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I. PURPOSE OF DISTRICT PLAN 

a. Purpose and Authority 

The La Plata County Comprehensive Plan is a public document, officially adopted by the County’s 
Planning Commission, which establishes a vision and framework for the future of La Plata County.   

District plans are intended to provide more detailed analyses of physical attributes, opportunities 
and constraints of a particular geographical area within the County than that provided by the more 
generalized comprehensive plan.  Twelve planning Districts that encompass distinct geographical 
areas in the County are illustrated in the map above.  District plans recognize and attempt to capture 
the distinct character and values of each of the distinct geographic areas in the County.  Public 
input, especially from local residents of the District, property owners, and business owners and 
public agencies was critical in the development of the District plan.  Pursuant to C.R.S. § 30-28-
106, District plans are made and adopted by the La Plata County Planning Commission and are 
appendices to the Countywide La Plata County Comprehensive Plan. 

b. Planning Process and Application of a District Plan  

The comprehensive plan is a guiding visionary document.   As an appendix to the La Plata County 
Comprehensive Plan, this District plan is intended to be consistent with the intents and purpose of 
the Comprehensive Plan.   

Although District plans are advisory, not regulatory, they represent the more specific vision and 
goals of the residents in the District.  The plans serve as: (1) a foundation and guide for land use 
regulations and maps; (2) a guide and resource for recommendations relating to local initiatives 
such as water protection, recreation or open space and housing; (3) a source for planning studies 
to develop courses of action on a specific need; (4) a resource for the development of regional 
plans or regional programs; (5) a source of information for local boards, commissions, 
organizations, residents and business; and (6) a long-term guide by which to measure and evaluate 
public and private proposals that affect the physical, social and economic environment of the 
community.   

With respect to land use proposals that require approval, La Plata County Land Use regulations 
often require a finding of “consistency with the Comprehensive Plan”, of which this plan is an 
appendix.  Therefore, District plans perform an important function in the compatibility analysis as 
required by the County’s performance-based zoning system and the District plan’s goals, 
objectives, policies and land use classifications, or Euclidian zoning classifications in the Animas 
Valley, are relevant to reviewing such development applications.  Other planning documents such 
as those identified as references to the County’s Comprehensive Plan should also be considered.  

Citizen participation helps guide the Planning Commission in making decisions and promotes 
community understanding of planning needs and issues.  A successful plan requires a thorough 
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and inclusive planning process that engages community residents and stakeholders.  There was 
effective participation by the residents, property owners, and business owners of the District, 
which led to the submittal of a draft plan by residents of the District.  Although some parts of a 
draft plan may not have been incorporated as part of this District plan, the submitted draft informed 
the foundation of the adopted plan and more thoroughly captures the unique character of the 
District and communicates to residents, developers and others the type and locations of future 
development the community will support.    

This plan is not a static document; it is expected to change as conditions and expectations change 
over time.  Review by County staff, the Planning Commission and community members shall 
occur on a periodic basis, and as often as every 3-5 years1. 

II. OVERALL GUIDING PRINCIPLES 

a.  Preamble/Vision Statement 

The vision of the Florida Mesa District Plan is to maintain the District’s rural, agricultural qualities 
and character while accommodating growth; recognizing the needs of an expanding, aging, and 
economically diverse population; and respecting property rights. This Plan recognizes the need for 
future diverse growth which may occur where infrastructure can support such growth and when 
development complies with applicable standards.  The Planning Commission recognizes the 
District residents’ concerns about: 

• Landowners’ ability to make a living with their private property  
• The need for flexibility that allows for innovation, adaptation and creativity 
• Cumulative impacts on fiscal viability, agricultural uses, natural resources and 

extractive industries 
• Visual impacts along highways and scenic routes 

 

Land use regulations need to maintain a balance between community goals and individual property 
rights.  The regulations need to encourage thoughtful and beneficial development while rationally 
planning for growth, addressing impacts on neighboring properties and protecting the most 
important land and economic resources. 
The paramount goal of this plan is to protect public health, safety and welfare by maintaining or 
improving: 

• Levels of service 
• Standards of living for all 
• Economic viability for the Florida Mesa District and community 

                                                

1 Planning Commission policy memo dated April 4, 2019 
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• Long-term economic growth and prosperity 

b. Property Rights 

As recognized by Section 3, Article II of the Colorado Bill of Rights, all persons have certain 
natural, essential and inalienable rights, among which may be reckoned the right of enjoying and 
defending their lives and liberties; of acquiring, possessing and protecting property; and of seeking 
and obtaining their safety and happiness.  One of the essential elements of property is the rights to 
its unrestricted use and enjoyment and that use cannot be interfered with beyond what is necessary 
to provide for the welfare and general security of the public morals, health, safety or welfare.2  
Within this context, Colorado counties have the authority to adopt and enforce ordinances and 
resolutions regarding health, safety and welfare issues as prescribed by law,3 including, but not 
limited to, the ability4 to regulate uses of land for trade, industry, recreation5 and the authority to 
plan for and regulate the use of land resulting in changes in population density based on the impact 
of development on surrounding areas and the community.6  Such regulations are valid unless it is 
clear that there is no foundation in reason and there is no substantial relation to the public health, 
the public morals, the public safety or the public welfare.7 

III.  OVERVIEW OF DISTRICT 

a. Topography/Landscape/Critical Lands 

Florida Mesa is a large mesa cut by the Animas River Valley on the west and the Florida River 
Valley on the east. The District includes heavily treed areas along and east of the Florida River 
valley north of US 160, south off the Mesa to where the two rivers meet and on to the New Mexico 
State line.  The District is dominated by irrigation from the two rivers, primarily the Florida River. 
Most irrigation water is still applied for agricultural uses. 

The open and terraced top areas of the Mesa enjoy magnificent views of the La Plata Mountains 
as well as mountains and ridges in all directions.  The encircling rim of mountains, mesas and hills 
against the deep blue sky frames the homes and farms of the Florida Mesa.  Sunset on the Mesa is 
almost always spectacular.  The rivers and streams, the Mesas and bottomlands, the clean air and 
clean water, the wildlife and long uncongested views are all important, not just for the intrinsic 
worth of natural beauty. 

                                                

2 City & County of Denver v. Denver Buick, Inc., 141 Colo. 121, 347 P.2d 919 (1959) 
3 C.R.S. § 30-11-101(2) 
4 C.R.S. §§ 29-20-101 et seq. and 30-28-101 et seq. 
5 Bd of Cty Comm’rs v. Thompson, 177 Colo. 277, 284, 493 P.2d 1358 (1972). 
6 Wilkinson v. Bd County Comm’rs, 872 P.2d 1269 (Colo. App. 1993) 
7 Nectow v. City of Cambridge, 277 U.S. 183, 48 S. Ct. 447 (1928) 
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This beauty is also integral to the Mesa's attraction, and therefore its property value.   It is important 
that Florida Mesa's future growth be directed to areas and development patterns that will preserve 
rural character.  The overall topography and existing vegetation patterns of the Florida Mesa may 
lend themselves to an attractive mix of residential development and agriculture.  On the east side 
of the Animas River, at least three long north/south trending alluvial terraces rise like giant stair 
steps.  The pinon/juniper cover has long since been cleared from the productive flat terrace areas 
leaving north/south trending bands of residual pinon/juniper cover on the slopes between the flat 
terraces.   

La Plata County and San Juan Basin Health Department regulations regarding central services also 
have an effect on development density distribution. Existing regulations allow development on 
lots as small as one acre with either common water or common sewage disposal, or on lots as small 
as 10,000 square feet if both central water and central sewer are available. 

The State has not substantially improved the arterial (State) highways (i.e. 550, 160 and 172) to 
keep pace with La Plata County's recent population boom.  Consequently, congested arterial roads 
cause drivers to use County roads as primary travel routes, often at higher than posted speeds, a 
purpose for which they were never intended.  The increased travel, including heavy commercial 
traffic, on County roads that were designed for light, local flow is causing predictable deterioration.  
There is a need for greater enforcement of speed and weight limits on County roads and State 
highways.  

b. History 

People have lived and left their mark on Florida Mesa for generations. Traces of Native American 
life can be found in many places on the Mesa, but particularly along its western edge overlooking 
the Animas River. The ancient Old Ute Trail extended across the Mesa from the Ignacio area 
through Ridges Basin and on to points west.1 Later, the Old Spanish Trail, a major 19th century 
route between Santa Fe, New Mexico and California, crossed the Mesa along a similar course.2 In 
the 1870’s, a stagecoach route and a toll road connected Durango to Pagosa Springs and farther 
east, crossed the Florida River and the northern portion of what is now the Florida Mesa District.  
This route passed from Horse Gulch through the originally settled area of Florida Mesa near the 
CR 228/CR 225 intersection and then along what is today County Road 228.3 

In August 1881,4 the first railroad line to Silverton reached Durango, from Chama, New Mexico, 
after crossing Florida Mesa. The narrow-gauge railroad helped to establish multiple small 
communities along the route, including stations at Florida and Falfa (Griffith).  Replacing the 
earlier stage line, a line to Farmington had stations at or near the previously established 
communities of Sunnyside, La Posta and Elco/Bondad.5 These communities remain today as 
Florida Mesa neighborhoods, some with remaining railroad infrastructure such as the Florida Pratt 
Truss Bridge and the Farmington Railroad Water Tank. Tracks Across Borders Scenic and Historic 
Byway crosses the Mesa along CO Hwy 172 and US Hwy 160, roughly following the historic 



FLORIDA MESA DISTRICT PLAN 

November 7, 2019  6 | P a g e  

 

narrow-gauge route from Chama. The old railroad grades of both lines are still visible in places. 
Settlement was greatly enhanced by the railroad as it provided resources to the settlers and took 
agricultural products to market. The Hafling House on CR 220 is a Sears kit home brought in on 
the railroad and offloaded at Falfa. 

Historically, agriculture has been the primary theme of Florida Mesa.  In 1895, the Hunter Act 
provided a system for Native Americas to apply for allotments of land separate from tribal lands, 
with the intent of promoting agricultural practices among tribal members.6 This resulted in the 
checkerboard tribal-owned lands across Florida Mesa. As pioneers began to homestead the 
northern portions of the Mesa after 1874,7 they clustered along the river valleys and began 
establishing the Mesa as an important food, livestock, hay and alfalfa production area for La Plata 
County.8 Soon the settlers moved out of the river valleys and established irrigation systems based 
on purchased water rights from these new systems. With the opening of unallotted Ute Strip lands 
on May 4, 1899i, homesteaders spread across the Mesa clearing the land for fields and expanded 
the irrigation delivery systems. Laterals and ditches today bear the names of the early 
homesteaders. Water rights sufficient to irrigate 80 acres were required for every homestead claim 
after 1899, before the claim could be issued a patent.9 In the 1930’s a water management effort 
was initiated for the Florida River to serve these irrigation systems. Lemon Dam was finally 
completed in 1964. Lemon Reservoir and the Florida Water Conservancy District were 
established10 to serve most irrigated areas of the Florida Mesa District, other than the Animas River 
Valley. By 1916, Granges had been established at Florida Mesa on CO Hwy 172 and at Sunnyside 
(Eureka). “Grange members continue to exemplify the neighborliness that was so necessary to 
early life in La Plata County.”11 

Post Offices, churches and schools also served as the social and community centers. Homesteaders 
donated land and schools were built to educate the homesteader’s children12 in the communities 
along the rail lines (Florida and Sunnyside). Schools were also built on donated land at Hood (CR 
225/CR218), Long Lane (CR 302, Hwy 550), La Posta (CR 213, on the west side of the river), 
Elco (CR 213 just north of Bondad), Falfa “Griffith,” Cottonwood (CO 172/CR 302), Thompson 
(CR 302/CR 306) and Orr/Tyner (US 160/CR 229 – rebuilt as existing Florida Mesa Elementary). 
All of these schools operated from the turn of the century, most until the late 1950’s (well after the 
School District Reorganization Act in 1949), when the 36 La Plata County school Districts were 
consolidated into three Districts. The Hood School operated for much longer, opening in 1875 and 
remained until 1955. A few of these schools remain today as private homes.13 

Two churches were built in the originally settled area of the Mesa by the turn of the century. Florida 
Presbyterian and Florida Baptist14 both served early settlers and continues to serve Florida Mesa 
today. Florida Cemetery Association operates and maintains the historic 1880 Florida/Hood 
cemetery located next to Florida Baptist.15 Over in La Posta, St. Joseph’s Catholic Church was 
established by 1901.16 Although the church is now gone, St. Joseph’s Catholic Cemetery, now 
known as La Posta Cemetery, continues to serve the community and descendants of La Posta’s 
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residents.17 A young child was buried in Elco in 1901 in what would become the Elco Cemetery. 
This cemetery continues to serve the local residents and descendants of the settlers of Elco.18 

Post Offices were approved for Florida, Falfa/Griffith, La Posta/Castelar and Elco. La Posta and 
Elco were short-lived in the early 1900’s. Florida operated from the late 1870’s to the early 1900s.  
And Falfa/Griffith operated for 45 years, from 1909 – 1954.19 

Farming was not the only industry on Florida Mesa. During the first 85 years of settlement there 
were many other financial pursuits. Florida had a lumberyard, there was a sawmill near the Hood 
Cemetery and most of the early buildings in Durango were built with lumber from this mill.  A 
coal mine, now within city limits, employed many Florida Mesa residents.20 General stores, a flour 
mill and boarding houses operated for many years. By the 1940’s people knew to reserve their 
mineral rights when selling the land, by the 1960’s gas wells were being drilled and the compressor 
plant was operating. The first telephone lines were strung in 1906 bringing telephone service to 
the Mesa long before most rural communities.21 

The original homestead claims were eventually consolidated after World War I into larger land 
holdings used for farm and ranch purposes.22 After World War II, mirroring national population 
and societal trends, La Plata County’s population increased substantially with people attracted by 
recreational and scenic opportunities, with little interest or background in a farming or ranching 
lifestyle and significant interest in rural acreage with suburban amenities.23 Food traveled longer 
distances to reach grocery stores. According to Seyfarth and Lambert, “ranchers and farmers found 
themselves with a new opportunity to sell off parts of their land to these new settlers and long-held 
land ownership patterns began to change.”24 This was a time of economic opportunity across the 
United States and Florida Mesa was no exception.  Subdivision of the relatively flat, cleared 
ground into 10- to 80-acre parcels was significant. Many of these properties continued to be used 
agriculturally by resident owners, but many were further subdivided, eventually becoming small 
parcels and small lot subdivisions. Lower scale commercial enterprises were established in diverse 
locations across the Mesa. Much of this activity had already occurred prior to the first Florida 
Mesa District Plan in 1995 – 1996.  

Due to the lack of central services, once the current District plan was implemented in 1996, 
residential development was scattered across the Mesa and larger lot subdivisions were 
encouraged, sometimes with HOA maintained common or open space required. The result has 
been widespread development, on larger lots, along the County roads with large, expensive homes. 
Most homes on the Mesa are served by well and ISDS with access taken from a County road, often 
in combination with an HOA maintained subdivision roadway. The HOA’s and road associations 
police themselves and have wide-ranging functionality. Disputes among neighbors in the HOA 
and shared services communities or with adjacent neighbors are unfortunately common.  
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Since creation of the original plan, increasing population and ongoing developmental pressures 
continue to create challenges for the District.  This plan attempts to capture those issues and 
identify solutions. 

c. Neighborhoods   

• Purpose of Area Neighborhoods 

Florida Mesa Area Neighborhoods are generally conceived around historic population 
concentrations that may have had a school, church, railroad infrastructure or cluster of 
homes and residents. This plan seeks to identify and repurpose these areas into 
“Neighborhoods.”  The large Neighborhoods generally shares access routes and 
geographic character. The edges of the Neighborhoods become blurred with other 
Neighborhoods or growth hubs. The boundaries of these Neighborhoods are approximate 
and deliberately left general instead of fully defined with boundaries. Land may be 
included in more than one Neighborhood.  

 
• Area Neighborhoods 

 
Elmore’s/Grandview/Falfa – Intersection of 160/234/172 – west along Hwy 160 including 
CR 233, north along CR 234 to CR 235, east along Hwy 160 to drop off west of river, south 
along Hwy 172 including the Falfa intersection of CR 220/221, south to the 302/172/307 
intersections, including CR 308 and north to Hwy 160 along bench, including west of Hwy 
172 along top of ridge (CR 302 to 303 to 301) This Neighborhood is huge – it encompasses 
as much as 18 square miles while still less than 20% of the District. It has been grouped 
together because the entire area has access to existing central services, coming-soon central 
services, a large amount of existing high density, predominately uses Elmore’s intersection 
to access shopping, schools and medical facilities and regularly accesses Hwy 172, which 
is one of CDOT’s priority roads.  

 
Cottonwood/Airport (from south of Falfa intersection to the airport) - This Neighborhood 
is separated from the Elmore’s neighborhood because it is still quite rural, will be getting 
water lines in the near future and has the potential of alternative routes to shopping and 
schools.  

 
Florida Crossing (160 East) – Intersection of Hwy 160/CR 225A, north and south of Hwy 
160 including subdivisions off CR 222, CR 223, CR 510 to the District edges towards 
Bayfield.  

 
Hood – CR 225/CR 228 double intersection and lands that take access from that 
intersection, extending to the north and west edge of the District along CR 234, CR 225, 
CR 228 towards Florida Road, Durango and Bayfield. This historic neighborhood was the 
first settled area of Florida Mesa (in 1880) and contains most of the State and Federal public 
lands in the Florida Mesa District area.  
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La Posta/Tribal – La Posta Road area north of Bondad area. An area that is tribal property, 
Animas river corridor and subdivisions along east side of Animas River to bench. This 
neighborhood is unique in that the higher density is scattered and there is no specific 
intersection, however it is heavily influenced by tribal lands, a distinct neighborhood and 
single road access to Durango. No area of intensifying development is proposed for this 
Neighborhood.  

 
Farmington Hill – Intersection of US 550/CR 220, along city line, west to drop off, east to 
top of ridge – CR 301, south along Hwy 550. Currently this area is quite rural and open 
with the Mesa cliff edge, heavily vegetated. However, the imminent highway 
improvements will soon bring changes to the area. The area will be adjacent to City of 
Durango future land use high density/mixed use located on the Webb Ranch. The 
characteristics of this neighborhood will be unique along Hwy 550 due to the proximity 
and ease of access to Durango, possible future infrastructure availability and the primary 
access being along the highway instead of County roads. There will be increasing 
development pressures that similar lands along the highway to the south will not be facing.  

 
Long Lane – Intersection of Hwy 550/CR 302, north and south along Hwy 550, west to 
drop off and east along CR 302, to CR 301, south to CR 214. This intersection is important 
for airport access and alternative access to points east. For that reason, this plan proposes 
analysis of improvements to CR 302.   

 
Sunnyside – Intersection of Hwy 550/CR 218, north and south along Hwy 550, west to 
drop off, east to Florida River with access to Hwy 550. This area already has some access 
to central services, a school, and a library. Road improvements to Hwy 550 and the 
intersection of CR 218 intersection have been planned for decades. Those improvements 
are a huge and immediate safety need along this section of Hwy 550.  

 
Bondad – Intersection of Hwy 550/CR 318, south to State line, east up CR 310, west and 
north including southern portion of La Posta Rd., north along Hwy 550 to top of hill. The 
intersection provides important access to the Ignacio area and could provide enhanced 
access to the airport with improvements to CR 309A. 
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IV. POPULATION 

La Plata County has been experiencing continued growth since the 1990’s, increasing in 
population from 32,466 in 1990 to an estimated 55,619 in 2017. This growth has been seen on the 
Florida Mesa as well; this District will continue to see growth according to Colorado State 
Demographer forecasts. Florida Mesa currently has an estimated population of 5,692.  It is 
forecasted to grow by an estimated 1,741 people to a population of 7,4338 over the next 20 years 
using the estimated average growth rate of 1.53%, which correlates with the State Demographers 
Office estimates. If growth were to remain at the existing growth rate of 1.1%, the District would 
grow an estimated 1,252 people and if the growth were to exceed the projected average and grow 
at a rate of 2%, the District would grow an estimated 2,277 people. To accommodate this 
anticipated range of growth, approximately 522 to 949 additional residential units will need to be 
added to the Florida Mesa District over the next 20 years, which equates to an average of 26 to 47 
units a year.  

V. KEY ISSUES 

• Past and Future Growth.  Florida Mesa will provide a significant portion of anticipated 
new development in the County.  Future development should include a diversity of 
housing pricing.   Development should also support clustered growth for a variety of 
potential uses, leaving large areas of pastoral agricultural land intact. 

• Principles of Future Land Use Development. Residents of the District have articulated 
a general philosophic dichotomy between large landowners/agricultural producers who 
would prefer limited land use regulation and subdivision/small lot owners who would 
prefer a more prescriptive framework for development.   As stated in the 2017 La Plata 
County Comprehensive Plan, “planning should support and protect agricultural uses, 
including expansion of uses by right that are compatible and supportive of agricultural 
operations.  Development proposal review should balance the need to preserve 
agricultural land with the rights of both small and large property owners.” 

• Up-to-date definition of “compatibility.” The definition and implementation of 
compatibility need to be updated and improved. It will be important to support and 
protect agricultural uses.  As well, it will be important to support the opportunity for 
other diverse types of residential and commercial development to meet changing needs 
of the community.    

                                                

8 This was calculated using an estimated 1.53% growth rate with an average household size of 2.4; household size 
and County population data are from the U.S. Census and Colorado State Demographer. 
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• Fiscal impacts of development.  These can be substantial on taxpayers.  It will be 
important to find ways to ensure that the infrastructure and service delivery costs of 
new development are offset. 

• Domestic and irrigation water.  Water is a primary concern expressed by many of the 
residents of Florida Mesa. Growth served through expansion of central water lines is 
preferred over drilling many new individual wells. Topics of much discussion include:  
1) how sources of water affect development; 2) assessment of and protection of the 
water table; 3) impacts on existing wells; 4) water rights and theft of irrigation water; 
5) protection of irrigation water; 6) impact of  irrigation water on maintenance of the 
water table; 7) the need to examine and account for the relationship between wells and 
irrigation relative to development, e.g., water levels may decline if there is reduction in 
irrigation recharge.  These should be among issues addressed when the 1995 study by 
the U.S. Geological Survey is updated.     

• Impact of tribal land pattern.  Much of Florida Mesa is impacted by the tribal 
checkerboard reservation. 

• Forthcoming mineral extraction plan.  By State statute, the County is required to 
prepare a mineral extraction plan when its population reaches 65,000.  There is a 
concern about how the new plan will reflect landowners’ ability to develop resources 
on their property. 

• Transportation system.  The County has documented that most roads are substandard 
and failing even as the need for roadway improvements exceed fiscal resources 
available. 

• Viewsheds.  The people of Florida Mesa hope to preserve view sheds through 
clustering development.   

VI. LAND USE CLASSIFICATIONS9  

The proposed land use plan is based on a vision for the Florida Mesa District that will evolve over 
the next ten to twenty years.  The primary and overriding objective of the Florida Mesa Land Use 
plan is to preserve agricultural and rural character while accommodating growth. To accomplish 
this, the plan encourages future higher density growth to be channeled to several 'growth centers' 
in the District, leaving the remainder of the District in agriculture and Rural Residential 
development. The following section discusses the land use classifications that are included in the 
Land Use Classification Map that accompanies the text of this plan. The Land Use Classifications 
/ Descriptions Table contained in this Plan also discusses the various land use classifications 
compatible land uses their locations and the approximate densities are based upon the goals and 

                                                

9 Note: The land use classifications are derived from the existing District Plan prior to November 2019 and will 
remain in effect until the County revises the land use classifications and system. 
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objectives set forth in the this Plan, and are guided further by a desire to maintain compatibility 
with adjacent and neighboring existing uses.  Development proposals must be reviewed for 
consistency with the plan’s goals, objectives, and Land Use Classification Map. 

LAND USE CLASSIFICATIONS 

Mixed Use Area — Commercial and Residential 

A mixed use area where higher density residential and commercial uses are encouraged to concentrate around 
existing similar uses is designated along Hwy. 160 through the Grandview area. Existing uses include mobile 
homes, a campground, small businesses, a lumberyard, and outdoor equipment storage. Central sewer service 
exists throughout much of the area and central water service will likely be established sometime in the not too 
distant future. It is anticipated that this area will continue to evolve toward commercial uses.  The boundary of 
the mixed use zone is defined by the natural topography and existing land uses.  

Local Commercial 

Several commercial areas are designated in the District. At Elmore's Store, Local Commercial area is indicated. 
This area is served by central sewer and has an elementary school at its center, making it a prime location for 
higher density (affordable) development convenient to essential services. It is anticipated that central water 
service will be extended to the Grandview in the not too distant future. 

In the Sunnyside area, two commercial designations are indicated: one in the mobile home park where a 
commercial center currently exists, and an alternative near the school house in the eventuality that the existing 
commercial center is converted to another use. 

Office/Light Industrial 

Future office/light industrial development is directed to designated areas near La Plata and Animas airports. 
These areas have most of the necessary infrastructure as well as existing office / light industrial uses.  
Additionally, “Fly-in / fly-out” single family residential uses may be considered in the Animas Air Park. 

Industrial 

Industrial uses, such as gas production facilities, exist in the industrial area west of the La Plata County Airport. 
There is some potential for expansion of industrial uses in this area. 

Residential 

Existing and proposed residential development densities vary considerably throughout the District.  A variety of 
residential land use classifications are included in the Plan.  It must be noted that the residential densities contained 
within land use classifications are intended to be used for the purpose of calculating overall density within a 
project.  Minimum lot sizes are determined via the land use code and the subdivision requirements contained 
within. 
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Home occupations are acceptable in all residential classifications, providing the use appears to be residential in 
nature and the impacts are minimal such as no outside storage, minimal signage and lighting, and minimal traffic 
generation. 

• Medium Density Residential 

Lands intended to accommodate medium density residential development (six units per acre max.) 
are identified in the area near the intersection of State Highways 160 and 172.  The designations are 
in accordance with this plans intention of locating denser residential development in developed areas 
that possess a road network, commercial development, and infrastructure capable of supporting such 
development. 

• Small Lot Residential 

The Small Lot Residential category is typically found where both central water and sewer services 
exist, or their existence is imminent.  These areas are typically adjacent to other higher density 
residential, local commercial or mixed use areas.  The density range within this classification is up to 
four units per acre.   

• Suburban Density Residential  

This category includes existing subdivided lands.  Lands in this category are classified with a 
maximum density of one unit per acre, contingent upon the ability to meet subdivision standards 
contained in the land use code. Lands within this classification are typically found between Suburban 
Density Residential and Large Lot Residential.  These properties are typically found where one or 
more central service is available or could easily be extended.   

• Large Lot Residential 

Lands within this category are typically found adjacent to larger tracts of land, and serve as a buffer 
between suburban and agricultural uses.  The density range for Large Lot Residential of one unit per 
10 to 3 acres may be suitable for smaller scale agricultural operations.  When central water and/or 
sewer become available, and the transportation network is adequate, it may be appropriate to support 
a land use change to the next most intense land use classification. 

Agricultural / Rural Residential  

The majority of unsubdivided private lands within the District have been classified as Agricultural / Rural 
Residential. The overall development densities envisioned under this classification are 1 unit per 10 to 20 acres.  
Development densities within this range are determined through utilization of the Plan’s public benefit criteria. 
Minimum lot sizes are determined via the land use code and the subdivision requirements contained within.  

The Agricultural / Rural Residential Density designation preserves, insofar as possible, agricultural production and 
ensures development that maintains a rural character.  The Agricultural / Rural Residential Density designation on 
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the Land Use Classification Map is an area in which the cluster development is encouraged and credit for higher 
densities (within the prescribed range is given for clustering).   

Consideration for cluster development locations include: 

• tucked in the long bands of pinion/juniper trees that extend north-south through the District, 

• along, but set back from, the mesa edges overlooking river corridors, 

• adjacent to areas already subdivided into non-agricultural parcels,  

• in other non-agricultural areas of the District. 

Recognizing that Pinon / Juniper trees are sensitive to disturbance and in general grow very slowly, where possible 
site design should visually screen structures while preserving as many trees as possible.  In areas lacking vegetation, 
landscaping should be established to screen new development.  

Areas where residential clusters are discouraged include: 

• on prime agricultural land, 

• in locations or layouts that would compromise irrigation systems for agricultural lands, 

• in floodplains, drainage ways, and riverbanks, 

• on ridgetops, steep open hillsides and open meadows that are highly visible from major roadways. 

In addition, major physical features are recommended for preservation: the Animas and Florida river corridors, 
other significant drainage ways, steep slopes, and prominent ridgelines. 

Critical Lands 

This classification is an overlay category, which identifies areas that possess significant constraints to development.  
This category encompasses land containing unstable or potentially unstable slopes; floodplain/flash 
flood areas; expansive or evaporative soil areas and risk of subsidence or upheaval; slopes over 30 
percent; avalanche; landslides, rock falls, mudflows, ground subsidence; seismic effects; 
liquefaction areas; identified wildlife migration corridors and habitats; historical/archaeological 
lands; and wildfire areas. 

The base density for lands in this category is 1 unit per 35 acres.  If Critical Lands within a proposed development 
are protected and permanent development exclusions or dedicated open space, such as conservation easements are 
established, a density bonus may be granted to transfer development to more suitable portions of a project.  Such 
density bonuses should not exceed 1 unit per 17.5 acres of critical lands.  e.g., if Critical Lands are protected, 
allowable densities are 1 unit per 17.5 acres verses 1 unit per 35 acres if Critical Lands are developed. 

The Land Use Classification Map relies on the 2018 La Plata County Hazard Mitigation Plan to 
identify the general location of some of the District’s Critical Lands.  In some cases, however, site specific studies 
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must be conducted to determine the location and extent of these lands.  The Land Use Classification Map 
identifies the general location of steep slopes, and lands classified as Landslides and Unstable Slopes.  Flood 
plains and wetlands are not currently designated on the Land Use Classification Map.  One should also 
consult the 2018 La Plata County Hazard Mitigation Plan for Critical Lands locations.   

Agricultural / Timber / Recreational 

Lands within this category are primarily used for agricultural, recreational, and timber harvesting purposes.   This 
land use designation recognizes these uses.  Because the County’s land use jurisdiction is limited if not precluded 
in some instances, public lands are excluded from land use classifications.  However, if any such lands should 
become privately owned through mechanisms such as a land exchange, an underlying residential density of one 
unit per 35 acres should be utilized   That is not to say that this designation is in any way a permanent open space 
designation.  However, this will give the community, and the County, maximum flexibility if another land use is 
proposed for this public land in the future.   

Public and Community Facilities 

This land use designation identifies public and community facilities.  Sunnyside, Florida Mesa Elementary School, 
a cemetery and the La Plata County Airport are included in this designation. 

Pinion/Juniper bands  

Existing bands of pinion/juniper that generally extends north-south are identified on the Land Use map.  When 
possible, development should be clustered in these classification areas. 

Tribal lands  

Lands held in trust by the Federal government for the benefit of the Southern Ute Indian Tribe and/or its members 
and lands allotted to individual tribal members are identified on the Land Use map but because of jurisdictional 
constraints, are not considered designations by the County.  Rather, they are identified for informational purposes.  

Affordable Housing Classification 

This classification has been created to promote the Florida Mesa District Land Use Plan’s goal to assure an 
adequate supply of housing that is affordable for all income groups within the District. It is recommended that this 
classification be utilized as an overlay category for all residential classifications in the District. In addition to the 
project’s base density determined by the District Land Use Plan, District Land Use Classification Map and/or 
Public Benefit Criteria, a 25 percent density bonus should be given to residential projects where at least 20% of the 
project’s total units meet the definition of affordable housing within the La Plata County Land Use Code.  This 
density bonus is contingent upon County designation of an appropriate organization, such as Habitat for Humanity, 
Colorado Housing Incorporated, or Southwest Community Resources, to qualify homebuyers or renters for the 
specific project as meeting the income requirements for such housing.  This organization should also be 
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responsible for tracking the resale of these properties/ structures over time to ensure that the resale of the homes 
continues to be available to other County residents in need of affordable housing.  

LAND USE CLASSIFICATION DESCRIPTIONS  

Land Use 

Residential 

Density/Size 

Restrictions 

Description 

Agricultural/ 
Timber 

/ Public 
Recreation 

1 unit per 

35 acres 

A contingent category comprised of public land that has 
historically been used primarily for agricultural, forestry or 
land/water recreation uses but through formal Federal agency 
action, may be converted to private ownership.  Public lands 
that are transferred to private ownership should retain a 1 unit 
per 35 acre density classification. 

Agricultural/ 
Rural Residential 

1 unit per 

10-20 acres10  

Private land that can be developed at a density of 1 unit per 10 
to 20 acres.  Will typically be served by individual wells and 
septic systems 

Large Lot 
Residential 

1 unit per 3-10 acres10 

Typically, these lands are seen as a buffer around larger 
agricultural lands and smaller residential lots. This classification 
may also be appropriate for smaller scale agricultural 
operations. 

Suburban Density 
Residential 

1 unit per 1-3 acres10 This lot size range is typically located where only one central 
service may exists. These lots are primarily residential with 
limited agricultural or livestock usage.  

Small Lot 
Residential 

Up to 4 units per acre 
Lots less than 1 acre in size require both central water and 
central sewer. Typically, these areas are located adjacent to 
urbanizing areas 

Medium Density 
Residential 

Up to 6 units 
per acre 

Single-family detached and attached (townhouse, patio, etc.) 
units.  Central water and sewer required. 

                                                

10  Overall project density within given range should be determined by Public Benefit Criteria.  Proponents should 
be encouraged to cluster density on smaller lots, creating permanent open space.  Minimum lot size is 
determined by County Subdivision regulations and Land Use Code. 
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Local 
Commercial 

6 units per acre. 
max. Underlying 
residential density 

Small-scale commercial development (not malls or large 
establishments) providing goods and services primarily oriented 
to the needs of the local and tourist community (e.g., 
convenience stores, hair salons, video stores, liquor stores, 
restaurants and gas stations). May include 2nd floor residential 
units (over the shops), or bed-and-breakfast type lodging. 

Mixed Use 
6 units per acre. 
max. Underlying 
residential density 

A transition area that contains a mix of residential and 
commercial development, including overnight accommodations. 

Critical Lands11 1 unit per 35 acres 

Land with natural constraints such as steep slopes (over 30%), 
landslides, unstable slopes and flood plains.  If density is 
transferred to non-critical lands, a density bonus of 1 unit per 35 
acres will be granted (a total of 2 units for each 35 acres of 
critical land that is left permanently undeveloped). 

Industrial none 
Permits gas refineries, gas compressors, concrete batch plants 
and manufacturing uses with outdoor operations. 

Office and Light 
Industrial 

none Commercial, Office, and light industrial uses 

Public and 
Community 
Facilities 

none 
Public and quasi-public uses, such as schools, government 
facilities, cemeteries, hospitals and churches, trail heads, 
recreation facilities. 

Tribal Lands none 
 Lands held in trust by the Federal government for the benefit of the 
Southern Ute Indian Tribe and/or its members and lands allotted to 
individual tribal members (depicted for informational purposes) 

Pinon and 
Juniper Bands 

none 
Identifies bands of Pinon Juniper woodlands that can be suitable 
for clustering development in agricultural areas. 

Affordable 
Housing 

25% density 
bonus, overlay to 
all residential 
classifications 

25 percent density bonus will be given to residential projects 
where at least 20% of the project’s total units meet the 
definition of affordable housing as defined within this plan and 
consistent with Section 82-177 of the La Plata County Land Use 
Code. 

 

                                                

11  Environmental conditions on subdivided land are regulated through various Federal agencies and should, where 
appropriate and not preempted, be regulated through the approved subdivision plan and Land Use Code.  
Critical Land designation on Land Use map are subject to the limitations set forth in the 2018 La Plata County 
Hazard Mitigation Plan.  Specific analysis may be required to refine location of Critical Land boundary. 
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PUBLIC BENEFIT CRITERIA 

In order to determine the allowable density for a project within the Residential Classification, the County should 
allocate densities above the lower end of the density ranges upon demonstration that there is a public benefit in 
doing so. To make this determination as objective as possible, the density range should be granted based upon the 
following criteria and percentages: 

35% Clustering the units so as to preserve the maximum portion of the land in contiguous open 
space, which could be owned by a single entity or multiple entities with undivided interests, 
or overlain by an open space or agricultural easement. (50% open space = full 35% of 
density range). 

15% Structures not located on ridgelines or within view corridors as seen from public roads. 

15% Structures located so as to preserve open meadows, located in or against trees if present 
and not within floodplains. 

10% Houses located near other houses — so as to maximize clustering on an area-wide basis. 

10% Preservation of designated wildlife corridors or habitats. 

15% Granting of easements for trails for public use and/or public lands access. 

100% Total 

Full compliance with all of the above would result in granting of 100% of the density range.  For example, if the 
range is 1 unit per 10 - 20 acres, and all of the criteria were fully met, the proponent would qualify for a density of 
1 unit per 10 acres.  If only the first two criteria were met (35% + 15% = 50%) the owner would qualify for only 
50% of the range, or 1 unit per 15 acres. 

If site conditions do not permit compliance with any specific criteria, credit for compliance will be granted, e.g. if a 
site does not possess any ridgelines then the applicant would receive the full 15% density bonus for avoiding 
ridgelines.   

Additional Density Bonus Options: 

25% A 25 percent density bonus may be granted in any residential land use classification if 20 percent or more 
of a project’s housing units are considered “affordable” as defined in the La Plata County Land Use Code. 

50% A density bonus of 50 percent (on top of whatever is obtained through regular criteria above) may be 
achieved in the Agricultural/Rural Residential Classification by meeting all of the following public 
benefit criteria: 

 a) Public benefit criteria1 through 6 above are substantially met (90%). 
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b) State approved and monitored central sewer and water systems are utilized by the 
clustered portion of the project. 

c) Development is clustered in one cluster located on no more than 20% of the total 
land area.  A maximum of 3% of the total number of approved units may be 
clustered outside of the main cluster if they are located in a manner which does not 
interfere with open space, wildlife protection, agricultural, view protection or other 
goals of the project and this plan.  The building envelopes of the 3% shall be 
included in the 20% developed area. 

 d) The remainder parcel (outside of the development cluster) shall: 

• be generally contiguous 
• be maintained in an agricultural use, or in an undeveloped, natural state that 

allows for some passive recreational uses. 
• be permanently restricted in a manner acceptable to the County 
• have a management plan to address such issues as wildlife, noxious weeds, 

wildfire, fencing, access, irrigation, etc. 

VII. GROWTH HUBS 

The 2017 La Plata County Comprehensive Plan identifies growth hubs as locations where the 
County has recognized the opportunity for future development due to the availability of 
infrastructure, or the potential for expanded infrastructure. These infrastructure components 
include reliable water supply, adequate sewer capacity, and a roadway network that supports 
increased traffic.  Growth hubs may contain development and/or characteristics that are compatible 
with and already serve as a community hub/activity center. These growth hubs indicate areas that 
have land use characteristics and existing infrastructure or potential infrastructure to support future 
development.  These areas are not specific to a certain type of use such as residential or 
commercial.  While these areas may be more suitable to support future growth, this is not an 
assurance that these locations will see future development or that growth is restricted only to these 
areas.  

1. Elmore’s/Grandview/Falfa Neighborhood: Because of the size of this Growth Hub 
there are multiple areas contained herein.  
a.  Grandview north and south sides of Hwy 160 including CR 233. This area already 

has a variety of uses and intensities of uses.  
b.  Elmore’s Corner in four directions for an undefined distance. The intensity of use 

diminishes further from the intersection going north on CR 234 and east across 
the bench on Hwy 160. 

c.  Falfa intersection, north and south on Hwy 172, west on CR 220 and east on CR 
221.  
 



FLORIDA MESA DISTRICT PLAN 

November 7, 2019  21 | P a g e  

 

2. Cottonwood: Paved end of CR 307. There are established uses in the area, including 
those of the Southern Ute Indian Tribe.  
 

3. Airport: The airport is where diverse land uses may occur although they may be 
restricted by considerations of the regulations imposed by the Federal Aviation 
Administration. The areas within this District just to the north and west of the airport 
are included in this Growth Hub. 
 

4. Florida Crossing: The Growth Hub is around the improved intersection on Hwy 160.  
 

5. Farmington Hill:  The center of this Growth Hub is around the intersection of Hwy 
550 & CR 222, which is scheduled for improvements around 2020.  It is likely to 
have access to some central services in the near future. 
 

6. Sunnyside: The Growth Hub is around the Hwy 550/CR 218 intersection. All growth 
should consider and allow for the intersection and highway improvements. CDOT 
should be encouraged to install a signalized intersection or build wildlife and 
pedestrian under or overpasses at this location.  
 

7. Bondad: The Growth Hub is around the US 550/CR 318 intersection, which is broad, 
open, has adequate sight distance, existing commercial and a fire station. 
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VIII. GOALS, OBJECTIVES, AND POLICIES 

Residents, property owners, and business owners of the District provided the direction articulated 
in the Goals, Objectives and Policies through an extensive public process.  Goals, Objectives and 
Policies can be used to protect the District’s unique qualities. Goals, Objectives and Policies also 
serve as a guide to property owners and developers to help them understand the desired future of 
the District, to provide general guidance for desired development patterns and to help them make 
informed land use decisions.  Goals, Objectives and Policies are written to provide general policy 
direction while also providing enough detail to set priorities and guide decision-making. 

Goals provide broad statements of WHAT the community aims to accomplish in the future in the 
District.   

Objectives are specific actionable measures for HOW to implement the goals. 

Policies articulate specific direction to the Planning Commission and/or the Board of County 
Commissioners regarding the implementation of a goal or objective.   

Goal 1: Preserve the rural character and atmosphere that originally attracted residents and settlers 
to Florida Mesa. 

Objective 1.A: Recognize that the notification distance depends on the impacts of the 
project, considering traffic, noise, light, odor generation, and visual impacts 
as appropriate to the specific project.   

Objective 1.B: Establish neighborhoods (see Section III.C in this plan). 

Objective 1.C: Protect the rural atmosphere of the District by encouraging the maintenance 
of a significant portion of the land as agricultural (farm and ranch) land.  

Policy 1.C.1: Direct development to those portions of farms and ranches, which 
are less useful for agricultural purposes due to conditions such as 
soil or slope unsuitability.  

Objective 1.D: Allow productive farm and ranch land to stay in agricultural use as long as 
the land may be put to productive agricultural uses.   

Policy 1.D.1: Support conservation easements and encourage conversations with 
surrounding landowners.    

Policy 1.D.2: Define and allow an Ag+ type of land use by compiling a list of 
additional beneficial uses of farmland that don’t require a 
cumbersome or costly amendment or permitting process.   
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Policy 1.D.3: Revise County regulations to make it easier to add one additional 
home for a family member or tenant farmer (without actual 
subdivision of the land) on large agricultural lots.  

Policy 1.D.4: Investigate the utility of transferable development rights as a 
mechanism for allowing people to receive remuneration for not 
developing their property.  

Goal 2: Protect and/or Enhance the Tax Base (Encourage Cost-Neutral Development). 

Objective 1.A: Improve the tax base of the County as a whole. 

Policy 1.A.1: Utilize the 2018 Cost of Land Use Fiscal Impact Analysis study as 
a resource in considering land use code regulations in order to 
improve the County’s financial health.  

Objective 1.B: Support development that diversifies the community’s economic base. 

Policy 1.B.1: Support diversification of agriculture related and home businesses 
on Ag property. 

Policy 1.B.2: Encourage cost-neutral development in appropriate locations where 
project infrastructure needs are met.  

Goal 3: Promote Economic Stability and Opportunity (AKA Housing). 

Objective 3.A: Provide flexibility and increased opportunities for residential and 
commercial development. 

Policy 3.A.1: Provide for significant flexibility and opportunity in the types of 
permitted land uses. 

Policy 3.A.2: Increase commercial opportunities across Florida Mesa where 
appropriate. 

Policy 3.A.3: Provide opportunities, ease the process for clustered development, 
and attainably priced housing. 

Policy 3.A.4: Provide opportunities and ease the process for development of 
accessible and attainably priced residential housing for seniors.  

Policy 3.A.5: The County should set goals for a percentage of housing as 
attainably priced and appropriate/accessible-for-seniors housing by 
2020 and develop a plan to meet this goal.  
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Objective 3.B: Ensure the availability of various housing options in the District, within the 
constraints of available infrastructure. 

Policy 3.B.1: Designate key areas that are currently served or become served by 
central water and central sewer for higher density residential 
development.  

Policy 3.B.2: Allow medium or higher density housing only in areas served by 
central water and central sewer systems.  

Policy 3.B.3: Allow the construction of multi-family housing in areas serviced by 
central water and sewer.  

Policy 3.B.4: Consider all new land use amendments and developments to 
maintain the character of the area.  

Policy 3.B.5: Discourage future building in the 100-year flood plain.   

Policy 3.B.6: Adopt short, clear, common sense regulations for residential 
development to reduce developer’s regulatory costs so that they are 
more inclined to build affordable units.  

Goal 4: Target Areas for Future Residential and Commercial Development.   

Objective 4.A: Increase clustering and reduce sprawl of mid-sized lots (e.g., lots in size 
from 8 to 20 acres) to achieve efficient use of land and resources. 

Policy 4.A.1: Avoid midsized lots that are neither effective for clustering nor 
efficient for land stewardship.  

Policy 4.A.2: Identify Growth Hubs centered around intersections (including 
schools, historic crossroads, and commercial uses, and adequate 
infrastructure).  

Policy 4.A.3: Review proposed land use categories for action to be taken in code 
revisions.  

Policy 4.A.4: The County should take effective action between the City of 
Durango and the Animas La Plata Water District to resolve issues 
regarding water service to the area east of Three Springs and 
surrounding Elmore’s Corner. 

Objective 4.B: Substantially increase the opportunity for all types of commercial 
development. 
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Policy 4.B.1: Encourage changes in the land use code to define and consider ag-
related commercial uses on agricultural lands. 

Policy 4.B.2: Redefine the mixed use land use classification to better clarify the 
intended residential and commercial uses. 

Objective 4.C: Expand opportunity for attainably priced housing.  

Policy 4.C.1: Revise and expand definitions of Multi-Family. Make multifamily 
more explicitly contemplated within the plan. The plan currently is 
vague, and Multi-Family is only part of mixed use.  

Policy 4.C.2: Increase opportunity for Multi-Family and small lot development 
proposals in appropriate locations through suggested code revisions 
of the application process.  

Objective 4.D: Encourage commercial growth in areas designated on the Land Use Map in 
order to prevent such uses from migrating into predominantly agricultural 
and residential areas. 

Policy 4.D.1: Prevent inappropriate commercial and mixed-use development in 
areas that are predominantly residential or agricultural.  

Policy 4.D.2: Direct commercial and mixed use development to the appropriate 
areas that are designated elsewhere in the plan as Growth Hubs.  

Policy 4.D.3: Home businesses should continue to be permitted as long as impacts 
associated with these home occupations are minimal such as:  
minimal outside storage, minimal signage, dark sky lighting, and 
minimal traffic. 

Objective 4.E: Ensure that development in the District is located appropriately, considering 
essential infrastructure, benefits to the residents and cost neutrality to the 
County’s finances. 

Policy 4.E.1: Direct intensive development to appropriate locations. 

Policy 4.E.2: Direct all intensive development, such as commercial, industrial and 
mixed-use development, to locate where required infrastructure 
already exists or will be completed at time of occupancy. 

Policy 4.E.3: Ensure development serves public health, safety and welfare of 
residents. 
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Policy 4.E.4: Ensure development does not result in the lowering of levels of 
service with regard to the quality of road, law enforcement, fire 
protection, schools and other social services. 

Objective 4.F: To ensure the viability of the County’s finances, the County should consider 
implementing the recommendations of the 2018 Cost of Land Use Fiscal 
Impact Analysis and other current analyses. 

Goal 5: Target Areas for Defined Industrial Uses.    

Objective 5.A: Increase options for locating industrial uses, particularly low impact 
industrial uses. 

Policy 5.A.1: Revise code to ease the process for locating low-impact industrial 
uses near existing industrial uses, in designated areas, with adequate 
infrastructure and near major intersections.  

Policy 5.A.2: Revise code to ease the process for locating heavy industrial uses 
near existing heavy industrial uses in designated areas. 

Policy 5.A.3: Review the code for revisions needed to cover industrial land uses. 

Objective 5.B: Identify one significant new area for industrial development. 

Policy 5.B.1: The County should undertake a study with the sole goal of 
identifying an area in the County for future industrial development 
by studying roads, traffic flows, water, sewer, and other necessary 
infrastructure and /or feasibility.   

Policy 5.B.2: Once identified, the County should move towards supporting 
development in this area. 

Objective 5.C: Encourage industrial growth in areas designated on the Land Use Map in 
order to prevent such uses from migrating into predominantly agricultural 
and residential areas. 

Policy 5.C.1: Prevent inappropriate industrial development in areas that are 
predominantly residential or agricultural.  

Policy 5.C.2: Direct industrial growth toward areas near the La Plata County 
Airport, including the paved end of CR 307, and within the urban 
growth boundary as appropriate.  

Goal 6: Protect Agricultural Lands. 
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Objective 6.A: Maintain and protect the rural atmosphere of the District. 

Policy 6.A.1: Define rural atmosphere for Florida Mesa. 

Policy 6.A.2: Substantially increase the non-subdivision allowable uses of 
agricultural land that would not require a full review permit, as 
described in the Ag+ description of this plan. 

Policy 6.A.3: Allow clustered development for subdivision proposals on Ag lands 
to encourage the maximum amount of land remaining open. 

Policy 6.A.4: Develop incentives to maintain scenic corridors on agricultural 
lands. 

Objective 6.B: Strengthen and improve opportunities for the continued use of productive 
agricultural lands.  

Policy 6.B.1: Develop farming incentives (such as described in Ag+). 

Policy 6.B.2: Ensure that the uses allowed in Ag+ are properly incorporated in 
code revisions.  

Objective 6.C: Support alternative agricultural uses as defined by the State of Colorado  

Policy 6.C.1: The County should support and protect the use of residential land 
for low impact agricultural purposes.  

Policy 6.C.2: The County should review development proposals to encourage 
provisions which allow minor agricultural uses. 

Goal 7: Improve Highways, Transportation, and Road Capacity. 

Objective 7.A: Direct development with high traffic impacts to locate close to State and 
Federal highways. 

Policy 7.A.1: Such development can further utilize a County Road in close 
proximity to State and Federal highways.  

Objective 7.B: Improve working relationship with CDOT. 

Policy 7.B.1: Utilize SWTPR 2040 in long-range planning (Southwest Colorado 
Transportation Planning Region). 

Policy 7.B.2: Improve BOCC coordination with CDOT and SW CO 
Transportation Commissioner to increase State and Federal highway 
funding opportunities.  
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Policy 7.B.3: Encourage CDOT to build a Park and Ride at the Bondad 
intersection and along Hwy 172 (Oxford and CR 222/308/Hwy 172 
intersection). 

Policy 7.B.4: The County should analyze intersections for speed limit reductions 
and work with CDOT to ensure intersections have enhanced 
functionality and safety.  

Objective 7.C: Improve safety on all area roadways. 

Policy 7.C.1: Prioritize safety issue funding, such as for snow and ice removal. 

Objective 7.D: Develop a public transportation system. 

Policy 7.D.1: County should establish a financially feasible public transportation 
system that operates on Hwy 160, Hwy 550 and Hwy 172 providing 
morning and evening service to neighborhood intersections along 
those routes, park and rides and the airport, to selected central points 
in Durango (Walmart, Bodo, Transit Center).  

Objective 7.E: Improve road planning by improving traffic circulation and interchanges 
between US and CO highways and the connecting County roads.  

Policy 7.E.1: Improve the traffic burden on Elmore’s Corner. 

Policy 7.E.2: Improve infrastructure support for industrial areas. 

Policy 7.E.3: The County should complete a study and develop a plan within one 
year to:  

(a) Assess improvements to CR 222, CR 309A and CR302. 

(b) Identify possible positive results if significant widening and 
straightening on CR 222 occurred. 

(c) Identify what would happen if CR 306 were to be connected to 
CR 307 (where there is already significant industrial use). 

(d) Evaluate other opportunities to improve traffic circulation. 

Policy 7.E.4: Consider a multitude of funding options to improve County roads 
(e.g. promote O&G exploration, higher density close to Federal 
highways, fair share reimbursement, impact fees, mill levy). 

Policy 7.E.5: If impact fees are implemented, utilize such funds as provided in 
C.R.S. §29-20-104.5.  
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Objective 7.F:  Formulate a Comprehensive County Transportation Plan for anticipated 
future needs. 

Policy 7.F.1: The County should work towards County and private roads that 
meet County road standards as part of approval of any new 
development.  

Policy 7.F.2: Where appropriate, utilize the mechanisms set forth in C.R.S. §§ 30-
28-133, 30-28.133.1, 29-20-104.5 and C.R.S. §§ 29-1-801 through 
29-1-804 to account for proportional impacts of a development 
relative to road improvements (e.g. right of way acquisition, road 
impact fee). 

Policy 7.F.3: Incorporate the recommendations of the 2018 Cost of Land Use 
Fiscal Impact Analysis study in evaluating improvements to 
transportation infrastructure. 

Policy 7.F.4: Development should not be in County or State highway right of 
ways that are known to be needed now or in the future.  

Policy 7.F.5: Density and land use intensity should be taken into consideration 
when land is encumbered by a future right of way need. 

Policy 7.F.6: Adopt criteria for locating and widening County roads including:  

(a) Through areas of low or no population.   

(b) Away from riparian areas and wetlands, (dry areas preferred). 

(c) Minimal impacts on wildlife, agriculture, rural lifestyles and 
archaeological sites. 

(d) Use existing corridors as much as possible to minimize funds 
required for land purchase and construction. 

Policy 7.F.7: Continue to take steps necessary to qualify County roads to receive 
State surface transportation funds. 

Policy 7.F.8: Increase capacity on heavily used roads, directing traffic to roads 
that can best accommodate increased traffic volumes. 

(a) Enforce weight limits on County roads.   
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Policy 7.F.9: Protect wildlife from increased traffic to the maximum extent 
possible in order to protect high priority wildlife areas and to 
minimize danger to drivers and wildlife alike from collisions.  

Policy 7.F.10: Promote construction of wildlife over/underpasses to reduce 
collisions in areas of high incidence.  

Goal 8: Address Issues Related to Domestic Water and Wells.  

Objective 8.A: Determine the future availability of ground water and plan growth 
accordingly.  

Objective 8.B: Maintain ground water availability to serve existing wells. 

Policy 8.B.1: Encourage small lot subdivisions to utilize expanding central water 
lines and small water systems, including shared wells instead of 
individual wells for each lot.  

Policy 8.B.2: Continue to rely on the State of Colorado (State Engineer) to make 
informed decisions regarding the availability of ground water and 
issuance of water well permits.  

Policy 8.B.3: Update the ground water resource study (1995).  Coordinate this 
effort with the State Engineers Office.  

Policy 8.B.4: When irrigated lands are subdivided, support the continued use of 
irrigation water on-site for outside irrigation instead of drying up the 
land. 

Policy 8.B.5: Promote aquifer recharge through various methods such as 
agricultural irrigation. 

Policy 8.B.6: Develop a long-range plan for water availability for all uses. 

Policy 8.B.7: Any new development should apply best use practices for water 
conservation.  

Objective 8.C: Protect ground water and surface water from contamination from 
wastewater and other pollutants.  

Policy 8.C.1: Incorporate water quality parameters in a database for future 
evaluation of changes to water quality.  

Policy 8.C.2: Develop and strengthen County regulations, which decrease and/or 
mitigate water well contamination. 
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Goal 9: Address Issues Related to Irrigation Water and Ditches.     

Objective 9.A: Protect Water Rights 

Policy 9.A.1: Support the development, adoption, implementation of water 
storage and water distribution for the benefit of all users.  

Policy 9.A.2: Support agency analysis of impacts on facilities such as dams, 
reservoirs, delivery systems, monitoring facilities, etc.  

Policy 9.A.3: Encourage increased use of rainwater capture and use for irrigation. 

Objective 9.B: Recognize and protect the existence of all legal canals, laterals, or ditch 
rights-of way.  

Policy 9.B.1: County should confirm all canals, laterals and ditches under the 
jurisdiction of any ditch companies are accurately mapped and make 
the maps available for public use in land use planning through the 
County GIS system.  

Policy 9.B.2: The planning and building departments should disseminate 
educational materials provided by the ditch companies. 

Policy 9.B.3: The County and irrigation water providers in the District should 
work cooperatively to ensure that issues regarding water 
conveyance through a development and water allocation within a 
development are addressed prior to development approval. 

Goal 10: Address Issues Related to Sewer, Septic, and Waste Water Treatment.    

Objective 10.A: Improve landowners’ ability to treat waste water on site to protect water 
tables 

Policy 10.A.1: Encourage efficient use of waste water such as gray water systems 
for domestic irrigation. 

Policy 10.A.2: Request San Juan Basin Health develop a long-range plan for 
sewage disposal options. 

Goal 11: Increase Access and Availability of Central Services. 

Objective 11.A: The County should pursue means to expand resources for central water 
services. 

Policy 11.A.1: Review City of Durango infrastructure plans. 
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Objective 11.B: The County should take effective action between the City of Durango and 
the Animas La Plata Water Conservancy District to resolve issues to enable 
water service to the area east of Three Springs and the Elmore’s Corner area 
and Falfa intersection area. 

Objective 11.C: Support higher density and commercial development in areas that can be 
served by existing central services. 

Goal 12:  Expand Emergency Services.    

Objective 12.A:  Expand fire and emergency services within the District to maintain an 
adequate level of protection as the population grows. 

Policy 12.A.1:   The County should require development to comply with Fire Code. 

Policy 12.A.2:  The County Building Code and development proposals should be 
reviewed to ensure that adequate wildfire mitigation measures are 
included. 

Policy 12.A.3:  Identify funding mechanisms, such as impact fees, mil levies, or 
sales tax, which would be allocated for fire and emergency services.  

Objective 12.B:   Support property owners in mitigating wildfire hazards. 

Policy 12.B.1:  Develop cost share program, and other methods for wildfire hazard 
assessment and mitigation planning. Utilize neighborhood programs 
for labor assistance.  

Goal 13:  Adequately Regulate Appropriate Mineral and Energy Resource Exploration and 
Development.   

Objective 13.A:  Adequately regulate mineral and energy resource exploration and 
development, including renewable energy, in La Plata County.  

Objective 13.B:  Develop methods to assure access to appropriate conditions for solar, wind 
or other alternative energy sources.  

Objective 13.C:  Support the retention of existing mineral and energy operations and 
associated rights-of-way, consistent with sound economic and 
environmental practices. 

Objective 13.D:  Ensure compliance with all existing State and Federal laws regarding oil, 
gas and mineral exploration and/or their production.  
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Policy 13.D.1:  The County should carefully evaluate relevant portions of the 
LPLUC for adverse impacts on the extractive industries in the 
County. 

Policy 13.D.2:  In order to support the economy of La Plata County, the County 
should make recommendations to the appropriate State and Federal 
entities regarding any proposed gas and oil land use regulations.  

Policy 13.D.3:  Monitor changes in the leasing of Federally owned gas and oil, such 
as changes in the requirements for development.   

Policy 13.D.4:  The Planning Commission should begin to develop a Minerals 
Master Plan to be completed by the statutorily required date. Code 
revisions may be needed to comply with the outcomes of the 
Minerals Master Plan. 

Objective 13.E: Minimize the adverse impacts of oil and gas development on other land 
uses.  

Policy 13.E.1: Ensure that the County adequately regulates issues of local concern, 
such as:  

(a) Ground water contamination related to the extensive dewatering 
of the coals. 

(b) Lights at night, noise from pump jacks, work overs, fracking 
operations, and compressor stations.  

(c) Objectionable heavy equipment and truck traffic. 

(d) Disposal of formation waters. 

(e) Down spacing of wells.  

(f) Weed control around wells and along access roads. 

Objective 13.F: If at some time additional targeted down spacing is approved, encourage the 
Colorado Oil and Gas Commission to regulate access to the resource via 
directional drilling from existing well pads.  

Goal 14:  Address the Impact of Tribal Lands and Public Lands. 

Objective 14.A:  Recognize the impact of being adjacent to unregulated tribal lands. 

Policy 14.A.1:  When evaluating County land use proposals, consider existing 
development of adjacent tribal lands. 
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Goal 15:   Address Protection and Control of Wildlife.    

Objective 15.A: Achieve a reasonable balance between protecting wildlife resources and 
encouraging viable, beneficial uses of private land. 

Policy 15.A.1:  Commit to proper habitat management by incorporating science, in 
land use planning, programs, and projects. 

Policy 15.A.2: Work with government agencies, local cooperators (such as 
property owners/neighbors collaborating), and other interested 
parties in the management, maintenance and improvement of 
habitat, emphasizing voluntary and incentive-based programs.  

Policy 15.A.3: Support the development and use of new technologies in land use 
management and science-based protection and restoration of critical 
winter range habitat, while respecting private property and 
considering the economic effects. 

Policy 15.A.4: Encourage wildlife agencies to manage predatory animals to reduce 
property damage, to protect wildlife, protect livestock and other 
agricultural assets, and thereby protect key economic sectors and the 
associated tax base. 

Policy 15.A.5: Balance the protection and enhancement of game herds with the 
need to protect agricultural resources, such as crops and livestock. 

Objective 15.B: Preserve a harmonious and mutually beneficial relationship among humans, 
their domestic animals and crops, and wildlife habitat and populations.  

Policy 15.B.1: Work with the State and Federal governments to maintain viable 
wildlife habitat, preserve, and enhance recreational access to public 
lands.  

Policy 15.B.2: Support cooperative effort with State, Federal and private land 
managers to enhance cooperative weed management efforts 
Countywide, coordinated with, and primarily managed by the La 
Plata County Weed Control Department. 

Policy 15.B.3: Support and strongly encourage the control of noxious weeds, 
invasive species, and pests by owners, occupants or those 
controlling private, State and Federal lands including easements, 
right-of-way, and municipalities. 
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Policy 15.B.4: Work with Colorado Parks and Wildlife to support wildlife 
management objectives and numbers based on habitat condition.  
Wildlife habitats should be managed for sustainable wildlife 
populations that take into account all resource management 
objectives, taking into consideration conflict/competition between 
wildlife and domestic livestock.  

Policy 15.B.5: Support science-based protection and restoration of critical winter 
range and other important wildlife habitat, while respecting private 
property and considering the economic effects. 

Policy 15.B.6: Use Colorado Parks and Wildlife information and local knowledge, 
to map and encourage preservation of high priority wildlife habitat 
including riparian corridors, migration corridors, and wetlands. 

Policy 15.B.7: Establish a fund for fee title purchase or perpetual easements for 
these high priority areas. Possible sources of funding include Great 
Outdoors Colorado, a sales tax, some percentage of hunting and 
fishing licenses, etc. 

Policy 15.B.8: Encourage Federal and State land exchange programs to consolidate 
viable wildlife habitat and to protect high priority areas.  

Policy 15.B.9: Encourage Colorado Parks and Wildlife to continue leasing of 
school sections for wildlife purposes. 

Objective 15.C: Work with local land conservation groups, including the La Plata Open 
Space Conservancy, to promote easements. 

Objective 15.D: Reduce conflicts between property owners and wildlife through education 
and mitigation. 

Goal 16: Support Colorado Parks and Wildlife programs that mitigate wildlife damage to private 
property, especially agricultural production.  

Objective 16.A: Support the La Plata County Living with Wildlife Advisory Board as a 
wildlife educational tool. 

Policy 16.A.1:  Promote Stewardship of Land.    

Objective 16.B: Improve noxious weed control. 

Policy 16.B.1: Support cooperative effort with State, Federal and private land 
managers to enhance cooperative weed management efforts 
Countywide. 
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Policy 16.B.2: Support and strongly encourage the control of noxious weeds, 
invasive species, and pests by owners, occupants and those 
controlling private, State and Federal lands including easements, 
right-of-way, and municipalities.  

Objective 16.C: Scenic corridors and view sheds.  

Policy 16.C.1: Support clustered development at appropriate intersections thereby 
leaving more land that is open. 

Goal 17: Protect Critical Lands. 

Objective 17.A: Meet County standards while protecting and preserving critical lands and 
development rights. 

Policy 17.A.1: Ensure consistent definition of critical lands, e.g., 30% slopes, 
landslides, wetlands, power lines, pipe lines, gas wells and setbacks 
lands within the 100-year flood plains, road and ditch right of ways. 

Policy 17.A.2: Create an objective method for determining the use of critical lands 
in density calculations. 

Policy 17.A.3: Consider incentives for the protection of critical lands through the 
use of development credits for undevelopable lands and mandatory 
setbacks.   

Goal 18: Address the Concept of Compatibility. 

Objective 18.A:  Re-vision the concept of compatibility while revising the land use code. 

Policy 18.A.1: Improve the concept to utilize measurable, quantifiable impacts 
when applying development standards.  

Objective 18.B: Analyze marijuana grow and retail operations for broader impacts. 

Policy 18.B.1: County should analyze water to be used to irrigate the plants, 
ensuring that local water wells are not impacted and irrigation water 
is not illegally used. 

Policy 18.B.2: Analyze and mitigate off site impacts such as light spill and odor 
from a marijuana grow facility. 

Goal 19:  Preserve Historical and Cultural Resources.     

Objective 19.A: Increase recognition and knowledge of historic resources. 
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Policy 19.A.1: Utilize neighborhood level communication for public education of 
existing historic elements and general history of neighborhood area. 

Policy 19.A.2: Expand public information campaign for the La Plata County 
Historic Designation Program. 

Policy 19.A.3: Consider the development of tax incentives for designated 
properties. 

Policy 19.A.4: Highlight large family farms that do not qualify for Centennial Farm 
status but retain historic characteristics. 

Goal 20:  Enhance Property Owner Engagement, Participation and Public Information. 

Objective 20.A: Review, revise, and update District Plans. 

Policy 20.A.1: Establish a schedule and short-term process. 

Policy 20.A.2: As a minimum, the frequency of revisions should be no more than 
every 10 years.   

Policy 20.A.3: Utilize current census data. 

Objective 20.B: With respect to those provisions drafted with sufficient exactitude to afford 
due process, the County Comprehensive Land Use Plan should be adopted 
not only by the Planning Commission but also by the County 
Commissioners and should, along with the Land Use Code, guide future 
land use decisions.  

Policy 20.B.1: Annually evaluate the public policy goals in the Comprehensive 
Plan to make sure that they are still congruent with the goals of the 
citizens.   

Policy 20.B.2: Hold public meetings with sufficient frequency to reexamine the 
plan and to revise and reformulate, as necessary, the goals and 
implementation ideas expressed.  

Policy 20.B.3: Require an amendment of the Land Use Plan for proposals that are 
not generally consistent with the Plan. The amendment process 
should involve a Planning Commission hearing. 

Policy 20.B.4: The Planning Commission should uphold the criteria of the 
Comprehensive Land Use Plan and the District Land Use Plan when 
considering land use changes. 
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Policy 20.B.5: Clear objective criteria should be developed for land use amendment 
or zoning changes and added to the land use code Section 
82.15.IV.C. 

Objective 20.C: Obtain effective input from residents and landowners in major land use 
decisions. 

Policy 20.C.1: Encourage proponents of development projects to meet with 
adjacent landowners and Mesa residents during the initial stages of 
project design.  

Policy 20.C.2: Encourage applicants to meet with surrounding landowners early in 
planning process, prior to submittal of application. 

Objective 20.D: Improve the public notice outreach to include all affected landowners.  
Means such as increasing the notice buffer distance, more durable and 
legible on-site poster, electronic communication, etc. should be considered.  

Policy 20.D.1: Scale notification distance based upon the impacts of the project.  
Impacts include degree of compatibility with the area, as well as 
size, density, and visual. Other impacts, such as traffic, noise, light, 
and odor generation, should also be considered.   

Policy 20.D.2: Promote dialog with Southern Ute Indian Tribe with respect to 
future development.  

Policy 20.D.3: Continue to utilize new forms of outreach such as social media and 
the County Planning newsletter.   

Policy 20.D.4: Add notice of newly submitted proposals to the County newsletter.  

Objective 20.E: Strengthen decision making transparency. 

Policy 20.E.1: Support transparency of Planning Commission decisions. 
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X.  DEFINITIONS 

Affordable Housing means housing for which households with an Area Median Income (AMI) of 
80% or lower, as determined by the Department of Housing and Urban Development (HUD), pay 
33% or less of their household gross monthly income on monthly housing costs.  

Agriculture means the production, keeping or maintenance for sale, lease or personal use, of plants 
and animals useful to people including, but not limited to: forages and sod crops; grains and seed 
crops; dairy animals and dairy products; poultry and poultry products; livestock, including beef 
cattle, sheep, swine, horses, ponies, mules or goats, or any mutations or hybrids thereof, including 
cattle, sheep, swine, horses, ponies, mules or goats, or any mutations or hybrids thereof, including 
the breeding and grazing of any or all such animals; bees and apiary products; fur animals; trees 
and forest products; fruits of all kinds and vegetables. 

Attainable Housing means housing for which households with an Area Median Income (AMI) 
between 80% - 125%, as determined by the Department of Housing and Urban Development 
(HUD), pay 33% or less of their household gross monthly income on monthly housing costs.  

Critical Lands means land containing unstable or potentially unstable slopes; floodplain/flash 
flood areas; expansive or evaporative soil areas and risk of subsidence or upheaval; slopes over 30 
percent; avalanche; landslides, rock falls, mudflows, ground subsidence; seismic effects; 
liquefaction areas; identified wildlife migration corridors and habitats; historical/archaeological 
lands; and wildfire areas. 
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Development means the division of a parcel of land into two or more lots; the construction, 
reconstruction, conversion, structural alteration, relocation or enlargement of any structure or use; 
any mining, excavation, and landfill or land disturbance; any new use or extension of the use; the 
extension or alteration of the scope of an existing use.  

Economic Growth means an increase in a geographic area's economic output, as measured by 
comparing year over year indicators. 

Growth means the process of increasing in amount, value or importance. 

Open Space means any land or area the preservation of which in its present use would serve a 
variety of purposes, including, but not limited to, the preservation of wild plant and animal habitat; 
protection of streams or water supply; to offset clustered development; buffering of noise, dust, 
and lighting glare between adjacent land uses; providing land for recreational uses; avoidance of 
hazards; and the mitigation of impacts to scenic resources. Depending upon the ownership or 
dedications upon these open spaces, they may be accessible to the public at large or held by private 
landowners. 

Population Growth means the increase in the number of people that reside within a geographic 
area. 

Performance Based Zoning is an approach to land use planning based on performance standards 
that regulate the intensity of land use to mitigate adverse impacts on abutting and nearby properties.  
Performance standards assure conformance within acceptable limitations and are typically applied 
in two categories: regulating the site (i.e. lot size, setbacks, height, parking, infrastructure, etc.) 
and regulating the activity, including the intensity or outputs of the use (i.e. noise, glare, odor, 
traffic, water use, hazardous materials, etc.). 

Rural Lands means not urban.  Generally characterized by sparsely developed areas where the land 
is primarily used for farming, resource extraction, low-density residential uses or open space uses. 

Scenic Corridor means the area within view from a defined publicly accessible travel route. 

Senior Housing means housing located, designed and priced for persons 55 years or older.  

Urban means of, relating to, characteristic of a city.  Urban areas are generally characterized by 
moderate and higher density residential development, commercial development and industrial 
development, as well as the availability of public services required for that development, such as 
central water or sewer. 

Urban Growth Boundary means an area surrounding existing municipalities or unincorporated 
settlements that is delineated and regulated by one or more local governments within which urban 
development is encouraged and outside of which urban development is discouraged or limited. 
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View Shed means the area within view from a specific publicly accessible observation point. 

 

                                                



UV213

UV318
UV310

UV223UV210

UV307

UV309A

UV222

UV502

UV207

UV311

UV510

UV138

UV308

UV141

UV302

UV240

UV234

UV514

UV208

UV228

UV513

UV212

UV250

UV314

UV214

UV211

UV237

UV225

UV142

UV300

UV215

UV230

UV125

UV216

UV305

UV218

UV235

UV511
UV304

UV301

UV515

UV512

UV204

UV303

UV221

UV313

UV309

UV249

UV227

UV236

UV220

UV306

UV503

UV239

UV225A

UV312

UV233

UV229

UV338

UV206

UV232

UV219

UV217

UV337

UV205 UV240AUV203

UV227B

UV251

UV302

UV225

UV228

UV214

UV301
UV303

UV228")3

£¤160

£¤550

£¤160 £¤160
Durango

Sheet No.

Drawn By: Planning

Checked by: Planning

Date: 10-25-2019
1 of 1

0 1 20.5
Miles

Land Use Classifications
¯COUNTY

STATE
US

Ag/Rural Residential
Industrial
Large Lot Residential

Local Commercial
Mixed Use
Office/Light Industrial

Public and Community Facility
Small Lot Residential
Suburban Density Residential
Tribal

Public Lands
City LimitsFlorida Mesa District


	ADP917F.tmp
	I. Purpose of District Plan
	II. Overall Guiding Principles
	III.  Overview of District
	IV. POPULATION
	V. Key Issues
	VI. Land Use Classifications8F
	VII. Growth Hubs
	VIII. Goals, Objectives, and Policies
	IX.  ENDNOTES AND REFERENCES
	X.  DEFINITIONS

	ADP230B.tmp
	I. Purpose of District Plan
	II. Overall Guiding Principles
	III.  Overview of District
	IV. POPULATION
	V. Key Issues
	VI. Land Use Classifications8F
	VII. Growth Hubs
	VIII. Goals, Objectives, and Policies
	IX.  ENDNOTES AND REFERENCES
	X.  DEFINITIONS




