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MESA/POWDERHORN
VISION STATEMENT

Residents want to:

C

Maintain the area's essential rural and pastoral character. This character is made-up of
two small community nodes (Mesa and Powderhorn), a mix of farm and ranch sizes and
types connected by Highway 65 and arural road network;

See Mesa and Powderhorn grow into two unique communities, while maintaining large
blocks of open/agricultural land between them;

See the area keep its strong sense of community and family atmosphere;

Confine services, business, commercial activities and appropriate infrastructure to the
rural community nodes compatible with the desired community character;

Protect the Highway 65 Scenic and Historic Byway to maintain its historic and scenic
characteristics; and

Allow lighting, signage and utility design and location to be compatible with this
rural/pastora vision.

Colorado

MESA/POWDERHORN PLANNING AREA
REGIONAL LOCATION

MESA COUNTY LONG RANGE PLANNING DIVISION
615 White Ave. P.O. Box 20,000 Grand Junction, CO §1502-5047
Web Page - wwuw.co.mesa.c.us/Tongrangeplan July 200!




Mesa County Planning File No. C047-01
ADOPTION OF THE MESAVPOWDERHORN PLAN

ASAN AMENDMENT TO THE MESA COUNTY MASTER PLAN AND CERTIFICATION
OF THE MESAYPOWDERHORN PLAN TO THE BOARD OF MESA COUNTY
COMMISSIONERS.

WHEREAS, the Mesa County Planning Commissioners (Planning Commission) are charged
with the duty to adopt the Mesa County Master Plans and have worked to prepare a
neighborhood master plan for the Mesa/Powderhorn planning area.

WHEREAS, the adopted Mesa Countywide Land Use Plan provides the framework for
neighborhood master plans.

WHEREAS, numerous public forums were conducted for the Mesa/Powderhorn areato
obtain public input on the development of a neighborhood master plan for the M esa/Powderhorn
area.

WHEREAS, after proper notice, the Planning Commission:

Held apublic hearing on April 10, 2001 on the Draft Mesa/Powderhorn Plan, dated
February 2001, to hear public comments.

Conducted workshops on May 10 & 17, 2001 to discuss public comments.

Held a public hearing on June 14, 2001 on the revised Draft Mesa/Powderhorn Plan, dated
May 2001, to hear public comments on the revised draft plan.

Held apublic hearing on July 12, 2001 to adopt the revised draft Mesa/Powderhorn Plan.

WHEREAS, the Mesa County Planning Commission is charged with the duty to prepare and
adopt master plans for the County:

NOW THEREFORE, BE IT RESOLVED BY THE MESA COUNTY PLANNING
COMMISSION, that:
1. the Mesa/Powderhorn Plan is adopted, as revised in the public hearing of July 12, 2001 as
part of the Mesa County Master Plan in accordance with Section 30-28-108 of the Colorado
Revised Satutes;
the Mesa/Powder horn Plan replaces the Powderhorn Policy # 24, (dated June 21, 1984);
3. the Mesa/Powderhorn Plan is consistent with the Mesa Countywide Land Use Plan; and
4. the Mesa County Planning Commission hereby certifies the Mesa/Powderhorn Plan to the
Board of County Commissioners pursuant to Section 30-28-109 of the Colorado Revised
Satutes.

N

PASSED AND ADOPTED this 23rd day of August, 2001

Charlie Nystrom, Chairman, Jean Moores, Secretary,
Mesa County Planning Commission Mesa County Planning Commission
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INTRODUCTION
PURPOSE

The Mesa County Planning Commission is charged with preparing and adopting master plans
capable of guiding the physical development of the unincorporated portions of the county. The
plansare advisory documents and have no direct regul atory effect. The plansdo, however, include
policies and implementation strategies which will guide the preparation of other policies and
programs; incentives and regulations; and intergovernmental agreements used for implementation
of the plan. Master plans are reviewed and updated regularly. Implementation of master plansis
dependent on the adopted priorities and budget of the Board of County Commissioners.

The Mesa Countywide Land Use Plan provides the general framework of the Mesa Powderhorn
Plan. Thisneighborhood plan providesguidancefor both the public and private sectorsin making
decisionsregarding development in the Mesa/Powderhorn Area. The plan will also be used by the
County elected officialsasan aid in providing staff with specific direction in their yearly budgets
and work programs. The recommendations of the plan which involve formal adoption or revision
of regulations or ordinances will require further public review and formal public hearings.

Status of Previous Plans

The Mesa Countywide Land Use Plan goals and policies adopted in 1996 remain in effect and will
continue to apply. The Powderhorn Plan, 1984 will be replaced by the Mesa/Powderhorn Plan,
2001.

Review and Update

To ensure that implementation actions occur in a timely manner, the status of the plan should be
reviewed annually by the Planning Commission, with a report made to the Board of County
Commissioners and the citizens of Mesa County. Staff will assist in this review by rendering an
annual report to the commissions on the status of the plan and progressin its application.

The plan should be reviewed in detail every five to seven years after initial adoption. The review
should consist of

C The number and reasons for variations from the plan,
C Identification of problems with the plan, and
C Recommendations for revisions in accordance with approved amendment process

policies.
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PLAN ORGANIZATION
This plan isincludes the following chapters/elements:

C
C

C

Introduction
Vision Statement

the desired future state or condition for the planning area
Genera Findings

a statement of current conditions and recent trends
Goals, Policies, and General Implementation

based on the Mesa Countywide Land Use Plan, and
Subarea Policies and Design Guidelines
C Mesa Subarea
C Highway 65 Corridor Subarea
C Powderhorn Subarea

Appendix
Acknowledgements
Planning Process
Plan Area Inventory
Visual Preference Survey
Land Conservation Tools and Techniques

The adopted Mesa Countywide Land Use Plan recommends the development of strategies and
actions for plan implementation. The Mesa/Powderhorn Plan is consistent with the Countywide
Plan recommendations. Thisplan containsgoalsand policiesbased on theMesa Countywide Land
UsePlan. Many of the goalsand policiesin this plan aretaken directly from theMesa Countywide

Land Use Plan, and implementation strategies specific to the planning area.

The following definitions apply throughout this plan:

C Goal: A genera statement of an achievable future condition or end.
C Policy: A guiding principle or general course of action to reach a goal.

« Implementation strategy isan action necessary to accomplish atask that attempts

to achieve agoal or policy.

» Design Guideline: An objective criteria that provides specific direction/action
based on the stated vision, goals, policies, and implementation items. They are

essential to achieve the purpose of the plan.
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GENERAL FINDINGS

The Mesa/Powderhorn planning area (Area) is located approximately 25 miles east of Grand
Junction. Boundaries of the Area extend from Plateau Creek on the north, to the Powderhorn Ski
Resort on the south (approximately 12 miles); east and west boundaries extend two mileseither side
of Highway 65. The planning area contains 27,986 acres or 43.7 square miles (Figure 1).

(A
MESA COUNTY LONG RANGE PLANNING DIMSON l'—\ \»___ __z’r
615 WhiteAve PO, Box 20,000 Grand Junction, GO 815025047 T
Wb Page— wiwv.co.nesa . s lorgrargeplan Jly 2001

Figure 1. Regional Location Map

Geology

Underlying bedrock geology of the planning area is characterized by thousands of feet of folded,
faulted shale, sandstone, and metamorphic rock, while surficial rock consists of arelatively thin
veneer of basalt and alluvial deposits (Figure 2). Both bedrock and surficial geology havea general
affect on the natural and human built environment, which in turn affects site specific development
patterns and locations.
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Gravel Resources

According to the Mineral Resources Survey of Mesa County, by Stephen Schwochow, (1978),
gravel resourcesinthe Areaarelimitedto alluvial fan gravel deposits, and probable gravel deposits
located inalluvial fans(seemineral resource mapintheappendix). Accordingtothesurvey “gravel
deposits along Plateau Creek and its tributaries can be quite thick, 40 to 80 feet and perhaps more.
“The gravels consist almost entirely of pebbles, cobbles, and boulders of basalt and very little
sandstone in afine-grained calcium-carbonate-impregnated matrix. Abundant oversize material
includes boulders up to five feet in diameter.”

Grand Mesa . s
Sub
10,000 ,:'5;;'2 P Alpine
Mesa Lakes _puuiis Lands End Road v
2,000 Mipcens Gravels — Aol Apon :
SR Pﬂwdeer.h:':rn SkiResort 4y . Engeimann Sprce ‘Jk it
X wen Aiver Fomaltion - <ol Diouglas Fis ! A einy
E o mined (Seruh) Ok Maolimen Mahogs m"
7000 Mesa A Servicebesry, Chokechesry i Cedaredge Shruby T
| EEEmEmeme T R
i unnison River| s
Junper, Pinyon Pine, . oty :.-V :ﬂl. . ._'-

— 8 ‘Sagebrush,; Rabbeonush

Wet B :Hn_dsl Dry
Cold
Temperatures

Figure 2. Geology & Life Zones of the Planning Area.
Sour ce: Grand Mesa National Forest : www.gj color ado.com/gr andmesa/geol.htm. Accessed 1-11-2001

Gasé& Oil

There are no oil wellsin the Mesa/Powderhorn Planning Area. However, there are numerous gas
wells. The Mineral Resources Survey of Mesa County (1978), showsthe Plateau gasfield located
north and south of JEY4 Road about % of amile east of Highway 65 (see mineral resource map in

the appendix).

Geologic Hazards

A review of Stephen Schwochow’s Mineral Resources Survey of Mesa County (1978), indicates
that there areno geol ogic faultsor mudslide areasin the M esa/Powderhorn planning area. However,
there are numerous small slumps and landslides al ong the Plateau Creek bluffs and north slopes of
the Grand Mesa.

Soils

The planning area has a good deal of variation in elevation and physiography which resultsin an
equally varied distribution of soils. The planning area contains deep, well-drained soilsfound on
creek floodplains and valley bottoms as well as shallow, stony undeveloped soilson hill sides and
terraces. The Soil Survey of Mesa County Area, Coloradoby E.W. Nkobel et.al. (1955), identifies
the most frequent soil seriesinthe areaas very poor to fair for grain or seed production while afew
soil series are classified fair to good for rangeland. The area receives little rain. Annual
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precipitation in the areais about nine inches ayear (Soil Survey of Mesa County Area, Colorado).
The planning area does not contain prime, potentially prime, or primeiif irrigated lands.

Vegetation

Native plant communities are, to a great extent, a reflection of the underlying soil structure.
Protection of the soil profilefrom artificial disturbances should be anintegral component of anative
plant conservation strategy. Vegetation occurring in the planning area reflects the topographic,
elevation, geographic, and climatic diversity that ischaracteristic of the Rocky Mountain ecological
provinces. Themajor native plant associationsin the planning area are Pinyon-Juniper Woodlands
and mixed montaneforest. Other vegetation communitiesof significanceincludemountain riparian
and wetland communities. Uncommon/species of concern are present in the planning areaaswell
as an abundance of non-native desirable and undesirable species.

Species of Concern

The Colorado Natural Heritage Program hasidentified severa plant and animal species of concern
in the planning area. They are found along the Plateau Creek riparian area and on the bluffs above
the creek. Theriparian areaisdocumented habitat for the Corn snake, whilethe cliffs/bluffsabove
the creek provide winter roosting for bald eagles. The UintaBasin hookless cactusisfound in the
Juniper community on level ground. Colorado Natural Heritage rarity ranks do not imply any legal
designation or regulatory actions. However, the hookless cactusis listed as “ Threatened” by the
federal government.

Weed Management

The aggressive nature of weeds (nonnative, undesirable plant species) and alack of their control can
present problemsin agricultural areas and can have anegativeimpact on agriculture. Accordingto
the Governor’ sldaho Weed Summit, Boise, |daho 1998 “ The Departments of Agriculturein eleven
western states estimate that there are about 70,000,000 acres of weed seed being produced every
year on private, state, and federal wildlands. Much of it isbeing carried to other wildlands by wind,
water, wildlife, livestock, people, and equipment.” Infestations of nonnative plant species of
concern threaten native and desirable nonnative plant communities and agricultural operations by
displacing desirable species. Exotic plantsthat are highly invasive and usually do not have natural
pathogensand predatorsto keep their populationsin check. Asof 2000, there are eighteen noxious
weedson the Mesa County NoxiousWeed list that require control (seelistinappendix). However,
the primary nonnative undesirable species of concern in the planning area are yellow starthistle,
oxeye daisy, Canadathistle, and yellow and dalmation toadflax. These five plants are designated
asundesirable plantsin Mesa County and are being controlled/managed by policies set forthin the
Mesa County Weed Management Plan.

Visual Character

The Highway 65 corridor is the magjor entryway to the Mesa/Powderhorn planning area — it is
designated a Colorado Scenic and Historic Byway. Theimage many people have of Mesa County
and the M esa/Powderhorn areaisbased ontheir visual perception of thelandscape and human built
featuresthey seefromtheroad. Conditions along the highway and wide-open vistas give adistinct
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impression of the Area. A unique diversity of vegetation communities provide residents of the
planning area ample opportunity to use creative development techniques to screen growth using
topography and vegetation, while maintaining the unique sense of place.

Cultural/Historic Resour ces

Evidence of human occupancy in the planning area has been traced as far back as the prehistoric
Freemont People 700-1200. The Utescontinued intermittent and seasonal use of the Area, more-or-
less, until about the 1880s. Traces of settlement and seasonal use by the Ute people remain
throughout the Area. Beginning around the early 1860s, which coincides with the mining and
ranch/homesteading period, more permanent settlement and |and use patternsbeganto emerge. The
original Town of Mesawas platted in 1908 and 1909.

Today, historic buildings and sites are located throughout the planning area and include many
agricultural structures; (farmsteads) aswell asthe remaining old school gymnasium building (at the
community center). These historic places in the Mesa/lPowderhorn Area are an important
component in defining the character of the planning area. Residents have adeep pride and interest
in the history and culture of the Area.

Wildlife

Hunting is an important economic component of the economy of the Village of Mesa and
surrounding area. The planning areacontainsimportant wildlife habitats, from critical winter range
for deer and elk to riparian breeding habitat for neotropical birds, including endangered species.
Colorado Division of Wildlife has produced a map of wildlife-human conflict areas. Thismap is
used to eval uate proposed devel opmentswhen they fall into areasmapped asmoderate, high, or very
high impact potential (in accordance wiht section 7.6.4.A of the Mesa County Land Devel opment
Code 2000).

Land use

Land ownership in the planning areaisamix of private and federal and local government agencies,
(Table 1), (see map in appendix). The Assessor’'s records revea that public/quasi-public,
agriculture, residential, business, commercial, and tourist |and uses occur throughout the planning
area. Public and quasi-public usesinthe Areainclude large blocks of open space (Bureau of Land
Management and U.S. Forest Service lands), the Mesa Cemetery, land owned by Ute Water,
(primarily domestic water source), land owned by Mesa County (primarily road maintenance and
community center), and the Mesa Subarea churches.

According to the Mesa County Assessor’s records for the year 2000, approximately 54.2 percent,
or 465 of the 857 private parcelswithin the planning areawere vacant. The average private parcel
sizein the Areawas about 25.6 acres (vacant parcels average 31 acres, improved parcels average
17.7 acres). Private parcels range in size from .02 acre to a 951 acre parcel. In 1990, the Area
contained about 250 housing units; between 1990 and 1999 about 48 new residential permits
wereissued. A close examination of records revealsasteady increase of activity between 1990 and
1999. The area around the Rural Community of Mesa had the largest number of permits for new
housing followed by the area along the Highway 65 Corridor Subarea and lastly the Powderhorn
Subarea (Table 2).



Mesa/Powderhorn Plan

General Inventory and Findings

Page 7

Table 1. Land Ownership

Land Ownership Within the Planning Area

Owner Acres Percent of Plan Area
Bureau of Land Management 4,731.8 16.9

Grand Mesa National Forest 3,275.5 11.7

Private 19,978.7 71.3

City of Grand Junction 0 0

Mesa County 31 .00003

Ute Water 315.3* 0.7

TOTAL 27,986 100

Source: Mesa County Assessors Records 2001

* Included in private ownership

The Mesa Countywide Land Use Plan recommends “Rural” (5-35 acre densities) within the Mesa

and Powderhorn Rural Communities and “Agricultural”

(35+ acres) outside of the Rural

Communities. ThePowderhorn Area Plan 1984, recommends amaximum density of oneunit per
35 acresin the in the Highway 65 corridor between Mesa and Powderhorn.

Table 2. New Building Permits 1990 - 1999

Y ear Mesa
Subarea

Powderhorn
Subarea

Highway 65
Subarea

90

91

92

93

94

95

96

97

98

o O NN O W kO IN

99

N N[O O |0 IN | O Ik O

Totd

(o8
—

(2 \C R N [ I (el |\ O (e B (e I (e I (@)

—
—

% of Planning 64.58

Area

22.9 125

Source: Mesa County Building Department
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Current Zoning

Agricultural Forestry Transitional Zone District (AFT) - (19,978.7 acres)

County zoning is primarily Agricultural Forestry Transitional (AFT). In the current Mesa County
Land Development Code, the AFT zone alows a density of up to one dwelling unit per 5 acres,
single family residential uses, and agricultural uses. Subdivisions of land without clustered lots
must have aminimum lot size of 2 acres. However, the AFT zone does not have a minimum lot
size for cluster design subdivisions to encourage clustering and preservation of agricultural land.
In cluster design subdivisions, the ability of soilsto handle an individual sewage disposal system
is one determinate of minimum lot size. For example, the minimum lot size for a house with an
individual sewage disposal system may be 1/2 acre, soil conditions permitting.

Business Zone District - (B-1) (8.4 acres)

The Business (B-1) zone district permits awide range of allowed or conditional uses. Currently,
in the planning area business usesinclude aseveral restaurants, liquor store, convenience store and
real estate offices. These businesses are located mainly along Highway 65 within the Village of
Mesa

Planned Business Zone District (PB) - (2.8 acres)

Land zoned Planned Business (PB) allows mixed business/residences and was applied to several
properties in the 1990s to accommodate existing non-conforming uses. Most of the planned
business zoned land is located along Highway 65 south of KE Road.

Planned Unit Development Zone District (PUD) - (835 acres)

Planned Unit Development, PUDs, encourage flexible standards only if compatibility with
surrounding land uses are ensured and public benefitsare derived from the project. Landscurrently
zoned PUDs arelimited inthisAreato Powderhorn Subarea properties and include: Powderhorn
resort, Powder Ridge, and the Grand Mesa Project.

Village of MesaOverlay ZoneDistrict (VOM) - (approximately 1,490 acres) Encompassestheentire
Rural Community as defined in the Mesa Countywide Land Use Plan, 1996.

The Mesa Subarea | mplementation element of this plan contains the specific policies and criteria
for theoverlay district. The overlay district was originally adopted in 1990 and amended in 2000.
Overlay standards areintended recognize the unique character of theVillage of Mesa, and to protect
and enhance the rural character of Mesa and surrounding lands.

Agriculture

Mesa County Agricultural Policiesin theMesa Countywide Land Use Plan encouragetheretention
of large tracts of prime and unique agricultural lands and recommend clustering of houses to
minimizelossof theselands. The M esa/Powderhorn planning areadoesnot contain mapped prime,
potentially prime, or primeif irrigated lands. The agricultural base of the Mesa/Powderhorn Area
consists predominately of cattle operations. Historically, the M esa/Powderhorn Area has had many
different types of agricultural production. Agricultural operations have included; cattle grazing,
irrigated crop and forage production. Current agricultural practices include cattle grazing, and
harvesting of irrigated forage crops.

Land Management Tools and Techniques. Many voluntary agricultural conservation tools and
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techniques are available to achieve an individual land owner’s financial and conservation goals.
Private nonprofit organizations such as the Colorado Cattleman’s Trust or the Mesa County Land
Conservancy work to achieve aland owner’s goalsin confidentiality. A list of some of the more
common tools are presented in the Appendix.

Infrastructure

Roads

The transportation network in the Mesa/Powderhorn Areais almost entirely vehicular in nature.
Roads in the Mesa/Powderhorn Areawere built to allow easy access from farm-to-market as well
as from agricultural field-to-field. Lengthy driveways or lanes are common for many of the older
farms and ranches, while newer development is generally closer to county roads. Residential
development also brings with it bicycle and pedestrian traffic that will have only narrow, farm to
market roads on which to travel, should they leave a subdivision street. To safely accommodate
residential, commuter traffic, bicyclistsand pedestriansof increased volumes, upgradesto our rural
roadswould be required. Needed upgrades include not only improved travel lanes and shoulders,
but cut and fill work on vertical curvestoimprove sight distance, and reconstruction of substandard
intersections. Upgradeswill include road segments outside theimmediate areaof development, but
will be necessary as a part of commuter routes to and from the urbanized area.

Water

Potable, domestic water isobtained by residentsthrough avariety of sourcesranging from two water
treatment plants under the auspices of the Mesa Water and Sanitation District and the Powderhorn
Metropolitan Districts, to wells, springs, and cisterns filled by the individual homeowner.

Wastewater

The Mesa Water and Sanitation District provides wastewater treatment services to the Village of
Mesa. The Powderhorn Resort is serviced by a limited-capacity sewer treatment facility.
Concurrent with this study Mesa County hired an engineering firm to conduct a “201 Facility
Planning Study” for the Mesa/Powderhorn area.  Mesa County supports and has adopted a “ non-
proliferation” policy to discourage multiple, small and scattered sewage treatment systems because
of the difficulty of regulating and managing such systems. Residents outside of the two districts
use individual sewage disposal systems (I1SDS).

Schools
Students that live in the planning area attend Plateau Valley School (K-12), in Plateau City. The
school isin District 50 and there are about 583 students.

General Character

The central issuefor residents of the Mesa/Powderhorn planning areaistheir desireto maintain the
rural character of the Areawhile acknowledging and expecting that some growthwill continue. The
Mesa/Powderhorn planning area’ s character is described by the following attributes:
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. large blocks of public and private open land,

. historic and ongoing farming/ranching operations,
alack of infrastructure and services,

abundant recreation opportunities,

abundant wildlife and wildlife habitat,

the presence of the Grand Mesa,

O O O O O

important scenic vistas, bluffs, and ridge lines.

Participants in the public forums expressed a desire to protect the Area’ s attributes and prevent:
C development that is not sensitive to the landscape (no cookie cutter |ots),
C poorly planned development, and

C high density trailer parks.

PLANNING SUBAREAS

The planning areawas divided into three Subareas based on citizen input and the desire to address
specific concerns within each geographic area. These three geographic areas or “Subareas’ are
Mesa, Highway 65 Corridor, and Powderhorn (Figure 3). The characteristics of each Subarea
are described as follows:

Mesa

The Subarea begins at Plateau Creek and extends southward to |IE Road. The east and west
boundaries extend roughly two miles either side of Highway 65. The Mesa Subarea contains the
Rural Community of Mesawhich is bisected by Highway 65. The Rurual Community is about 44
square miles and contains numerous small, non-conforming lots, and about 150 residents
(accordingtothe Plateau Valley Chamber of Commerce). Devel opment in and around Mesaevokes
adistinct impression of being western-rural. Infrastructure in the community includes domestic
water service, sewer service and septic systems; several streets are paved with curb and gutter, but
most do not have these features. Services in the Mesa Rural Community include a post office
serving about 350 P.O. boxes, restaurants, gas station/convenience store, liquor store, home
occupations, real estate offices, a Community Club, State and County road maintenance facilities,
fire station, and several churches. The community does not have other services currently operating
but desires to attract new services while expanding and improving on those that already exist.

Natural characteristics of the Mesa Subarea include the pasture lands and hay meadow terraces
situated above Plateau Creek. The bluffs of Plateau Creek provide aesthetic amenities, while the
Mesa Creek floodplains provide pasture, forage crop production, wildlife habitat, and gravel
extraction.
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Highway 65 Corridor
The Subarea extends from |E Road south almost to Powderhorn. The east and west boundaries
extend approximately 2 miles either side of Highway 65 (Figure 3).

Foothills and the north slopes of the Grand M esa dominate the Subarea topography. Pinyon
Juniper and oak brush are the most prevalent vegetation communities in the Subarea. Riparian
corridors, wetlands, native and non-native pasture land and hay fields are also abundant in the
lower reaches of the Subarea. The abundance of vegetation and topography provide for wildlife
habitat, open space, natural storm water drainage channels, and breaks in the landscape
throughout the Subarea. The Subarea is bisected by Highway 65 and has several county
maintained roads serving residents.

Powderhorn Area

The Powderhorn Subarea is |ocated approximately 12 miles south of the intersection of Highway
330 and Highway 65. The area encompasses about 2,380 acres and lies at the lower rim of the
Grand Mesa.  Topography and vegetation of the area are diverse.
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Mesa/Powderhorn
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Figure 3. Mesa/Powderhorn Subareas Map
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GOALS, POLICIES, and
GENERAL IMPLEMENTATION
for the
MESA/POWDERHORN PLAN

Consistent with the Mesa Countywide Land Use Plan
Mesa Countywide Land Use Plan Goals arein italics

GOALS/POLICIESIMPLEMENTATION

The goals and policies give detailed expression to the vision statement for the future for the entire
Mesa/Powderhorn Area Plan. These goals and policies will be implemented through a variety of
strategies. The specific implementation strategies/actions necessary to accomplish this task follow
the goals and policies.

C Goal: A general statement of an achievable future condition or end.
C Policy: A guiding principle or general course of action to reach a goal.
C Implementation Strategy/Action: A specific action or step to be taken to implement policies

and reach goals. Implementation strategies are not listed in order of priority.

Text initalicsistaken directly from the Mesa Countywide Land Use Plan, 1996.
Text innormal font was written for this Area plan.
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COMMUNITY IMAGE/CHARACTER

GOALS

1. Encourage the protection and maintenance of the unique rural features and characteristics
which are significant links to the past, present, and future.

2. Encourage futur e devel opment which complementsor createsappropriate community features
such as roads, trails, open space and building patterns, and respects the unique sense of
existing community that distinguishes one area from another.

3. Retain and preserve paleontologic, historic, and cultural resources that symbolize the
community’ sidentity and uniqueness.

4, Improveawarenessabout the Grand M esa Sl opes Special Management Areaand itscontribution
to the character of Mesa County and in particular the Mesa/Powderhorn area.

COMMUNITY IMAGE/CHARACTER

POLICIES

1. Protect important rural features, scenic vistas/corridors, and natural areas impacted by
proposed development (e.g., large trees, washes, riparian areas, historic structures, farming
practices, balance of visual and traffic impacts on location of accesses, etc.) and mitigate such
impacts where avoidance is not practicable.

2. Encourage a well-defined community center to provide a focal point as an individual rural
community.
3. Recognize the distinction between rural communities and support design variations that are

consistent with the character of individual communities. New devel opment will follow design
guidelines called for in each subarea.

4, Newdevel opment will bedesignedto protect critical or sensitivelands(productiveagricultural
land, floodplains, wetlands, riparian corridors, and important wildlife habitat). Additionally,
new devel opment will include measures to avoid, minimize, or mitigate threats from wildfire
when located in wildfire hazard areas.
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5.

Continue to coordinate planning efforts with public land management agencies on land uses
and land use activities.

Continueto provideinformation about al ternative devel opment tool sand techniquesthat further
the goals of this plan and are compatible with the landscape and character of the area.

Encourage the protection of paleontologic, historic, and cultural resources of Mesa County.

Avoid, minimize, or mitigate impacts to the Grand Mesa Slopes Management Areafrom new
development.

COMMUNITY IMAGE/CHARACTER

IMPLEMENTATION

Require new devel opment to identify important rural features, scenic vistas/corridors, critical
or sensitive land, and natural areasimpacted by the proposed devel opment and mitigate such
impacts. The attributes listed in the findings section of this action plan should serve as the
minimum items to be addressed by new development proposals.

Work with public land/resource managers to adopt consistent mitigation standards, review
procedures, and criteria for development.

Enforce historic irrigation easements and safeguard raw water supplies through the
development review process.

Utilize design policiesand guidelines contained in the Subarea | mplementation chaptersof this
plan for new development.

Inventory all the historic sites and structuresin the Area. Assist residents in establishing an
historical district if it is appropriate in the Area.

Complete a Highway 65 Transportation Circulation Plan. Allow driveway permits only in
accordance with this plan.

Develop aprogram to reduce air and water pollution along with standards for implementation.
Include such items as:

C Promotevoluntary riparian/wetlandsprotection effortstoimprovewater quality through
the use of large lot development, cluster development, conservation easements,
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10.

subdivision covenants, building envelopes/setbacks, or transfer of development
rights/credits (see Open Lands section of this chapter)

C Promote voluntary efforts to dust proof driveways and lanes.

Develop a list of plant species (native and desirable non-native) appropriate for
reclamation/revegetation in the planning area. Require the use of these plant species for
reclamation projects (refer to subarea design policies and guidelines chapters).

Assist residentsand devel operswithidentifying and using vol untary-based tool sand techniques
to help maintain or enhance the rural character of the planning area. These tools may include
but are not limited to:

C model subdivision covenants that specifically address agriculture, wildlife, outdoor
storage, etc.

C homeowners' associations

C copies of the Right-to-Farm and Ranch Policy and The Code of the New West to new
residents

Requirethat all light sourcesfollow the standards of theMesa County Land Devel opment Code
for night lighting (refer to subarea design policies and guidelines chapters).
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LAND USE/GROWTH MANAGEMENT

GOALS

1. To protect existing rural property rights and the agricultural economy of Mesa County.

2. Recognize and support the continued development of existing communities as growth areas.
3. Implement the land use patterns of the Design Guidelines and Policies.

4, Encourage future growth to locate in and around rural communities.

5. Encourage the conservation of agricultural and range lands capable of productive use.

6. Ensure that future development occurs in an orderly fashion, avoiding and minimizing

noncontiguous, scattered devel opment throughout the county.

7. Protect the citizens of Mesa County from the effects of manmade or natural hazards (geologic,
avalanches, earthquakes, soils, floodplains, air pollution, odors, noise, wildfire).

GENERAL LAND USE

POLICIES

1. New residential development shall be compatible with existing land uses.

2. Clustering of dwellingsisencouraged on a portion of the site so that the remainder isreserved
for open space uses such as agricultural lands or sensitive wildlife habitats.

3. Proposed land uses will incorporate considerations for soil, erosion, and surface geologic
characteristics of the devel opment site through proper design, engineering, and construction.

4, Development is discouraged in or near natural hazard areasto minimize therisk of injury to
personsand | oss of property unless appropriate mitigating measures are taken. Devel opment
infloodplains, drainageareas, steep slopeareas, geological fault areas, wildfirehazard areas,
and other areas hazardous to life or property will be controlled through local land use
regulatory tools.

5. Urban land useswill be encouraged to occur in municipalitiesand not outsidemunicipal limits.
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6. Enter into intergovernmental agreements and memoranda of understanding with municipal,
federal, and state agencies to address coordination of efforts.

7. New development must comply with the Mesa County Mineral Extraction Policies which

generally protect and preservecommercially valuable mineral resourcesfromincompatibleland
uses.

GENERAL LAND USE

IMPLEMENTATION

1. Approve rezoning requests only if compatible with existing land uses and consistent with the
Mesa/Powderhorn Plan’ s policies and design guidelines.

2. Assist property ownersto voluntarily rezone multiple propertiesto AF35 wher e consistent with
the Mesa/Powder horn Plan.

3. Direct the expenditure of capital improvements and new development to existing growth
centers.

4, Assist area residents with land conservation tools and techniques

5. Assist area residents with rural fire protection, and emergency medical response.

6. Implement subarea design policies and guidelines for new development:

C Allow for flexibility, creativity, aesthetics, traffic safety, and land use compatibility (see
Community Image/Character section of this chapter);

C New development should be compatible with any existing agricultural operations; and
C Encourage mixed use development within the Rural Communities of Mesa and
Powderhorn in a manner that maintains and/or enhances the character of the Rural
Community.
7. Identify potential receiving area (voluntary) within the Mesa and Powderhorn Rural

Communities for atransfer of development credit program.

8. Limit nonresidential development in the planning area to the Mesa and Powderhorn Rural
Communities.
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AGRICULTURAL POLICIES

1. New devel opment isencouraged tolocateon land | east suitablefor productiveagricultural use
(productive land in this area may include lands with dry land grazing having a history of
grazing use).

2. Sufficient buffering of new developmentsis required adjacent to agricultural operations.

3. The Board of County Commissioners has adopted a Right-to-Farm and Ranch Policy and

supports The Code of the New West publication to communicate and educate non-farm/non-
ranch usersonthecharacteristicsof agricultural operations(e.g., noise, spraying, dust, traffic,
etc.).

4, Newdevel opment proposal swhich may resultin conflictswithwildlife and/or agricultural uses
will require consultation with the appropriate land and resource manager (eg. CDOW, BLM)
and area residents to minimize and mitigate such conflicts.

5. Mesa County recognizesthat agricultureisan important basic industry and a major economic
resource. Large tracts of agricultural land in the planning area are encouraged to remain
agricultural.

6. Support farmers markets and promote the purchase of local goods.

7. Support and encourage voluntary techniques to preserve agricultural lands.

8. Promote multiple/compatible uses of agricultural lands.
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AGRICULTURAL

IMPLEMENTATION

1. Recognizetheranching businessrequireslarger tractsof land than other agricultural usesand
most often requires the use of public lands to remain viable.

2. Continue to work with the Bureau of Land Management and the National Forest Service to
encourage the retention of grazing leases for ranchers.

3. Utilize the Mesa County Technical Resource Advisory Committee to share agricultural
preservation options for landowners.

4, Enforce the Mesa County Right-to Farm and Ranch Palicy.

GROWTH MANAGEMENT POLICIES

1. New development will pay itsfair, equitable, and proportionate share of the cost of providing
necessary services, utilities, and facilities at the applicable service levels.

2. If new devel opment is proposed which requires urban levels of servicesin rural communities
or rural areas (consistent with subarea design policies and guidelines), the devel opment will
beresponsiblefor paying its proportionate costs of said urban services. New devel opment may
bond and be reimbursed for any overpayment by later development.

3. Establish and enforce levels of service standards and service boundaries which require that
rural servicesbe provided concurrently with new development in rural communitiesand areas.

4, Refer land devel opment applicationsto public land managers, resour ce managers, and service
providers. The county will encourage service providersto provide recommendations asto the
adequacy of servicesfor devel opment based upon thelevel-of-service standards. Mesa County
encourages service providersto work together to establish and maintain consistent standards
for facilities and equipment that can facilitate future consolidation of services and that will
allow for certain facilities and equipment to be shared.
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GROWTH MANAGEMENT IMPLEMENTATION

1. Require devel opersto demonstrate that their development will not cause a reductionin levels
of service provided to existing residents.

2. Requirethat any new facilities or services necessary to maintain any adopted level of service
standardswill bein place prior to or concurrent with the development (e.g., water, sewer, fire
protection, roads).

3. Enter into IGAs with special districts to consolidate where there is fiscal benefit and where
service levels can be maintained or enhanced.

COMMUNITY SERVICES/FACILITIES

GOALS

1. Maximize the efficient use of public resources.
2. Minimize public costs for private development.
3. Ensure adequate public safety services are available to the entire area.

4, Ensurethat all servicesand infrastructure meet the needs of the Mesa/Powder horn Planning
Area.

5. Encourage the preservation of Highway 65 as a designated Scenic and Historic Byway.
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GENERAL COMMUNITY SERVICESFACILITIES

POLICIES

1. Utility, special districts, and public service providers' plans are encouraged to be consistent
withthisplan (the pipefollowsthe plan). The county will work with service providersto develop
capital improvement programming consistent with this plan.

2. Ensurehistoricandtraditional irrigation usesarerespected and preserved or mitigated by new
devel opment.
3. Encourage efforts to protect raw water supplies.

4, Cooperate with the school district by regularly updating the county’ s school land dedication
requirements, ensuring that development mitigates the demands for land that it places on the
school system.

GENERAL COMMUNITY SERVICESFACILITIES

IMPLEMENTATION

1. Invite all public service providers to comment on proposed capital improvements plans and
identify joint or coordinated improvement. Continue to annually update the Capital
Improvement Plans (CIP). Make necessary revisions so that the CIP implements the
Mesa/Powderhorn Plan. Invite service providersto join in the county CIP processes to create
an integrated, countywide capital plan. Work with service providers through the Utility
Coordinating Committee to ensurethat capital improvementsinstalled by service providersare
consistent with the land use plan.

2. Review the relationship (locations and distance) of septic systems to wells with the Mesa
County Health Department.

3. Continueto cooperatively monitor school needswith School District #50 and collect feesinlieu
of land dedication for new subdivisions.

4, Continue to submit development proposals to law enforcement agencies for their review and
comment and support establishment of neighborhood watch programs throughout study area.
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5. Coordinate with the Plateau Valley Volunteer Fire District, Powderhorn Metro Districts, and
the Mesa County Emergency Management office to explore and establish the feasibility of
alternative means of providing fire protection and emergency medical servicesto the area.

TRANSPORTATION

POLICIES

1. Transportation infrastructure planning shall include all modes of travel including vehicular,
bicycle, transit, equestrian and pedestrian.

2. Continue to implement all adopted transportation plans for the area.

3. New development isrequiredto provideall newtransportation facilities necessary to servethe
devel opment.

4, Mesa County will maintain a system of public roadsfor safe, efficient traffic circulation.

5. M esaCounty should carefully managethel ocation, number, and spacing of privatedriveway and

public street accesses to maintain and/or enhance the safe use of transportation facilities.

TRANSPORTATION

IMPLEMENTATION

1. Utility providers should prepare and coordinate 10-year capital improvement plans and
coordinate construction on an annual basis for operations and new road construction
pur poses.

2. Conduct ongoing traffic analysisof the areausing adopted land use plansand community travel
datato help determine the transportation infrastructure necessary for all modes of travel asthe
areadevelops.

3. Cooperate with the school district to ensure that potential school locations and bus routes are
accommodated in transportation planning. New development should be consistent with any
adopted transportation plan for the area.
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4, Complete aHighway 65 Circulation Plan. Require all new development to be consistent with
the Circulation Plan. Until such plan has been adopted, require new devel opment proposalsto
provide aplanfor vehicular and multi-modal (bicycle, pedestrian) accessto adjacent properties
which will accommodate future planned densities on the site and the surrounding area.

5. Continue to distribute the Mesa County Code of the New West and begin providing model
covenants to residents and service providersin the area. Provide information on the facts of
living in arural area with limited services with emphasis on: proper irrigation practices and
management from user to user and from field to field to avoid damage to county roads, and
safety issues and inconveniences associated with weed spraying and other rural road
maintenance activities.

OPEN LANDSRECREATION

GOALS

1. Protect important open lands within Mesa County.

2. Assure that open land is recognized as a limited and valuable resource which must be
conserved wherever possible.

3. Preserve public access to public lands.

4, Identify and protect existing and future major trail linkages and intersections in the county.
5. Provideadequatelandsto meet the parksand recr eation needs of ther esi dents of Mesa County.
6. Protect, conserve and efficiently manage the county’s public lands.

7. Encourage the preservation of sustainable ecosystems.

8. Protect Mesa County’s natural heritage of plants, animals, and biological conservation sites

identified in the Natural Heritage Inventory of Mesa County, Colorado.

OPEN LANDSRECREATION

POLICIES
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10.

11.

12.

13.

Encouragethe preservation of open land not only for the maintenance of the county’ seconomy,
but also for the assurance of the continued availability of land for food production, for the
enjoyment of scenic beauty, for wildlife, for recreation, and for natural resource usage.

Continueto provide voluntary open land techniquesfor private property owner consideration.

Encourage the preservation of open space required for new developments to be located
adjacent to public lands and to provide buffers and setbacks adjacent to public lands where
appropriate (see Subarea Design Policies and Guidelines chapters).

Encourage the maintenance of open lands in continuous tracts to allow the continuation of
agricultural operations and to protect the rural character where appropriate.

Discourage |leapfrog development which prematurely converts open land to devel oped uses.

Continueto work with land owners and appropriate agenciesto identify fuel hazard areasand
reduce the threat from wildfire.

Support the preservation of historic trails.

Encourage the dedication of access easements across private property to public land
commensurateto its suitability and capability for increased public access. [ Encourage] access
easements through private lands to major tracts of public land which are otherwise difficult
to reach unless the nature of the public land is such as to make access undesirable.

Offer incentives to developers and property ownersfor linking privatetrailsto a public trail
systemor for providing public trail access through their properties.

Reduce conflictsbetweentrail users/trail locationsand property owners, important wildlifeand
wildlife habitat, riparian corridors, and other sensitive resources. Use avoidance,
minimization, mitigation, and education tools and techniques to reduce conflicts.

Encourage the conservation and protection of resident and migratory wildlife and its habitat.
Encourage the preservation of movement corridors for wildlife.

Encourage developments occurring in identified human/wildlife conflict areas to adopt
practices aimed at reducing possible conflicts with wildlife. Consult with the DOW to obtain

educational information and develop strategies to avoid, minimize, or mitigate potential
conflict.
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14.

15.

16.

Encourage the preservation of native vegetation. Promote native or desirable non-native
speciesbyincor porating such vegetationinto project devel opment planswher ever possibleand
encourage devel opersto utilize native or desirable non-native vegetation in new landscaping.

Conserveareaswherecritical or uniquenatural processeswould be endangered by devel opment.

Encourage the conservation or improvement of river, creek, and wash riparian areasfor multiple
benefits ( e.g., flood control, water quality, and wildlife habitat). Support efforts to establish
buffers along riparian areas to conserve or improve their terraces (soil) and associated
vegetation.

OPEN LANDSRECREATION

IMPLEMENTATION

Waive rezone fees as an option/incentive to downzone to AF35.

Identify private or non-profit groups, school districts and/or municipalities that may own or
operate land dedicated to the public for park and recreation purposes.

Adopt an Open Lands Plan to identify and prioritize lands for protection. Include a viable
range of voluntary preservation and compensation techniques to protect agricultural lands,
wildlife habitat, natural areas, and open space resour ces.

Initiate a joint study of a countywide system of trails throughout private and public lands.

Coordinate with the BLM on identified disposal tracts in the area for potential land trades
and/or transfer of development credits and impacts to grazing allotments.

Establish accesseasement requirementsor dedicationincentivesfor land ownersor developers
to provide private trail linkagesto public trails.

Identify major trail linkages and intersections (present and future) and prioritize need for
public facilities and parking.

Continue to utilize the Mesa County Technical Resource Advisory Committee to advise land
owners on voluntary open land incentives, tools and techniques, protection options, and
“right-to-farm and ranch” policies.

Review new development proposal s using mapped wildfire fuel hazard areas and devel opment
standardsin the Mesa County Land Development Code cooperatively with the Colorado State
Forest Service.
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10.

11.

12.

13.

Continue to include the Division of Wildlife, the U.S. Forest Service , Bureau of Land
Management, and the State Forest Service in the review of private land development
applicationslocated near, between, and/or adjacent to publiclandsor important wildlife habitat.
Initiate/coordinate a study to define buffer areas and setbacks adjacent to publiclands. Include
the following considerations:

C Establish graphic menu of buffering techniques/design standards.

C Establish an hierarchy of impact mitigation techniques (e.g., avoidance, minimization,
mitigation).

C Establish interagency buffer standards.

C Form a conservation design guideline committee.

Complete a study, with the Division of Wildlife, U.S. Forest Service, BLM, and State Forest
Service, toidentify areaswhere sensitive wildlife and habitat (including non-game) and natural
processes are threatened. Establish conservation techniques and incentivesfor identified areas.
(Build on existing DOW Wildlife Studies.)

Encourage private landowners along Mesa and Plateau Creeks to establish a voluntary
riparian/wetlands protection program to improve water quality, protect wildlife and wildlife
habitat, conserve soil, retain prime agricultural land for agricultural production, and maintain
ahealthy, functioning stream corridor. (Mesa Countywide Land Use Plan Appendix, volume
1, Environmental Summary East Planning Area, page D-16). Voluntary effortscan beachieved
through the use of large lot development, cluster development, conservation easements,
subdivision covenants, building envelopes/setbacks, rezoning to AF-35, overlay zones, other
techniques, and education (see Appendix 1).

ReferencetheNatural Heritage I nventory of Mesa County, Colorado asaresourcefor locations
of known sensitive natural resources. New development should avoid, minimize, or mitigate
impactsin conservation sites identified in the inventory report. Most or all of theses sites are
located on public land.
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MESA SUBAREA
POLICIES, DESIGN GUIDELINES&
IMPLEMENTATION

Subarea Boundaries

The northern boundary of the Mesa Subarea begins at Plateau Creek and extends southward to |E
Road. The east and west boundaries extend roughly two miles either side of Highway 65. The
Subarea encompasses about 13.5 square miles, of which 12.5 percent is managed by the BLM.
Withinthe Subarea, thereisacore areareferred to asthe Village of MesaOverlay District. All other
land within the Subarea but outside of the Rural Community is referred to as land outside of the
Rural Community (Figure 4).

Present Character

TheMesaSubareacontainsagreat diversity of human built and natural featureswhich distinguishes
it from other Subareas in the Mesa/Powderhorn Planning Area. Development types range from
custom built homes on large lots to manufactured homes on smaller lots. Historic farm and
ranchsteads (dating from the 1889s), the M esa Community Center, MesaCemetery, MesaCounty’s
first Colorado Centennial Farm (homesteaded in 1885), and other remaining significant landmarks
in the area.

The Village of Mesaliesin the middle of the Subarea. The Village is approximately one square
mile and contains numerous small, non-conforming lots. The larger Rural Community has about
150residents(accordingtothe Plateau VValley Chamber of Commerce). Developmentinand around
the Village of Mesaevokes adistinct impression of being western-rural (falsefront buildings, front
porches, and wood facades). Infrastructurein the Village includes domestic water service, sewer
service and septic systems; severa streets are paved and have curb and gutter, but most streets do
not. Other servicesin the Village include a post office serving about 350 P.O. boxes, restaurants,
gas station/convenience store, liquor store, home occupations, real estate offices, a Community
Club, State and County road maintenance facilities, fire station, and several churches.

On the periphery of the Rural Community, natural gas wells pepper the landscape and irrigation
ditches and laterals cross the planning area from southwest to north and supply water to area
residents, and agricultural operations. Gravel deposits are located in the northeast corner of the
Subarea, east of the Rural Community boundary (generally north of KE road and east of Highway
65).

Natural featuresincludeawide variation of vegetati on species—deci duoustrees, pinyon and juniper
trees, riparian corridors, wetlands, nativeand non-native pastureland and hay fields. Theabundance
of vegetation and topography provide for wildlife habitat, open space, natural storm water drainage
channels, and breaks in the landscape throughout the Subarea.



Mesa/Powderhorn Plan Mesa Subarea | mplementation Page 29

TheVillage of Mesaisthe“town center” withtheageneral store, restaurants, post office, real estate
offices, churchesand community center. The“ Town of Mesa” was surveyed and platted into small
lots “city lots” in 1908 and 1909.

Summary of Growth Trends and Development Patterns

Land ownership in the Subareais mostly private parcels with little public or quasi-public owned
land. The BLM manages about 12 percent of theland which translatesto 1,075 of the 8,775 acres
of theSubarea. Thereare 369 private parcelsthat rangein sizefrom .05 to 260 acres, with the mean
sizebeing 23 acres (Table 3). As of the date of this plan, there were 176 existing

residential structuresinthe Subarea. (Land ownership mapsare contained inthisplan’sappendix.)
A review of building permits within the planning area show a slow but steady

increase of development activity between 1990 and 1999. The Mesa Subarea has seen 31 new
residential permits between 1990 and 1999, which is the largest number of permits (of the three
Subareas) for new housing (Table 4).
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Existing Services and Facilities

TheMesaWater and Sanitation District providesdomestic water and wastewater treatment services
to the Village of Mesa. Concurrent with this study Mesa County hired an engineering firm to
conduct a“201 Facility Planning Study” for the Mesa/lPowderhorn area.

Table3. Parcel Size Range
Parcel Size Range
0-5
51-35

35.1-70
70.1 - greater

Totals
Source: Mesa County Assessors Records 2001

Table4. New Homes 1990 - 1999
New Homes 1990 - 1999

Year 90 (91 |92 (93 [94 |95 |96 |97 |98 |99 | Percent of Planning Area

#of New |1 (2 |O |1 [3 |3 |2 [2 [9 [6 |6458
Permits
Source: Mesa County Building Department Records

Electrical power is provided by Grand Valley Rural Power Lines.

Roads in the area are both State and County owned and maintained. Highway 65 is a Scenic and
Historic Byway and is managed by a non-profit organization, but maintained by the State of
Colorado Department of Transportation. County roads are maintained by Mesa County which has
a maintenance building/office behind the Community Center in the core area of Mesa (KE Road
west of Highway 65 at the intersection of Mesa Street and KE Road).

Students living in the planning area attend Plateau Valley School (K-12), which isthe only public
school in District 50. There are approximately 583 students enrolled in the district.

Mesa County Sheriff responds to emergencies, while volunteers from the Plateau Valley Fire
Protection District arefirst respondersto emergenciesandfires. The Colorado State Forest Service,
BLM, U.S. Forest Service, and the Plateau VValley Fire Protection District coordinate responses to
wildland fires.
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Current Zoning

The majority of the Mesa Subareais zoned by Mesa County as Agricultural Forestry Transitional
(AFT). Some properties within the Village of Mesa are zoned for business, commercial or mixed
uses.

Village of Mesa Overlay Zone District

AFT zoning was superimposed on the small “city lots” of Mesa in the 1960s without regard to
existing land uses and lot sizes. Asaresult many lots, uses and structures were nonconforming to
the AFT zone district. The Village of Mesa Overlay (VMO) zoning district was originally created
in 1990 to address the unique circumstances of Mesa. The VMO was modified slightly in 2000 to
bemore* user friendly” and expanded to cover the entire Rural Community asidentified inthe 1996
Mesa Countywide Land Use Plan. The following is section 4.4.3 of the Mesa County Land
Development Code as adopted in the year 2000.

Purpose and Jurisdiction

TheVMO, Village of MesaOverlay, District isintended to further the goalsand objectivesof Mesa
County Land Use and Development Policy #9; Land Use Standards. to encourage urban
development where adequate services aready exist; to simplify the development process in the
Overlay District; to recognize the Mesa Sanitation District asthe logical growth boundariesfor the
Mesarural community, and to strengthen the existing village character of Mesa (Figure 4).

The areaincluded in the VMO district is generally the area contained within the Mesa Water and
Sanitation District, and specifically that area shown in the Mesa Countywide Land Use Plan asthe
rural community of Mesa. Areasannexed by the M esa Sanitation District subsequent to the adoption
of this Code may be included in the Overlay Zone if approved by the Board of County
Commissioners as a rezoning request pursuant to Section 3.4 of this Code.

Relationship to Underlying Zoning
Property owners shall have the option of developing in accordance with the underlying zoning or
with the VM district standards of this section.

Standards
Residential
C One dwelling unit per 2,500 square feet minimum lot area is encouraged.

Mobile Homes

C Mobile home parks should not be located along State Highway 65 and KE Road
frontages.

Recreational Vehicle (RV) Parks

C RV developments may be located along Highway 65 and KE Road. Proposals must
comply with campground standards of this Code.

Business

C A minimum building lot size of 2,500 squarefeet isrequired to alow adequate park-
ing, landscaping and circulation.

Mixed Use

C A mixture of both business and residential uses on individual parcels is allowed
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along State Highway 65 frontage.

B-1

C All residential uses and business uses are alowed in the B-1 district.

Building Height

C Maximum building height shall be 35 feet or two stories.

Setbacks

C All structures shall meet or exceed the following setbacks:
front (street): 10 feet from front property line or curb line
sides: 0 feet
rear: 10 feet

Front porches and canopies may extend five feet into the front setback.

Architectural Features

C Western style architecture is encouraged, e.g. liberal use of front porches, wood
facades, fal sefronts, flat and pitched roof structure, non-reflective metal roofing, etc.
Front porches are encouraged to be continuous with neighboring structures.

Signs

C Every sign shall be in good proportion and visually integrated with buildings and
surrounding uses. Each sign shall be compatiblewith adjoining premisesand should
not compete for attention. Use of wall, roof, hanging, and free standing monument
signs are encouraged. Proposals must conform with all applicable sign regulations.

Landscaping
C The Landscape Standards of this Land Development Code apply to all new
developments.

See M esa/Powder hor n Plan Gener al Goals, Policiesand I mplementation Section of this
Plan.
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MESA SUBAREA POLICIESAND DESIGN GUIDELINES

In addition to the Village of Mesa Overlay standards of 1990, residents expressed the desire to
incorporatethefollowing guidelinesinto future planning/devel opment for theM esaSubarea. These
guidelines are separated into two tiers; 1) the Rural Community of Mesa, and 2) all areas outside of
the Rural Community.

MESA SUBAREA POLICIES

1. Continueto encourage the use of the M esa Community Center asawell-defined focal point

for the community to hold functions and promote community activities.

2. Continue to recognize that recreation and tourist activities attributed to the Grand Mesa
Scenic and Historic Byway are positive influences on the Village of Mesa. Encourage the
Village of Mesa to remain an attractive/vibrant community which will benefit from the
byway.

3. Promote the Village of Mesa as a community focal point from which to exhibit and sell
locally produced agricultural products (area farmers market).

4, Encourage Mesa Area Planning Association (MAPA) and the Colorado Department of
Transportation to work together to:
C stripe cross walks across Highway 65 at the Post Office, the Wagonwheel
Restaurant, and at the intersections of Hwy 65 with KE Road, and
C establish appropriate traffic calming techniques such as yellow flashing lights for
reduced speed areas through Mesa.

5. Encourage MAPA to be acatalyst for neighborhood involvement and citizen participation
inthe Village of Mesa.

6. Encourage MAPA to work with CDOT to build a vehicle run-away ramp south of Mesa.
7. Encourage MAPA to be activein review of development proposals.

8. Encourage M APA and the Col orado Department of Transportationtowork together to stripe
abicycle lane on Highway 65 through the Rural Community of Mesa.

9. Ensurethat propertiesthat are added to the MesaWater and Sanitation District boundary are
also annexed into the overlay district.

10.  Upon approval by the Board of County Commissioners of the 201 study conducted by Sear
Brown for Mesa County, recommendations of the study should be considered and funding
sources explored to meet the goal's of the study.

11.  Continue to research the accuracy, and amend zoning districts, within the Mesa Rural
Community to ensure that the zoning map accurately reflects historical/previous changes.
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MESA RURAL COMMUNITY DESIGN GUIDELINES
Cultural and Paleontologic Resour ces

. New development should not disturb cultural and paleontologic resources. Consultation
with the appropriate land management agency isencouraged to identify means of protecting
these resources.

Drainage

. New devel opment should conserve natural drainages and vegetation as:

open space for wildlife habitat,

natural buffers between differing land uses, and

a means to prevent encroaching development from blocking natural flows and causing
property damage. Consultation with the Colorado Division of Wildlife is recommended
when development property contain natural drainages as identified on the DOW’s Mesa
County Wildlife Composite Map (contained in the appendix of the Mesa Countywide Land
Use Plan).

Historic Structures
. New development should not remove or disrupt historic, traditional, or significant uses,
structures, fences, or architectural elementsinsofar as practicable.

L andscape modifications

. Creative design is encouraged. New development should be designed to be harmonious
withtopography of the areaand to use scaleand character of the surrounding setting. Design
should incorporate a variety of irregular, unique lot and building site layouts which are
sensitive to the natural features and uses of the land including, topography, ridgelines,
viewsheds, riparianareas, wildlifehabitat, significant vegetation, and agricultural practices.
New buildings and improvements should be located where their construction and access
require minimal modification of the natural landscape.

. Minimize lot grading.
. Identify and protect magjor stands of trees.
. Straw or hay balesused for mulch or erosion control on disturbed areas should be* certified”

to help prevent weed infestations.

Lighting

. All new light sources that are located inside of the Rural Community are encouraged to be
pedestrian scale/oriented and to use the following guidelines:

. path/sidewalk lighting is encouraged for all new subdivision devel opment,

. lighting poles should not exceed 14 feet in height and design should be consistent with the
Western style architectural theme (asidentified in the VOM overlay criteria),

. all new pole lighting should be directed downward,

. luminaries/globes should be consistent with the Western style architectural theme,
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C floodlights should not be used to light all or any portion of any building facade between the
hours of 10:00 p.m. and 6:00 am.,

C no outdoor light source should be mounted more than 14 feet above the ground,
existing outdoor light sources are encouraged to follow the design guidelines as
opportunities occur to convert then to the guidelines.

Nuisances

. Devel opment-specific guidelines should address noi se abatement, parked/derelict vehicles,
odors, pets and other nuisances.

Roads

. New roadsthat are located inside of the Rural Community are encouraged to be pedestrian
oriented,

. the Regiona Transportation Planning Office should review new development to identify
issues and concerns,

. the use of shared driveways is encouraged to minimize access points to county roads,

. ensuretheprovision of and maintenanceof adequate drainage systemsin new development
in conformance with adopted applicable standards.

Signage

New signage in the Rural Community should comply with the following guidelines:
aWestern style architectural theme is encouraged (colors, textures, lighting, text, etc.),
monument signs are preferred to pole signs,

pole signs should not exceed 12 feet in height,

white lighting is favored over neon signs,

flush mounted signs should not extend above the height of the building they are mounted

on.

Utilities

. New tel ecommuni cation equi pment shoul d belocated on existing structureswherepossible,

. New utilities should be placed underground where practicable,

. All utility poles, towers, lines, etc. should be non-reflective material.

Water

. It is the goal to have a central water provider provide potable domestic water to the
community.

. Water conserving practices and devices should be used in all developments.

. Irrigation water should be conserved by limiting the amount of areato be landscaped with

non-indigenous plant materials.
. Wet and boggy areas should only be drained if necessary and with appropriate permitting.

Wastewater
. Until an enlarged and improved central wastewater treatment facility isavailable, individual
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sawage disposa systems may only be installed with County Health Department approval.
Careful design is necessary to avoid potential contamination of any existing surface or
ground waters.

DESIGN GUIDELINESFOR ALL AREASOUTSIDE OF THE RURAL COMMUNITY
Architectural guidelines are encouraged outside the Mesa Rural Community.

Cultural and Paleontologic Resour ces

. New development should not disturb cultural and paleontologic resources. Consultation
with the appropriate land management agency isencouraged to identify means of protecting
these resources.

Drainage

. New development should conserve natural drainages and vegetation as open space for

wildlife habitat (Consultationwith the Colorado Division of Wildlifeisrecommended when
development property contain natural drainages as identified on the DOW’ s Mesa County
Wildlife Composite Map), natural buffers between differing land uses, and a means to
prevent encroaching development from blocking natural flows and causing property
damage.

Historic Structures
. New development should not remove or disrupt historic, traditional, or significant uses,
structures, fences, or architectural elementsinsofar as practicable.

L andscape modifications

. Creative design is encouraged. New development should be designed to be harmonious
with topography of theareaand to use scale and character of the surrounding setting. Design
should incorporate a variety of irregular, unique lot and building site layouts which are
sensitive to the natural features and uses of the land including, topography, ridgelines,
viewsheds, riparianareas, wildlifehabitat, significant vegetation, and agricultural practices.
New buildings and improvements should be located where their construction and access
require minimal modification of the natural landscape.

. Minimize lot grading.
. Identify and protect magjor stands of trees.
. Straw or hay balesused for mulch or erosion control on disturbed areas should be* certified”

to help prevent weed infestations.

Lighting

. All light sources that are located outside of the Mesa Rural Community should meet the
following standards:

C floodlights should not be used to light al or any portion of any building facade between the
hours of 10:00 p.m. and 6:00 am.,

C no outdoor light source should be mounted more than 35 feet above the ground, and

C all outdoor light sources mounted on poles or buildings or trees to illuminate streets,
sidewalks, parking lots, or other outdoor areas between the hoursof 10:00 p.m. and 6:00a.m.
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shall use full cutoff light fixtures' (agricultural operations are exempt).
Livestock
. The use of Highway 65 and County Roads as a livestock drive way should be continued.

Roads

. New roadsthat are constructed outside of the Mesa Rural Community are encouraged to be
pedestrian friendly.

. The Regional Transportation Planning Office should review new development to identify
issues and concerns.

. The use of shared driveways is encouraged to minimize access pointsto County and State
roads.

. Ensuretheprovisionof and maintenanceof adequate drainage systemsin new development
in conformance with adopted applicable standards.

Signage

. Signage should belimited to allowed residential and agricultural identification signsper the
Mesa County Land Devel opment Code standards.

. Such signs must fit the rest of the areain terms of color, size, and method of display.

. Any sign erected must be maintained while information is current or removed when no
longer valid.

. Commercial signs advertising businesses off site are not allowed withinthe AFT and AF35
zone district. New signage outside of the Mesa Rural Community when permitted, should
conform to the guidelines set forth for the Mesa Rural Community.

Utilities

. Communication towers, poles, wires, etc.

. New tel ecommuni cation equi pment should belocated on existing structureswhere possible.

. New utilities should be placed underground where practical.

. All utility poles, towers, lines, etc. should be non-reflective material.

Water

. Water conserving practices and devices should be used in all developments.

. Irrigation water should be conserved by limiting the amount of areato be landscaped with

non-indigenous plant materials.
. Wet and boggy areas should only be drained if necessary and with appropriate permitting.

Sewer

. Individual sewage disposal systems may only be installed with County Health Department
approval. Careful design is necessary to avoid potential contamination of any existing
surface of ground waters.

'Full cutoff light fixture is alight fixture in which no more than 2.5 percent (two and one
half) of itstotal output isemitted above 90 degrees from the vertical pole or building wall on
which it is mounted.
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Vegetation

Vegetation (native and desirable non-native plant species) is an important element of the
aesthetic character and economic base (grazing and hunting) of theMesaarea. Weed control
plans should be submitted to the Mesa County Pest and Weed Inspector for any projects
causing disturbance in existing or new rights-of-way,

Straw or hay bales used for mulch or erosion control on disturbed areas should be certified
to help prevent weed infestations,
New development should be reviewed by the County Pest and Weed I nspector to:

C

Identify if weed problems exist and work with home owners associations and
landowners to develop integrated pest management strategies for common open
spaces or open lands.

Review revegetation/reclamation projectsto assure that best management practices
are used to prevent weed infestations and properly revegetate disturbed sites.
Review utility easement revegetation and reclamation proposals to assure that best
management practicesare used to prevent weed infestations and properly revegetate
disturbed sites.

Review telecommuni cationstower revegetation reclamation proposal sto assurethat
best management practices are used to prevent weed infestations and properly
revegetate disturbed sites.

Wildfire prevention measures should be identified and reviewed for appropriate approvals
in each new development. Ground cover and weed control aswell as defensible space and
general clean up should be addressed in specific guidelines.
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HIGHWAY 65 CORRIDOR SUBAREA
POLICIES & DESIGN GUIDELINES

Subarea Boundaries

The Subarea’s northern boundary is|E Road. The southern boundary is about one mile south of
the Old Grand Mesa Highway ( FE ¥2 Road) which is nearly one mile north of Powderhorn Resort.
The east and west boundaries extend approximately 2 mileseither side of Highway 65 The Subarea
containsabout 16.5 square miles, of which fifty percent ismanaged by the BLM and Forest Service
(Figure5).

Present Character

The Highway 65 Corridor Subarea is primarily ranch land and large lot rural and recreational
homesites. Development typesrangefrom custom built homesonlargelotsto manufactured homes
on smaller lots. Historic farms and ranchsteads (dating from the 1880s), remain significant
landmarksinthearea. Mesaand Coon Creeksdrain the areaform south to north. Irrigation ditches
and laterals cross the planning area from southwest to north and supply water to arearesidents, area
agricultural operations, and the Grand Valley.

Foothills and the north slopes of the Grand Mesa dominate the Subarea topography. Pinyon-
Juniper, sagebrush and oak brush are the most prevalent vegetation communities in the area.
Riparian corridors, wetlands, native and non-native pasture land and hay fields are also abundant
in the lower reaches of the Subarea. The abundance of vegetation and diverse topography provide
for wildlife habitat, open space, natural storm water drainage channels throughout the Subarea.

Summary of Growth Trends and Development Patterns

Land ownership in the Subarea is about an equal mix of private and public land. The BLM
manages about 28 percent or about 2,174 acres, while the Forest Service manages about 40 percent
or about 3,102 acres of the Subarea. There are 162 private parcelsin the planning area, they range
in size from under %2 acre to 730 acres, with the mean size being 48 acres (Figure 5). (Land
ownership maps are contained in this plan’s appendix.) As of the date of this plan there were 54
existing residences in the Subarea. A review of building permits within the planning area show
sporadic residential development between 1990 and 1999. The Highway 65 Corridor Subarea has
seen 11 new permits between 1990 and 1999; which is 23 percent of the building permitsissued for
the entire planning area (Table 6).
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Table5. Parcel Size Range
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Parcel Size Range (Acres) # Parcels| # Acr

Upto5 26 67.6
51-35 59| 1371
35.1-70 61 | 2393.4
70.1 - greater 16 3925
Totals 162| 7757

Source: Mesa County Assessors Records 2001

Table6. New Homes 1990 - 1999

Year 90 (91 |92 (93 [94 |95 |96 |97 |98 |99 | Percent of Planning Area

#of New |O |1 |O |4 (2 |0 (O O |2 |2 [229
Permits
Source: Mesa County Building Department Records

Existing Services and Facilities
Electrical power is provided by Grand Valley Rural Power Lines.

The Subarea does not have awater or sanitation district to provide domestic water or wastewater
treatment servicesto residents. Individual wells and cisterns provide domestic water in the area.
The MesaCreek drainageisconsidered “ overappropriated “ by the State Water Resources Division
(State Engineer’s Office in Glenwood Springs). Well permits are issued by the State Engineer’s
Office.

Concurrent with this study, Mesa County hired an engineering firm to conduct a “201 Facility
Study” to evaluate sewage treatment alternatives over a 20-30 year time frame for much of the
Mesa/Powderhorn Planning Area. The study did not include lands east of Highway 65 within the
Highway 65 Corridor Subarea. The residents of the Planning Area do not support the concept of
regiona sewage treatment outside of the two Rural Communities of Mesa and Powderhorn.
Because of high ground water and soil conditions the Mesa County Health Department often
requires engineered Individual Sewage Disposal Systems (1SDS), in the Subarea.

Mesa County Sheriff responds to emergencies, while volunteers from the Plateau Valley Fire
Protection District respond to structurefires. The Colorado State Forest Service, BLM, U.S. Forest
Service, and the Plateau Valley Fire Protection District respond to wildland fires.
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Roads in the area are both State and County owned and maintained. Highway 65 is a Scenic and
Historic Byway which is managed by a non-profit organization, but maintained by the State of
Colorado Department of Transportation. County roads are maintained by Mesa County which has
amaintenance building/office behind the community center in the Village of Mesa (KE Road west
of Highway 65 at the intersection of Mesa Street and KE Road).

Students living in the planning area attend Plateau Valley School (K-12), which isthe only public
school of District 50. There are approximately 583 students enrolled in the district.

Current Zoning
The entire Highway 65 Corridor Subarea is zoned by Mesa County as Agricultural Forestry
Transitional (AFT). Thiszone classification permits amaximum of 1 dwelling unit per five acres.

See M esa/Powder horn Plan General Goals, Policiesand General I mplementation Section of
this Plan.
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HIGHWAY 65 CORRIDOR SUBAREA
POLICIES AND DESIGN GUIDELINES

PURPOSE

This section of the plan isintended to offer policies and guidelines for the future devel opment of
this Subarea with the intention of retaining the existing character of the land. Harmony between
man and nature is of great concern to the residents of the Subarea. Their primary goal isto
maintain the rural feeling without extreme restriction. The purpose of these policies and
guidelinesisto provide aframework for each development within the Highway 65 Corridor
Subarea to create its own covenants and specific design guidelines.

POLICIESAND DESIGN GUIDELINES

Architecture

C The desired ook for the areais one of western style with decks, porches, and natural
colors.

C Structures should be built no taller than 2 stories and a maximum of 35 feet in height.

Business

C Non-agricultural, commercia businesses are not desirable and do not fit the intended
rural character of the area.

C Mobile home and recreational vehicle park businesses have the impact of high density
residential development and are out of character with the area.

C Home businesses are possible if they fit these guidelines and meet Mesa County Land

Development Code standards.

Cultural and Paleontologic Resour ces
C New development should not disturb cultural and pal eontologic resources.

Electrical and Telecommunication Utilities
C Utility poles, towers, conductors, etc. should be non-reflective material.

Environmental

C Wet boggy areas, migration routes, wildlife habitat, public land access, should all be
maintained and protected.

C At all times, domestic pets should be controlled.

C Outdoor lighting must meet the Mesa County Land Devel opment Code standards for full
cut-off fixtures and hours (agricultural uses are exempt) to prevent artificial light
disturbance.

C Wildfire prevention measures should be identified and reviewed for appropriate
approvalsin each new development. Ground cover and weed controls as well as
defensible space and genera area clean up should be addressed in specific guidelines.
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Historic Structures
C New development should not remove or disrupt historic, traditional, or significant uses,
structures, fences, or architectural elementsinsofar as practical.

L andscape Modifications

C Creative design is encouraged. New development should be designed to be harmonious
with topography of the area and to use scale and character of the surrounding setting.
Design should incorporate a variety of irregular, unigue lot and building site layouts
which are sensitive to the natural features and uses of the land including, topography,
riparian areas, wildlife habitat, significant vegetation, and agricultural practices.

C New buildings and improvements should be located where their construction and access
require minimal modification of the natural landscape.

C Minimize lot grading

C Identify and protect major stands of trees
Livestock
C Encourage owners of ranch land and new parcels to work together to establish a

transition from the open range concept to livable space with controlled livestock.
C The use of Highway 65 and County roads as a livestock drive way should be continued in
cooperation with Subarea landowners.

Residential

C New development proposals should demonstrate how the proposal will be compatible
with existing land uses, densities, and the character of the Subarea.

C Clustering of homes on lots smaller than 5 acres may be appropriate only if compatibility
is demonstrated.

C In order to maintain the rural, low density character of the area, voluntary donation, sale
or transfer of development rights is encouraged.

C Where minimum lot sizes of 35 acres are desirable by property owners, such owners are
encouraged to consult with the Mesa County Technical Resource Advisory committee to
consider:

C voluntary bulk rezones of multiple properties from Agricultural Forestry

Transitional (AFT) to Agricultural Forestry 35 (AF35);
C deed restrictions,
C conservation easements, and
C other voluntary land conservation techniques.

Signs

C Signage should be limited to allowed residential and agricultural identification signs per
the Mesa County Land Development Code standards.

C Such signs must fit the rest of the areain terms of color, size, and method of display.

C Any sign erected must be maintained while information is current or removed when no
longer valid.
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C

Commercia signs advertising businesses off site are not allowed within the AFT and
AF35 zone district.

Transportation

C

C

C

Private and public roadways shall be maintained in safe, usable condition for year-round
travel when multiple properties are concerned. These roadways shall be surveyed,
developed, and recorded to guarantee all homeowners have access to their parcels. For
new development, access to suitable building sites should be available and indicated on
the survey.

The Mesa County Regiona Transportation Planning Office should review new
development to identify issues and concerns.

The use of shared driveways is encouraged to minimize access points to county roads and
Highway 65.

Development of roads must meet Mesa County Standard Specifications for Road and
Bridge Construction.

Private driveways should include drainages, 4 to 6 inches of rock base and be a minimum
of 14 feet in width to alow vehicles to pass.

Any walkways and bike paths are encouraged to be separate from the roadways.

Vegetation

C

Water

V egetation (native and desirable non-native plant species) is an important element of the
aesthetic character and economic base (grazing and hunting) of the Highway 65 area.
Weed control plans should be submitted to the Mesa County Pest and Weed Inspector for
any projects causing disturbance in existing or new rights-of-way.

Straw or hay bales used for mulch or erosion control on disturbed areas should be

certified to help prevent weed infestations. New development should be reviewed by the

County Pest and Weed I nspector to:

C identify if weed problems exist and work with home owners associations and
landowners to develop integrated pest management strategies for common open
spaces or open lands,

C review revegetation/reclamation projects to assure that best management practices
are used to prevent weed infestations and properly revegetate disturbed sites,

C review utility easement revegetation and reclamation proposals to assure that best
management practices are used to prevent weed infestations and properly
revegetate disturbed sites,

C review telecommunications tower revegetation reclamation proposals to assure
that best management practices are used to prevent weed infestations and properly
revegetate disturbed sites.

Conservation of water is very important now and in the future.
Natural landscaping and low consumption fixtures are encouraged.
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Wastewater

Community collection and treatment of sewage is not recommended for this Subarea. If
regional sewage collection and treatment facilities are ever developed in this Subarea,
developments along the lines should be encouraged to connect to the service.

Individual sewage disposal systems may only be installed with County Environmental
Health Division approval. Careful design is necessary to avoid potential contamination
of any existing surface of ground waters.
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POWDERHORN SUBAREA
POLICIES, DESIGN GUIDELINES&
IMPLEMENTATION
Subarea Boundaries

The Powderhorn Subarea is |ocated approximately 12 miles south of the intersection of Highway
330 and Highway 65 and 10 miles south of the Post Office in the Village of Mesa. The area
encompasses about 2,381 acres (3.7 square miles) and lies on the north slopes and lower rim of the
Grand Mesa (Figure 6).

Present Character

The “Powderhorn Subarea or Neighborhood” (Subarea) is anchored by the Powderhorn Resort
complex whose devel opment and concepts were originally approved by the US Forest Service and
Mesa County in 1984. Further refinements and planning have taken place with respect to the
Powderhorn Resort with the most current Master Development Plan being in the final stages of
review and approval by the US Forest Service (such approval expected in the late fall of 2001).

The Subareais unique asto itslocation on the north slopes and rim of the 10,000 foot Grand Mesa,
its proximity to the Grand Mesa National Forest, and its relative nearness to the major population
base of Grand Junction and the Walker Field Airport accessiblevia State Highway 65 and Interstate
70. Powderhorn Resort of Mesa County is amajor asset as a moderately priced, family-oriented,
downhill and cross-country ski area and al pine recreation center.

Development typesin the area range from custom built homes on large lots to summer cabins on
smaller lots. Historicranchsteads (dating fromthe1880s) remain significantlandmarksinthearea.
As of the date of this plan, there are three approved devel opments within the Subarea: Wildewood
(at Powderhorn Resort), Powder Ridge (adjacent to the Wildewood subdivision) and Horizon
Estates (adjacent east of Powder Ridge). The Subarea has potential for other subdivisions and for
substantial growth asamoderately priced residential community. Themajor limitingfactorsto such
growth arefresh water avail ability and sanitary wastewater collection and treatment. Well planned,
managed and controlled growth can provide a major economic stimulus to Mesa County as a
regional tourist destination aswell asasource of tax revenueto the county resulting from permanent
construction and residency.

Natural features include a wide variation of vegetation communities — deciduous and evergreen
forest, riparian corridors, wetlands, and native and non-native pasture land. The abundance of
vegetation and diverse topography provide wildlife habitat, open space, and natural storm water
drainage channel sthroughout the Subarea. Asgrowth occurs potential wildlife conflictsinthearea
(e.g, bears, mountain lions, coyotes, elk, deer, rodents) increase.
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Figure 6. Powderhorn Subarea Boundaries

Summary of Growth Trendsand Development Patterns

There are over 300 private parcelsin the planning arearanging in size from lessthan %2 acre to over
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560 acres, with the average size being about 11 acres (Table 7). (Land ownership maps are
contained in this plan’s appendix.)

According to the Mesa County Assessor’s records in 2000, there were about 115 existing
residential structuresinthe Subarea. Housingtypesinclude morethan 20 homesin Horizon Estates,
which was originally recreational lots and now includes several year round residences. There are
about 80 condominium units at the base of Powderhorn resort. There Subarea also has a few
scattered recreational properties with cabins.

A review of residential building permitswithin the planning areashows slow devel opment between
1990 and 1999. The Powderhorn Subarea has seen 6 new permits between 1990 and 1999 (Table
8).

Table7. Existing Parcels
Parcel Size Range (Acres)

Source: Mesa County Assessors Records 2001

Table8. New Homes 1990 - 1999

Year 90 (91 |92 (93 [94 |95 |96 |97 |98 |99 | Percent of Planning Area

#of New |O (O JO JO |2 |O |0 |1 (1 (2 |125
Per mits

Source: Mesa County Building Department Records



Mesa/Powderhorn Plan Powderhorn Subarea | mplementation Page 50

Existing Services and Facilities

Electrical power isprovided by Grand Valley Rural Power Lines. Mesa County Sheriff responds
to emergencies, while volunteers from the Plateau Valley Fire Protection District are first
respondersto emergenciesand fires. The Colorado State Forest Service, BLM, U.S. Forest Service,
and the Plateau Valley Fire Protection District respond to wildland fires.

The core of the Subarea (approximately 800 acres) is serviced by thetwo Powderhorn Metropolitan
Districtswhich wereformed in the mid 1980sto provide water, sewer, roads, and fire protection to
the resort area with the expectation of expansion to service the entire Subarea in the future.

Potable, domestic water is obtained by residents through a variety of sources ranging from afully
sustainable water treatment plant under the auspices of the Powderhorn Metropolitan Districts to
wells, springs, and cisternsfilled by the individual homeowner.

Mesa County supports and has adopted a “ non-proliferation” policy to discourage multiple, small
and scattered sewage treatment systems because of the difficulty of regulating and managing such
systems. Asof the date of this plan, only the Powderhorn Resort is serviced by alimited-capacity
sewer treatment facility, whereasall remaining residents of the Subareamaintain individual sewage
disposal systems (ISDS). Because of high ground water and soil conditions the Mesa County
Health Department often requires engineered 1SDSs in the Subarea. The Powder Ridge
development was approved to use a modified septic system known as a"STEP" system whereby
only liquid effluent isdischarged into the Metropolitan District sewer system. All solidsgenerated
in the STEP system remain at the point of generation and are pumped on an as-needed basis.

Concurrent with this planning effort, Mesa County hired an engineering firm to conduct a “201
Facility Study to evaluate sewage treatment alternatives over a20-30 year time frame for the entire
Mesa/Powderhorn Planning Area. The Powderhorn sewagetreatment plant is nearing capacity and
will need to be expanded to service additional development in the Subarea.

Roads in the area are either State, County, or Powderhorn Metropolitan District owned and
maintained. Highway 65 is a Scenic and Historic Byway and is managed by a non-profit
organization, but maintained by the State of Colorado Department of Transportation.

Students living in the planning area attend Plateau Valley School (K-12) in Plateau City, whichis
the only public school in District 50. There are approximately 583 studentsenrolled inthe district.

Current Zoning

The lands within the Powderhorn Subarea are zoned Agricultural Forestry Transitional (AFT) or
Planned Unit Development (PUD). The PUDs allow mixed uses and include the Powderhorn
Resort Properties, Powder Ridge Devel opment and the Grand M esa Project and encompassover 800
acres.

SeeM esa/Powder hor n Plan Gener al Goals, Policiesand Gener al | mplementation Section of the
Plan.
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POWDERHORN SUBAREA POLICIESAND DESIGN GUIDELINES

PURPOSE

In order to formalizethe desires of the residents of the Subareaand to provide for managed planning
and growth within the Subarea, these “Design Policies and Guidelines’ are based on
recommendations of a committee composed of representative members of the Subarea. I1ts main
purpose is to preserve the visual appeal, environmental protection and the consistency of effort
within the boundaries of the Subarea.

POWDERHORN SUBAREA POLICIES

C Land uses must:
C be coordinated to encourage a cohesive look among the structures within
each specific development,
C encourage clustering as a village core, and
C not randomly fill in the open space throughout the Subarea.
C This plan encourages Planned Unit Developments but does not require “ city-type” (urban)

residential densities and uses.

C Specifically encouraged land uses within the Subarea include: agricultural, commercial,
residential, recreation (toinclude, but not limited to skiing, golf, equestrian) and open-space.

C An Architectural Control Committee for the Subarea will be formed and will include
representatives of all developments/property ownerswithin the Subarea. ThisACC will be
responsible to ensure that all development and construction within the Subarea conforms
to these generalized design guidelines. Thisorganization should also review and comment
on devel opment projects that occur within the Subarea.

C Specific guidelinesmust be devel oped for each devel opment within the Subareain amanner
whichwill not limit creativesiteplanning or creativebuilding design; however, construction
must be conventional in design and without unorthodox appearance.

C Development-specific guidelines must establish standards that will provide a visual
continuity, cohesiveness, and identity for all structures within the development.

C Upon approval by the Board of County Commissioners of the 201 study conducted by Sear
Brown for Mesa County, recommendations of the study should be considered and funding
sources explored to meet the goals of the study.



Mesa/Powderhorn Plan Powderhorn Subarea | mplementation Page 52

POWDERHORN SUBAREA DESIGN GUIDELINES

Purpose

As of the date of this plan, Powderhorn Resort (including Wildewood subdivision) has in place
design guidelines, Covenants Conditions and Restrictions (CCRs), and building restrictions.
Powder Ridge al so operates under recorded CCRs and design guidelines. Horizon Estates does not
have CCRs nor design guidelines. None of the other undevel oped areas within the Subarea have
recorded guidelines. The purpose of these guidelines is to provide a framework for each
development to create its own covenants and design guidelines.

Architecture

C Each development included in the Subarea should establish an “Architectural Control
Committee” (ACC) consisting of devel opersand/or homeownersfor the purposeof ensuring
visual continuity and cohesiveness of new development in the area and reviewing and
approving architectural design within the boundaries of such devel opment. Inthe event that
suchacommitteeisnot formed, the Architectural Control Committeefor theoverall Subarea
will act as such an ACC before building permits are issued by the County.

C Architectural standards and CCR'’s for specific developments should address appropriate
building types and styles.

C Each structure should be designed in such amanner asto be compatible with other unitsin
the area, yet to avoid uniformity and lack of variety in structural designs.
C M esaCounty Building Coderequirementsinclude mandatory fire-resi stant roofing materials

within all areas rated as a medium or higher wildfire hazard. All development within the
Subarea should meet the same requirements regardless of wildfire hazard rating.

C All new construction should be designed in a manner consistent with the aesthetics and
functions of a mountain environment.

C The appropriate ACC should review and approveindividual building plans and renderings
for compliance with adopted architectural standardsand CCRs prior to submitting building
permit applications to Mesa County for review. Evidence of ACC approva should
accompany all building permit applications.

Cultural and Paleontologic Resour ces

C New development should not disturb cultural and paleontologic resources. Consultation
with the appropriate land management agency isencouraged to identify means of protecting
these resources.

Electrical and Telecommunication Utilities
C Utility poles, towers, conductors, etc. should be non-reflective material.

Environmental

C Existing terrain should be preserved as much as possible.

C There should be no net loss of wetlands as aresult of devel opment.

C No disruption of wetlandswill beallowed without proper oversight and approvalsby proper
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authorities.

C Major stands of trees should be identified and cut only as necessary for approved
construction projects (to include building envel opes and roads), safety, or designated forest
management plans.

C Household pets should be controlled.

C Forest fire prevention measures should beidentified and reviewed for appropriate approvals
in each development. Ground cover and weed control as well as “defensable space” and
general area cleanup should be addressed in specific development guidelines.

C Reclamation and landscaping must follow the Mesa County Land Development Code
landscape standards.
C Vegetation (native and desirable non-native plant species) is an important element of the

aesthetic character and economic base (grazing and hunting) of the Mesa area.  Weed

control plans should be submitted to the Mesa County Pest and Weed Inspector for any

projects causing disturbance in existing or new rights-of-way.

C Straw or hay bales used for mulch or erosion control on disturbed areas should be certified
to help prevent weed infestations.

C New development should be reviewed by the County Pest and Weed Inspector to:

C identify if weed problems exist and work with home owners associations and
landowners to develop integrated pest management strategies for common open
spaces or open lands,

C review revegetation/reclamation projects (including but not limited to, new
construction, utility easement, and tel ecommunication tower projects) to assurethat
best management practices are used to prevent weed infestations and properly
revegetate disturbed sites.

Historic Structures
C New development should not remove or disrupt historic, traditional, or significant uses,
structures, fences, or architectural elementsinsofar as practicable.

Lighting
C Outdoor lighting must meet or exceed theMesa County Land Devel opment Code standards
for full cut-off fixtures and hours (agricultural uses are exempt) to prevent artificial light

disturbance.

C Construction and devel opment plans should include the effects of light pollution within the
specific guidelines of each project. Minimum intensity lighting, aimed toward the ground
should be the standard.

Livestock

C The use of Highway 65 and County roads as alivestock driveways should be continued.

Nuisances
C Devel opment-specific guidelines should address noi se abatement, parked/derelict vehicles,



Mesa/Powderhorn Plan Powderhorn Subarea | mplementation Page 54

odors, pets and other nuisances.

Signs

C A unified sign program should be developed that will encompass street, directional,
advertising, and identification signs. Each approved devel opment within the Subarea will
designate a unified signage plan that differentiates itself from all other developments,
however maintainsacommonality of design, i.e. signage will be of “directory” nature at all
major intersections and appropriate locations. Signage plans should be approved by the
development’s ACC before submittal of individual sign permits applications to Mesa
County. Evidence of ACC approval should accompany sign permit applications.

Transportation
C Devel opment-specific guidelines should take into account alternative methods of accessto
the ski slopes such as pedestrian walks, paths, malls, and shuttle buses when appropriate.

Water

C It isthe goal to have a central water provider provide potable water to the community.

C Water conserving practices and devices should be used in all developments.

C Irrigation water should be conserved by limiting the amount of areato be landscaped with

non-indigenous plant materials.
C Wet and boggy areas should only be drained if necessary and with appropriate permitting.
C New development must provide required fire flow and protection pursuant to the
requirements of the Mesa County Land Devel opment Code.

Wastewater

C Until an enlarged and improved central regional wastewater treatment facility is available,
individual sewage disposal systems may only be installed with County Health Department
approval. Careful design is necessary to avoid potential contamination of any existing
surface or ground waters.





