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May 5, 1982 

MmORANDUM TO: 

1 

Board of CCiiinty Commissioners 
Planning Commission 

RV: Policy statement 

I hove been a little slow in getting this out of my office. 
In order for us to make this public, 1 would like to receive 
your comments back in my office no later than next Tuesday, 
Blau 11, l982. 	At that time I will he in Dallas at the 
American Planning Association Conference. However, I would 
appreciate it if you would give any comments that you have to 
Karen who is our office manager and who will be in charge of 
completing the revisions. I will take a copy of the document 
with me so that I can discuss it with her and draft the wording 
vhanges from Dallas. They can then make any final changes here 

dliver it to Curt,. so that we can get it to the press and 
our courtesy copies out on Wednesday. That is only a week 

14.iore the hearing, but 1 presume that is tolerable. 

ijeally there will be no changes. Certainly if you get a chance 
ion': at it before Tuesday and can tell us that you have no 
11,1e!;, we wilJ get it in circulation sooner. 
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rhe subject of this chapter is policies for the regulation of 
land development. The purpose of these policies is to minimize 

conflict between land uses, to maintain and improve the quality 
of life in Mesa County, and to provide cleat and consistent 

:r.andards lot land development. 

;,vailability of Drinking Water in New Subdivisions and Other 

Developments 

The t''ountv has a statutory duty to determine whether a proposed 
development will have a supply of water which is dependable and 

::deduate in both quality and quantity. 	In the areas served by 

:he Vie, Clifton, Fruita, and Palisade Water Systems, the County 

will defer 	to operators of those systems for the determination 
of whet-Met an adequate water supply can be provided to a 

*roposed development. The County has no water engineers on its 

!:raff and is far less able than those service providers to 
\s,...,iet(-Imine the adequacy of service to a proposed development. 

HOwc,Vci, lot other areas of the County, the County will 	adopt 

H,Inimum standards for water service for different types of 
development and will obtain such professional 	expertise-  as 	it 

needs to review proposed projects against the standards. 	The 

new standards will address water quality, 	reliability, pressure 

.did line sizes. 

I-  imilm Eire I'lows 

The minimum fire flow is the minimum flow of water needed for 
fire-fighting. The minimum standards ale determined by 

insurance 	rating 	organizations .and other standard-setting 

Required minimum fire-flows are currently available in 
!;ome urbanized areas in Mesa County but such minimum flows are 

not available in most iural areas and in some urban areas. The 
,'(,:unty does not provide fire 	protection and by law is not 

:uchorized to establish a water system. Mesa County has adopted 
building codes which, among other things, provide minimum 
ftandards to ensure that occupants of buildings are warned of a 
fire and have the opportunity to escape. 	Most property owners 

carry- insurance against property loss; 	interestingly, fire 

inf:utance costs in areas without minimum fire flows amount to 
only a few dollars more per month for an average house than 
costs for the same house in a fully protected area. 
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Uncle t 	the denct i bed cut cumstances , mesa County has "determined 
t hat 	lower 	densi ty 	tesi dent i al 	d ''%/1' 1 o pith tr 	r;hould 	not 	be 
t equi ed to have minimum fit e-flows pi iot. to constt act ion and 
occupancy, Howevet, for teasons cult - lined in mote detail in the 
discussion ot Fite Response 'I'inu (below), the County believes 
that minimum lite flows of some altetnative means of fire 
protection must be available ptiot to occupancy for Multi-family 
tesidential ptojects, lot all institutions and for most 
commetcial and industtial develor)ments. 	Furthet, Mesa County 
believes that 	ptovuSion ought 	to he made to meet minimum 
11te-flow standatds in uthanizing areas. 	Thus, Mesa County will 
reunite that evety new development in an urbanizing area install 

lines of adequate size to meet minimum fire-flow standards 
.:11(i that 	every new 	development 	In 	'arch an at ea install 	fire 

	

amants at - intervals 	tecomMended 	by 	the 	appropriate 
—indata setting 	otganizations_ . 	Fulther, 	Mesa County will 

; ,,;urre that 	every new development within a reasonable distance 
;.1runs;mis`;ton line which would provide minimum fire-flows be 

	

nnecied to such ttansmission line. 	The dotetmination of what 
.a "teasonable distance" will valy depending on the scale and 
ensitv of the development. 

)111;t• 	'1' tint. 

11:4: 	CO(l0 	I t'.111 1 1 	'III( '11 	101 	1 0!:1■11• 	f•!: 	111;:1111!(• 

, 011(' 1101.11 	 and door::, :;iiroke detectors ,:nd 
; 	ect. loll 	:ii,, astr es 	These 	t ■•11t! t r cimmt - t; 01 (• 	Iflt - (•;•ti 	to 

I t 	t , cchpa11t.1; 	0,111 1;,111' 1 y 	 i I e. 	'Ph 	71 .1;1' 
i 11 	,AI(,! 1:1!11 	ll. ftIo 	01 	no 	fire p: 	‘-•)h 

I 1 	cJ loss of pk)pe'tty, 	a 	risk 	against which . most 	ets'Dns 
heartance; 	lite insurance in an unprotected are.ii di,es not 
great 	mote dollats a yea: than similar in!;;;r,,nce in 

utected 	liecause the saiety of the occupants is 

	

1•::sed by the building codes, 	and because loss Of property 
ai be insured, single family tesidential develpments• should 

be l('(.JOin`l to be located within a certain distance or 
time CI iire ptotection service. 

lit 	 C11 	1:.;t1 lull , 	 t 	1 , 	and 
dential developments the tequirements for 	fire protetion 
;colt' complex. 	A 	fito st,!ttin(l 	in one apaIIui`itt ot 	one 

riLe inay tht (, ten hundt eds of thousands of mil 1 ions; of dal 1 of 
11 	et pi Opt• I t y 	and 	may tilt sot en 	01 	a f f ect 	th o 	l i ve5:; of 

III; Living. no teal association with the building where the 
tart('d. 	:;uch developments must 1)e 1oc,it4q1 and/or design(•d 

way that 1)10 ides lot apin opz iate f ire pi ot.t.ct.1611. 	Ideally 
d..•velopmen 	!..;110(11d he 	1 0ca 	 f;t m y 	f it=. - d 	iCtS 
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and within a reasonable response time of existing or 	planned 
fife stations. However, in some cases special arrangements may 
by made for fire ptotection in a particulat development; 	a 
proposed warehouse may be planned with a sprinkler system and an 
adequate water supply to•setvice 	it, while a new fire district 
may be proposed for a latqe-scale remote planned unit 
development. Mesa County will 'equity in the future that all 
new industt ial , 	inst itutional , commercial 	and higher 	density 
residential developments have or make ptovision for teasonable 
fire ptutection. . The standards for such fire protection should 
he flexible enough to accomodate the needs and problems of a 
7,51iyry of developments but 	should also be consistent with 

.aldards establiHied by teputahle 	rat inq 	and standard-setting 

1:.xiiiiitv of New k('sld('nt.la] Pevel,:pment to Commercial 

County considered the ,,.dupt ion 	of a pol icy r equi ing 
n1;15.1(.11t 1.11 	Cli'V( 01)111C11t 	In' 	1 OC:it. f'd 	W1 thin 	a 

anye 	oI 	1• X i !;1 1 II n 	C0111511.'1 5' 1,11 	:;,•1is rf: 	:;11011 	a 	t (•(;11 i I t•Iiiyn t. 

d 	1115'1: 	by 	,1 	(10\10101w! 	1,11 t 1(1111(1 	(' I ()Sn• 	I u 	01.11f• I 	(1‘"./f.10p:Iii.11 t 
hll 1 Id um 	r,J1nusetcia1 	set v ices; a! 	 Ii' 	1 it !:t 	1,11.15:(' Of 	h 	craft 

,iyyelLpment. Mesa County believes that private interest ,: ale 
,rter able than public officials to detet;;;ine when rind wheir.. 

i ;_1:1 	.!.;■.• I V t«.:; al e needed. 	MC: ,s 	Count y ht. 	i(.\/(•s; 
kt'W 	develop away Itom exist ing commercial d;.velopi;1, .nt, new 

lit 111'I cial 	de■,lopment 	 he 	in ()V 1 dnd 	Mesa 	County 
S,(micii..-,e;; that it is huth convenient dud eni.rqy-savii,,j 
is 1111 	to he able to shop neat 	wln•II t hey 1 ive ., 	ilowe'rer , t 
(•:tin y 	to.] it , V(..5 that eunsuiner 	hntt ‘'t (Lie than 	('ount..y 

c sal s I 0 dk.1 (•11;linn 	 "COnVeR 	 (- I nd that 	cOn!;WIN•r. 
At least os concerned as public of 	r.:,out the 1:oed to 

;a,!;:.Ive expensive gasoline. 	Thus, Mesa County determines as a 
..otter of policy that a regulat ion 	um this issue is unnecessary 
nd 1hat the objective of providing convenient seLvices will 	be 

;..et by the pr ivaty sector without public intervention. 

!1,1,-)1(1,!.; 	101 	'1 	 ice' 	01 	S(•111 H 	t ("al 

tInder 	the 	laws of Color ado, 	mesa County cannot 	nppl(,ve a 
V 	S;i011 	111)1 t's;S; 	1.11(' 	130.11d 	Of 	C'0kIll y COttiln 	 c 	(•: In 

either 	that it will be connected to a public sewage disp:-)sal 
',hi', 	I t 	Will 	IldVn 	 (' 	S;'1 1!•11; 	Or, 	!;;•; 	i 
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contotming to state and local laws and regulations. Mesa County 

and the City of Gland Junction have togethet developed a high 

quality sewage collection and disposal syst em within the "201" 

!. etvice at ea in the Grand Valley. 	The desig nation of the 201 

service at ea 'is the 	tesult of 	a 	fociliti es planning ptoject 

undertaken with 	assistance 	from the 	Envit onmental Plotection 

Agency sevetal years ago.' 	In or del 	to ma ke efficient use of 

this system, and LO maintain watet quality standards all new 

development within this at ea will he required to hook up to this 

:,ystem within two years of cOnsttuction or wi thin. thirty days of 

the time when an intetceptot or majot setvice line exists or 	is 

built within 400 feet of any pact of the dev elopment, whichevet 

• L'IT1 	f it st . 	Dut ing 	any pet iod 	between consttuction 	and 

lwok-up, tempotaty sewage vaults will be petm itt.ed in accordance 

Ill existing Mesa County standards. 

Colotad(.. Depattment 01 Health has adopted a firm 

.n-proliletation" policy to discoutage multiple, small and 

:.c,:tteted sewage treatment systems because of the difficulty of 

and managing small systems and because of the 

Aticulty in regulating multiple systems. 	Mesa County supports 

.,nd adopts that policy. 	Mesa County in' the future will give the 

; t :test possible weight to the tecommendation of 	the Colorado 

t me t. 	 h on 	the 	apps  ()pi i a It•Fit L; 	we] 1 
	

as 	the 

.1:111 of a new proposed treatment 	system. 	In general, the 

believes that the establishment of new treatment sysierns 

necessaty and desirable to serve (•;.:1!;tilig and proposed 

areas, but that the establishment of new tteatment sys:ems 

scatteted development OH th(' ftinge of existing 

11 areas and setvice areas is not desitahle. however, v,esa 

Hw. Also tecognizes that it does not contt01 the delivery (..,1 

ion and disposal setvice and that some providers 

acH :;('1 Vice may be unwilling of_ unable to expand to meet the 

my needs 01 	a gtowiny County. 	t.Then an existing service 

•idet is unable or unwilling without zeason to expand its 

area, the County acknowlelges that the establishment of 

	

n-w tteatment system neat the old 	may be necessaly even if 

r(Tresynts 	focm of "ptolifetation." HOwever, no devefOpment 

',Ink) on such a tteatment system should be approved unless: the 

,•lopet has first: obtained at least concept approval 	of the 

i011 and design of the pi oposed system 	f 1 0111 	the 	CO I Or ado 
.liment of Health. 

pt ic tanks located, instal led nnd opt•t ilLed in actor dance 	with 

tLe regulations of the State of Colotado and of the Mesa County 

:1th Depattment ate suitable means of sewage disposal fot 

if 	residential development and tot small-scale isolat.ed 

.1,• i I develoi;ments. 	:;ept ic tanks may also he 	<fp1n opt i a Le 

Helve domestic watet needs Of small and isolated industrial 

,nts. 	Howevet, Mesa County as; 	a watter of psi icy deletmine!; 
!;ept,fc 	tanks 	ate 	not 	appropr tate 	fot 	highet 	density 
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residential development, nor fot latge-scale commercial and 

industtial development, not 	lotany quantity of industrial 

wastes. 

Coordination of Long Range School Planning and Development 

Patterns CootdinatIon of Development Approval and School 

Capacity 

The proximity of schools to new development is of concern to 

every person with children and to all public decision-makers. 

However, the issue can be addressed from a number of 

perspectives. Advocates of some modern land use control systems 

utge that new development should be forced to locate around 

existing schools. 	Many school planners respond that it is the 

responsibility of 	the school dist.r ict to fotesee development 

patterns and to locate schools accordingly. 	There ate no 

"tight" answers to such difficult issues. 	However, it is clear 

that lhete must be a greater level of cooperation and joint 

planning between Mesa County and School District 51. Mesa 

County has been told informally that the District is willing to 

pay part or 	all 	of 	the cost:. 	ot a professional staff 	school 

plannet to work with the City-County Comprehensive Planning 

Depattment Staff. Mesa County believes that such staff 

coLpelation in planning will be a good step toward better future, 
aaordination of school planning with other public planning and 

thus Mesa County will pursue that proposal. Mesa County 

anticipates that after a petiod of joint planning it can adapt, 
jointly with 	District 51, a more specific 	policy 	lot relating 

school planning to the review and approval of new developments. 

,aid at (11-.;. for 	St r (•r•t 

dt•t t•t minat ion ci acicquzi 	!:t r (.(tt widths aid r fight-ts-of-way is 
', a-y(1 on safety, ttaffic volume 	and !Tycd, and potential need 
for expansion. 	However, streets ate expensive to build and 

maintain, and 	therefore should not be designed or built to be 

large! than necessaty. While large rights-of-way are necessary 

far cotf.ain major corridors where future street widening 	is 

likely, in other. areas large t ightf of-way simply waste land. 

,st alLetial and col lector roads in Mesa County will ultimately 

u' 	with and become part Of a total street system which is 
arnrirated with the street system in the City of Grand junction. 
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In the past Mesa County has had its own separate standards for 

such roads, standards which have resulted in peculiar designs 

where County-approved toads connect to City-approved roads. 

Mesa County will adopt and enforce City of Grand Junction 

standards for collector and arterial roads. 

Local stt eets are a totally_ different issue. With modern 

planning techniques, well-designed local streets will never 

become col lectors or arterials. 	Thus, the only concern in the 

design of local streets is that they be adequate to provide safe 

and effic lent access to the development fronting On such 

streets. 	Surplus right-of-way is not necessary because future 

expansion is unlikely. 	For such streets, Mesa County believes 

that both old Mesa County standards and City of Grand Junction 

standards require streets that are unnecessarily wide. 	Mesa 

County has cull-led instead to tecommendations of the Urban Land 

Institute, the American Society of Civil 	Engineers and the 

National Association of Homebuilders, and modified those 

standards slightly. to meet local needs. 

For rural developments, 	all streets may be.de veloped under the 

"local" classification 	(standards) 	unless ve ry low densities 

suggest that lutute redevelopment may take place at higher 

densities which would 	require greater 	stre et. capacity. 	If 

redevelopment is anticipated, sufficient-1 ight of way to expand 

to collector or minor artetial 	classification will be required. 

Major Al ter la] 

Minor Arterial 

Collector 

Local 
Cul-de-sac 

;trott loop 

100' 

77' 

66' 

ROW 

POW 

ROW 

two 25' 

56` 

45' 

26' 

20' 

18' 

p,tv(sd lit.tips with divider 

Car twiny 

ear t.way 

caltway 

cartway 

cartway 

The major 	arterial 	has four lanes, 	no par king. 	The minor 

arterial 	has 	Lour 	lanes , 	two bike l anes , 	no 	parking. 	.The 

collector_ 	has two lanes .a nd two row:; of parking. 	The local has 

two lanes plus one row of parking o I can keep one lane moving 

even with parking on both sides. Thy cul-de-sac allows one lane 

of alternate 	traffic when e there is parking, 	without parking, 

two lanes of traffic are accomodated 
	

The short loop is _the 

ssme as the cul-de-sac, ve ry low speed s only ate allowed. 

P]ghts-ofsway for local streets should be tailored to 

site-specific needs 	Under contemporary -  ciiculation planning' 

practices, no local street should ever 'grow into a collector or 
arterial. Thus, the right-of-way does not need to include 

expansion Loom for the street.. What it does need to include 	is 

enough 	room 	for 	the 	strt(•et, 	adjacent 	util ity 	(•af;e1Fier1LIS -,. 
dr. ainageways, sidewalks, bikeway'; and a strip for snow removal'. 
The utility easement is compatible with a sidewalk, bikeway or 
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snow cemoval strip. 	In some developme 

paths may be at the rear of most I 

excess right of way along the street. 
snow removal, .the minimum right-of-way 
classification should be six feet wide 

standard should be expanded as needed 

uses. 

nts, pedes 

ots, leavi 

In orde 
for a loca 

t than the 
for the o 

trian and bike 
ng no need for 

r to allow for 
1 street of any 
cartway. That 
ther peripheral 

Site Planning Standards 

Mesa County believes that it is di 

to establish detailed site standar 

piece of land in Mesa County. 

from many public hearings that 
setbacks and fence restriction 

neighborhood concern on which it i 
County-wide po] icies. When such 
frequently in the form of rigid, 

,iiscoutage creativity and good sit 

fficult at best for 
ds that are suitable 

County officials hav 

such matters as 
s ate typically m 

s difficult to set a 
policies are adopted 

prescriptive stand 
e-planning. 

the County 
for every 

'e learned 
side-yard 
atters of 

pptopriate 

, they are 
aids that 

Therefote, Mesa County is adopting a policy on site planning 

standards that is similar to the philoSophy of the creators of 
the "planned unit development" 	c()Ili7(Tt.. 	Under the new pol icy, 
site planning standards in Mesa County mufA require adequate 

street and drainage system design and otherwise protect public 
systems through performance standards. 	Further, the County.  must 

have and enforce requirements for buffet zones between 

incompatible land use types and provide prescriptive design 

standards for 	development of individual 	Jots in established 

neighborhoods. 	However, 	for new developments 	involving 1:.Irger 

land areas, the County will 	encour aye developers to follow the 
original concept of the planned unit development by creating for 

each project site planning ctiteria which fit the site and the 

charactet of development proposed. 	In such developMents, the 

County will entourage developers to develop their own plan and 
site planning criteria, subject to grows density limits, 

performance standards and a requitement for a substantial buffer 

zone between substantially different types of.development. 

c Hear i119 	lief OI e the P1 ,inn 11(.1 Commisoion 

The Idle of the Planning ConaissiOn is complex. Viewed 

as 	a sort of technici.:1 review body, the Mesa County 
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Planning Commission has assumed a growing role in all aspects of 
project .review, including the holding of public hearings. 	The 
County has re-evaluated the role of the Planning Commission and 
considered the possibility of eliminating public hearings before 
that body and taking other steps to cut the work-load of this 
traditionally dedicated group of volunteers. However, the 
result of the evaluation is the conclusion that the role of the 
Planning Commission ought not to be changed. 

Thus, the Planning Commission. will continue to hold public 
hearings on matters coming before 	Hearings will continue to 
be scheduled by the Planning Commission in a way that makes 
citizen participation as easy and convenient as possible. 
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Time Limits for Commencement of Development Following Rezoning  

In order to discourage land speculation, Mesa County will place• 
time limits on all development approvals. Developers will be 
requited to show substantial progress within those time limits. 
Under the new Mesa County procedures, the first step. in the 
approval process will be an Official Development Plan showing 
land uses and a general development plan. Approval of the plan 
will be void unless a Final Plat for the project, or ip the case 
of phased developments, for the first phase, is approved 'within 
six months of the approval of the Official Development Plan. 
Final Plat approval will be void unless all roads shown on the 
Final Plat are completed to County specifications within one 
year of approval of the Final Plat. On larger, phased 
developments, developers will be required to include a phasing 
schedule as part of the Official Development Plan'and will be 
required to adhere to that schedule. 	A developer will be 
allowed to apply for one extension of not more 'than one year on 
single-phase projects or for one amendment to the phasing 
schedule on phased projects; such an extension will be granted 

only for good cause. 	The expiration of development approvals 
under this policy will be automatic. 

Policy on Utilization of Irrigated Water for Non-household Uses 
by Developments in Areas Which Have Historically .Utilized 

Water 

Any development in areas which have historically had access to 
irrigated water should be required to .utilize such water 	for 
non- domestic purposes through pressurized or other reliable 
delivery systems. 

Diainage Requirements for New Development 

New developments must not create tun-off in excess of historic 
site levels. Run-off will be held to existing .pre-development 
levels by minimizing impervious cover, and the use of swales, 
detention and retention ponds. 	This "natural" approach to 
managing stormwater run-off is not only ecologically sound, but 
it is also less expensive than putting in curb and gutter. 
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