expect 

Costs vary widely, but owners should plan for fencing, pasture and weed management, manure removal, 
arena and barn maintenance, water and septic systems, snow removal, utilities, insurance and seasonal 
repairs, in addition to the direct cost of caring for the horses. 

 

The Goal Is the Right Property 
Some clients need a turnkey barn and arena. Some need land they can shape around a long-term home. 
Some need trainer housing or an established boarding setup. Others want a few quiet acres where they can 
look out the window and see their horses at home. 

The right property is the one that supports the life you are actually trying to create. The right transaction is one 
in which you understand the property’s opportunities, limitations and unanswered questions before you 
commit to owning them. 

Buying, Building or Selling 

Whether you are buying your first acreage property, planning a custom equestrian home or preparing to sell a 
highly specialized setup, TLMR Homes can help you understand the whole property. Our role is to ask better 
questions, organize the details and connect you with the qualified professionals needed to verify property-
specific answers. 

Teresa Lomax, REALTOR® • Marie Raines, REALTOR®   

TLMR Homes Powered by Equity Colorado Real Estate 

Serving Boulder, Larimer and Western Weld Counties 

Important Information 

This guide is educational only and is not legal, tax, water-rights, engineering, zoning, inspection, 
insurance or lending advice. Property-specific rules and facts may vary by county, municipality, water 
provider, HOA, title commitment, permit history and intended use. Buyers and sellers should verify 
material information with the appropriate governing authorities and qualified legal, water, engineering, 
inspection, lending, insurance, tax and other professionals. 

 


