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Section I   

INTRODUCTION  
 
 
A.  Background 
The Mead Comprehensive Plan (MCP) outlines a vision for how the community should develop 
based on current and projected conditions.  It provides a statement of policy for land use and 
growth management decisions, as well as the provision of services to the Townôs citizens.  This 
2009 MCP is the culmination of efforts by the Town to re-examine issues related to changes in 
the community and surrounding area, as well as circumstances that affect the Town, which have 
occurred since the adoption of the Townôs previous comprehensive plan in 2004. 
 
According to State of Colorado Revised Statutes, a comprehensive or master plan is only an 
advisory document (C.R.S. 31-23-206-(3)).  The comprehensive plan thus should provide the 
rationale which supports municipal ordinances, and be used in conjunction with such 
ordinances.  Courts increasingly look to a communityôs comprehensive plan to evaluate the 
relative merits and validity of associated regulations, such as annexation review processes, 
zoning and subdivision codes, and impact fees.  With completion of this MCP, the Town should 
review and revise as appropriate existing regulations to ensure that the objectives outlined in 
the MCP can be implemented, and that consistency is maintained between these key planning 
and development documents. 
 
Accordingly, then, the MCP is a declaration of intent with policies, goals, and objectives or 
strategies.  It does not itself constitute a regulation.  The exercise of legislative discretion 
regarding specific land use decisions and specific properties is reserved for such proceedings 
as are authorized by state statutes governing annexations, zoning, subdivision, building, and 
other similar regulations.  All goals, objectives, and policies expressed herein are collectively the 
development policy and philosophy of the Town of Mead. 
 
Due to the unpredictable nature of future economic climates, market conditions, and 
development patterns, and because ideas, philosophy, population composition, technology, and 
other factors change over time, the MCP itself should be reviewed regularly, and confirmed or 
updated at least once every five years to reflect circumstances that exist at that time. 
 
The 2009 MCP covers all land within the Townôs corporate limits and its planning area, except 
for property that is already within the boundaries of other municipalities, or is subject to existing 
boundary agreements  This planning area will usually be referred to hereafter as the ñPlanning 
Influence Areaò (PIA).  This PIA is the Townôs legal right to influence development.  The Town 
also has the prerogative of adopting a PIA that is less than its legal rights, or waiving its 
influence if certain properties are beyond the limits of the anticipated or desired growth of the 
Town.  In some instances, it has done so in this MCP.  The Townôs planning ñjurisdictionò is not 
absolute.  The Townôs enforcement of its planning powers outside its boundaries, for example, 
extends only to the elements of a ñmajor street plan,ò and not to all aspects of development.  
This is what is commonly referred to as a 3-mile planning jurisdiction, which is somewhat of a 
misnomer.  Within its boundaries, and in the consideration of annexations, however, the Townôs 
planning powers and the policies and provisions of the MCP can be enforced.   
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The Highlandlake Church is on the National Register of Historic 
Places. 

B.  Historical Sketch of Mead 
The Town of Mead originated in the 1870s in the Highlandlake settlement at what is now the 
intersection of Weld County Roads 5 and 36. Highland Lake was created by damming North 
Creek at a large depressed area, and the resulting body of water still serves area agricultural 
interests as well as providing summer recreational activity.  In the early 1900s, the Great 
Western Sugar Company began constructing sugar processing plants in cities in northern 
Colorado, including Longmont, Loveland, and Greeley, concurrently with the rise of sugar beet  
cultivation.  Sugar beets were a crop that had been shown could be successfully grown in the 
area soils and climate.  To connect the plants, the company started up a railroad, known as the 
Great Western Railway.  The rail line between Longmont and Greeley ran a couple miles 
southeast of the Highlandlake area, close to what is now the intersection of Weld County Roads 
7 and 34. 
 
Paul Mead, a member of the founding family of Highlandlake, 
who owned land through which the railroad went, decided to 
create a town in order to take advantage of the economic 
opportunities this transportation link offered.  Consequently, in 
1906 the Town of Mead, named after the family of course, was 
laid out.  The plat was filed with Weld County on February 19, 
1906, and the town was formally incorporated on March 17, 
1908.  It originally consisted of 23 square blocks, of which one 
was designated as a Town Park.  The original ñpark blockò was 
later subdivided and the present ñpark blockò was purchased by 
the Town, honoring the original intention of Mr. Mead to provide 
a central park site.  Not all 23 original blocks have been 
completely built out.  The Town became a farm-to-market center 
as well as one of the sugar beet ñdumpsò (i.e. shipping points) in 
the area between Longmont and Johnstown.  A small downtown 
was built up, along with other peripheral buildings that included a bank, general store, post 
office, hotel, blacksmith shop, and tavern.  Two churches were begun, a Methodist congregation 
and a Catholic parish.  Some buildings from Highlandlake were moved to the new Town of 
Mead.  (The Highlandlake Church, incidentally, which was a member of the Congregational 
denomination, remained active until after the Great Depression.  The building survives today 
and is now on the National Register of Historic Places.  It was featured in the movie Die Hard II.) 

 
The Townôs population grew very slowly from 
1906 to 1970.  There were 114 people in Mead 
by the time of the 1910 Federal census, which 
had risen to only 195 people in the 1970 
census.  In the 1970s, however, the town saw 
its first major growth, when 49 lots were 
created in 1976 on the west side of town and 
new homes started to be constructed.  By the 
time of the 1980 census, the population had 
increased to 356.  By 1989, two new 
subdivisions had been annexed south of the 
original core of the town, and the 1990 census 

showed that the population had grown to 456.  
The historical population growth of the Town is 
given in Table I.   
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 Table 1:       
 HISTORICAL POPULATION AND HOUSEHOLD GROWTH, TOWN OF MEAD  
 Year Population Households  Year Population Households 

 1910 114 n/a  1970 195 64 

 1920 145 n/a  1980 356 137 

 1930 152 n/a  1990 456 151 

 1940 191 n/a  2000 2,017 663 

 1950 186 n/a  2004 (Est) 2,200 173 

 1960 192 n/a  2009 (Est) 3,560 1,165 

 Source:  US Census Bureau and Town of Mead 

 
Mead lies one mile west of Interstate 
25, just two miles north of State Route 
66, known as the gateway to Rocky 
Mountain National Park, and about 9 
miles from the center of Longmont.  It 
was inevitable with the general growth 
of the Front Range, induced by the 
easily accessible interstate for work 
commutes, its proximity to recreational 
activities in the mountains, as well as 
the growth of Longmont, that Mead 
would also begin to grow.  In the 
1990s, numerous subdivisions were 
annexed and constructed in the town 
to the north, east, and south of its 
original core, and by the time of the 
2000 census, Mead was now home to 
2,017 people.  During that decade, the 
town was known as one of the fastest-
growing municipalities in the State of 
Colorado. 
 
Mead is still largely a residential 
community, although it has a small 
commercial sector with industrial and 
business parks, including service 
stations, at I-25 and Highway 66, and 
some surviving businesses in its 
downtown.  Several subdivisions are 
under construction, and several others 
have been approved or are applying 
for approval.  The current estimated 
population in February 2009 is 
approximately 3,560. 
 
The Town is governed by a seven-
member Town Board, consisting of a 
Mayor and six Trustees, elected at-
large on a non-partisan basis with 
staggered four-year terms.  Day-to-

 Map 1: 

REGIONAL LOCATION 
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day operations are handled by seven full-time and several part-time or seasonal employees, 
including a Town Manager, Town Clerk, and Public Works Department personnel.  Numerous 
citizen volunteers also assist the Town in providing services. 
 
The Townôs motto is ñA Little Town with a Big Future.ò 
 
C.  The Planning Process in Mead 
The Planning Commission is charged with the review of development proposals, planning 
documents, development regulations, and similar tasks.  It is a recommending body and reports 
its findings and recommendations to the Town Board, which has the authority to make final 
decisions for the Town.  The commission is established according to State statutes.  The 
Planning Commission was the review body for the 2009 MCP. 
 
The Town of Mead adopted its first comprehensive plan in 1981, which was very brief and 
included only the area immediately surrounding the original town boundaries of 1906.  It 
adopted its second comprehensive plan in 1991, which was more expansive.  The 1991 plan 
was superseded by a third comprehensive plan adopted in 1997.  That plan was adopted after 
considerable public input following a series of annexations in the early 1990s that led to the 
construction of several subdivisions in the mid-1990s.  It also followed a successful citizensô 
initiative in 1995 that required all subsequent annexation proposals to be subject to an election 
for approval by the citizens before a property could be annexed.  The fourth comprehensive 
plan was adopted because of changes in the development climate in the Mead, including 
continuing growth pressure in the area, additional annexation and subdivision proposals and 
approvals, new transportation studies, identification of economic development opportunities, 
and a variety of other planning and social factors.  The fifth plan is the current plan, adopted in 
2009.  This plan was adopted in concert with a new Land Use Code reflective of a more 
Euclidean approach to zoning and development.  Certain portions of text from the 1997 and 
2004 plans have been carried over to the 2009 plan, although in somewhat modified form. 
 
Municipalities engage in the process of adopting comprehensive plans not only because they 
are statutorily required, but because they are useful exercises in self-evaluation and self-
understanding of how to guide the communityôs growth for the betterment of all its citizens ï 
residents and businesses alike.  There are many possible ways to go about the process of 
writing or updating a comprehensive plan, so that the municipality can visualize its future and be 
an active and pro-active participant in shaping that future for the benefit of its citizens, rather 
than just reacting to change.  The planning process enables communities to map out their future 
and then to adopt regulations to ensure that such a future, or an even better one, comes to 
fruition.  A well-prepared plan shows that the community has thought out its direction and has 
put that direction on paper for all to see, in order to create a well-planned community.  
Conversely, sometimes previous planning or land use decisions that later are perceived or 
judged to be mistakes must be taken into account in a new or updated plan in order to mitigate 
their negative effects, or to help prevent new planning mistakes from being made. 
 
There are four major goals of a comprehensive planning process ï predictability, balance, 
flexibility, and implementation, as discussed below.  It is the intent of the 2009 MCP to achieve 
each one of these goals. 
 
Predictability.  When a community puts its aspirations and plans for the future on paper, it 
creates predictability for itself, its citizens, and developers.  Predictability for the town comes 
about as a result of knowing or projecting in advance what types of land uses, services, and 
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utilities will be appropriate or expected to be provided to a new area it might consider for 
annexation.  Prospective new residents and businesses gain predictability and can purchase 
houses or property with some knowledge and assurance of what is planned to occur nearby, 
such as schools, parks, facilities, other developments, and so forth.  Developers have 
predictability in that they know what the town is looking for before they submit their development 
proposal.  Presumably, if their proposal is different than what the town is anticipating in that 
location, they have the burden of proving that their proposal is superior. 
 
Balance.  Rarely can a community prosper when it contains only one land use, or too much of a 
single type of use.  The typical concept of a community is that it is a diversified social and 
economic area where people can live, work, shop, enjoy recreation, and have access to 
essential services in one defined geographical location without having to travel to other areas.  
There is a complex relationship among the economic factors inherent in a community, and thus 
ultimately what its tax base is in relation to the cost of providing services that are needed.  A 
town may contain only residences, for example, and if it is located in a metropolitan area, is 
known as a suburban ñbedroom community.ò  However, because residential property has a high 
level of demand for services relative to the tax revenue it generates, such a town is likely to 
have very high property taxes.  Some communities can accept and afford this (and the residents 
thus make conscious decisions to travel elsewhere for shopping, service needs, and jobs, and 
to pay high property taxes), while others that do not have a large commercial tax base, but have 
not consciously avoided it, cannot generate enough revenue to pay for adequate public 
services.  Most municipalities therefore seek a diversified tax base by having diversified land 
uses in order to generate adequate revenue.  Otherwise, they simply do not provide many 
public services, or the level or quality of the services that are provided is minimal. 
 
The point is that the ideal is to strike a reasonable balance of land uses such that the town can 
support a full array of services, provided both by government and by the private sector, 
consistent with the needs and desires of its citizens.  This means having adequate commercial, 
retail, office, industrial, public, and quasi-public uses in addition to residential uses, such that the 
town can be economically self-supporting and self-sustaining. 
 
There is no magic formula for creating a land use balance.  In fact, it is likely different for every 
community, based on each communityôs unique circumstances.  Most municipalities have 
approximately 75% of their land area in residential properties.  For some towns, a formula of 
50% residential, 25% retail, and 25% employment (i.e. offices, industrial, etc.) land uses will 
work.  Other towns may seek to have these sectors be in some other proportion.  Sometimes 
these proportions are driven by factors such as proximity to regional highways and commercial 
corridors, and are inevitable.  The idea of balance comes, then, in what the relative contribution 
of each of those sectors is to the community, rather than considering just land use percentages.  
Most retailers, service providers, and other commercial interests have formulas for a certain 
amount of population and disposable household income that must be present within a given 
distance or market area in order for their business to be supportable before they will make a 
location-siting decision.  A town that wants to have such services must have or be willing to 
permit enough residential density to be built to attract those businesses.  Employment 
opportunities are driven by many different factors, including the labor market, transportation 
access, educational levels and training opportunities, utility costs, overall tax burden, local 
amenities, the presence of other research facilities, suppliers, or support businesses, housing 
availability and prices for the workforce, and the like.  Sometimes a town can affect these 
factors, and thus influence a location-siting decision by a business, but often only slightly.  It is 
clear, however, that if a community wants to have local jobs as well, it must be aware of all 
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these dynamics and the need for balance in order to be able to make good planning and land 
use decisions. 
 
Flexibility.  No plan that has ever been drafted has been carried out to the last word.  In addition, 
no plan has ever been drafted that encompasses every situation that arises, addresses every 
aspect of development proposals, or provides all the answers for decisions that have to be 
made.  The planning process is meant to produce documents that GUIDE decision-making, not 
dictate it.  What was a good idea several years ago and put into a plan may now not be 
workable or appropriate.  Furthermore, there is no such thing as perfect site plans -- otherwise 
all property would already be developed.  Inevitably, approval of development involves some 
form of compromise.  Accordingly, a plan cannot be absolutely rigid in its application and 
interpretation.  A comprehensive plan must also be amendable to accommodate new ideas and 
circumstances, and thus be maintained in a constant state of currency. 
 
Implementation.  A comprehensive plan is only effective if it is implemented.  Typical means of 
implementing a comprehensive plan are annexation regulations, zoning codes, subdivision 
codes, impact fees, capital improvements programs, and other regulatory tools, as well as 
boundary agreements or other types of intergovernmental agreements.  These documents are 
more detailed in their specific topical area than the Comprehensive Plan, and most are 
specifically intended to be regulatory, i.e. to set requirements, rather than just to guide decision-
making.   
 
The text of this MCP in its entirety is therefore deemed to satisfy the statutory requirements for 
the purposes of a master or comprehensive plan as outlined in C.R.S. 31-23-207. 
 
D. 2008 Community Survey 
In September of 2008, the town residents and the influence area residents were invited to 
participate in a non-statistical community survey to query vision and goals for the Town of 
Mead.  The results of the survey assisted in shaping the 2009 Comprehensive Plan.  Over 2100 
households located in the planning influence area were invited to provide input.  Of the 218 
responses received, 171 were current residents of the Town, 45 were residents located in the 
county and 2 could not be determined.  
 
When asked what respondents thought the Town of Mead should look like in 20 years, the 
responses were clear.  Out of 18 possible responses, the top five overall were: 
 

1. A safe community (65% ) 
2. A family oriented community (56%) 
3. A rural community (48%) 
4. A community of predominately single-family dwellings, limited number of apartments, 

condos, townhomes (48%) 
5. Having a reinvigorated old town area rich in character and heritage (44%) 

 
When factoring only the Town residentsô responses to the question, the top five remained the 
same, however, the desire for a rural community dropped from third place to fifth.  The strong 
desires of the residents of the county to remain rural impacted the overall response to this 
question. 
 
Having a strong employment center was not a desirable attribute, receiving only 11% of total 
responses, nor was having many large community parks or sports fields (13%).  Housing 
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options for all stages in life (young apartment dwellers, young marriedôs condos and 
townhomes, attainably-priced family homes, higher-priced homes, maintenance-free living for 
empty nesters, senior citizen homes for elderly with care needs) received only 15% of 
responses and public transportation availability was desired by 16%.  The town residentôs 
responses did not differ significantly from the total regarding these options. 
 
When asked where retail stores and activities should be located, 62% desired community 
business be located in Old Town along Main Street.  59% desired regional retail centers to be 
focused along the I-25 corridor.  57% desire unique shops in Old Town along Main Street that 
will garner regional interest.  It was clear in the responses that regional commercial activities 
were not desirable in locations other than adjacent to I-25.   
 
Given the responses to the question regarding retail activity, the Town will need to determine 
what focus or mix should be targeted for the Old Town area.  Unique shops may not always 
cater to community needs, and vice versus, thus further analysis may be required prior to 
embarking upon future economic development activities. 
 
The survey questions and graphs and charts illustrating the results can be found in Appendix A. 
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Section II   
POLICY FRAMEWORK 
 
A.  Community Design Principles 
Introduction.  The traditional concept of ñcommunityò is that it focuses on the people who choose 
to live there.  A community is a place that people can relate to; however they may describe that 
relationship.  Many factors, however, can determine or influence community identity.  A current 
fashionable saying is that people seek a strong ñsense of place.ò  This can refer only to the 
physical appearance of a town or city, which is an obvious form of identity and somewhat easy 
to describe, or it can also refer to a bundling of services and qualitative features such as 
character, reputation, traditions, attitudes, location, and other attributes, which is another form of 
identity and somewhat difficult to describe.  Some of the elements of a ñsense of placeò can be 
identified by a variety of community design principles. 
 
Typically, residential neighborhoods of all types make up the primary land use of most 
communities.  In addition, the majority of types of housing in most municipalities are single-
family detached dwelling units.  Following the saying that ña manôs home is his castle,ò 
especially because it is usually the largest single financial investment a person has, many 
people may identify themselves as much by the neighborhood they live in as they do by the 
community they live in.  Accordingly, they are generally very protective of what they see as the 
safety, aesthetics, amenities, and property value issues of that neighborhood.  In order to 
accomplish and safeguard peopleôs goals for where they live, community design principles are 
needed which take into account the different characteristics of various types of land uses.  This 
section is intended to identify basic community design principles that have been proven to be 
the result of tried-and-tested-true principles of land use planning in general, along with those 
that are or may be more specific to circumstances in Colorado and in Mead. 
 
Residential Uses.  The primary function of residential land uses is to provide 24-hour dwelling 
places for individuals and families.  Children remain the primary concern of families.  Planners 
must keep in mind the effects that children have on neighborhood issues and how this drives 
what families with children think about services and amenities that are the most impacted by 
children, which are schools and parks.  On the other hand, planners must also keep in mind the 
housing and service needs and desires of individuals and families without children, because 
they are also valid. 
 
As children grow and ultimately start to go to school, the ideal planned residential neighborhood 
takes their needs into account.  An ideal planned residential neighborhood will have a centrally 
located elementary school and a centrally located park.  A combination of a school and park is 
usually even better, as it can provide the advantages of equal centrality, joint or coordinated 
operational flexibility, increased efficiency of use for total tax dollars spent on providing and 
maintaining such facilities, and the ability to have adjacent indoor and outdoor recreational 
facilities (since most schools have gymnasiums), all in proximity to a maximum number of 
homes.  The standards for sizes of park and school sites are discussed in other sections of this 
MCP.  Of course, it is usually not possible for a developer to assemble a sufficiently large parcel 
such that each subdivision can have its own elementary school, nor would the Town necessarily 
find that to be an advantageous way of reviewing development proposals or meeting the desired 
character of the community.  Since schools are operated by separate units of government and 
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not by municipalities, it is essential that all development reviews be conducted in coordination 
with school district review and input relative to school siting needs. 
 
Conventional subdivision design focuses on single-family detached dwelling units, because, as 
noted earlier, they are typically the predominant form of housing product in a community, and 
because proportionately more children are generated from such dwellings than any other type of 
housing product (contrary to popular belief).  This subsection thus recognizes that other types of 
housing products have their own unique issues in site planning and design. 
 
Commercial Uses.  The viability of commercial uses (meaning here, primarily retail uses) 
depends on several things, including location, access, visibility, traffic counts, and, as noted 
earlier, adequate population with sufficient disposable income within a certain distance of the 
businessesô location.  Accordingly, conventional planning wisdom seeks to place most 
commercial uses along arterial roads, where residential populations can get relatively quick and 
easy access to them, but where residential neighborhoods are not directly impacted by them.  
Traffic that is specifically bound for a commercial destination should not go through residential 
neighborhoods.  Major arterial roads should generally have commercial uses lining both sides of 
the road, while commercial uses on minor arterial roads are generally intersection ally-located, 
usually at the corner of two minor arterials, or at the corner of an arterial and a collector street. 
 
Conventional planning wisdom also provides that every so often, small neighborhood-scale 
commercial uses should be provided at the intersection of collector streets, so that residents do 
not have to travel relatively longer distances to get to community-scale or regional-scale 
businesses to obtain items or services of everyday living, also called ñconvenience goods [or 
services],ò like a gallon of milk, small household supplies, dry cleaning, a newspaper, and the 
like.  In Mead, particularly on the west side of Interstate 25, this community design principle 
comes into conflict with another principle -- the need for a viable downtown district (since Mead 
has and desires such a business district, something that does not exist in every community).  
The provision of neighborhood shopping centers should not be in close proximity to the 
downtown, since they would compete for similar small-scale retailers and service providers. 
 
The recent rise of neo-traditional (also called ñnew urbanismò) development projects, which seek 
to re-establish the ñhometownò or ñMain Streetò look and feel of communities that existed before 
the rise of Euclidean zoning in the 1920s, ideally calls for centrally located neighborhood 
commercial uses inside such developments, sometimes in addition to ñlive/workò dwelling units 
as well.  These uses would be accessible by pedestrians and generally able to be economically 
supported by the population of the neighborhood.  However, it is not essential for neo-traditional 
projects to have a commercial core.  This is mentioned here in order to recognize the possibility 
of its occurrence. 
 
Industrial Uses.  The ideal planned community will provide for an employment base (i.e. more 
than the employment which occurs in retail establishments) in order to ultimately enable its 
residents to work within the community.  Industrial uses tend to locate near good access to 
major transportation routes, such as state highways or interstates and rail lines.  Each use itself 
does not need frontage on or access to such routes, but needs nearby adjacency.  This has 
given rise to the practice of clustering such uses in ñindustrial parks.ò  ñIndustrialò no longer only 
means ñmanufacturing,ò but a range of activities from distribution (warehousing) to product 
assembly, research and testing, and so forth.   In addition, major employment businesses are of 
course located in office buildings, which have access requirements similar to industrial uses.  
Such uses are often clustered in what are called ñoffice parksò or ñbusiness parks.ò  All such 
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parks are the most desirable when they are planned environments.  Since Mead is located in a 
position that straddles Interstate 25 and State Highway 66, and has a rail line running through 
the middle of the community, it is positioned to plan for these types of uses as well, but they 
need to be in appropriate locations. 
 
Public and Quasi-Public Uses.  The term ñpublic usesò refers to services provided by the 
municipality and other units of government, such as parks, schools, fire stations, libraries, post 
offices, and so forth.  The term ñpublic utilitiesò refers to commodities or services generally 
provided by the private for-profit sector but regulated by government, such as natural gas, 
electricity, and telephone, but also to the traditional government services of water, sewer, and 
storm drainage.  The term ñquasi-public usesò refers to other services that have some form of 
public benefit, interest, or impact, as opposed to a purely commercial basis.  They may be 
provided by the private sector, either as a for-profit or a non-profit organization, sometimes 
regulated by government, or sometimes provided by government.  Speaking in terms of 
community services, then, uses such as hospitals and other similar institutions, golf courses 
(which can also be considered a form of open space), refuse and recycling, and museums could 
fit into this category.  Not all communities will have a complete range of quasi-public uses. 
 
Most public uses should be located central to the area that they serve.  A neighborhood park is 
a good example.  A Town Hall, since there is only one such facility in a municipality, should be 
located centrally to the Townôs ultimate planned boundaries if possible.  Fire stations, on the 
other hand, should be geographically distributed so as to provide relatively equal coverage to all 
portions of the community.  Public uses, however, also can have civic symbolism that may 
dictate location decisions that otherwise meet other criteria, such as a Town Hall, a library, or a 
post office anchoring a downtown district.  Each type of public use has a different type of 
location criteria, as some may belong in or be suitable for residential neighborhoods, and others 
may not.  Certain public utility facilities, such as wastewater treatment plants and storm water 
management basins, have specific operational and topographical siting constraints (i.e. a sewer 
treatment plant must be adjacent to a watercourse for discharge of its effluent).  Quasi-public 
uses are activity generators that have community-wide origins, and thus should not be planned 
in the interior of residential neighborhoods.  They should have adjacency and access to minor 
arterials, or to major collector streets adjacent to arterial intersections.  Middle and high schools, 
which have multi-neighborhood origins, should be subject to the same considerations.   
 
B.  Community Goals 
The comprehensive planning process is based on a continuum of collective decision-making 
that begins with the goals and values of a community. 
 
The philosophy, values and goals of the Town of Mead may be identified through several 
different categories:  community character, community facilities and services, environment and 
natural resources, transportation, land use, housing, and economic issues.  Based upon the 
2008 Survey results and discussions with the various Town Boards and Commissions, the 
following goals have been established:  
 
A. Growth Management  

1. Development within or around Old Town will preserve and enhance the small town 
qualities and characteristics of the Town. 

2. If the desire of the landowner in rural and agricultural areas is to protect and preserve 
their land, provide opportunities to assist them in that effort.  Transitions between more 
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intensive, potentially incompatible agricultural uses and urban uses should be 
encouraged. 

 

3. Development should pay its own way with regard to infrastructure and public facilities.   
4. Formulate intergovernmental agreements with Weld County, adjacent municipalities and 

overlapping special districts to provide for managed growth. 
5. Growth should ensure the Townôs current and future fiscal and economic health is 

safeguarded. 
 

B. Land Use 
1. Old Town will serve as the focal point for the community.  The Town will endeavor to 

create a downtown development plan, establish a boundary for the area and establish 
policies to deal with the uses, design, financing and economic incentives for 
implementation of the plan. 

Map 2: 

TOWN and PLANNING INFLUENCE AREA BOUNDARIES 
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2. Establish Old Town as an area of mixed uses allowing for special commercial and civic 
uses with adequate parking and access for pedestrians and bicycles. 

3. Include mixed use, commercial, and industrial districts to provide services and jobs to 
both local and regional residents, and revenues to the Town. 

 
C. Community Image and Design   

1. New development and redevelopment in the Old Town will preserve and enhance the 
Townôs history, form and charm by providing design compatibility between new and older 
buildings and by emphasizing the unique character of the area. 

2. Streets and recreational trails must provide or accommodate appropriate connections to 
adjacent neighborhoods and areas.  A spine trail system to provide connectivity to all 
new development should be planned and implemented. 

3. Development that occurs along I-25, SH 66, CR7 and along Welker Avenue need to 
serve as a gateways with a high-quality image.  Key locations include I-25 and SH66, 
SH66 and CR1, SH66 and CR7, Welker and I-25, Welker and CR7, Welker and CR1 
and I-25 and CR38. 

4. Develop commercial and employment activities at the interchanges along I-25 to serve 
as regional draws. 

 
D. Economy  

1. Promote commercial/industrial development, properly located, to create an economically 
sustainable community. 

2. Support various organizations which encourage economic development within the Town. 
3. Old Town area will be targeted for enhancement of a unique, fiscally-successful, 

attractive, vibrant commercial area. 
 
E. Transportation 

1. Pursue funding sources and implement transportation and infrastructure improvements 
to support the future and anticipated needs of the Town residents, businesses and 
industry. 

2. Create a safe, efficient pedestrian and bicycle trail system. 
3. Consider the I-25 corridor and the existing railway system as potential opportunities to 

further regional transportation efforts for future area residents.  
4. Support the concept of North/South arterials.  As new development occurs along the 

desired alignments, the ROW to accommodate the arterials will be required to be 
transferred to public ownership. 

 
F. Community Facilities and Services  

1. Ensure government services, buildings and equipment needs grow with the Townôs 
expansion in order to provide a cost-effective, high-level of service to the citizens. 

2. Ensure new buildings are adequately sized to anticipate future growth and size of the 
community and its needs. 

3. Locate significant public facilities in such a way as to reinforce the vitality of ñOld Townò 
Mead. 

4. Public buildings should consider cost-effective green/sustainability efforts in their design 
and construction. 

5. Off-street bike and pedestrian trails, bike lanes along traveled roads, and sidewalks 
along streets should be provided throughout the community. 

6. Develop and maintain mechanisms to provide for maintenance of public infrastructure, 
buildings, equipment and land. 
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7. Work with safety service providers to offer the most cost-effective and highest-quality 
police and fire safety services. 

8. Work with other service providers such as schools and libraries to provide facilities to 
meet the needs of the residents. 

9. Develop a non-potable water system to support irrigation of public facility landscaping. 
 
G. Recreation and Open Space  

1. Provide a vision and implementation plan for a balanced and connected system of 
recreation facilities, parks and open space for all ages. 

2. Pursue the development of community recreation facilities to serve the needs of the 
community and to reinforce Old Town. 

3. Develop a comprehensive plan and implementation strategy to create a connected 
system of trails and greenways to provide opportunities for pedestrian, bicycle and 
equestrian recreation. 

4. Develop a cohesive way-finding system throughout the Town. 
5. Develop programs to obtain and maintain desired open space areas within the 

community. 
6. Work with other public and private agencies to provide for joint use community facilities 

to the maximum extent possible. 
 
H. Environment  

1. Preserve and complement natural characteristics of the area through the use of 
indigenous vegetation. 

2. Seek to protect natural habitats, ecosystems and wildlife by directing development away 
from sensitive areas such as wetlands, jurisdictional floodplains, riparian areas and 
wildlife habitat areas. 

3. Encourage various programs for recycling, reuse, water conservation, reduction in use of 
fossil fuels, and reduction of pollution to the air, water and land.  Also encourage the 
reduction of light and noise pollution related to new development within the community. 

 
I. Community Building 

1. Encourage and support community activities to bring together the residents of the 
community. 

2. Encourage residents to become active in the governance and well-being of the town. 
3. Provide on-going communication with Town Residents regarding activities and actions of 

the Town. 
 
J. Housing 

1. Ensure an appropriate mix of housing types and densities, in appropriate locations, so 
as to create a harmonious mix of land uses. 

2. Encourage development of various housing types, land-use mixes and housing densities 
to enhance safety and a sense of community. 

3. Strive to develop land use patterns which will enhance property values. 
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Highland Lake is a popular recreation destination 

 
 
Section III   
Environment and Natural Resources 
 
A.  Introduction 
One of the unique and appealing characteristics of the State of Colorado is its mountain ranges.  
The backdrop of the Rocky Mountains is a striking sight all along the Front Range, and thus 
home sites and commercial sites with mountain views are highly prized.  Besides their 
recreational value for skiing, climbing, and summer hiking, the mountains also contain many 
environmental assets. 
 
The mountains create a natural precipitation barrier which results in a relatively arid plain to the 
east of them.  Some people would consider this land a ñdesert,ò while others find a great deal of 
natural beauty to it on its own terms.  This arid ground has been rendered fertile through the 
development of irrigation, including extensive ditch networks, as well as water collection and 
distribution systems largely drawn from mountain snowmelt, such as the reservoirs and 
pipelines of the Colorado Big Thompson project.  Thus in the 20th century, much of the Front 
Range area has been transformed into agricultural production.  The increase in potable water 
availability has also induced substantial population growth.  Sometimes these two activities 
have come into conflict.  For example, increased population and job growth along the Interstate 
25 corridor, the relatively high cost of water, and the changing economics of farming and 
ranching, among other factors, have increased the rate of conversion of agricultural land into 
developed land, and thus increased the conflict between agricultural practices and municipal (as 
well as unincorporated) residential growth.  Many units of government, including Mead, have 
tried to help address this phenomenon by passage of ñright to farmò ordinances which seek to 
draw attention to incoming residents that agriculture was present before they arrived and has a 
right to exist even if some of its practices are disruptive to residential life. 
 
It has become appropriate, as people have become more environmentally conscious, for 
municipalities to develop a desire to protect and enhance natural resources through their land 
use regulations.  This section describes the types and characteristics of natural resources within 
Mead and its planning area, including lakes, wetlands, floodplains, streams, topography, soils, 
vegetation, and so forth.  Techniques and policies to maintain and enhance these resources are 
also discussed. 
 
B.  Lakes 
The origins of Mead relate directly to a lake.  
A low area watered by what is known as 
North Creek was dammed by the Mead 
family in the 1870s to create Highland Lake 
(also known as Highlandlake), which lies 
about two miles northwest of the current 
core of the town.  Other major lakes in the 
vicinity, some natural and some created by 
damming and being fed by irrigation ditches, 
include Mulligan Lake, Mulligan Reservoir, 
Lake Thomas, Union Reservoir, Sanborn 
Reservoir, and Foster Reservoir.  (Only 
major lakes are labeled on the maps of the 
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MCP.  Subdivision lakes or ponds, smaller water bodies such as the Mead Ponds, and water 
bodies that do not have a name are not generally specifically discussed, although they are 
depicted on maps to the best extent possible.)  Some lakes, such as the Barbour Ponds in St. 
Vrain State Park, were created by gravel mining in river bottoms.  Numerous examples of these 
types of lakes appear along the St. Vrain River. 
 
Lakes are owned or have usage rights in a variety of combinations -- usually the water itself is 
owned by a ditch company, water district, or municipality, but the recreational use rights may be 
owned by or leased to others. 
 
It is clear that lakes provide a significant asset to a community, especially in an arid area where 
natural basins and water bodies are not as frequently present as in other areas of the country.  
Their value can be in terms of economics, water storage, aesthetics, or recreational 
opportunities.  Some lakes are best suited for passive appreciation of open space, while others 
can support active pursuits such as fishing, swimming, and boating.  The Town must adopt 
strong policy and design standards to maintain water quality, wildlife habitat, aesthetic views, 
access, relationships to adjacent construction or subdivisions of any kind, and recreational 
safety of these lakes as development in the community progresses. 
 
Lakes may be considered as part of either parks or open space dedication required from 
development because they can be used for various levels of recreation, depending on the 
specific circumstance of the lake in question.  The determination of whether a lake is to be 
considered a fulfillment of the park or open space dedication shall remain with the Town. 
 
C.  Wetlands 
Wetlands have received a great deal of attention in recent decades.  They used to be 
considered ñswampsò that should be filled in.  Wetlands perform many valuable functions, 
including storm water management, groundwater recharge, and the provision of habitats for 
many types of flora and fauna.  Federal regulations have grown increasingly restrictive about 
wetlands preservation, which have affected local regulation of development.  A wetland usually 
lies along a water course, but it can be present in any low-lying area that retains water in some 
fashion.  A wetland is usually determined by a combination of certain vegetation and hydric soil 
types that are present, and have to be designated by people who are trained in soil science and 
botany. 
 
The Town should protect all identified wetlands during the review process of development 
proposals consistent with Federal and other regulations.  Developers should provide wetlands 
delineations as part of their development applications. Protection of wetlands should be done to 
the fullest practical extent to preserve their environmental benefits.  Preservation of wetlands 
also provides visual open spaces within developing areas of the community.  On occasion, low-
quality wetland areas that may have a detrimental effect on a development may be destroyed 
and replaced elsewhere on a formulaic (2 for 1) basis, but each such situation should be 
reviewed based on the circumstances at hand.  The Town should require a setback buffer from 
wetlands for all development.   
 
Because wetlands cannot be built upon, anyway, and usually cannot provide any kind of 
recreational value other than educational benefits through passive observation, they should not 
count towards a developmentôs required dedication of parks acreage.  They may be counted as 
open space acreage, as determined by the Town. 
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Map 3: 

FLOODPLAINS and RIPARIAN HABITATS ALONG WATER BODIES, 

DRAINAGEWAYS and DITICHES IN THE PLANNING INFLUENCE AREA 

 
D.  Floodplains 
Floodplains are those areas which may be subject to periodic inundation by water.  Areas within 
the 100 year floodplain, for example, are subject to a one percent or greater statistical chance of 
flooding in any given year. 
 
The most significant floodplain areas are located around local lakes, wetlands, and water 
courses, which may be dry gullies (except during rain events) or the bottoms of watersheds 
where a stream runs constantly or intermittently. 
 
All development proposals should be required to map floodplains for review by the Town.  
Development in these areas should be prohibited or severely restricted to the provision of non-
permanent structures such as benches and walkways only.  Uses should be limited to open 
space and passive recreation. 
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Because floodplains cannot be built upon, and usually cannot provide any kind of recreational 
value unless there is another significant environmental component associated with them, such 
as a lake, wetlands, or a stream (which should then be considered on the relative merits of 
those components), they should not count towards a developmentôs required dedication of parks 
acreage.  They may be counted as open space acreage as determined by the Town. 
 
E.  Watersheds, Streams, and Ditches 
Mead lies in two major watersheds.  The majority of the town lies in the St. Vrain River 
watershed, and a small portion to the north of the community lies in the Little Thompson River 
watershed (see map in Map Section).  Both watersheds travel in a general northwest to 
southeast direction from the Rocky Mountains, and join with the South Platte River northwest of 
Platteville.  Other smaller tributaries drain into these rivers, such as North Creek, which feeds 
into the St. Vrain River. 
 
The Town must carefully monitor development approvals to ensure that new subdivisions do not 
harm the watershed, particularly with regard to run-off from developed areas and the potentially 
harmful effects on water quality from soil erosion due to how storm water facilities are designed, 
surface pollution from things like lot and road drainage and lawn chemical use, and the like.  
The Town currently requires water quality basins for all new developments in order to clean 
storm water runoff before it enters a stream.  Since wastewater treatment plants are also 
located along drainage ways for technical reasons, they have specific regulatory and siting 
issues in order to address water quality concerns. 
 
Ditches are special types of water courses, because they are man-made and were created in 
the late 19th and early 20th centuries to support agriculture.  Most exist by prescriptive 
easement, and have their own characteristics as to management, water flows, property rights, 
and so forth.  Most are relatively small, but some, like the Highland Ditch, are extensive 
waterworks.  Generally, development must work around ditches in terms of subdivision design, 
bridge or street crossings, piping, preservation of the ditch riderôs access road, and so forth.  On 
occasion a ditch may be partially relocated in order to facilitate a better site plan.  Ditch 
companies must therefore be involved in the development review process. 
 
Because ditches cannot usually be removed, and cannot provide much, if any, kind of 
recreational value, they should not count towards a developmentôs required dedication of parks 
or open space acreage, unless trails can be established adjacent to the ditch.  An adjacent 
bicycle/pedestrian trail may count toward required parks or open space dedication, but only the 
width of the trail dedication and not the width of the ditch area itself.  All trees located along 
ditches should be preserved to the greatest extent possible, except for those that are 
unrecoverably diseased, severely damaged or dangerous, or designated as noxious or non-
native species that ultimately should be removed for ecological reasons, or for other sound 
forestry practices.  It should be recognized, however, that ditch companies may have a policy of 
tree removal or ditch lining as a water conservation measure.  Both practices would result in 
large trees being removed or dying from lack of water. 
 
F.  Topography and Soils 
Mead lies in an area with gently rolling topography, characterized by down slopes in the 
southern area to the St. Vrain River watershed, and down slopes in the northern area to the 
Little Thompson River watershed.  It enjoys, however, a long and large crested hill in the middle 
(witness the long upward grade from the Berthoud exit on I-25 to approximately WCR 40, a 
distance of approximately two miles, followed by a plateau of about six miles in length, from 
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Map 4: 

TOPOGRAPHIC CHARACTERISTICS IN THE PLANNING INFLUENCE AREA 

WCR 40 to WCR 28, before a downward grade of about a mile to the St. Vrain River).  This hill 
affords stunning view corridors to Longs Peak, which lies virtually directly west of Mead.  The  
 

 
center of the hill is wide enough that the middle section of Mead is relatively flat, and it is 
interrupted only occasionally by relatively small gullies for localized drainage. 
 
The Town is located within what is called the Colorado Piedmont section of the Great Plains 
physiographic province.  The Colorado Piedmont (French for ñfoothillsò) is a broad, erosional 
trench which separates the Southern Rocky Mountains from the High Plains.  Structurally, the 
Town lies along the western flank of the Denver Basin.  During the Late Mesozoic and early 
Cenozoic Periods, intense tectonic activity (continental plate movement) occurred, causing the 
uplifting of the Front Range and associated down warping of the Denver Basin to the east.  
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Relatively flat uplands and broad valleys resulted and characterize the present-day topography 
of the Colorado Piedmont in this area. 
 
Surficial geological conditions mapped in the Town consist of Eolian deposits of Pleistocene 
Age, which have been described as unconsolidated wind-deposited sands, silts, and clays.  
Bedrock mapped in the Town consists of the upper unit of Pierre Shale, ranging from 
approximately 2 to 17 feet below the ground surface. 
 
Due to the relatively flat or gently sloping nature of the Town, geologic hazards are low.  
Seismic activity in the area is anticipated to be low, and from a structural standpoint, the Town 
should be relatively stable. 
 
Relative to soils, mapping completed by the Colorado Geologic Survey indicates the Town is in 
an area of ñwindblown sand or silt.ò  This material has been described as having low swell 
potential, and may be subject to severe settlement or collapse when water is allowed to saturate 
the deposits.  Bedrock with high swell potential may be locally less than 10 feet below the 
ground surface.  In general, the siltstone/sandstone is judged to be non-expansive and the 
interbedded claystone/siltstone/sandstone typically exhibits low to moderate swell potential.  
The moderate plasticity claystone possesses moderate to very high swell potential when wetted.  
Swelling potential has occurred in the Town that has resulted in structural heaving of 
foundations, floor slabs, and roads.  Therefore the Town requires all development to prepare a 
geotechnical report addressing all aspects of the site soil conditions, and making 
recommendations for constructing proper roadways and structures. 
 
Regarding the potential for radioactive substances, it is normal in the Front Range to measure 
elevated accumulations of radon gas in poorly ventilated spaces (such as residential 
basements) that are in contact with soil or bedrock.  Radioactive nuclides are common in 
sedimentary bedrock underlying the Town and in soils derived from the parent bedrock.  
Because these sources exist or will exist, there is a potential for radon gas accumulation in 
poorly ventilated spaces.  The only reliable method to determine if a hazard exists is to perform 
radon testing in completed residential structures to determine the level of radon gas 
accumulation.  Typical radon mitigation methods can include sealing soil gas entry areas and by 
periodic ventilation of below-grade spaces.  Radon seldom accumulates to significant levels in 
above-grade living spaces. 
 
Development in this landscape should respect and show the underlying topography.  Land 
should not be regraded to such an extent that its relationship to the natural landscape and its 
surroundings is destroyed.  Preservation and restoration of landscape in its large forms helps 
ensure that development is balanced and consistent with the environment.  Individual 
topographic features relative to other natural features and resources, such as river bluffs, areas 
of steep slope, stream sides, and so forth should be reviewed for preservation as open space or 
passive or active recreation areas as development proposals are reviewed. 
 
G.  Tree Preservation 
Coloradoôs Front Range is not noted for having many wooded areas, or even many trees in 
general, due to its aridity and soil conditions.  Historically, this was prairie, and the predominant 
vegetation was grasses.  Most trees occurring in undeveloped areas lie along watersheds, 
including ditches, and are natural or were long ago planted by local settlers or farmers in 
specific situations. 
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Due to their scarcity, trees should be preserved to the greatest extent possible, except for those 
that are unrecoverably diseased, severely damaged or dangerous, designated as noxious or 
non-native species that ultimately should be removed for ecological reasons, or for other sound 
forestry practices.  Development plans should not introduce grading that would kill a tree by 
damage to its root systems, and should be designed to work around, not remove, trees. 
 
H.  Wildlife Studies 
Generally, development proposals should include a study of wildlife species present in the area, 
including animals and birds.  The need for a study should be appropriate to the circumstances.  
This information will be used to review if a development proposal is injurious to wildlife that the 
Town deems important to protect.  Of course, Federal regulations concerning endangered and 
threatened species protection must be followed as well. 
 
I.  Environmental Protection Techniques 
The Town can employ numerous techniques in its approval of development that makes 
development sensitive to the local environment and the natural resources of the area.  Many of 
them have been mentioned in the various subsections above.   
 
While many techniques are concerned with the larger view, the Town could also implement 
specific techniques, such as a landscaping code that deals with regulations for vegetation (trees 
and other plantings) on individual sites, particularly in non-residential developments.  
Commercial development should be as environmentally conscious as residential development.  
A method of promoting sensitive development is to permit ñclusterò subdivisions.  In a cluster 
development, individual homes are ñclusteredò on lots which are smaller than would normally be 
permitted for the zoning district or land use density designation of the parcel in question.  In 
other words, the developer is allowed to achieve the same number of lots that the permitted 
density would allow, but not to evenly distribute them throughout the parcel.  The surplus land is 
then utilized for common open space, generally located in areas which are characterized by 
already existing natural features, but may very well be developable land that is deliberately left 
undeveloped in order to achieve other goals, such as view corridors.  Therefore, the cluster 
approach allows developers to build the same number of units as under conventional 
development, but the homes are sited on smaller lots in order to preserve open space 
elsewhere on the parcel.  Such open space is permanent ï it is reserved via covenant or other 
regulations so that it cannot later be developed.  The open space may or may not be dedicated 
to the Town; it can be permanent private open space owned by a homeowners association for 
the benefit of the residents of the neighborhood who bought into this specific type of subdivision 
design.  Cluster developments also reduce the amount of public infrastructure, such as streets 
and sewer mains, that the community has to ultimately maintain as compared to the amount 
created under conventional development.   This type of development may be permitted on a 
case-by-case basis based on appropriate circumstances and locations.  It is sometimes also 
known as ñconservation subdivision design.ò 
 
J.  Minerals 
Minerals, here defined as oil and gas extraction by wells, sand and gravel deposits, and hard 
coal mining, have special rights in Colorado.  Underlying mineral ownership is often separate 
from ownership of the land.  Due to the nature of geology in Colorado, there is a great deal of 
minerals in the state.  The body of law that protects and regulates mineral rights in Colorado has 
thus grown to be extensive.  Substantial areas of this industry are exempt from local regulation, 
and are regulated only by state agencies. 
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Map 5: 

OIL and GAS WELLS IN THE MEAD PLANNING INFLUCE AREA 

Minerals may be considered a natural resource that has a commercial value, which is different 
from other types of natural resources discussed in subsections above, where a municipality has 
other considerations for them than mere commercial value.  These minerals are briefly 
described below by type.    
 

 
There is no indication of coal deposits under Mead, as such deposits tended to appear south of 
the St. Vrain River, although land owners have reserved coal mining rights when they have sold 
land.  Thus coal extraction has not been an issue in Mead. 
 
Sand and gravel mining has occurred along the St. Vrain River in the vicinity of Mead.  Some of 
this work is still active; some is inactive and is located on parcels designated for redevelopment; 
and some has been reclaimed, such as at the St. Vrain State Park (formerly Barbour Ponds 
State Park) on the west side of I-25 between SH 119 and the St. Vrain River.  Sand and gravel 
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may also be severed from the surface ownership of land, and its mining is regulated by the 
State of Colorado.  The Town would need to consider if it would want to create land use 
designations for such activity within its borders. 
 
In this comprehensive plan, then, discussion about mineral extraction focuses primarily on oil 
and gas wells.  Such mineral extraction can come into conflict with development, particularly if  
extraction rights have not yet been completely exercised at the time that the overlying land is 
developed.  Subdivisions often have to be designed around existing or planned oil or gas wells.  
New residents may very well object to the presence of wells, or new wells being drilled, in spite 
of their pre-existing rights.  Accordingly, it is essential for the development review process to 
include careful review of mineral rights. 
 
Development proposals should account for mineral rights and disclose the extent of potential 
mineral extraction yet to occur.  Mineral owners must be notified of these development 
proposals for comment.   Directional drilling or clustered-drilling plans to extract all the permitted 
minerals should be devised in the layout of a subdivision that minimize the ultimate drilling that 
will occur, and thus minimize the disruption to a development.  Such plans are to be made part 
of the approval of a development.  The Town should also plan around the surface effects of 
such extraction in development approvals, such as requiring appropriate fencing, screening, and 
landscaping, allowing for access roads, and so forth.  The required ñfall zoneò around oil and 
gas well sites may not be counted by the Town towards required park or open space 
dedications, although ultimately such land may become available for park or open space use 
when extraction is complete.  Therefore, the Town will consider parks and open space being 
situated in subdivisions that are adjacent to well sites, although each case should be reviewed 
individually based on the circumstances present on a given parcel.  Potential new residents 
should be given notice of the right to drill to minimize future complaints. 
Municipalities should regulate mineral extraction to the greatest extent permitted to be done 
locally by law, such as emissions, odor control, and the like. 
Accordingly, the policies, goals, and provisions of this Subsection III-J are deemed to satisfy the 
requirements for a master plan for the extraction of commercial mineral deposits pursuant to 
C.R.S. 34-1-304, as provided in C.R.S. 31-23-206-(1)(h). 
 
K.  Groundwater 
Based upon review of U.S. Geological Survey maps, regional groundwater beneath the Town 
predominates in colluvial or windblown materials, or in fractured weathered consolidated 
sedimentary bedrock located at a depth near the ground surface.  Seasonal variations in 
groundwater conditions are expected since the aquifer materials may not be perennially 
saturated.  Groundwater is generally encountered at depths ranging from 2 to 20 feet below the 
ground surface; the depth to seasonal groundwater can be 10 feet or less. 
 
In addition, the development of perched water on top of the bedrock surface is likely to occur in 
response to adjacent agricultural practices and long-term development, both of which have 
associated artificial irrigation practices.  The location and amount of perched water is dependent 
upon several factors, including hydrologic conditions; type of site development; irrigation 
demands on or adjacent to the site; fluctuations in water features, such as irrigation reservoirs; 
and seasonal weather conditions.  
 
Since high groundwater in Mead is possible, all development proposals that include basements 
should address groundwater levels.  All developments should also address de-watering of 
subdivisions and regulation of discharges from de-watering facilities into the storm drainage 
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system.  De-watering wells for construction purposes are regulated by the Colorado State 
Engineerôs office, and permits are required.  Any discharge to storm sewers or the surface may 
require an NPDES permit.  
 
L.  Steep Slope Development 
All development proposals that are located on parcels with steep slopes should include stability 
analysis of the slopes. 
 
M.  Fire Hazards 
Prairie fires, or grassland fires, as they are also known, are a real, not just potential, hazard in 
Colorado, due to wide expanses of grassland, prevailing wind patterns, and climatic conditions 
that often result in dry vegetation being especially susceptible to fire.  All development proposals 
should consider the risks of grassland fires on their parcels and how such risks may be 
mitigated. 
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Section IV.   

PUBLIC and QUASI-PUBLIC SERVICES and FACILITIES 
 
A.  Introduction 
ñPublic servicesò is a broad term that is used to refer primarily to services provided by units of 
government.  ñQuasi-public servicesò is a term that is used to refer primarily to services provided 
by the private sector (both for-profit businesses and non-profit organizations) that have 
substantial public benefit, interest, or impact, rather than a purely commercial basis.  They may 
have attributes or elements of monopoly or semi-monopoly, and are sometimes regulated by or 
provided by government.  ñPublic utilitiesò is a term that is used to refer to commodities or 
services that are provided by units of government, or by the private for-profit sector under 
substantial governmental regulation, such as state review over rates and activities of utilities at 
the level of the Public Utilities Commission, and local review such as franchises. 
 
Examples of public services that have the most impact on local communities include municipal 
government (ranging from Police to Public Works), county government, public schools, fire 
protection and ambulance/rescue services, libraries, and the U.S. Postal Service.  Examples of 
quasi-public services include hospitals and other similar institutional services, historical societies 
or museums, cable television franchises, refuse and recycling collection services, and private 
colleges, universities, or schools.  Examples of public utilities include water districts, sanitation 
districts, telephone, electricity, and natural gas.  These are not exhaustive or mutually exclusive 
categories ï there are, for example, private water utilities, municipal electric systems, 
government-owned hospitals, and so forth.  What a comprehensive plan does in discussing all 
these types of services is to evaluate public benefits and impacts of services relative to the 
needs and interests of a community. 
 
Owing both to tradition and to governmental structure in Colorado, it is rare to find a municipality 
that offers a full range of public services.  Usually some aspect of public services enumerated in 
this section will in fact be offered by different units of government in varying communities.  The 
expression ña full-service communityò may be relative, or it may mean that a comprehensive 
array of public services is available in a given locale, but not all of them are owned or controlled 
by the municipality itself.  Most municipalities also do not provide completely equal services to 
all neighborhoods for a variety of reasons.  In addition, all levels of government, including 
municipalities, have sometimes ñprivatizedò services for a variety of reasons that traditionally or 
heretofore may have been provided by public employees.   
 
Nevertheless, it is important in a comprehensive plan to identify and inventory existing or 
potential public services and utilities as well as quasi-public services, especially in relation to 
community goals.  Furthermore, growth in and around Mead may overburden public facilities 
and infrastructure in the absence of long-range planning and policy analysis.  Thus planning for 
these functions is an important purpose of the MCP.  Something should be said about planning 
and goals for services that the Town may ultimately decide should still be left up to the private 
sector (i.e. ñfree enterpriseò or ñthe marketò) to provide or not.  This Section IV identifies a wide 
range of services, most of which are NOT provided by, or planned to be provided by, the Town 
of Mead, but are still important to the community.   Generally, those services provided by the 
Town itself will be covered in Section V ï Community Facilities and Municipal Service Delivery.   
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Map 6: 

WATER DISTRICTS in the PLANNING INFLUENCE AREA 

 

That distinction is made because, for example, roads and parks are both a service and a facility, 
and are best described in a different context. 
 
The sections below are listed in general order, first by utilities, and then by services. 
 
B.  Water 
A potable water distribution system is considered a traditional utility -- usually a public utility 
provided by a municipality or a unit of government that specializes in that service.  A water 
system includes the elements of water supply production, storage, treatment, testing, and 
distribution. 
 
The Town of Mead does not provide water service.  It lies principally within the boundaries of 
the Little Thompson Water District (LTWD), although some portions lie in the Longs Peak Water 
District (LPWD).  The water districts have full authority over regulations, rates, use, construction, 


