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1.1 INTRODUCTION

Intent :

The Supregional element is one of several elements which
have contributed towards the development of the Boulder County
Comprehensive Plan. The Subregional elemerits contain a detailed in-
ventory and analysis of land use-related characteristics and
establish the rationale for the development of the land use
policies and proposals of the Comprehensive Plan. The purpose
of a Subregional element is to:

1. Identify the physical characteristics of how lands
within Boulder County are being used, misused or
unused;

2. Analyze the relationships between different land
use categories including how these uses are being

serviced; and

3. Extrapolate existing and potential land use issues.

Subregional Concept

The intent of the subregional concept is to separate the
750-square mile area of the County into smaller geographic areas
where the planning process can be applied in a more comprehen-
sive and meaningful manner. Given the diversity of Boulder
County, the subregional concept of planning represents a form
in which to recognize varying issues and then to address such

issues in a manner consistent with the particular geographic

area's physical and cultural nature.



Subregions, thus, are planning units determined through the
application of criteria that included geographic place, citizen
attitudes, land use issues, economics and the influence areas

of the County's municipalities.

Analysis Area Approach

For the purpose of inventory, analysis and the measurement
of the impacts of various land uses within the County, it be-
came necessary to design a medium which would allow the objectives
of the Subregional element to be attained in a manageable form.
The format selected by the Staff was that of the analysis area.

Analysis areas are the components of a subregion and define
harmonious areas from the standpoint of physical, cultural and/
or political geographic consistency. Once the analysis area
boundaries were tentatively defined and the land use, community
facility and utility, transportation and environmental data
collected, the Staff began to examine existing land use character-
istics. This examination allowed the determination of present
and anticipated impacts, not only of a particular land use,
but also of the past decisions which created such use. Upon
completion of the survey of existing land use, transportation
and service capacity characteristics, the Staff commenced
analyzing various zoning patterns; their intents, effectiveness
and utilization. If the particular analysis area was situated
within a municipal comprehensive planning area, the Staff
analyzed the particular plan goals, proposals and policies as
to its effect on lands under County jurisdiction and for com-
pliance with the adopted County Goal Statements.

1-2



The final stage of the analysis area approach was a
determination of land use, transportation, community facilities
and utilities and environmental issues which materialized
through the analysis itself or from the various neighborhood

meetings conducted within each subregion.

Land Use Element Objectives

The use of the analysis area approach within a subregional
framework will lead to the fulfillment of the purpose of the
Bubregional element. This purpose has been translated into objec-
tives, relative to the analysis area approach, to further
clarify the intent of the Land Use elements in the Comprehensive

Planning Process.

Objectives

A. To collect data and analyze its relevanc? so that it
will effectively portray the pﬁysical and cultural com-
position of the County.

B. To evaluate the spatial, quantitative, and qualitative
characteristics of developed land, lands zoned for urban-
type uses, lands zoned for non-urban uses (Agriculture,
Forestry), and lands overlain by multiple jurisdictions;
and compare use against the availability and capabilities
of public, quasi-public and private urban-type facilities
and utilities (transportation, water, sewer, etc.).

Cs To evaluate the spatial, quantitative, and qualitative
characteristics of these lands relative to environmental

constraints and opportunities.

1=3



To examine the rationale and policy attitudes which led

to the creation of past land use decisions and commit-
ments and their consequent impacts.

To re—-evaluate the adopted Goals for the Boulder County
Comprehensive Plan in light of the aforementioned analyses,
and to measure the effectiveness of existing land use
controls in relation to this re-evaluation.

To address practical solutions to any physical and/or
cultural imbalances discovered within these analyses which
can be translated into policies.

To compile pertinent data and continuously update such
data as an information base for use by city, County and
regional agencies involved in facilities planning and to

expedite the amendment process when necessary.
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SECTION 2 - LYNNS ANALYSIS AREA
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2.1 INTRODUCTION

The Lyons Analysis Area discussed in this section is approx-
imately 13,887.60 acres in size. The western boundary of the
Analysis Area is the Forest Service boundary approximately 1
mile west of Lyons. The northern boundary extends along the
Larimer/Boulder County line. The eastern boundary extends along
the west side of Rabbit Mountain to Highway 66 at the western
edge of McCall Lake along north 63rd Street to Hygiene Road. The
boundary then curves around the west side at Foothills Reservoir
and south to St. Vrain Road. The southern boundary is St. Vrain
Road across to the Forest Service boundary. The Lyons "Future

Service Area" is not included in the Lyons Analysis Area.

EXISTING LAND USE CHARACTERISTICS

Residing within the Analaysis Area is approximately 400
persons. There are only three subdivisions with a total of 89 lots
and 25 of these lots are developed. The Martin-Marietta Cement
Plant site is the largest industrial use in the area. Other
industrial uses include a stone yard, stock feed company, and the
andesite quarry operation. The remainder of the area is used for
agricultural pursuits (i.e., grazing, crop production) with some
vacant unused lands. Near the Foothills many water supply and
irrigation ditches exist in the area. There are 2 supply canals,
one serving Longmont, the other serving Boulder, and 8 ditches
mostly for irrigation purposes. The St. Vrain River flows through
the Analysis Area. Table 2-1 describes in more detail the existing
land use characteristics of the area. Table 2-2 describes Lyons

Analysis Area zoning acreages. Table 2-3 illustrates the relative

density per acre in the Lyons Analysis Area.
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TABLE 2-1
LYONS ANALYSIS AREA - EXISTING LAND USES

SEPTEMBER 1976

2-2

LAND USE # OF USES ACREAGE $TOTAL
A. Residential
1. Subdivided Built 25 30.7 2
2. Subdivided Vacant 63 239.2 1.8
3. Metes & Bounds Built 103 250 1.8
4. Metes & Bounds Vacant
(less than 35 acres) 10 103.1 o
B. Commercial 6 6.6 .05
C. Industrial 8 431.3 3:1
D. Community Facilities/
Utilities 3 305.68 2w 2
E. Agriculture
1. Intensive Special Crop 4.3 .03
2. Irrigated Crop 548 3.9
3. Non-Irrigated Crop 650.8 4.7
4., 1Intensive Livestock 17.4 «l3
5. Irrigated Pastures 2553 18.4
6. Non-Irrigated Pastures 415.9 3.0
7. Rangeland (includes
critical rangeland) 7747.6 55.8
F. Other 583.2 4.2
TOTAL 13,887.60 100
TABLE 2-2
LYONS ANALYSIS AREA - EXISTING ZONING ACREAGE
SEPTEMBER 1976
ACREAGE INSIDE ACREAGE IN % TOTAL OF
LYONS FUTURE LYONS LYONS ANALYSIS TOTAL
DISTRICT SERVICE AREA ANALYSIS AREA AREA ONLY ACREAGE % TOTAL
RR 507.6 944.7 6.8 1452.3 9.97
C 33:2 51 .36 84.2 « 57
B 5.2 -—— 5.2 :03
GI 42.7 1300.3 9.4 1343 .
T 6.72 v 73.8 .53 80.52 . B
A 8l.6 11,517.8 82.3 11,5%99.4 79.6
677.02 13,887.60 99.39 14,564.62 99.87



TABLE 2-3
LYONS ANALYSIS AREA
DWELLING UNIT DENSITY PER ACRE - SEPTEMBER 1976

DENSITY
# DWELLING UNITS ACREAGE 1 UNIT/ACRES

LYONS ANALYSIS AREA 110 13,887.60 126

LYONS ANALYSIS AREA
EXCLUDING SUBDIVISIONS 99 13,587.60 137

Table 2-1 (Existing Land Use) demonstrates that over 90 percent of the
Analysis Area is agriculturally oriented. Furthermore, Table 6 shows

82.3 percent of the land is zoned agricultural. Subtracting 82.3%

from 90.16% shows about 8% of the land or 1,111 acres is zoned residential
but presently being used for agricultural pursuits.

Table 2-3 illustrates dwelling units per acre and shows an extremely low
(1 unit/126 acres excluding subdivided land) density of development.

In summary, Tables 2-1, 2 and 3 strongly illustrate the fact that pre-
servation of agriculture in this Analysis Area is an important issue,
and the 1,111 acres of agriculturally used rural residential zoning

may not be warranted.

2.11 Subdivisions

(1) The Sunrise View Estates Subdivision is 20 acres in
size with 16 lots. Each lot is .92 acres. The subdivision was
platted on August 21, 1964. Development of this subdivision has
evolved slowly. As of January 1968, no building permits have
been issued. Today there are only 3 lots developed in the sub-
division.

The subdivision uses well and septics. Due to the terrain,
there is a good chance that 4 of the lots will have septic and well
problems (i.e., possible well infiltration from septics). The roads

are presently dirt and in some portions of the subdivision do not
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exist as shown on the plat. There is one access point to Foothills
Highway. The roads in the subdivision require paving as a condition
of approval but have not yet been paved.

(2) The Lyons Park Estates subdivision is 280 acres in size
with a total of 73 lots, averaging 3.5 acres. Minimum lot size

is 2.5 acres. The subdivision was platted on September 18, 1964.

Hilly terrain characterizes the subdivision and presents a potential
for some septic infiltration into wells.

One access road to the subdivision exists, however, before it is
fully developed, another access road will be required. The total
amount of lots developed in Lyons Park Estates is 15 as of August
1977.

(3) The Steamboat Subdivision is 9.5 acres in size and
located approximately 1/3 mile outside the Town of Lyons along the
North St. Vrain Creek. The subdivision was platted in September
1966 and contains 9 lots, 8 of which have been built on as of
August 1977. Since the subdivision is located at the base of
Steamboat rock, there is a potential for rock slides in the area,

as well as unstable soil conditions.

2.12 Metes and Bounds Parcels

The Lyons Analysis Area contains a total of 255 metes and
bounds parcels. A total of 55 of these parcels has one or more
dwelling units built on the parcel. 1In feet, 85 dwelling units
exist on these 55 parcels. ‘

Remaining in the Analysis Area are 200 vacant parcels.

46 of these parcels are greater than 35 acres. Under Senate Bill

35, these 46 parcels contain enough acreage to permit the creation
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of an additional 210 new parcels. Combining the existing vacant
parcels and the potential new creatable parcels under Senate Bill

35 makes a total of 410 potentially developable parcels. Of course,
there are some parcels which are not readily developable until special
engineering and/or access requirements, etc., could be met. However,
the maximum potential number of dwelling units without further sub-
dividing in this area is about 410, which could in turn yield a

population of approximately 1312 additional persons. If the two

existing subdivisions were filled (249 persons), and the existing
population in the area (400 persons) were added to the potential
population (1312), then a total of about 1,960 persons could reside
in this Analysis Area.

The areas with the highest concentration of vacant parcels
are located directly north of the Town of Lyons to the County line,
and along the Highway 66 corridor through the Analysis Area. The
remaining area contains mostly large lots and would be the potential
location of most of the new creatable parcels under Senate Bill 35.

Most of the future development potential outside of the sub-
division process exists within the agricultural zoning category.

Table 2-4 illustrates the development potentials under each zoning

category:



TABLE 2-4
LYONS ANALYSIS AREA

DEVELOPMENT BY ZONING CATEGORY, 1976

Vacant Creatable Parcels
Parcels Under S.B. 35 Developed Parcels
Residential 4 0 0
Commercial 8 0 3
Transitional 3 0 4
General Industrial 3 19 * 6
Agricultural 182 191 42
TOTAL 200 210 55

* assumes the division of Martin Marietta property into 35 acre

parcels

NOTE: The above Table 2-4 and other information in this section
concerning numbers of parcels, do not include the
parcels in the mountain portion of this Analysis Area
(T3N R71W, Sections 1, 12, 13, 24, 25) since parcel maps
have not been completed for these areas.

Several exemptions have been granted under Senate Bill 35

since its adoption in 1972. Table 2-5 below illustrates a brief

description of these exemptions.

Docket #
59
34
109
166

193

TABLE 2-5

LYONS ANALYSIS AREA - EXEMPTIONS

1976
Original Requested Exemption

Zone Acreage Acreage Purpose

RR 5 1 +_4, Residential
RR 5 375 + 1.25 Residential
RR 4.92 3.34 + 1.58 Residential
RR 5 2.5 + 2.5 Residential

A 11.2.+ 10.6 Exchange Mineral Extraction

8 bldg. sites
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2.2 ENVIRONMENTAL CHARACTERISTICS

2.21 Geology

The Lyons region contains many mineral resource depnosits
as can be illustrated of the numberous quarrying activities around
the area. Much geologic activity has occurred throughout history
in the foothill region surrounding Lyons and consequently many
geologic constraints exist to development. The Table shown below
illustrates the geologic constraints of the area. The map entitled
Figure 2-1 demonstrates the location of such constraints.

Areas designated by 2MCLRX are most critical with respect
to hazardous development potential and represent problems of soil
creep, landslides, rockfalls, and expansive soils. The impacts of
these hazards on dwelling unit foundations, slope stability, grading
plans, retaining walls, and septic drain fields should be carefully
appraised prior to any development. Areas shown as 2PCLR represent
similar problems to development as 2MCLRX with the exception of
expansive problems with the rock and soil. The 1MLX areas (not
shaded) represent landslide and expansive soil hazard zones. The
1MLX shaded areas are a more severe level of expansive soil hazards.
Areas with 2PL contain potential landslide hazards. The 3BCLR areas
are particularly hazardous for septic/well problems in certain con-
ditions and those areas are characterized with soil creep, landslides
and rock fall problems.  2MLX areas are generally the most suitable
for development.

The definition of each character association is as follows:

1st number 1st letter subsequent letters
subprovince geotechnical zone geotechnical considerations*
1. piedmont @ coal fields & soil creep
2. foothills m younger (mesozoic) £ flooding
3. montane sedimentary 1 landslides

older (paleozoic) r rockfalls

sedimentary S subsidence

b basement complex X expansive soil
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GEOTECHNICAL HAZARDS FIGURE 2-1
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Floodplain areas are particularly critical in the Lyons
Analysis Area due to the fact that the North and South St. Vrain
Creeks converge at the Town of Lyons. A large percentage of the
development in this area is within the floodplain. Flash flood
gulches are quite prevalent around this area and do not represent
a severe hazard as long as proper drainage is provided along these
corridors with dwellings restricted inside of 10 vertical feet from
the base water level and 100 horizontal feet on both sides. The
potential for a flood of a magnitude equal to the Big Thompson or
greater is very high in this area and should be a prime consideration

to determining developable areas.

2.22 Agriculture
As demonstrated by the extremely low density figure (1 unit/
126 acres) in Table 2~-2, this Analysis Area is oriented primarily
toward agricultural pursuits. Figure 2-2 shows those lands designated !
as being of statewide or local agricultural importance, as detailed

in the Environmental Resources Element. Agricultural land uses in

this region are shown in Figure 2-3 with the corresponding land use
codes: 960 Rangeland, 950 Irrigated Pastures, 921 Non-Irrigated
Crop Production, and 920 Irrigated Crop Production.

Basically, Figure 2-3 points out the different types of crop
producing and grazing lands in this Analysis Area. The fact that
much of the land is not of statewide or local agricultural importance
obviously does not preclude agricultural uses. The numerical
designations on the map (Figure 2-3) imply that the land is currently
being used for the agricultural pursuits associated with each number.

Figure 2-3 clearly demonstrates the Analysis Area as a useful agricultural
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AGRICULTURAL LAND USE FIGURE 2-3
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area.

2.23 Environmental Resources

There are only two prime wildlife sites that have been
designated in this Analysis Area, the first one is of the St. Vrain
Creek habitats and secondly, McCall Lake.

Weisner Cemetary represents a valuable historic site to
Boulder County. This historic site should be preserved, along with
the prime wildlife habitats, in order to enhance the County's natural

and cultural features.

2.3 Community Facilities/Utilities

2.31 wWater

There is no central water service in the Lyons Analysis Area
except for a corridor along Highway 66. The City of Longmont Water
distribution system extends from the Longmont Treatment Plant site
to the City of Longmont just east of the intersection of Highway
66 and North Foothills Highway. The district boundaries follow
the water main which follows Highway 66 through the Analysis Area.
Taps have been issued along this corridor in the past (approximately
50 in this area), however, the City of Longmont has adopted a policy
as part of their Comprehensive Plan not to issue any more taps outside
the Prime Urbanized Area. The Lefthand Water District extends 1/4
mile across the southern boundary of the Analysis Area. There are

no other water districts in the area.
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The St. Vrain Supply Canal crosses the northeast portion
of the Analysis Area and supplies Longmont water. The Boulder Creek
Supply Canal flows across the southeast corner of the area into
Boulder Reservoir supplying Boulder water. The other water courses
in the area are ditches and are all used for irrigation purposes.
The table below lists the ditches in the area.
TABLE 2-6

LYONS ANALYSIS AREA DITCHES

NAME SOURCE USE DECREED CAPACITY (CFS)
Highland Ditch Boulder Cr. Irr. 347.60
James Ditch St. Vrain Cr. Irr. 8.59
Longmont Supply Ditch St. Vrain Cr. Irr. 53.57
Oligarchy Ditch St. Vrain Cr. IYE., 138.86
Palmerton Ditch St. Vrain Cr. LLE . 164.31
Rough & Ready Ditch St. Vrain Cr. Irr. 83.34
Supply Ditch St. Vrain Cr. Irr. 92.20
Swede Ditch St. Vrain Cr. Irr. 24.56

TOTAL 565.23

The vast amount of irrigation water available to this area

lends significant support to the validity of agricultural pursuits.

2.32 Sanitation

There is no central sewer facilities in the Analysis Area.
All existing development is with septic systems. The potential
hazards associated with septics cannot be concentrated into any
specific areas. It is primarily a function of depth to bedrock.
Generally, the mqgg‘sloping areas and floodplain areas, however,

tend to have problems with individual septic systems.



2.33 Police

Police protection in the area is supplied by the County
sheriff. There is no resident officer in the area. The crime
rate is low. There does not appear to be any increase in pro-

tection warranted in the area in the near future.

2.34 Fire

The Lyons Fire Protection District was approved by the
Board of County Commissioners on June 10, 1976. The district
boundaries extend approximately one mile east of the Town and
about 7 miles west into the mountains. The Fire Department is
located in downtown Lyons next to the Town Hall. The remainder
of the Analysis Area is served by two fire districts. The Berthand
Fire District extends one mile south across the County line from
Larimer County. The Hygiene Fire District serves the remainder

of the area with the Department located in Hygiene.

2.35 Schools

The Elementary and Junior/Senior High School located in
Lyons serves the Analysis Area. There is no need foreseen in the
immediate future for any additional school locations. Growth in
student enrollment is expected to be accommodated by additions to
the existing schools.

2.4 ISSUES AND RECOMMENDATIONS
2.41 Land Use

1. Agricultural Preservation

a. 90.16% of the land in the Lyons Analysis Area is
presently used for agricultural purposes. (Table 2-1)

b. Eight ditches associated with agricultural mitigation
flow in the Analysis Area with a total decreased
capacity of 565.23 cfs.

c. The existing subdivisions are 86.5% vacant and when
included in the overall density calculation for the
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area, yield a very low figure of 1 unit per 137
acres. (Table 2-3)

d. Most of the area has poor building sites due to a
large amount of geologic hazards, especially in the
foothills area, characterized by soil creep, land-
slides, and rockfall. See Figure 2-1, areas designated
by 2MLCRX, 2PCLR, 1ML, 2PL.

e. Flood hazards in the area are extremely high due to
the confluence of the North and South St. Vrain Creeks.

The factors above are all indicators supportive of the need
to preserve agricultural uses in the area. An agricultural zoning
density of 1 unit per 35 acres should be instituted in this area
to preserve such agricultural uses. Existing fire protection,
police protection, and school conditions are not near adequate
to serve this high or scattered of a population. New development
in the Analysis Area should be directed toward the vacant sub-

divisions.

2.42 Zoning
A. Approximately 1,453 acres of Rural Residential zoning

exist to the northwest of the Town of Lyons. The Lyons Future
Service Area runs up the North St. Vrain Valley and includes about
507 acres of the RR zone. The remaining 944 acres is located on
the sides of the canyon and at the hilltops, i.e., Coffintop
Mountain. There is no road access to most of this area. It is
also characterized by rugged and steep slopes with significant
geologic hazards.

The zoning in this area can be traced back to pre-1965.
The Staff believes it was part of the massive RR zoning pattern
which existed across the County. The RR zoning which exists outside
the Lyons Future Service Area appears to be inappropriate with the

elements of the Lyons Growth Management System, i.e. future growth
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should occur inside the Lyons Service Area. Futher investigations
should be made toward changing this zoning classification to a

zoning category that will support the intent of the Lyons Future

Service Area.

B. The GI zoning in the area of the Martin-Marietta Plant was
granted primarily as a rezoning from the agricultural zone, spe-
cifically for the Martin-Marietta operation. A few parcels exist
within this GI zoning area which are not owned by Martin-Marietta.
These parcels represent potential locations for future industries
other than the Martin-Marietta operation. Additional industrial
uses should not be allowed in an area which is predominantly
agricultural. The present GI zoning pattern should be reduced to
the general area occupied by the operations buildings since the
remainder of the operation is a permitted use within the agriculture

zone.

Cc. Beginning at the east Lyons boundary and continuing along
Highway 66 on the left side for approximately 1-1/4 miles is a
strip of 84 acres of commercial zoning. The zone existed prior to
1965 and as of 1976 there were 3 developed parcels out of 12 in
the Lyons Analysis Area portion of the zone. 33 acres of the com-
mercial zone are inside the Lyons Future Service Area and the re-
maining 51 are in the Analysis Area. The vacant parcels of the zone
are at the top of a cliff 40 feet above the road. This area is
also denoted as a severe geologic hazard area in the County and
contains landslide rock%all and soil creep hazards. Due to these

impractical conditions for development, especially commercial, the
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Staff recommends the entire portion inside the Analysis Area be
rezoned agricultural and the portions inside the Lyons Future

Service Area which are cliff areas be rezoned to agricultural.

D. Adjacent to the east side of the commercial zone is 70

acres of transitional zoning. This zoning also existed prior to
1965. The history of land uses on this zone and the present land
uses are not of a transitional nature as was originally intended.
The zone is predominantly used for agricultural pursuits. There

is also a few residential units in the zone, but no development
indicating a trend toward commercial or industrial type uses has
occured. Based on this information, the Staff feels the area should

revert back to an agricultural zone.



* * * * * * * * * * * * * * * * * * * *

The Lyons Comprehensive Plan Development Plan was approved
by the Boulder County Planning Commission on May 25, 1977
and the Board of County Commissioners on August 22, 1977.

* % % % ¥ *
* % * F F *

* * * * * * * * * * * * * * * * * * * *

2.5 LYONS COMPREHENSIVE PLAN AREA

2.51 Planning Process

In 1970, the Town of Lyons contracted with Nelson, Haley,
Patterson, and Quirk, Inc. of Greeley, Colorado, to develop a
comprehensive plan. One year later the plan was adopted by the
Lyons Town Council. A zoning resolution was also adopted to
implement the plan. Shortly thereafter, the plan proved to be
lacking in several areas and consequently, the Town felt it
necessary to update the plan to reflect current attitudes on
growth, its location, intensity, and service demands.

The Bureau of Community Services at the University of
Colorado, Denver Center, volunteered assistance to the Town in
September of 1975. A rigorous schedule for citizen participation
was immediately set up. The CU team attended meetings of local
church and social groups, service clubs, and school groups, to ask
people their opinions and ideas and to explain the planning process
that was to be undertaken. A Town meeting was scheduled and con-
tinuously publicized by newspapers, flyers, and posters. The turn-
out for the meeting was excellent. The group was broken down into
smaller groups for the purposes of defining goals and issues. As
a result of the meetings, work groups were formed to do research
in the upcoming months on the resultant issues, and to prepare

goals and policy statements.



A household survey was distributed to the public in the Lyons
area. Out of approximately 700 questionnaires distributed to Lyons
and the surrounding areas, 45% or 315 were returned. A summary of

the results follows:

a) Most people in Lyons favor slow growth to a population
level of about 3,000 people. Even with new annexations,
most people want no more population than that, with some
willing to see another two or three thousand.

b) Most improvements suggested for the Town were favored
by most residents. However, tax increases to pay for
them were unpopular.

c) Many people felt stores and job opportunities in Lyons
were unsatisfactory and most favored economic development
of Town including light industry. Most people said the
central commercial area is where business activity is
preferred.

d) Most people favored strong land use controls and felt
the cost of new facilities should be paid primarily by
developers.

e) Most people would like to see cheaper housing, primarily
single-family, but also middle income and elderly housing
was indicated.

The citizen responses from the survey and the work group
results were integrated by the Planning Commission and Town Council
to produce working goals. Since growth was a major issue for the
Town, goals relating to phased and gradual growth evolved into a
growth management system. The base information which was being
developed concurrently, was used to delineate optimal future de-
velopment areas and to define a future service area. Alternative
growth patﬁerns were defined for the Town from the base information

and policy issues. The Planning Commission recommended an alternative

strategy to the Town Council. Due to the complexity of the issues

on land use in Lyons, it was foreseen that much more discussion would

be required to formulate a land use map. Therefore, in order to

expedite the adoption of a plan, the land use map and a specific set

of policies were postponed to a later date. Meanwhile, a Town meeting
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was scheduled, again with continuous advertisement, and (1) the

goals, (2) growth management system, (3) future development area,

(4) future service area, and (5) policy recommendations from the

work groups, were presented, discussed, and subsequently adopted

in August 1976 by the Lyons Town Council as the "1976 Lyons Com-

prehensive Plan."

2.52 City/County Interrelationships

Cooperation between the County and cities in a comprehensive
planning effort is an important step in insuring results which will
have positive impacts on future development in Boulder County. A
city's future expansion area lies within the unincorporated jur-
isdiction of the County. Coordination between the city and County
is important so that the County can plan and/or manage future uses
in the unincorporated areas surrounding the city in a manner which
compliments the city's future development plans.

Part of the County-wide Comprehensive planning process
Boulder County is now undertaking involves the adoption of municipal
comprehensive plans. Prior to the adoption of a municipal plan,
the County is encouraging each municipality to delineate a "com-
munity service area". A community service area can be defined
as an area into which a city can grow, through annexation, in a
reasonable, orderly manner, and provide the necessary community
services, (police, fire, water, sewer, electric, etc.). The
County has to date adopted comprehensive plans for Louisville,
Lafayette, Longmont, and Superior. All of them have incorporated
the service area concept. The assumptions inherent in the com-

munity service area concept are essentially as follows:



(1) to eliminate urban sprawl by encouraging growth contiguous
to urban areas, (2) to encourage all new development adjacent

to a community as an extension of the community which is in its
best interests, where the community can provide the necessary
services without placing undue burden on the city and tax payers,
(3) to provide some very basic understandings and agreements
between a city and county in order to eliminate the permanent
negative impacts which occur when one governing jurisdiction
makes far-reaching decisions without any coordination with an

adjacent jurisdiction.

2.53 Goals

Adopted with the Lyons Comprehensive Plan were a series of
Goal Statements. Following is a list of the Lyons Comprehensive

Plan Goal Statements adopted August 1976:

2.531 Growth/Land Use

a. The Town of Lyons should attempt to keep a small-town
atmosphere while encouraging a gradual growth in
population that will support a diversity of activities.

b. All future growth in Lyons should occur in logical
phases according to the Town's ability to maintain
or expand its services. Areas with the least physical,
natural, cost or other constraints should be given
priority for possible development.

c. Lyons should encourage phased, primarily low-density
residential growth. All price ranges of housing should
be encouraged in Town, to include a fair share of moderate
and low-income housing. Priority for lower-priced
housing should be given to residents of Town, particularly
the elderly.

d. In order to preserve certain natural features that enhance
the setting of Lyons, or to protect areas with economic
or natural constraints, such as steep slopes or flood
plains, the Town should develop an open space and green-
belt program.

e. All structures in Lyons should be harmonious with the
natural environment.
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Lyons should develop policies for areas inside and
outside the town limits not directly under the town's
jurisdiction that have the potential for impact upon
Lyons. Lyons should coordinate its policies with those
other planning jurisdictions, such as Longmont and
Boulder County.

Development should be discouraged in the area between
Lyons and Longmont, in order to leave a major buffer of
open space between these two growing urban areas.

Lyons should encourage the physical separation of dif-
ferent types of land use activities, such as commercial,
residential, recreational, etc.

Parks and Recreation

Lyons should provide adequate, attractive and usable
parks and recreation facilities, programs and oppor-
tunities for all residents of, and visitors to, the
community.

Lyons should provide for the ownership, development,
upgrading, maintenance, and operation of community
recreation facilities to be carried out by the Town
of Lyons and/or another recreation authority.

Lyons should provide and encourage general open space
within and around the community for a variety of leisure-
time pursuits.

Public Services

Lyons should seek to provide either directly, or in-
directly, a range of community services and facilities
to meet the needs of all segments of the population.
This would include, but not be limited to, programs and
facilities for: schools; municipal services (including
fire and police protection); library and other cultural
services; water and sewer; gas and electricity; health

and day care services; solid waste disposal; animal control.

Any new programs or facilities undertaken by the town
must be economically feasible. Wherever appropriate,
the costs for community services and facilities should
be distributed throughout the Lyons planning region.

The Town of Lyons should develop ways to increase communi-
cation between citizens and town officials.

The Town of Lyons should seek maximum cooperation with
other units of government to ensure the coordination of
Lyons policies with those of other jurisdictions.

Economy

The Town of Lyons should seek to increase its economic
base and provide more jobs in the area, particularly for
Lyons residents.
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2.536

The Town of Lyons should encourage the centralization of
commercial activity in the downtown area, provide adequate
and rational zoning for commercial uses, and encourage

the improvement and beautification of its downtown business
area.

Utilities

The Town of Lyons should seek to provide directly, or
indirectly, utility services at a cost that is fair to
consumer and town alike.

Lyons should provide its residents with an adequate
electrical system to meet present and future demands.

Lyons should provide its residents with an adequate
water treatment, supply and distribution system to meet
present and future demands.

Lyons should provide its residents with an adequate
sewage treatment and distribution system to meet present
and future needs.

Streets and Transportation

The Town of Lyons should provide and maintain a safe,
clean and convenient system of streets. A program should
be developed to provide for the study and improvement of
streets, lighting, and parking wherever these facilities
are necessary and economically feasible.

The Town of Lyons should provide, wherever necessary and
economically feasible, attratctive walkways to promote
safe and convenient movement of pedestrian traffic between
and within residential, business and recreational areas.

The Town of Lyons should provide a system of safe and
attractive bicycle and/or equestrian paths, wherever
economically feasible.

The Town of Lyons should develop a system of drainage
which is safe and adequate for storm runoff historically
exhibited in the area.

The Goals of the Lyons Comprehensive Plan prescribe a sound

direction for future development in the Lyons area. These Goals
address themselves directly toward the future development of a land
use map and policies. Particularly, the following goal statements
above appear to provide such initial direction toward formulation
of land use policies and a land use map; I. Growth/Land Use - Goal

#1 thru 8; IT. Parks and Recreation - Goal #1 and 3; V. Utilities -
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Goal #1.

These goal statements appear to exist in harmony with the
goals adopted for the.Boulder County Comprehensive Plan. For
example, Lyons I-1l, concerning Lyons growth rate is in keeping with
County goal 1.2 for communities to grow at their own desirable rate.
Lyons goal I-2 calls for phased growth, expansion of services in a
manner which the town is capable of providing and development within
areas with minimal constraints. This goal is in keeping with the
County's design of the region goals, community facility goals, and
environmental management goals. Goal IT-3 for "housing direction"
is compatible with County residéntial goals. Goals I-4 and I-5
are in keeping with County Parks and Open Space goals for adequate
parks and County environmental management goals for preservation of
natural areas. Lyons goal I-7 is concerned with an open space buffer
which is harmonious with the County's concept of development adjacent
to urban areas (design of the region goal 1.1). Lyons goal I-8
addresses conflicting land uses and is compatible with the County
design of the region goal I.3 concerning complimentary land uses.
The Lyons goals ITI-2 and III-1 address a cost-effective program for
services and utilities. These goalé are directly related to the
intent of the County's community facilities goals. Finally, the
Lyons goal statements in the Parks and Recreation and Economy and
Utilities sections are all compatible to the County Parks and Open
Space goals, economic conditions goals, and community facilities
goals, respectively.

It should be noted, however, that the Lyons goals regarding
transportation;.address the internal circulation system and do not

directly address any circulation through the town.



2.54 Population and the Economy

The following statements were derived from the Lyons Com-
prehensive Plan and are included here for information purposes
relative to the economic and population characteristics of Lyons.
The existing population of Lyons is approximately 1218 people, and
represents approximately 406 dwelling units. The growth rate from
1890-1970 averaged about 1l.3% per year. The growth rate between
1970 and 1976 represents a 4.5% per year average or 160 persons
total. Most of this growth occured between 1974 and 1976 whén
60 new housing units including 16 trailer units were added to Lyons.
The present residential density of the town is about 6.7 people per
acre, (note: 65% of the town is vacant. This will be discussed
further in the existing land use section). Based on existing trends
(4.5% growth rate) the projected population by 1990 woula be ap-
proximately 2000 people.

The economic conditions of Lyons coupled with the town's
growth policies will have a most profound impact on the town's
future population levels. Lyons economy has remained rather stable.
If one moderately sized industry were to locate in Lyons, however,
the population could double in two years.

Age distribution is fairly close to the national average with
the exception of a slightly larger 25-34 age group. As well, income
seems to follow close to the national average.

Approximatley 66% of the people in Lyons work somewhere other
than Lyons. 80% of Lyons' dispoéable income goes to non-local
merchants while only 20% remains in the town.

The tourist industry plays a large role in Lyons. 43% of

town retail sales goes to non-local customers and 57% goes to locals.
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The structure of the business sector is 50% local convenience
goods, 37% tourist related goods, with only 9% primary shopping
goods and 4% secondary shopping goods. )

The housing market in Lyons is a sellers market. The demand

for homes exceeds the supply.

Y

2.55 Natural Features

The Town of Lyons is located in a natural basin surroundgq on
all sides by sandstone foothills. The topography in the surrounding
area serves as an effective urban shaping tool. Most all of the
hillsides surrounding the town contain some type of environmental
constraint to common development. One should not assume, however,
that development cannot occur on these hillsides. Although the cost
of development may in some cases become prohibitive, engineering
technology can overcome the unsafe conditions of most hillsides for
development. Lyons would do well to develop strong regulations to
discourage hillside housing development. The natural hillside
barrier should be maintained as a constraint to future growth in
order to preserve the community identity of Lyons.

A high danger of landslides and erosion exist on the hillsides
surrounding Lyons. Soils are of the type Rock Outcrop - Juget -~
Baller Association. These are gravel soils with shallow surface
topsoil and are generally found on steep slopes. The combination
of unstable soils and steep slopes usually go hand-in-hand and
represent a danger of severe erosion which is irreversible once
started.

The f1a£ter portions of the Lyons area have severe soil con-
straints to some typés of development. Mostly, the problems as-—
sociated with this area are drainage and drifting problems, and a
high water table in areas near the creek.
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The 100 year floodplain runs through the south and western
portions of Lyons. Flooding presents a continuous threat to the
many residences concentrated along the St. Vrain River. There is
also a large amount of land on the south side of the St. Vrain River
which remains undeveloped and inside the floodplain. Although the
town now has special regulations for development in the floodplain,
most of the dwellings that exist along the St. Vrain were constructed
before such regulations came into effect. Since Lyons is situated
at the confluence of two rivers, flood hazards should be carefully
studied and strict regulations enforced.

A composite map of the environmental constraints (soils, slope,
floodplains, geology and wildfire hazards) is included with the
Lyons Comprehensive Plan. The individual constraint maps, i.e. soils,
slope, etc. are also included with the Lyons Comprehensive Plan and
should be referenced for further detail. The environmental constraints
composite map contains three classifications of urbanizable land.

The first category is prime urbanizable land and is characteristic

of areas with only minor constraints to development. These are the
areas where development is preferred since building is the least

expensive and easiest. The second category is secondary urbanizable

land which consists of areas with more severe environmental constraints.
Development should occur in these areas only after the prime areas

have been filled. The third category is protected areas and represents

areas with extreme environmental contraints. These are areas unsuit-
able for urbanization and most appropriately suited for preservation
and parks or open space type uses. Lyons has some severe development
constraints which are unigue to its area. The Boulder County Staff
recommends that the Town of Lyons make every effort to adhere strongly

to these criteria, especially with regard to restricting development
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in protected areas. These protected areas can also serve as critical
buffer areas around the town and may be used as the primary element
toward maintaining a sense of community identity in Lyons. Figure 2-4

1
is a map showing the various locations of urbanizable land.

2.56 Existing Land Use

Incorporated Area Only

The Town of Lyons is approximately 2/3 vacant or undeveloped.
The existing zoning scheme for the town shows many high density_>‘
classifications over vacant land areas which could yield extremely
high levels of population. The town also contains many environmental
constraints to development as illustrated, particularly by the pro-
tected areas shown on the map in the Natural Features section above.
There are many high density residentially zoned areas on top of the
protected areas. Some of these areas are already developed and should
probably be monitored closely by the town in order to insure con-
tinued safety. The remaining vacant portions of the protected areas
represent an even greater threat to the town in the form of main-
tenance costs and public safety. A breakdown of existing land use
in Lyons is shown in Table 2-7. A chart showing vacant vs. developed

land by zoning category is shown in Table 2-8.
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EXISTING LAND USE CITY OF LYONS - 1975

Land Use Acres % of Total Area

Residential

Single Family 66.57 11.69

Multi-Family 2.48 .43

Mobile Homes 8.55 1550
Commercial

Business 7.42 1.30

Commercial/Residential* 2.34 .41 ‘
Public

Schools, Municipal, etc. 35.43 6522

Parks & Recreation 13.96 2.45
Transportation Corridors 57.67 10.12
Vacant Undeveloped Land 375.29 65.88

TOTAL 569, /1 100.00

*This represents a home occupied business.

Source: Lyons Comprehensive Plan

TABLE 2-8
Vacant/Developed Land by Zoning Category
CITY OF LYONS

1975
ACRES OF

PERMITTED SQ. DEVELOPED ACRES OF TOTAL
ZONING CATEGORY SYMEOL,  FOOTAGE PER FAMITY IAND VACANT IAND ACRES
Single Family Residential R-1 7,000 FT.> 132 61 192
Medium Density Residential R-2 3,000 FT.2 31 63 94
High Density Residential  R-3 750 FT.2 3 45 48
General Commercial c-1 750 FT.2 6 10 16
Heavy Commercial c-2 0 22 4 26
Light Industrial M-1 0 1 0 1
Estate E 20,000 FT.2 18 150 168
—————— UNZONED ? 0 25 25
TOTAL = 212 358 570

SOURCE: Lyons Land Use Survey (1975) -



The preceeding tablesshow that a total of 170 acres of land
are zoned for single family, medium or high density residential
development. And, 150 acres zoned for estate residential with 14

acres zoned for commercial uses. If all vacant lands were developed

to the maximum density permitted under existing zoning, the pop-

ulation of Lyons would reach approximately 10,000 persons without

any further annexations to the town. The existing residential

density of the town is 6.7 people per acre. If this trend were to

continue and all vacant residentially zoned land were developed,

a population of 3600 persons could still be reached without any

further annexations. This is 600 persons above the maximum number

of people shown desireable for the town by the public opinion survey.
Table 2-9 on page 2-32 shows various population alternatives in
conjunction with different developable land criteria. Please note,
the desired population range from the Land Use Survey, the present
water treatment capacity, and the population levéls for all vacant
land developed at 6.7 people per acre and prime and secondary land
developed at 6.7 people per acre.

From the chart, several alternative.population levels or
future land use patterns appear available to Lyons. In keeping
with the town's adopted goals, however, the direction for policy
development relative to the quantity and quality of future growth
appears clear. Goal I-2 states, "areas with the least physical,
natural, cost or other constraints should be given priority for
possible development." Goal I-3 states that "Lyons should encourage
phased; primarily low-density residential growth." Goal I-4 states
"In order to preserve certain natural features that enhance the
setting of Lyons, or to protect areas with economic or natural con-

straints such as steep slopes or flood plains, the Town should
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TABLE 2-9
POPULATION ALTERNATIVES

CITY OF LYONS

e
—

__NO CONSTRAATS




develop an open space and greenbelt program." In addition, the
popular opinion survey points to a desirable upper population of
3,000 persons. Among other directives, the base information above
appears to clearly indicate that the future direction of Lyons
policy and land use map development may be built around the fol-
lowing two population level alternatives shown in Table 2-9 of page
2-32. They are (1) "Prime and Secondary land developed at 6.7
people per acre," yielding a population of about 2300 persons,

(2) "Prime land only at 6.7 people per acre," yielding a population

of about 2000 persons.

2.57 Community Facilities/Utilities
2.571 Water

Raw water rights owned by the Town of Lyons total about
3663 acre feet. Of that total, 1860 acre feet are conditional
water rights. The remaining 1803 are unconditional water rights.
Unconditional water rights are the most secure rights since they
are under one agency's (i.e. Lyons) ownership. A conditional right
will not guarantee water all the time since it is usually shared
with other agencies or owners. Therefore, a valid raw water pop-
ulation serving capacity can be calculated by dividing 1803 un-
conditional water rights by .28 acre feet per capita consumption
per year average. The result is that Lyons has enough unconditional
water rights to serve a population of 6,440 people.

On the other hand, the Lyons Yater treatment plant is presently
adequate to serve approximately 2,500 persons. The water storage

system consists of 3 water storage tanks of which 2 are operational



(300,000 gallons and 150,000 gallons). The existing tank cannot
hold enough water to maintain pressure during excess demand periods.
The water storage system is considered inadequate to meet minimum
standards of the National Board of Fire Underwriters. Although

the water treatment plant capacity is approximately 2,500 persons,
the water storage system would require probably one additional
300,000 gallon tank in order to serve this many persons and possibly
somewhat more storage than that to meet fire requirements.

The water distribution system has some problems which need
attention prior to serving additional units. Pipe size is too
narrow in sections of town to meet pressure requirements for fire
fighting. Generally, the north end or higher elevation section of
town has problems with low pressure and the low elevation sections
near the river have too high pressure. This is due to the several
dead-end lines which exist in the system and the fact that the 1lines
are not all "looped" at all ends back to the system. The distribution

system needs to be upgraded before significant growth can occur.

2.572 Sanitation

The sewer treatment facility now serves the entire towns
population (1,200) and does not serve any properties outside the
corporate limits. Due to violation of E.P.A. wastewater standards,
the town applied for, and received, an E.P.A. grant (80% funding)
to upgrade the sewer plant. Construction is scheduled for completion

in October 1977 wi;p the plant being able to serve 2,560 persons.



2.573 Fire

A seventeen-member volunteer fire department with four
vehicles, a station, and other fire fi4ghting equipment compise the
Lyons fire protection forces. Recently, a Lyons fire protection
district has been established. Due to difficulties with the water
storage and distribution system, fire insurance in Lyons is very
high. From a fire protection standpoint, upgrades appear necessary

to the water system before more growth occurs.

2.574 Police
The Lyons police force consists of three full time officers
with ten reserve officers. Police protection is adequate for the

present and future population up to 3500.

2.575 Schools

Lyons has an elementary school and Junior-Senior High School
which is part of the St. Vrain Valley School District (RE-1J). En-
rollment at the elementary school is 268 students and 100% capacity
is 350 students. Enrollment at the secondary school is 288 students
with 100% capacity at 455 students. In general, an additional 3500
people is necessary to yield enough students for a new elementary
school. 1In the case of Lyons, therefore, new growth would warrant
an addition to the existing school and not necessitate construction

of any new schools.
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2.576 Transportation

The County transportation plan shows State Highway 66 through
Lyons, and U.S. 36 to Estes Park (North St. Vrain brive) classified
as principal arterials with a design volume of 12,000 - 28,000 vehicle
trips per day. North Foothills Highway (State Hwy. U.S. 36) is also
classified as a principal arterial from Boulder up to Lyons. As
Hwy. 7 continues up the South St. Vrain Canyon to Allenspark, its
classification changes to minor arterial with a design volume of
6,000 - 18,000 vehicle trips. From a regional standpoint, U.S. Hwy.
36 will adequately facilitate Rocky Mountain National Park and State
Hwy. 66 movement from Longmont and Weld County to Lyons and Rocky
Mountain National Park.

A bypass of Lyons had been planned, however, recent improve-
ments to U.S. 36 within Lyons have eliminated such a need. At present .
State Hwy. 7, State Hwy. 66, and U.S. 36 are adequate to serve traffic
volumes. Future demands are dependent primarily upon Rocky Mountain
National Park traffic. Given reasonable growth in the area, no
capacity improvements should be required through 1990. For futher

detail, see the "Boulder County Long Range Transportation Plan."

2.58 Future Service Area

One of the purposes of a service area is to provide grounds
for cooperation and agreement between a City and County in order
to protect the public interests of both jurisdictions. This allows
the cityrand Coﬁﬁty to jointly plan and prepare for the future
expansion of a community into the unincorporated areas of the
Count&. In addition, the community can determine how it should

expand to best meet needs for planned growth and financial stability.
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Boulder County through its adopted goal statements is promoting
the position that growth be directed toward those areas which have
available community facility and utility services to meet these
growth demands. Essentially, growth should be channelled into com-
munities with the remaining areas left for agricultural or other
non-urban uses.

The Lyons service area is approximately the same acreage as the
acreage of the town, meéning if the town were to expand completely
into the service area, the town size would have doubled. The Lyons
service area was formulated based on the elevation of the water
system and, therefore, the boundary line follows the topography of
the Lyons Valley Basin.

Extension of services beyond the town limits is something that
shbuld be looked at with much forethought and detailed study, par-
ticularly in the case of Lyons where there is so much vacant land
inside the corporate boundaries. For example, if the town were to
extend utility lines out to some point 1/4 mile from the town bound-
aries, anyone who requested service between the town boundaries and
the furthest extension point would have to be served by the town.

If this type of development were to occur prior to the infilling of
vacant developable land inside the town boundaries, two types of
impacts would occur, (1) when the vacant land within the town was
developed, the size of the town could become much larger than

desirable, (2) the costs of services and maintenance would be an

extreme financial burden to the town while the vacant areas were
filling. This type of development process is called leapfrogging,
and has proven generally to be an undesirable condition for most

communities.



In summary, the factors presented in the Lyons Comprehensive
Plan all seem to support development of the majority of prime and possibly
secondary land at a low density prior to any extension into the
service area for the following reasons: (1) As mentioned in the land
use section, the Lyoﬁs goals relating to land use encourage a '
"phased low density growth in areas with the least physical, natural,
cost or other constraints", and the preservation of "protected areas";
(2) the opinion survey points toward a desired population level éf
around 2,500 people; (3) water treatment plant capacity is approx-
imately 2,500 people; (4) upon completion of improvements to the sewer
plant, the plant capacity will be about 2,900 people; (5) the existing
growth trends of Lyons when projected, yield a population of 2,400
people sometime after 1990; (6) finally, the population yielded by
development of all primary and secondary lands within the city limits
is approximately 2,400 people. These factors, above all, point to
a desirable population level of approximately 2500 persons for Lyons.
Since this population level can be accommodated within the existing
town limits and still comply with the goals, service capacity and
future desires of the town, expansion into the future service area
does not appear necessary until after 1990. However, this should
not serve to invalidate the need for the remaining 388 acres of

future service area outside the city limits. This area is important

as a reserve for future expansion which can inevitably occur at
some future time and unforeseen growth rate, such an area should

be maintained for a future expansion. (See figure 224 for a map of

the future service area.)



2.581 Future Service Aréé’Léﬁdngé‘biéﬁribution

The land uses existing in the Lyons Future Service Area are
primarily residential with some commercial retail establishments
along the highways and some agricultural farming type uses. A de-

tailed breakdown of land uses that exist within the Future Service

Area are listed (the incorporated areas are not included) in

Table 2-10.
TABLE 2-10
EXISTING LAND USE 1976
LYONS FUTURE SERVICE AREA (INCORPORATED AREA NOT INCLUDED)
LAND USE # OF USES TOTAL AREA (ACRES)

Residential

Single-Family Metes & Bounds 27 70%* 276

Single-Family subdivided 2 8

Single Mobile House 3 1.5

Group Quarters 1% .5

Commercial

Highway Oriented Retail 4 2%

Community Oriented Retail 1*

Highway Service (road garage) 1*

Warehousing 1

Public

Electric Systems (Longmont Power) 1*

Other Public & Quasi Public 1%

Agricultural

Intensive or Special Crop Production 3%

Vacant

Other Vacant Unincorporated Lands 388.53

Vacant Parcels (5 acres or less) 13
TOTAL ACRES = 677.93
TOTAL ACRES
MOUNTAINOUS
PORTION ONLY = 292.30

* land uses located in the mountain portion
Source: Boulder County Planning Staff Windshield Survey

2=39



2.582 Possihle Future Service Area

The Lyons Comprehensive Plan has designated in addition to a
future service area, a "possible" future service area. The "possible”
future service area is significantly larger than the service area
and extends primarily south to Hygiene Road and east to McCall Lake,
and a few miles up the north and south St. Vrain Canyons. The
"possible" future service area was delineated for the purpose of
holding the land between Lyons and Longmont indefinitely as an open
space buffer. It is possible, that since Longmont's Planning Area
extended up to the future service area of Lyons, the "possible"
future service area may have been delineated as a retaliatory measure
on the part of Lyons to establish that area as a buffer zone. 1In
this way, Lyons could be a part of any land use decisions that are
to be made in the area.

As mentioned earlier, Boulder County's growth philosophy is
for contiguous growth to urban areas and to maintain the space between
communities as non-urban in nature. This can be accomplished through
proper use of the County's land use regulations as well as contractual
negotiations between the County and the communities. In light of
these factors and Boulder County's position on contiguous growth,
the "possible" future service area appears unnecessary for Lyons if
the County can demonstrate that the area will be maintained as an
open space buffer zone. Furthermore, utility extensions to areas
within the "possible" future service area such as extensions up the
narrow canyons and extensions out to Martin Marietta may place
prohibitive financial burdens upon the Town of Lyons. Thus,
based upon the present equilibrium between the projected population

and service levels in the Future Service Area, it is not anticipated



that the "possible" future service area will be utilized for city

extension purposes, at least, within the planning period.

2.59 Growth Management System

While the Lyons Comprehensive Plan does not have policies
or a specific land use map developed at the present time, the
Plan does contain, however, a set of guidelines or criteria for
growth called the "Growth Management System." The Growth Manage-
ment System addresses such critical elements as phased growth
for Lyons, a generalized growth rate, expansion by annexations,
provisions of services, urbanizable land, and development procedures.
The issues addressed by the Growth Management System are directed
toward achieving balanced future growth and preserving a certain
quality of life in and around the community. Boulder County is
committed to help achieve these accomplishments through the de-
velopment of coordinated and meaningful policy statements. Such
policy statements must be articulated in such a manner that the
Town and County can both agree on the means of achieving the
stated goals affecting both jurisdictions.

The goals of Lyons have been favorably compared with the
County, as previously mentioned in this report. The policies of

the Town that affect the County have been purposefully omitted by

the Town until such time that the two jurisdictions can jointly
agree on those key issues relative to the future locations of
Lyons' growth. However, with the preliminary drafting of the
County's "Community Service Area" policy, the posture that the

County will assume in the future, in relation to the municipalities



becomes more clear. Thus, the following "elements of the Town's
Growth Management System can be interpreted as "policy statements"
that BoulderCounty will respect and endorse concerning future

growth proposals in the Lyons area.

2.591 Elements of Lyons Growth Management System - (Policy Statement)

1. Growth in the Lyons area should be gradual and planned.
Prior to the approval of development or annexation plans
by the Town, services to a new development (residential,
commercial, industrial, etc.) should either be in place
or clearly available and adequate for the future.

2. Development or annexation proposals should be measured
against their positive or negative impact on the Town,
its people, and its service systems. Systems that may
be impacted would include, but not be limited to: water,
sewer, other physical services, natural environment,
public services, social and cultural environment.

3. The rate of growth would be determined primarily by the
Town's ability to upgrade and maintain its service systems.
To exceed this rate, a developer must accept the burden
of growth-related costs himself and make improvements
in compliance with Town standards.

4. Phasing of growth should give priority to those areas
where physical and environmental constraints are minimal.
This severely limits growth in areas where these con-
straints are extreme, and encourages the gradual develop-
ment of areas better able to absorb it.

5. Land in Town has been classified into three categories -
primary urbanizable; secondary ubanizable; and, protected
area - according to the combination of natural and other
constraints present in those areas. The accompanying maps
show the limits of each area. The accompanying chart shows
the criteria used to define each area. The town policy
is that, wherever possible, land in the primary category
should be filled in before land in the secondary is developed.
Protected land should only be considered for development
under the most extreme pressures for land in the future.

6. Annexation or provision of services to outlying areas should
only be considered after prime land in Town is filled. This
would help prevent "leapfrogging”. This would not preclude
the annexation of land into Town before all areas now in
Town are filled in, but it would place the burden on
developers .or property owners to demonstrate that such
annexations would benefit the Town. Where a developer or -
property owners wish to annex, normal annexation procedures
will apply.



7. Where a developer wishes to build in an area with
greater constraints, he must demonstrate by special
studies and reports to the Town that he has overcome

the particular engineering and other problems related
to that site.

In addition to the above statements, the Boulder County Staff has
discussed with the Town officials the inclusion of additional
interpretive statements of the policies. The intent of these
statements is to clearly outline the responsibilities of both
jurisdictions relative to making land use decisions inside and
outside of the Town's Future Service Area.

A. By the adoption of the Lyons Comprehensive Plan, the
Town intends to consider annexations for only that
territory situated within the designated Future
Service Area during the Town's planning period
(15 years). At some point beyond the planning
period, consideration may be given to extending
the boundaries of the Future Service Area into the
Possible Future Service Area designated within the
Lyons Comprehensive Plan.

B. The Town of Lyons will consider request for sewer,
water, and other services for only those lands
situated within the Future Service Area. The pro-
vision of services shall only be made upon annexation
to the Town or in situations where existing service
lines are contiguous to existing developments and
the servicing of such developments are in the public
interest (i.e. to alleviate a health hazard).

C. Boulder County will enforce the intent of the Future
Service Area by discouraging the creation of new
concentrations of residential, commercial, and
industrial land uses situated outside and contiguous
to the adopted Future Service Area.

In addition, we suggest that an additional policy statement be
included as part of the Lyons Comprehensive Plan to deal with a
procedure for possible future amendments to the Plan. The state-
ment listed below addresses the coordination between the Town and
the County in instances where the Town decides to make certain
adjustments to geographic areas under jurisdiction of the County.

D. In instances where adjustments are proposed to the
Future Service Area that affect lands of an unincorporated
status, the Town shall submit such request to Boulder
County for referral purposes. Where the Town and County
jointly agree upon the requested Plan adjustments, the
land use plan of both entities shall be officially
amended in compliance with applicable State Statutes.

2-43
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3.1 INTRODUCTION

The Terry Lake Analysis Area covers approximately 32 square
miles north of the City of Longmont. This principally agricultural
area is bounded on the north and east by the County line, on the south
by SH 66 and west by the Lyons Analysis Area boundary.

Within this area are three large irrigation reservoirs, High-
land, Ish and Terry Lake and two prominent natural features, Rabbit
and Table Top Mountains. The subdivisions that are found here all
front on SH 66 with the two largest, Anhawa Manor and Willis Heights

being across the highway from the northern boundary of the Longmont

Prime Urbanized Area.

EXISTING LAND USE CHARACTERISTICS

Table 3-1 indicates the land use distribution within the Analysis
Area and firmly establishes the area's agricultural character. A look
at the accompanying breakdown of existing zoning concurs with this
assessment. Furthermore, an overall density of 1 unit/108 acres
exists throughout the agricultural portion of the Analysis Area. The
9% of the analysis area that is not being utilized for agricultural
pursuits covers a fairly wide range of other uses. These include five
subdivisions, commercial uses at the intersection of US 287 and
SH 66, the Mountain States Childrens Home, a cemetery, the Longmont
Humane Society, a major electrical power substation and a major grain

storage facility.



B.

C.

E.

F.

TABLE 3-1

EXISTING LAND USE CHARACTERISTICS - JULY 1977

Residential
1. Metes & Bounds
2. Subdivided Developed
3. Subdivided Vacant
4., Other
Res. Sub-Total
Commercial
Industrial

Communications/Utilities
Public/Quasi-Public

Open Space Uses
Agriculture

Special Crops
Irrigated Crops
Non-Irrigated Crops
Intensive Livestock/
Poultry Uses
Irrigated Pasture

~N o B Wb

. Rangeland
Ag. Sub-Total

Other

TOTAL

ZONING

RR
ER
B
A

TOTAL

Non-Irrigated Pasture

UNITS

182
201
33

ACRES

74.89
7.27
10.00

20,392.73

20,484.89

ACRES

246.03
165.79
27.65
2.00

441.47

4.12
L1787

25.08
49. 45

1,054.89

3.70
8,814.40
4,145.91

61.14
3,748.48
1,617.61

292.76

18,684.00

208.01

20,484.89

$TOTAL

.37
.03
.05
99.55
100%

*¥TOTAL

1.20
.80
.15

2.15

.02

.08

.01
43.02
20.25

.30
18.30
7.90
1.44



3.11 Subdivisions

The subdivisions within the Terry Lake Analysis Area are de-
tailed in Table 3-2. The majority of these subdivisions were platted
before the 1965 County-wide rezoning. Of the three platted since
then only the Longford Subdivision remains undeveloped. The remainder
of the subdivisions have virtually filled out, 33 of the 234 platted
lots are now vacant. As these lots fill out the population should
increase another 100 persons, in close proximity to Longmont.

No major problems have been experienced with these subdivisions
with the exception of Anhawa Manor and its subsequent additions. For
example, the 3rd addition of Anhawa Manor carries the stipulation
that prior to construction and use of a septic system on any of the
lots approval of the State Water Pollution Control Commission be
obtained. The formation of a sanitation district was initiated by
the developer in late 1968 to deal with the subdivision's history of
septic problems. Approval of the district was expected by election
of subdivision residents but the proposal failed. The 3rd addition
was approved with the above stipulation based on past septic problems

and resident concern that the problems would increase.

3.12 Metes & Bounds Parcels

Prior to the enactment of Senate Bill 35, approximately 45
lots were created utilizing the modified County subdivision provisions
(see Addendum A). Specifically, 15 lots were created in the SW
quarter of Section 17, T3N R69W along North 87th Street while 31 lots

were created in the east half of Section 24, T3N R69W. These latter



TABLE 3-2

SUBDIVISIONS IN THE TERRY LAKE ANALYSIS AREA - JULY 1977

AVG.
LOT NO. NO. UNITS/
SUBDIVISION ZONING DATE ACRES LOTS SIZE PERMITS POP. VACANT POP. ACRES WATER SAN.
Anhawa Manor RR 1964 21 25 .84 20 60 5 15 1.19 Longs septics
Peak
1st A 1964 30 31 .96 31 93 0 0 1.03 " "
2nd RR 1968 26 17 1.52 15 45 2 6 .65 " "
3rd - RR 1972 20 25 .80 14 42 11 33 1.25 " "
Linda Vi¥sta A 1961 10.26 8 1.28 8 24 0 0 o d T " L
Longford A&RR 1965 6 8 + 15 0 0 8 24 1.33 - "
McCall Lake A 1953 s5.18Y 6 .86 6 18 0 0 1.16 City of "
= B 2/ Lgmt.
Willis Hts. A&RR 1954 35 39 .89 3442/ 102 4 12 1.11 Longs "
3 Peak
1st A&RR 1959 40 77 .51 73—/ 219 3 9 1.92 " "
TOTAL 236 201 603 33 99

1/ 1.56 acres of the original 6.74 have been deeded to the State Highway Dept. Of this acreage,
.81 was from Lot 7 and thus Lots 6 and 7 are considered as 1 lot.

2/ & 3/ One permit issued on 2 lots.



lots front on East County Line and Vermillion Roads. Building

permits have been issued for 10 of the 15 lots and 22 of the 31.
Since Senate Bill 35 has been in effect, six exemptions have

been granted and one denied in the Terry Lake Analysis Area. These

exemptions are detailed in Table 3-3.

TABLE 3-3

TERRY LAKE ANALYSIS AREA - EXEMPTIONS

Original Requested BOCC

Docket # Date Zone Acreage Acreage Action
32 12-72 A 17.5 7.5+10 Approved
102 7-73 A 20 5+15 Approved
107 B=d3 A 69 5+32+32 Approved
133 2-74 A 15.2 7+8.2 Approved
158 7-74 A 34 10+14 Approved
165 6-74 A 138 17+121 Approved
184 9-~-74 A 10 5+5 Denied*

* Denial was based on the fact that these 10 acres were
already on exempted parcel created by Docket #32.

All told, 7 new building sites were created through the exemp-

tion process in this Analysis Area.

3.13 Use By Special Review

There have been two use by special review applications approved
for this Analysis Area. The first was the State Division of Communi-
cation's microwave repeater site located at the intersection of

Wasatch and County.Line roads in Section 12, T3N R69W. The microwave

station consists of one unmannéa*building with two towers. Approval



for this use was granted August 1976 provided that the station would
not cause interference with radio and television reception in the
area. Use by special review status was necessary as Section XV of
the Boulder County Zoning Resolution states that communication facili-
ties are such a use in the A zone and because the site is leased and
is 2.4 acres, less than the 5 acre minimum in the A zone district.
Water treatment facilities are also a use by special review in
the A district, thus the Longs Peak Water Association requested ap-
proval for water storage facilities (Dockets #422, 423, and 424) in
1968. 1In 1973, approval was requested for a filter unit and sedimen-
tation pond. This equipment was needed to comply with an EPA order

and was for the reservoir approved in Docket #424.

3.2 ENVIRONMENTAL CHARACTERISTICS

3.21 Geology

As can be seen in Figure 3-1 the western and north-western
edges of the Analysis Area are areas where geotechnical constraints
pose risks to development. Areas designated as 2MFX are subject to
the hazards of flooding and expansive soils. Areas that are desig-
nated 2MCLRX are the most critical with respect to development, since
soil creep, rockfalls, expansive soils and landslides are the major

detrimental conditions associated with these areas.

3.22 Agriculture
Of the lands in this Analysis Area, 69% are either of state-

wide or local agricultural importance, with approximately half of
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these soils falling into each category (Figure 3-2). A Modified
Storie Productivity Index rating of 70-100, indicating a reasonable
use of the land, is also given to these agriculturally important
soils. The remaining 31% of the land in the area is split between
non-agricultural use, 9% and dryland agriculture, 22%.

The 69% of the Analysis Area where there are lands of statewide and
local agricultural importance plus the 22% of additional agricultural
use reinforce the agrarian nature of the area. The maintenance of
this area's agricultural character should be aggressively supported
by Boulder County.

A substantial number of irrigation ditches run through the
Analysis Area and should be protected for continued agricultural use.
These ditches include the Supply, Highland, Rough and Ready, Palmerton,
Terry Lateral and Upper Highland ditches in addition to a short

section of the domestic water Longmont Supply Canal.

3.23 Environmental Resources

The Terry Lake Analysis Area contains 5 specific environmental
resources of note. Ish Reservoir, Terry Lake and the Little Thompson
River are all critical wildlife habitats and should be preserved
accordingly. Rabbit Mountain is an identified natural landmark while
the historic Cherokee Trail~Overland Stage Route parallels County

Line Road, a mile to the west.
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3.3 COMMUNITY FACILITIES/UTILITIES

3.31 Water

Water service (see Figure 3-3) for four of the subdivisions
provided by the Longs Peak Water Association. The McCall Lake sub-
division is served by the City of Longmont from the transmission
main along SH 66 that goes from the treatment plant, near Lyons, to
the City. 1In the past, Longmont has issued taps along this main.
The City now has a policy of not issuing any more new taps outside
of their Prime Urbanized Area. Thus, Longmont will not be a water
supplier within the Terry Lake Analysis Area.

Longs Peak Water Association serves approximately 1/4 of the
Analysis Area and has minor expansion plans adding approximately 1
square mile of service area. The Little Thompson Water District
also provides service to this area. This district has around 2-1/2
miles of line south from the north County line along both US 287
and North 95th Street and 2 miles of line west along Yellowstone Road
from US 287. Service is provided to customers along these lines.
Future service will be provided to new customers living along these

lines or to customers willing to pay for larger or additional lines.

3.32 'Banitation
Sewer disposal for the entire aAnalysis Area is accomplished
using septic systems. The only major problems to date have occurred

in the Anhawa Manor subdivision.
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3.33 Fire

Fire protection is provided by three fire districts, Longmont
Rural, Hygiene and Berthoud. Longmont Rural provides service from
its station in Mead and the main County Line Road station. The Mead
Station is a volunteer department with a 750 gal./min. pumper and a
15,000 gal. tanker while the County Line Station has two pumpers
(500 and 750 gal./min.) with two members of the seven person staff
on duty at all times. Response time, depending on the location of
the fire, averages 5 to 6 minutes. Back-up can be provided from
Longmont Rural's Niwot and Brownsville VFD's if needed. There is a
mutual aid policy in effect with the Berthoud Fire Department so that
Longmont Rural will respond to fires within Berthoud's district in
Boulder County and remain or leave when the Berthoud department
arrives, depending on the nature of the fire.

The Hygiene VFD serves the remainder of the Analysis Area
from its station at North 75th Street and Hygiene Road. Their re-
sponse time for a 45-square mile district averages 7 to 8 minutes.
Equipment for the department consists of: a 1976, 3/4 ton, 4-wheel
drive pick-up with a 300 gal. tank; a 1974 truck with a 750 gal.
tank with a pumper; a 6x6 with a 15,000 gal. tank and (with delivery
expected in August) a 1977, 6x6 with a 700-800 gal. tank. The
Hygiene district does not have formal mutual aid policies with sur-
rounding districts as they are willing to help on any fire at any
time if they are needed.

Both the Longmont Rural and Hygiene fire districts have no

expansion plans for either facilities or equipment in this area.



Equipment modernization and replacement are the only plans for both

districts.

3.34 Police
The Boulder County Sheriff's Department provides police ser-
vice to this area and all the areas surrounding Longmont utilizing

between 3 to 6 deputies on patrol. Their average response time for

emergency calls is 4 to 6 minutes. The vast majority of crimes to
County residents are property crimes. Armed crimes are also on
the increase within Longmont and County assistance is required as

these crimes "spill-over" into the County areas.

As for future plans, the County Sheriff will provide whatever
service they are funded to provide. The 1978 budget requests money
for the establishment of a Longmont substation in the old municipal
building to be staffed with 1 to 2 officers for 40.hours per week,
to handle civil processes. As the City\of Longmont grows, additional
officers may be needed as 1 officer is ﬁeeded per 10,000 to 12,000
city population to handle. gity needs that city police do not fill,
such as transporting prisoners to the Justice Center and handling
civil actions within the purview of the County. For the County areas,

1-1/2 officers are needed to meet the police needs of every 1,000

County residents.

3.35 Schools
With the exception of 6-1/4 square miles, where students

attend Berthoud schools, the area is within the St. Vrain Valley

3=13



School District. Elementary students attend either Hygiene, North-
ridge or Mead Elementary Schools and then attend Mead Junior High
or Longs Peak Junior High, and high school at either Longmont or
Niwot High Schools. A new high school is under construction in
east Longmont and will begin serving students during the 1977-78
school year. The St. Vrain School District owns 2 school sites in
the Analysis Area, one in Anhawa Manor subdivision and the other in
Willis Heights. At the present time they do not anticipate using
these sites within the planning period as there will not be a need

for a new elementary school.

3.36 Transportation

Roads in the Analysis Area (Figure 3-4) are either principal
arterials, collectors or local access. Us 287, North 95th Street
from SH 66 to Vermillion and SH 66 are principal arterials; roads
that carry through traffic between major population and employment
centers. US 287 is the County's major north-south facility and
is the only road in the area that is planned for major improvements,

at this time.

3.4 ZONINGS/REZONINGS

Since 1944, the Terry Lake Analysis Area has undergone County-
wide rezonings that have maintained and reinforced the areas agricul-
tural nature. In 1944 virtually all of the area was 2zoned agricul-
tural or was unclassified, the exception being some garden home zoning
north of SH 66 neaf‘Mqull Lake. McCall Lake subdivision developed

under this zoning.



TRANSPORTATION SYSTEM

Road #

WO bWNDDN

31
901
902

SH 66
Us 287

Road Name

Yellowstone Rd.
Wasatch Rd.
N.11l5th St.
Woodland Rd.
Vermillion Rd.
N.95th St.
N.Co.Line - SH 66
3rd Ave. - SH 119
N.83rd St.
N.Co.Line - Woodland
Woodland - SH 66
N.75th St.
E.Co.Line Rd.
N.Co.Line RAd.
N.83rd - N.95th
N.l1ll5th - E.Co.Line
Ute Rd.

_ N.107th St.

1l
Yoa

Existing

Volume

100
290
510
590
105

580
6,600

600
330
680
430

200
100
3,750
7,450

FIGURE 3-4
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EXISTING ROAD VOLUMES & RATED CAPACITIES

Rated
Capacity

3,000
3,000
9,370
5,000
3,000

7.,530
6,960

5,000
5,000
8,300
3,000

3,000
3,000
10,000
10,000

CLASSIFICATION
freeway

Expresswoy
Principal Arterial
Hinor Arterial
Collector

tbcal’ Access



The 1954 rezoning changed the Analysis Area to residential
zoning, a County-wide practice in agricultural areas. In addition,
business zoning was added at the intersections of SH 66 and US 287
and SH 66 and North 75th Street. No rezonings were applied for be-
tween 1954 and the next County-wide rezoning in 1965.

In 1965 the Analysis Area was rezoned from residential
to agricultural, however, the business zoning remained. In
addition, a 330 ft. wide strip of RR and ER zoning was added north
of SH 66 to complement comparable zoning south of the road. Small
portions of the RR 2oning has been incorporated into the Anhawa
Manor, Longford and Willis Heights Subdivisions. Otherwise, the 330
ft. strip of RR and ER Zoning has not been utilized. The business
zoning at the NW corner of SH 66 and North 75th Street also remains vacant while a
restaurant occupies the NE corner. A cambination gas station-store occupies one
of the US 287 and SH 66 intersections and the other intersection is
the lodation for the 0l1ld General Store, a natural foods store.

Since 1965 there has been one rezoning in the Analysis Area.
This rezoning, Docket #443, was for 96 acres adjacent to Anhawa
Manor Subdivision. This rezoning was approved January 1969 so the
extension of Anhawa Manor could be accomplished as the success of
the existing development indicated a need for more sites of this
nature. Since that time, the 2nd and 3rd additions to Anhawa Manor
have been platted utilizing 56 acres of this rezoning. The remain-
ing 40 acres are vacant and presently are in corn, an irrigated agri-

cultural crop.



3.5 ISSUES & RECOMMENDATIONS

3.51 Land Use

A. Maintain the existing agricultural character of the area
and modify the lot size (1U/35A) and permitted uses in the
A zone.

B. Maintain agricultural water on agricultural land and maintain
the integrity of the area's irrigation ditches.

C. Confine future subdivision development to existing platted

subdivision lots.

3.52 Environmental

A. Establish a geotechnical review procedure for areas desig-
nated 2MFX.
B. Designate the area's critical wildlife habitats as a land

use category.

3.53 Community Facilities/Utilities

A. Encourage new dwellings to utilize the Little Thompson
Water District or Longs Peak Water Association for their
domestic water supply.

B. Encourage the establishment of a Longmont substation for
the County Sheriff's Department.

C. Encourage the St. Vrain Valley School District to use dedi-
cated school sites that will never be used for school

purposes, for public parks.

3=17



3.54 Zoning
A. Modify the business zoning at SH 66 and N. 75th Street to
reflect a land use change to agricultural.

B. Modify the RR and ER zoning to reflect land use changes to

agricultural.

3-18



ST. VRAIN - DRY CREEK ANWALYSIS AREA
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4.1 INTRODUCTION

The St. Vrain - Dry Creek Analysis Area is situated east and
south of the City of Longmont's Prime Urbanized Area (PUA). The
PUA forms the western boundary with the Niwot and Boulder Creek
Analysis Areas to the south, the County Line on the east and SH 66
on the north. Dry Creek runs through the width of the Analysis Area

and Gaynor Lake is located at the southern boundary.

EXISTING LAND USE CHARACTERISTICS

As with all the analysis areas surrounding Longmont, this one
is predominantly agricultural. Specifically, 80% of the Analysis

Area is in irrigated crops while other agricultural related uses

account for another 8% of the total land use distribution (Table 4-1).

The remaining land uses cover a variety of uses that include a golf
course, fire station, several nurseries and lands used by Great
Western Sugar Company to dispose of waste materials from the proces-
sing of sugar beets. One subdivision, Gaynor Lake, is located

within the Analysis Area.

4-1
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TABLE 4-1

EXISTING LAND USE CHARACTERISTICS - JULY 1977

UNITS
Residential
l. Metes & Bounds 116
2. Subdivided Developed 42
3. Subdivided Vacant 10
4. Other 2
Res. Sub-Total
Commercial
Industrial
Public & Quasi-Public
Open Space Uses
Agriculture
1. Special Crops
2. Irrigated Crops
3. Non-Irrigated Crops
4. Intensive Livestock/
Poultry Uses
5. Irrigated Pasture
Ag. Sub-Total
TOTAL
ZONING ACRES
RR 605.86
SR 199.47
T 24.97
GI 149.53
A 5,273.31
TOTAL 6,253.14

ACRES

169.06
64.62
15.38

1.00

250.06

286.95
4,968.99
36.90

31.19
233.44

5,557.47

6,253.14

$TOTAL

9.69
3.19

.40
2.39

84.33

100%

%TOTAL

2.70
1.103

. 21D

s (02

T 4.00

.05
.41

4.59
79.46
.59

.50

3.73
88.87

100%



The overall density of dwellings for the Analysis Area, ex-
cluding subdivided and non-agricultural lands, is 1 unit per 49 acres.
However, if the vacant RR and SR zoned lands were built out at the
maximum allowable densities, a total of 2,853 additional units could
exist within the analysis area. This would change the overall density
from the current 1 unit per 49 acres to 1 unit per 2 acres which would
obviously result in a change of the agricultural character of the

St. Vrain - Dry Creek Analysis Area.

4,11 Subdivisions

Gaynor Lake Subdivision is situated on 80 acres at the inter-
section of U.S. 287 and Oxford Road. The subdivision is 80% developed
with 10 lots remaining vacant (Table 4-2). Gaynor Lake was approved
in 1963 and in 1965 an attempt was made to replat the entire sub-
division. The original 52 lots were to be replatted to 232 lots with
the addition of a marina and clubhouse on Gaynor Lake. This resub-
division was to be served by the Gaynor Lake Water and Sanitation
District which was created in November 1964. Preliminary approval
by the Planning Commission for the replat was granted in May 1965
and then the file was closed. The water.and sanitation district has

never been activated and thus remains a paper district.

4.12 Metes & Bounds Parcels

There have been four applications for exemptions from Senate
Bill 35 in the Analysis Area since the Bill's enactment. Table 4-3
details these exemptions which resulted in the creation of five

additional building sites.

>
!
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TABLE 4-2

SUBDIVISIONS IN THE ST. VRAIN - DRY CREEK ANALYSIS AREA - JULY 1977

AVG.
LOT NO. NO. UNITS/
SUBDIVISION ZONING DATE ACRES ILOTS SIZE PERMITS POP. VACANT POP. ACRES WATER SAN.
Gaynor Lake A 1964 80 52 1.54 42 126 10 30 .65 Lefthand septics



TABLE 4-3

ST. VRAIN - DRY CREEK ANALYSIS AREA - EXEMPTIONS

Original Requested BOCC
Docket # Date Zone Acreage Acreage Action
35-29 8-72 A 80 5+75 Approved
35-88 5-73 RR 80 1+2.4+6.6+70 Approved

35-176 11-74 A 1+1.2+2.3 2.5+5+6.7+13 Approved
+2.4+64.4 +44
SE-75-6 5-75 A ? 1+? Approved

4.13 Use By Special Review

Fire stations and communication facilities are uses permitted
by special review in the A zone district and utility substations as
well, in the RR zone. These uses have been applied for within this
Analysis Area and have received County Commissioner approval.

The utility substation was approved in June 1971 so that the
City of Longmont would be better able to serve existing demands and
future needs of northern and eastern portions of the City-.
In the A district, the Longmont Fire Protection District requested
approval for a fire station and 75 ft. communications tower, attached
to the building, in 1975. An exemption to Senate Bill 35‘(Docket
#SE-75-6) was granted for a 1 acre site for this facility and then
a variance to set backs also approved. The special use was requested
so the Longmont Fire District could build a centrally located station
to be staffed by full-time paid employees and offer assistance to

3 existing volunteer departments.



4.2 ENVIRONMENTAL CHARACTERISTICS

4,21 Geology

The St. Vrain - Dry Creek Analysis Area as shown by Figure 4-1
contains areas with geotechnical ratings of 1MLX and 1MFX. Both
these ratings indicate areas where expansive soils pose a hazard to
development while the former also is subject to landsliding and the
latter to flooding.

Figure 4-2 indicates those areas along the St. Vrain Creek that
have been designated as Aggregate Resource Areas. These
areas have been identified as a part of the County's Master Plan
for extraction of commercial mineral deposits. The Fl gravel deposits
within these resource areas are those deposits technically

available for extraction.

4.22 Agriculture

The Analysis Area, as stated previously, is mainly agricul-
tural with the Ligget and Rough and Ready Ditches helping form the
area's boundary. Dry Creek, St. Vrain and Lefthand Creeks and the
Oligarchy Ditch also traverse the Analysis Area.

Figure 4-3 depicts those soils in the St. Vrain - Dry Creek
Analysis Area where the soils are such that a 70 to 100 rating using
the Modified Storie Productivity Index is given. These areas are
where crop production is a reasonable use of the land. Virtually
all of the Analysis Area rates 70 to 100 with the majority of the

area not qualifying being along St. Vrain Creek.
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The importance of the area's lands for agricultural pursuits
is again demonstrated in Figure 4-4. Areas depicted on this map are
those of statewide and local agricultural importance. Such areas

warrant preservation for continued agricultural use.

4.23 Floodplains

Of the three creeks in the Analysis Area, Lefthand and St.
Vrain Creeks have been mapped for the 100-year floodplain. Mapping
of Dry Creek is not planned at this time. It is probable that the
Lefthand and St. Vrain floodplains will be re-evaluated in light of

the Big Thompson f£lood of July 1976.

4.24 Environmental Resources

The Cherokee Trail - Overland Stage Route passes through the
Analysis Area one mile west of the County Line, along North 119th
Street. There is also a critical wildlife habitat located at Hetzel
Lake named the Jim Hamm Nature Center. This nature center is owned

and managed by the City of Longmont as a wildlife sanctuary.

4.3 COMMUNITY FACILITIES & UTILITIES

4.31 Water

Domestic water comes from three sources; Longs Peak Water
Association, Lefthand Water Supply Company and wells. The service
areas for the two water companies are shown in Figure 4-5. Lefthand

has no plans for expansion of their service area while Longs Peak
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plans on adding approximately 1/2 square mile in Section 36, T3N
R69W to their service area.

The Gaynor Lake Water and Sanitation District, as mentioned
previously, was formed to provide service to the Gaynor Lake sub-
division but has never been activated. The subdivision is served

by Lefthand Water.

4.32 Sanitation

Sewage disposal for the Analysis Area is accomplished by
utilizing individual septic systems. No major problems have been

noted to date.

4.33 Fire

The Longmont Fire Protection District provides service to
the entire Analysis Area. Of the four District stations (see Terry
Lake, Niwot and Brownsville Analysis Areas for detailed information)
all respond within the area. The Mead Station serves north of Pike
Road, Niwot west of U.S. 287 and Brownsville east of U.S. 287 and
south of Pike Road. The County Line Station is located in the
Analysis Area and responds to all fires in the district. Response
times average 5 to 6 minutes throughout the district and may be
somewhat less in this Analysis Area due to the proximity of the

County Line Station.



4.34 Police

The Boulder County Sheriff's Department provides police pro-
tection to the Analysis Area. Crimes are primarily property crimes

with response time for emergency calls averaging 4 to 6 minutes.

4.35 Schools

The St. Vrain - Dry Creek Analysis Area is served by three
elementary schools, two junior and two senior high schools within
the St. Vrain Valley School District. Elementary school students
living north of 9th Avenue attend Spangler Elementary School,
students south of St. Vrain Creek attend Indian Peaks School, and
the remaining students living between St. Vrain Creek and 9th Avenue
attend Columbine Elementary. Junior high students north of the Creek
attend Northeast Junior High with the remainder going to Longmont
Junior High. Niwot High serves students south of 9th Avenue while
Longmont High serves the remaining students.

A new high school is being built in east Longmont and students
living north of St. Vrain Creek will begin attending this school

sometime during the 1977-78 school year.

4.36 Transportation

The Boulder County Long Range Transportation Plan notes a
number of major changes that are planned for the Analysis Area's
transportation network.

An easterly extension of Mountain View Avenue is planned to

connect it to North 119th Street. North 119th will be connected to



North 115th Street at SH 66 (Figure 4-6) and Lashley Street, located
within Longmont's PUA will be joined to North 119th a half mile south of
the intersection with SH 66.

The primary change to the area's road system would be the
construction of a link connecting SH 119 west of Longmont to SH 119
east of Longmont. This link would be a limited access bypass and
would also serve as a southern growth barrier for Longmont. Using
current projected traffic volumes though, this link does not appear
to be justified in the near future. A less costly link to the
north and outside of the Analysis Area that would carry a higher
volume of traffic has also been planned. This northern link is

favored by the City of Longmont.

4.4 ZONINGS/REZONINGS

In 1944, the St. Vrain - Dry Creek Analysis Area was primarily
zoned agricultural (A2) and unclassified (U) with Section 12, T2N R69W
north of St. Vrain Creek zoned industrial (Ml). With the 1954 County-
wide rezoning the U and A2 zoned lands were rezoned to residential.
The Ml lands were rezoned to industrial (I) in the northwest quarter
of Section 12 and to residential in the northeast quarter. This
meant that the previous industrial acreage was decreased by one-half.

Prior to the 1965 County-wide rezoning, a request was made to
rezone 20 acres of land at Gaynor Lake from R to ED (economic develop-
ment) or T (transitional). The request was made so that a semi-
private boat marina and club facilities could be built since Gaynor

Lake was open for recreational development. A portion of the lake
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was rezoned T as was land south of the lake for this purpose. The
land has remained in agricultural use since this 1964 rezoning.

In 1965, major rezonings occurred in the Analysis Area. The
I zone became general industrial (GI) and a large part of the R zone
became agricultural. The remainder of the R zone (Figure 4-7) remained
residential through rural residential (RR) and suburban residential
(SR) zoning. A small portion of the R zone, 330 ft. X 660 ft. blocks
on either side of US 287 south of Pike Road, was zoned transitional
to complement zoning north of Pike Road. The T zoning at Gaynor

Lake was altered so that only the land and not the lake was zoned.

4.5 ISSUES & RECOMMENDATIONS

4.51 Land Use
A. Maintain the agricultural character of the area and modify
the lot size (1lU/35A) and permitted uses in the A zone.

B. Confine subdivision development to existing platted lots.

4.52 Environmental

A. Establish the Aggregate Resource Area classifi-
cation as a land use category.
B. Plan future land uses contiguous to Aggregate Resource
Areas to be such that conflicts with extraction
activities are minimized.
Cs Re-examine the Lefthand and St. Vrain Creek floodplains and

re-define the floodplain zone if needed.



4.53 Community Facilities/Utilities

A. Encourage the establishment of a Longmont substation for
the County Sheriff's Department.

B. Discourage the activation of the Gaynor Lake Water and Sani-

tation District unless service is confined to the Gaynor

Lake subdivision.

4.54 Zoning
A. Modify the transitional zoning to reflect a land use change
to agricultural.

Modify the RR and SR zoning to also reflect a land use change

to agricultural.
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5.1 INTRODUCTION

The St. Vrain Valley Analysis Area covers over 24 sguare
miles west of the Longmont Prime Urbanized Area. The area is bounded
on the south by the Lefthand-Niwot-Boulder Creek Subregion, the west
by the Table Mountain and Lyons Analysis Areas, and on the north by
SH 66. There are numerous lakes and reservoirs throughout the

Analysis Area with St. Vrain Creek being the major water course.

EXISTING LAND USE CHARACTERISTICS

With 81% of the total land area in the St. Vrain Valley
Analysis Area in agriculture (Table 5-1). the character of the area
is agricultural. Residential uses account for 8% of the remaining
19% and this use is fairly evenly split between subdivided lots and
metes and bounds parcels. The St. Vrain Creek, Dry Creek and the 15
lakes and reservoirs in the Analysis Area make up the next highest
land use category (open space uses). The remaining lands are taken
up by the Longmont Airport, sand and gravel operations along St.
Vrain Creek and various business and commercial ventures located
around Hygiene.

North and east of Hygiene are found substantial amounts of
rural residential (RR) and estate residential (ER) zoning currently
undeveloped. A small amount of RR Zoning is also found at and near

St. Vrain Meadows Subdivision. St. Vrain Meadows and Hygiene Heights
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EXISTING LAND USE CHARACTERISTICS - JULY 1977

UNITS
Residential
1. Metes & Bounds Developed 197
2. Metes & Bounds Vacant --
3. Subdivided Developed 113
4. Subdivided Vacant 152
5. Other 25
Res. Sub-Total
Commercial & Business
Industrial
Transportation (Airport)
Public & Quasi-Public
Open Space Uses
Agriculture
1. Special Crops
2. Irrigated Crops
3. Intensive Livestock/
Poultry Uses
4., Irrigated Pasture
5. Non-Irrigated Pasture
6. Rangeland
Ag. Sub-Total
TOTAL
ZONING ~  _ ACRES
RR 630.00
ER 505.00
B 35.00
C 33.00
A 14,476.70
TOTAL 15,679.70

TABLE 5-1

ACRES

665.44
62.69
213.21
329.02
12.50

1,282.86
5.7
203.96
260.00
11.87

1,158.23

19.49
8,651.90

292.34
2,604.62
1,184.68

4.18

12,757.21

15,679.70

$TOTAL

4.02
3.22
.22
.21
22.33
100%

$TOTAL

o 82
55.18

1.86
l16.61
7.56
.03
81l.36

100%



subdivisions are the only subdivisions of the nine within the Analysis
Area that are located on RR zoning. If the currently vacant RR and
ER zoning is built out at maximum allowable densities, 1,860 new
dwelling units could exist within the St. Vrain Valley Analysis Area.
This is in addition to the 152 vacant subdivided lots and the vacant
metes and bounds parcels. Build-out of the RR and ER zones would
change the overall density of the area to 1 unit per 6.5 acres from
the current figure of 1 unit per 68 acres. This change in overall
density would have a major impact on the Analysis Area's agricultural
character.

It should be noted that the majority of commercial and busi-
ness zoning at the community of Hygiene is either not being utilized
or is used for residential purposes. The business zoning at North

75th Street and SH 66 also remains vacant.

5.11 Subdivisions

Table 5-2 details the subdivisions found within the St. Vrain
Valley Analysis Area. No major problems have been encountered in any
of these subdivisions with the exception of Hygiene Heights. When
the 2nd filing of Hygiene Heights, a replat of the original Lot 1,
was under consideration, property owners in Hygiene Heights requested
denial due to existing poor water pressure. The 2nd filing was
approved subject to the condition that the subdivider would not sell
any lots or request building permits for the filing until an adequate
water supply was qvallable to all the lots in Hygiene Heights. The
original and 2nd flllngs are both currently served by City of Longmont

water.

=3



SUBDIVISIONS IN THE ST.

TABLE 5-2

VRAIN VALLEY ANALYSIS AREA - JULY 1977

AVG.
LOT NO. NO. UNITS/
SUBDIVISION ZONING DATE ACRES LOTS SIZE PERMITS POP. VACANT POP. ACRES WATER SAN.
Boulder Hills A 1964 70 50 1.40 0 0 50 150 « 74 - _—
Chance Acres A 1963 100 61 1.64 10 30 51 153 .61 Lefthand septics
Circle"C"Ranch A 1965 65 13 5.00 6 18 7 21 .20 Lefthand septics
Cushman A = 60 113/5.46 6 18 5 15 .18 Longmont septics
Hygiene Hts. RR 1965 32.83 28 1.17 20 60 8 24 .85 Longmont septics
2nd (replat) RR 1972 4.4 6 «713 4 12 2 6 1l.36 Longmont Septics
Meadow Mtn. A 1967 80 14 5.71 0 0 14 42 o - -
Sprg.Lake Hts. A 1967 50 10 5.00 B 27 1, 3 .20 Lefthand septics
Replat A RR 1968 10 8 1.25 8 24 0 0 .80  Lefthand septics
St. Vrain Mdws. RR 1966 24 15 1.60 9 27 6 18 .62 Lefthand geptics
Schlage12/ A 1964 46 48 .96 41 123 8 24 1.04 TLefthand septics
TOTAL 542.23 264 113 339 152 456

1/ Permits issued by Section-Township-Range.
for the 6 original subdivided lots.

2/ Two permits have been issued for Lot 1, Blk. 2.

Assessor records show 11 parcels varying in size
Thus 11 lots will be used for purposes of this Table.



A few points concerning the remaining subdivisions should be
noted to aid future land use decisions. Circle "C" Ranch was ap-
proved as a 1 lot (65 acre) subdivision with a covenant that tracts
within the subdivision of less than 5 acres would not be sold with-
out resubdividing. Spring Lake Heights and Meadow Mountain sub-
divisions were originally planned as the <ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>