
Land Use Recommendations 

Specific land use recommendations are shown on the Land Use Map. Some areas have 
additional policies that apply. Those policies are listed below.  

Open Space 
Designated open space should be preserved, and increased, where possible. Proposals to 
rezone open space should be evaluated against the criteria for rezoning open space in the 
Zoning Resolution and the recommendations in the Comprehensive Master Plan.  

Residential Uses 
The recommendations in this section are intended to accommodate future housing needs in a 
way that is compatible with the unique resources of the Central Mountains area.  When 
development is proposed, the characteristics of the site are identified and development impacts 
are evaluated.  It is during the development review process that wildlife habitat and visually 
sensitive areas are identified, the capacity of the roads to carry additional traffic is determined, 
the water and sanitation service is verified, and the availability of essential services identified.   

General Policies   

1. Provide for housing opportunities consistent with the unique resources and constraints of the 
Central Mountains area.  Density recommendations are based on slope, wildfire hazard, wildlife 
habitat, compatibility and water availability.  

2. Use the natural terrain to create a high level of privacy for existing and future residents.   

3. New residential development should complement the character of the community, comply 
with the recommendations in other sections of this Plan, and comply with the applicable criteria 
in the Mountain Site Design Criteria section.   

4. No transfer of density should be allowed from areas inside the Geologic Hazard Overlay 
Zone District.   

5. In Federal Emergency Management Agency (FEMA) and County designated floodplain 
hazard areas, no credit for the transfer of density should be given. Development within the 
floodplain should only be allowed when the development is meeting the Floodplain 
Development Regulations.   

Note: Policies 4 and 5 are based on the premise that the Geologic Hazard Overlay Zone and the 
Floodplain Overlay Zone District maps adopted by the County currently restrict development 
and therefore it is not reasonable to give a development transfer credit.  

6. Housing densities shown in this Plan should not be construed as guarantees of the number 
of residential units which may be built upon a site.  The actual number of units is determined by 
applying the recommendations in this Plan and by the degree of compliance with policies in this 
plan.  

Specific Land Use Recommendations  
Reference the Land Use Map at the end of this Plan for the specific land use recommendations 
for each parcel. 



Use Area S: Area of Stability 

These areas have already been subdivided, in many cases under previous regulations that 
allowed for lot sizes smaller than what would currently be allowed. Any new development or 
redevelopment in these areas should be consistent with the character, scale, uses and 
typical lot sizes of the properties in the general vicinity of the proposed development. 

Use Area SI: 

The same recommendations as Area S apply, with the additional recommendation that if 
these properties wish to further develop, they should seek annexation into the adjacent 
municipality. 

   

Development on large lots in steep terrain (Use Areas A, B, C, D, E, G, R): 

These Use Areas consist of large lots of mostly undeveloped lands.  The topography in these 
areas range from slightly sloping to extreme slopes of greater than 40%.  As such, no single 
density is appropriate for the entire area.  In order to determine the maximum number of 
residential units for new developments, the entire property to be developed should be 
analyzed for slope, and the number of units determined as follows: 

For the portion of the site that is 40% slope or greater, 1 dwelling unit (du) per 20 acres.  
For slopes between 30% and 40%, 1 du per 15 acres.  For slopes between 20% and 30%, 
1 du per 10 acres. For slopes less than 20%, 1 du per 5 acres.  

Percent Slope Dwelling Unit Credit 

40% and greater 1 du per 20 Acres 

30% - 39.99% 1 du per 15 Acres 

20% - 29.99% 1 du per 10 Acres 

Less than 20% 1 du per 5 Acres 

 

All dwelling units and improvements should be transferred from the steeper slopes to the 
areas of less than 30% slopes.  The overall number of units should not exceed those 
derived from the table, however the lot sizes may be reduced to no less than 5 acres, to 
allow for clustering and sensitive siting of building sites.   

Below is an example of a development on 100 acres.  

Percent Slope Acres at that slope Number of Units Allowed 

40% and greater 20 acres 1 

30% - 39.99% 15 acres 1 

20% - 29.99% 30 acres 3 

Less than 20% 35 acres 7 

TOTAL: 100 acres 12 

 



Use Area A: 

New Developments in this area should work with the Genesee Fire Protection District and 
the Genesee Foundation to provide an emergency egress from Genesee to Grapevine Road.  
A density bonus should be given if an emergency egress is granted. 

Use Area B: 

New Development in the area should avoid those areas that are highly visible from I-70, as 
shown on the Viewshed Maps. 

Use Area C & D: 

New Developments in this area should work with the Genesee Fire Protection District and 
the Genesee Foundation to provide fuel breaks for wildfire purposes.  If such fuel breaks 
(including a Forest Management Plan to maintain the fuel break) can be achieved, a density 
bonus should be given.  Also, dry hydrants should be extended into this area as 
development occurs to assist in structure fire and wildfire fighting purposes. 

Use Area E: 

New Developments in this area should work with the Genesee Fire Protection District and 
the Genesee Foundation to provide fuel breaks for wildfire purposes. 

Use Area F: 

1 du per 10 acres.  No change in entitlements that increases in the number of dwelling units 
that take access from Rainbow Hill Road should be allowed until an emergency 
access/egress can be developed, without the consent of the Foothills Fire Protection District. 

Use Area G: 

This area is currently used as a Community Use (the Mother Cabrini Shrine), if this use 
changes, this area should follow the recommendations in Use Area B. 

Use Area H: 

1 du per 10 acres.  New Development in the area should avoid steep slopes of over 30%, as 
well as those areas that are highly visible from I-70, as shown on the Viewshed Maps.  

Use Area J: 

1 du per 5 acres for development not served by public water.  1 du per acre for 
development served by public water.  New development should preserve the meadow as 
much as is practicable, by pushing the building sites to the edges of the meadow, and away 
from the highly visible portions of the site. 

Use Area K: 

1 du per 10 acres, careful placement of building sites is needed to minimize visual impacts 
to the I-70 viewshed. 

Use Area L: 

1 du per 5 acres. 

Use Area M: 

1 du per 5 acres, careful placement of building sites is needed to minimize visual impacts to 
the I-70 viewshed.   



Use Area N: 

This area is owned by the Colorado School of Mines.  The portion north of US Hwy 6 should 
remain Community Use. The portion south of US Hwy 6 should remain open, as it is 
provides a link to Jefferson County Open Space, as well as being in the Front Range 
Mountain Backdrop.  If this area develops, it should annex into the City of Golden. 

Use Area P: 

1 du per 35 acres.  This area is in the Front Range Mountain Backdrop, and is not suitable 
for increased density. 

Use Area R: 

See “Development on large lots in steep terrain” section for density recommendations. 

Use Area U: 

1 du per 5 acres for development not served by public water.  1 du per acre for 
development served by public water.   

Use Area W: 

These properties appear to be partially in the Town of Morrison.  Future development of 
these properties should be done in coordination with Morrison, including the possibility of 
annexation. 

Use Area CP: 

New Development should follow the policies of Use Area S. 

Cody Park is a subdivision that was created before the County had regulations for the 
subdivision of land.  As such, each parcel is typically a conglomeration of many tiny platted 
lots.  In order to better provide for predictability of future land use, and to reduce the 
number of legal-non conforming structures, the owners of land in Cody Park should work 
together to rezone this area into a planned development that follows the existing 
development and ownership patterns.  The Cody Park area should also be re-platted. 

Cody Park is served by a cul-de-sac.  An emergency access/egress route has been 
developed, but should be more clearly marked.  The local community and the fire district 
should inform new residents of the location and use of the emergency access/egress route. 

Use Area MVCC: 

New Development should follow the policies of Use Area S. 

The Mount Vernon Country Club is a subdivision that was created before the County had 
regulations for the subdivision of land.  As such, each parcel is typically a conglomeration of 
many tiny platted lots.  Also, the Mount Vernon County Club is served by a Metropolitan 
District and Home Owner’s Association that strictly controls development within their 
borders.  In many cases, the uses allowed by the zoning are not allowed by the 
district/HOA.  In order to better provide for predictability of future land use, and to reduce 
the number of legal-non conforming structures, this land should be rezoned to follow the 
Master Plan of the District and HOA.  The area should also be re-platted. 

 



Mixed Use and Non-Residential Uses 
The amount and location of retail stores, office buildings, restaurants, commercial services, and 
light industrial operations help determine the character of the community. Proper planning is 
necessary to maintain the balance of these uses with residential development and maintain the 
mountain rural community and its natural setting.  Access to goods and services in Golden and 
Evergreen reduces the demand for extensive commercial and light industrial activity in the area.   

General Policies 

1. Accommodate retail, office and light industrial land uses which: 

a. demonstrate compatibility with the surrounding land uses in terms of visual appearance, 
traffic generation, water and sewer requirements, noise and air quality impacts; 

b. are scaled to support the convenience needs of local residents; and  

c. provide limited employment opportunities.   

2. Generally, these uses should be located within one of the designated commercial areas to 
avoid strip development, concentrate employment and traffic, provide convenience, and to 
avoid proliferation of commercial development outside of designated centers.   

3. The Activity Center’s retail shops should serve the daily needs of residents and tourists.   

4.  Outside Commercial Centers, non-residential uses should follow the criteria in the “Other 
Potential Uses in Designated Residential Areas” in the Development Review Section.  

 

Genesee Activity Center: 

This Activity Center is fully zoned and platted.  This activity center should remain focused on 
office uses, with a subordinate amount of retail and service uses.  Any redevelopment in the 
center should require that potentially negative visual impacts are mitigated. 

Isolated Existing Commercial Centers: 

The commercial centers are intended to minimize the pressure for strip development along the 
roads. By designating areas where commercial development should occur, sprawl of commercial 
development will be minimized.  These centers should provide convenient access to goods and 
services needed by local residents and should be sited and designed to be compatible with the 
surrounding area.   

These centers should offer benefits to residents by providing services within the area. This 
could lead to a reduction in miles driven and would contribute to better air quality in the 
mountains and the metropolitan region, and lower transportation costs.  The centers are not 
intended to provide major employment opportunities or duplicate the diversity of goods and 
services found in the metropolitan commercial areas. 
 

Towers: 

Any new broadcast towers on Lookout Mountain should result in a visual improvement of the 
mountain by consolidated existing towers.  Notwithstanding the Federal Act, new high-powered 



towers on Lookout Mountain should not be approved unless all of the following conditions are 
met: 

1. RF exposure levels on Lookout Mountain are reduced as a result of the new tower. 
2. The new tower is not marked by white strobe lights in the daytime. 
3. A condition of the approval includes a RF level monitoring program that includes input 

from the local residents. 
4. Such RF monitoring program shall last in perpetuity. 
5. The new tower should have a face area of no more than ½ of that of existing towers to 

be consolidated on the proposed tower.  The existing tower face area must come from 
towers on Lookout Mountain. 
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