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BLUE MOUNTAIN RANCHES COMMUNITY ASSESSMENT 
 

I. The Blue Mountain Ranches 
 
Blue Mountain Ranches (BMR) is located about 18 miles south and east of 
Pagosa Springs, Colorado and stretches from Lat 37.2032 N / Lon 106.8128 W 
to Lat 37.2130N / Lon 106.7952 W.  Access to the subdivision in the Upper 
Blanco Basin occurs on Archuleta County Road 326, also known as the Blanco 
Basin Road or Upper Blanco Access Road.  BMR is outside the boundaries of 
the Pagosa Area Fire Protection District and fire response is under the 
jurisdiction of the Archuleta County Sheriff’s Department. The fire crews in the 
area have mutual aid agreements between them and will assist each other in 
emergencies. There are no hydrants in the subdivision and the nearest fire 
station is about 14 miles away and is not staffed. 
 
At an elevation range of 7900 to 8400 feet, BMR is bounded by National Forest 
along the southern, western, and northern property lines and by the Blanco River 
along the eastern side of the subdivision.     
 

 

 
 
BMR has two basic zones based on topography. The lower elevation follows the north 
bank of the Blanco River. This is a fairly level riparian zone. The majority of the 
subdivision is on a steep wooded terrain with County Road 326 traversing the lower part 
of the slope. Access to the properties occurs on CR 326, Blue Mountain Place, Rodeo 
Grounds Drive, Crossroads Drive, and Bear Run Place, the latter three maintained as 
private roads by the BMR Property Owners Association.   

Map produced by Sidwell’s  Portico tool hosted on Archuleta County’s 

website at https://portico.mygisonline.com/html5/?viewer=archuletaco 
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II. Blue Mountain Ranches Vegetation 

  
The predominant vegetation is mostly dry mixed conifer which includes 
ponderosa pine, Douglas fir, Colorado blue spruce, Colorado white fir, aspen, 
Gambel oak, black hawthorn, chokecherry, and various shrubs and low-lying 
vegetation. Some sections tend towards ponderosa pine with Gambel oak 
understory. Properties along the Blanco River also have narrowleaf cottonwood 
and willows, characteristic of a riparian area. There are some meadows and old 
hayfields along the river bottom both in and outside of the subdivision to the east 
and northeast.  
 
Most of the subdivision and surrounding areas exhibit the characteristics of a 
frequent fire forest landscape that has not seen significant fire or mitigation for 
over one hundred years. 
 
The larger landscape is similar, changing to spruce/fir forest in the higher 
elevations at the upper end of the basin. 
 
Most of the properties are in need of defensible space mitigation and structure 
hardening against wildfire, including some in the riparian zone. There are 
significant amounts of ladder fuels throughout the subdivision and along road 
ROW’s. 
 

 
III. The Community 

 
BMR, with a total acreage of about 125, consists of 41 properties ranging from 
about 1 to about 7 acres.  Most properties have at least one habitable structure 
of various sizes (450 square feet to over 3,000 square feet), but many have two 
or three structures in addition to the main structure, such as detached garages, 
mother-in-law/guest cabins, storage sheds, and work sheds. 
 
As of January, 2019, BMR has only 3 year-round residents on two properties and 
approximately 10 “warm-month” residents.  Most owners use their properties as 
vacation homes, so it is rare at any given time for more than 25-30 property 
owners to be present at the same time.  The largest influx occurs around the 
annual BMR Property Owners Association meeting, which occurs anytime 
between July 1 and August 15 each year.     
 
BMR owns a Transient Non-Community Water System, which provides potable 
water to all the properties.  The gravity-based water system features a pump 
house near the Blanco River; two 20,000 gallon storage tanks and a 
decommissioned 10,000 gallon tank on National Forest property about 30 yards 
above an access road which takes off from Bear Run Place; individual property 
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water meters and piping to distribute water throughout BMR; and about a dozen 
backflow preventers at strategic locations throughout the system. 
 
All roads and driveways are gravel and well-marked with road signs and all 
properties have marked addresses at each driveway entrance.  Driveways are 
accessible on all but two properties, whose driveways are too steep for fire trucks 
to access.  Archuleta County provides year-round maintenance of Blanco Basin 
Road (CR 326) and Blue Mountain Place.  The BMR Property Owners 
Association maintains Rodeo Grounds Drive, Crossroads Drive, and Bear Run 
Place, including snow plowing.  The BMR-maintained roads are narrow, with 
barely enough room for SUV-sized cars to cautiously pass each other.  Bear Run 
Place has two turnouts for wider vehicles to allow passage; and Crossroads 
Drive has none.  Crossroads Drive connects Blanco Basin Road to Blue 
Mountain Place with thick tree and shrub growth lining both sides.  Both Rodeo 
Grounds Drive and Bear Run Place have turnarounds at the end of each that can 
handle vehicles the size of fire trucks, with Bear Run Place lined with very thick 
tree and shrub growth and Rodeo Ground Drive relatively free of vegetation 
along its route. 
 
 
 
 

IV. Blue Mountain Ranches Values at Risk 

 Dwellings and structures—2019 property values range from approximately 
$200,000 to over $1,000,000 

 Water diversion intake—one of the intakes of the San Juan Chama Project is 
located adjacent to the subdivision. Eighty-five percent of the City of 
Albuquerque’s drinking water passes under the continental divide through a 
series of dams and tunnels as part of this project, so protecting the Blanco 
River watershed has paramount importance to the health and economics of 
New Mexico’s largest city. 

 Community water system—this resource adds enormous value to BMR 
properties since none would qualify for an individual well. This system could 
be threatened both by wildfire and the possibility of debris flows and 
sedimentation post fire. 

 County Roads and BMR Roads—CR 326 provides the only access to and exit 
from the Blanco Basin. Two of the BMR roads are dead ends and as such 
provide the only access to many of the properties on them. 

 Riparian area—this beautiful asset along the Blanco River is integral to the 
health of the watershed and all wildlife. 

 Electrical power lines—all overhead, their right–of-way clearances can be 
expanded on most BMR properties. 

 Resident and firefighter lives would be at risk during a wildfire due to the 
vegetation, slope and narrow roads in the subdivision. 
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V. Action Plan 

 Many individual homes are in need of Defensible Space work and home 
hardening.  To effect such, BMR has qualified for a $75,000 grant from East 
Rio Arriba Soil and Water Conservation District (ERA).  The BMR Property 
Owners Association has identified 22 owners of 27 of the properties (out of 41 
total properties) who will participate in Defensible Space work around their 
homes and generally on their properties.  Most of the properties which will 
use the grant money are contiguous National Forest and to each other.    To 
organize for this project, the BMR Firewise Committee will 

o Promote education and outreach to all property owners. 
o Encourage all owners to get individual site assessments so they can 

determine the nature and extent of home ignition zone, driveway and 
Defensible Space mitigation work. 

o Install reflective signs for all addresses 
o Ask all owners to move firewood at least 30’ from structures. 
o Ask all owners to remove combustibles within 10’ of propane tanks. 

 Roads need mitigation work on the right of way (ROW) and beyond.  Part of 
the ERA grant will be applied toward ROW work on BMR roads and on 
County Roads which provide access to properties.  The roadway mitigation 
work will create a shaded fuel break on both sides of road of at least 30 feet 
from the roadway midpoint.  Where roads have corners, the mitigation work 
will ensure good line of sight through forest growth for vehicle drivers.  The 
BMR Firewise Committee will encourage individual owners to widen the fuel 
break beyond 30 feet to 75 feet.   

 Since the overhead power lines tend to follow the County and BMR Roads, 
ROW clearing should help mitigate fire fuel near power lines. 

 Bear Run Place is narrow and winding and has only two pullouts. More 
pullouts and adequate cul-de-sacs would allow better access for fire 
equipment and allow an evacuation without hindering fire trucks and 
evacuees.  The BMR Property Owners Association will be asked to consider 
using road maintenance funds to add two more pullouts on Bear Run Place. 

 Since BMR will be very hard to defend in a wildfire, the BMR Firewise 
Committee will develop an evacuation plan and identify possible safe zones 
while discouraging evacuation delays or property defense.  The plan will also 
include a communication protocol regarding fires using email and a phone 
tree. The plan will be distributed to all property owners. 

 The committee will encourage property owners to sign up for the Archuleta 
County Citizen’s Alert program (Reverse 911). 

   The BMR Property Owners Association will try to coordinate BMR mitigation 
work with the Forest Service to reduce costs and provide access points to the 
National Forest where it is not too steep to work.  In some areas, shrub, oak 
and conifer vegetation on federal lands may require removal for defensible 
space treatments in zones 1 and 2 surrounding homes in BMR. This is 
particularly true for vegetation surrounding homes on steep slopes on 
National Forest to the north of Bear Run Place. These areas have been 
cleared for management under a 2018 NEPA decision and the Forest Service 
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supports homeowner efforts to reduce fuel hazards within these areas. 
Homeowners should contact the Pagosa Ranger District to obtain a free-use 
permit to treat this vegetation with private funds to create and maintain 
defensible space in zones 1 and 2 surrounding homes  

 The community water system needs to be evaluated for wildfire and post fire 
debris and sediment threats.  

 The Association will also ask the Forest Service to establish a Defensible 
Space around the water tanks. The USFS plans to work to reduce hazardous 
ladder fuels, specifically small diameter white fir in accessible areas within 
National Forest on the edges of the subdivision in priority areas over the next 
several years using a combination of local federal resources and contracts as 
budgets and other priorities allow 

 The Property Owners Association will ask owners to encourage stands of 
aspen, which are less prone to wildfire spread. 

 The BMR Firewise Committee will establish a system to record wildfire related 
work that is done and dollars spent on community projects and on individual 
lots.  

 The BMR Firewise Committee will develop a maintenance plan which will 
encourage property owners to perform mitigation maintenance at least every 
5 years.  The plan will be reviewed each year at the Property Owner’s annual 
meeting and issued to all new owners of BMR properties.   
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1. BMR Area Map 
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2. Assessment Photos 
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The assessors and Firewise Committee at work 
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3. Wildfire Risk Map 
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4. Wildfire Urban Interface Map 
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5. Fire Intensity Map 
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6. Burn Probability Map 

 

 

 

 

 

 

 


