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FOREWORD 

This repor t  i s  one of s i x  undertaken t h i s  year i n  the Department of 
Geography a t  the Univers i ty  of Colorado. It has become almost a t r a d i t i o n  
for  the graduate seminar i n  land use t o  i n i t i a t e  a p ro j ec t  i n  the l oca l  
area i n  cooperation w i t h  an agency o f  the Boulder community on e i t h e r  the 
municipal o r  county leve l  , sometimes both, 

These studies achieve a number o f  object ives. The p a r t i c i p a t i n g  stu- 
dents undertake a r e a l i s t i c  p r o j e c t  which they a re  able t o  plan, execute, 
and publ ish  w i t h i n  the b r i e f  span o f  one semester. Also, these studies pro- 
v ide new informat ion f o r  municipal and county o f f i c i a l s  and c i t i z e n  groups 
concerned w i t h  planning and guiding the growth and development o f  the C i t y  
o f  Boulder and Boulder County. I n  short,  these are professional t r a i n i n g  
exercises f o r  graduate geographers and are a serious e f f o r t  i n  prov id ing 
new planning perspectives i n  the i n t e r e s t  o f  pub1 i c  service. 

I n  response t o  a suggestion by the Natural Areas Committee o f  the 
Univers i ty  o f  Colorado, the land use seminar e lected t o  study and analyze 
a number o f  natura l  s i t e s  i n  the Boulder Valley. The group was a lso jo ined 
i n  the endeavor by the graduate f i e l d  seminar of the Department o f  Geog- 
raphy. 

The cooperative base kr i  t h i n  the Boulder community was wider than usual 
t h i s  year. The s i t e s  chosen f o r  study seemed t o  have po ten t i a l  f o r  a 
va r i e t y  o f  uses beyond t h e i r  present development. These included ins t ruc -  
t ion,  greenbelt, and open space. The graduate students involved worked 
i n  cooperation w i t h  the res ident  proper ty  owners, the Parks and Recreation 
Department and the Planning Of f i ce  o f  the C i t y  o f  Boulder, the Department 
of Development and the Parks and Open Space Advisory Committee o f  Boulder 
County, the Boulder and Longmont Of f i ces  o f  the So i l  Conservation ServiceA, 
the Science D i rec to r  o f  the Boulder Val ley RE-2 School D i s t r i c t ,  the 
Planning Of f ice  and the Natural Areas Comi t t e e  o f  the Un ive rs i t y  o f  
Colorado, and the Denver Regional Council o f  Governments. 

Sometimes the graduate researchers f e l t  they would have l i k e d  t o  pur- 
sue c e r t a i n  themes i n  greater depth i f  there had been more time avai lable.  
Nonetheless, they j o i n  me i n  expressing the hope t ha t  t h i s  repor t  provides 
inforniat ive ins igh ts  on a fasc ina t ing  p a r t  o f  Boulder County. 

The various chapters which appear i n  t h i s  study were o r i g i n a l l y  sub- 
m i  t t e d  as special reports by the i nd i v i dua l  s indicated. They represent 
the endeavors and views o f  the authors and i n  no way should be in te rp re ted  
as the o f f i c i a l  views o f  the Department o f  Geography o r  any o ther  cooperating 
agency o r  organi zat ion prev ious ly  mentioned. Because o f  t h i s  independence 
from o f f i c i a l  views, the pa r t i c i pan t s  i n  t h i s  p r o j e c t  are espec ia l ly  grate- 
f u l  t o  the Graduate School o f  the Un ive rs i t y  o f  Colorado, the C i t y  o f  



Boulder, t h e  Boulder County Commissioners, the Univers i ty  o f  Col orado 

I 
Foundation, and t h e  Boulder Val ley RE-2 School District f o r  sha r ing  t h e  
c o s t s  of  p r i n t i n g  t h i s  r e p o r t .  

This  is the c o l l e c t i v e  and ind iv idua l  e f f o r t  o f  a group of dedica ted  

I geographers concerned about  the q u a l i t y  of t h e  l oca l  environment and i t s  
a t t e n d a n t  stresses. Boulder County resi den t s ,  s t u d e n t s ,  and 1 ocal o f f i  - 
c i a l s  may gain understanding from t h i s  r e p o r t  t h a t  will a s s i s t  them i n  

I t h e i r  e f f o r t s  t o  p e r p e t u a t e  the Boulder a r e a  a s  a p l e a s a n t  and a t t r a c t i v e  
p l ace  t o  l i v e .  

, Donald D. MacPhail , Ph.D. 
Professor  of Geography 

Boul d e r  , Colorado 
,June, 1970 

Pub1 i c a  t i o n  o f  this r e p o r t  is  made poss ib l e  
through g r a n t s  from t h e  fol lowing:  
~ n i v e r s i  t y  o f  Colorado Foundation 
The C i t y  o f  Boulder 

I The Boulder County Comni ssi one r s  
The Graduate  School , lini v e r s i  t y  o f  Colorado 

I Boulder Val ley School District No. RE 2 (J) .  
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CHAPTER a .  INTRODUCTION 

Wil Ulman and Helen Louise Young 

Accelerated urban and population growth a1 ong colorado ' s Rocky Moun- 
tain Front Range during the past two decades has resulted i n  s t r i k i n g  
changes upon the landscape, Boulder, with i ts constantly growing univer- 
s i  ty enrollment and numerous research oriented industries is  ranked as a 
1 eader i n  Colorado communi ty growth. Constant encroachment of urban 
f a c i l i t i e s  onto Boulder's fringe resu l t s  i n  a changing land use pattern. 
Open space becomes less  apparent as the land is subjected t o  more inten- 
sive use. Cornfields a re  replaced by residential  t r ac t s  and gravel roads 
become expressways a s  the natural landscape is pushed ever fur ther  into 
the hinterland. 

Boulder i s  unique among most rapidly growing cammuni t i e s  i n  that  a 
h i g h  degree of planning has resulted i n  se t t ing  aside land for  greenbelts 
t o  provide some semblance of openess f o r  area residents. There are ,  how- 
ever, s t i l l  a number of areas within close proximity to  Boulder which 
possess unique natural character is t ics  of value t o  the community and should 
be s e t  aside a s  parks or  areas of special use. Hereafter these areas w i  11 
be referred to  as  natural areas. 

For the purposes of this report, a natural area is described as one 
which has unique ecological character is t ics--f lor is t ic ,  geologic, o r  com- 
binations thereof. Naturally, such an area would be a valuable s i t e  to  
observe plant and animal habitats and topographic or  geologic phenomena. 
Presently several observation and study s i t e s  s t i l l  e x i s t  w i t h i n  a r e l a t i -  
vely short  driving distance from Boulder. One such s i t e ,  and the subject 
of this report, is the Dodd property. 

The Dodd property, a 193-acre t r a c t  located 2.65 miles west of Niwot, 
Colorado, on Boulder County Road No. 34 ( ~ i ~ u r e  1)  possesses certain unique 
qual i t ies  which i n  the past  have been the object of in t e re s t  to  the natural 
sciences of the Universi ty  of Colorado (biology, geography, geology, POP 
example). Observable phenomena on the Dodd property have stimulated a 
close study by the Boulder Natural Areas Comni t t e e  who have t r ied  unsuccess- 
fu l ly  to acquire th i s  area a s  an outdoor classroom. 

This report  includes an inventory of the qual i t ies  associated w i t h  the 
Dodd property in which four teams conducted intensive research, An i n i t i a l  
environmental survey of the area was made t o  assess the physical characteris- 
t ics .  Three other phases of investigation followed ; these covered: land 
use, land tenure and cadastral ,  and f ina l ly  1 and economics. 

The methodolo involved In preparation of this  report included the 
following steps: "r 1 f i e l d  reconnaissance of the area; 2)  assemblage of 
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maps and a e r i a l  photos; 3)  c o l l e c t i o n  of land value ,  tenure and cadas t ra l  
data; 4)  in tens i  ve research of p e r t i n e n t  1 i t e r a t u r e ;  5 )  interviews w i t h  
persons having some knowledge o r  i n t e r e s t  i n  t he  a rea ,  and 6) e d i t i n g  
of the  individual  repor ts ,  

The f ield reconnaissance involved several  vi si ts  t o  the  Dodd property 
t o  survey t h e  topography and t o  d iscern  s p a t i a l  r e l a t i o n s h i p s  between sub- 
d iv i s ions  and o t h e r  types of land use and t h e  Dodd property. Base maps 
fo r  the  study were constructed from the 1950 and 1967 U.S. Geological 
Survey riiwot, Colorado Quadrangle, Aerial photos of  the  area  were flown 
by the  U.S. Department of Agricul t u r e ,  Soil  Conservation Service. Data 
f o r  the land values,  tenure and cadas t ra l  surveys were obtained from the 
land books i n  t h e  Boulder County Assessor 's  Of f i ce  and the Transamerica 
T i t l e  Company. Library research augmented a l l  phases of the report .  
Background materi a1 s f o r  the  environmental survey of  topography and f l  ora 
and fauna and Lefthand Creek Floodplain documents were valuable in  r epor t  
preparat ion.  

Interviews were conducted mainly w i t h  1 andowners, r ea l  t o r s  and c i t y  
and county planners i n  order  t o  gain a well-rounded view of a l l  p a r t i e s  
i n t e r e s t e d  i n  this natura l  area.  F ina l ly ,  t h e  four  r e p o r t s ,  done by 
separa te  teams, were compiled and e d i t e d  r e s u l t i n g  i n  this vol me.  



CHAPTER 2. ENVIRONMENTAL SURVEY 

James Biggins and W i l l  iam G. Callahan 

The Dodd property comprises about 193 acres o f  the eastern ha1 f o f  
Section 28, Township 2 North, Range 70 Mest (T 2 N, R 70 W )  i n  Boulder 
County, The property i s  immediately west o f  Haystack Pllountairn (e levat ion 
5,589 f ee t )  and i s  located about 10 mi les from Boulder and 3 mi les from 
Niwot. Lefthand Creek f lows through the  southern po r t i on  o f  the property. 
Near the creek, the t e r r a i n  i s  r e l a t i v e l y  f l a t  and contains a grove of 
cottonwoods and several v a r i e t i e s  o f  grass. The remainder o f  the proper ty  
i s  grass1 and on the moderate t o  steep lower slopes o f  Haystack Mountain. 
Elevations w i t h i n  the property range from 5,235 f e e t  on Lefthand Creek, 
where i t  crosses the eastern property l i ne ,  t o  about 5,340 f e e t  a t  the top 
o f  a knob j u s t  west of the summit o f  Haystack Mountain. The sumnit o f  the 
mountain i s  n o t  on the Dodd property (Figure 2) ,  

Geomorphology 

The area inc lud ing  the Dodd property i s  under la in by Creatceous shale - 
the only d e f i n i t e  outcrops being on the slopes o f  Haystack Mountain. A low 
a n t i c l i n e  i s  found i n  the  shale, bu t  i s  n o t  responsible f o r  any surface 
features (Hunter, 1947). The nature of the surface resu l t s  from erosion 
and deposition, w i t h  Lefthand Creek being the ch ie f  agent (Figure 3). 

Lefthand Creek has a grad ient  averaging 80 feet  per mile. The f lood-  
p l a i n  averages about 50 f e e t  i n  width, and i s  composed o f  sand and gravel. 
The gravel includes we1 l -rounded boulders o f  g ran i te  and other  igneous rocks, 
gneiss, and a t  l e a s t  three va r i e t i es  of sandstone. F ive low, discontinuous 
terraces, three south o f  the f l oodp la i n  and two nor th  o f  the f l oodp la in  
form the gent ly  s lop ing ground t ha t  makes up the southern property (F igure 4). 
The terraces are recognizable on ly  a t  the edge o f  the f l oodp la i n  and on the 
western po r t i on  o f  the property. The lowest and most recent terraces adja- 
cent t o  the f l oodp la in  have been eroded along the inner  edges by recent 
floods and the exposed par ts  o f  the terraces contain a l luv ium o r  loess and 
t h i n  layers  o f  gravel (Figure 5 ) ,  A1 1 the terraces contain small, shallow, 
ovate depressions, inc lud ing  a p a r t i a l l y  f i l l e d  oxbow on the lowest te r -  
race south o f  LefthandCreek i n  the western p a r t  o f  the property. Because 
the o r i g i n  o f  most o f  these depresstons i s  n o t  c l ea r  they may be subsidence 
p i t s ,  near ly  closed meander scars, o r  subsidence depressions i n  s e t t l i n g  
a1 1 uv i  um, A1 1 depressions appear t o  be r e l a t i v e l y  impervious t o  seepage, 
and apparently c o l l e c t  water by runof f ,  spring-feeding, o r  both, 

The western slopes o f  Haystack Mountain are concave, ranging from 
gradients of 1 :200 feet  i n  the lower por t ions of 1 :7 f e e t  on the upper slopes. 
The lower slopes have been plowed and a re  cobble-strewn, The upper slopes, 
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I terminating i n  a knob west of the mountain top, are apparently underlain 
by poorly sorted gravel, fncluding boulders over one foo t  i n  diameter, see 

I a soft, gray matrbx p a r t i a l l y  c m n t e d  by discontinuous cal iche about 
2 feet below the surface, 

Lefthand Creek i s  the on1 stream o f  any k ind on the property, A shal- T low gul ly,  500 f e e t  long, i n  p owed land south o f  the knob on Haystack con- 
tains csbbBeocapped pedestals about 2 inches high, g iv ing  some masure of 
the depth o f  the most recent emsion, much o f  which my be due to wind, 
Since m s t  o f  the surface $s porous, drainage my be subsurface; underground 
drainage could also supply water to the low depressfows on the terracese 

The topography o f  t h i s  area i s  due t o  a eemb8nation o f  changing stream 
patterns and protect ive caps of gravel on ancfent surfaces, Remnants o f  a 
once-cowtinusus sheet o f  gravel, tha t  presumably was spread by streams over 
tk whole area,is preserved on the upper par ts  sf Haystack Muntz in  and 
Table Mountain, one m i le  t o  the mortkwest. This gravel Payer my be the 
source o f  the cobbles and boulders scattered over the lower slopes of Hay- 
stack Mountain. The s lmi lap f ty  of gravels on Table Mountain and Haystack 
Wuntain and the conformity of t h e i r  s u m i t s  give support t o  the idea of a 
widespread gravel layer, The aosumptlon i s  t h a t  Lefthaad Creek has d f v e r b d  
Prom i t s  former course between the two mountains i n t o  a shorter, but  deeper 
stream val l ey  sou tk s f  Haystack Mountain a f t e r  i t  had cu t  through sow of 
the land bebeen the two mountains, Lefthand Creek gr~aduallly a s s m d  i t s  
present course, whD l e  the zone between the moun%a8ns could have been deepened 
by smaller streams because the Payer o f  gravel had i t s  bounding terraces 
formed la ter ,  The present grave1 bed has been excavated and widened a r t1  P i -  
c i a l l y  i n  the eastern pave of the property t o  ~edlacc the r i s k  o f  overflow 
during flosdfng, 

Climate 

The Dodd property, located between Boul der and Lengmont, can be t yp i  f led 
c l ima t i ca l l y  as having temperatures and r a i n f a l  1 values somewhat between those 
of Boulder and Longmnt (Figure 6 ) ,  Although temperature and prec ip i ta t ion  
are the majo l~  c l i m t i c  controls, i n t e m f t t e n t ,  strong winds are not  uncommon 
t o  the area. These westetrly winds, known 1 ocal 8y as "chinooks, 09ndoubtedly 
affect vegetation and sot1 t o  some degree, 

As wi th  many streams issuing Prom the Front Range, hefthand Creek has 
been subJected t o  per iodic f looding as a r e s u l t  o f  local  c l ima t i c  extrmes. 
The U.S. Arw Corps of Engineers has noted tha t  f looding occurs along Le f t -  
Rand Creek on the avsra e of once every 15 years, The most severe modern 
f loods were June, 1949 9 1,140 cubic f e e t  pep second Ccf water flow), 1938 
(812 cfs, no month given), and August, 1951 (785 cfs) T' U,S, Amy Corps of 
Engineers, 1969), A1 though f loods are no t  predictable and are qu i te  var iable 
i n  volume, they are most frequent i n  spr ing and summer when sporadic thunder- 
showers accompany alpine snowmelt, The area adjacent t o  Lefthand Creek i n  
the Haystack Munta in  v i c i n i t y  t ha t  the Corps o f  Engineetrs believe would be 
affected by f lood%ng as indfcated by Figure 3, 
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Flora and Fauna 

The Dodd property, l y i n g  w i th in  the t rans i  t i o n  zone o f  subalpine t o  
grassland, portrays p lan t  and w i  1 d l  i f e  characteri s t i  cs typ ica l  o f  t h i s  zone. 
Numerous animal burrows are found on the stream terraces, The inhabitants 
W r e  not  seen, but common piedmont mama1 s: skunks, rabbits,  squf r r e l  s , 
Pra i r i e  dogs and mice and b i rds would be expected t o  l i v e  i n  the area. 

The vegetation i s predominantly nat ive and introduced grasses scattered 
throughout the area, Hackberry, w i  l d cherry, alder, skunkbrush, and numerous 
herbs may be found, Although there i s  a change i n  elevat ion o f  about 195 
feet, p lan t  distribution does not seem t o  be detemined by elevation; rather 
i t  i s  contrs l led by 1 ocal vardations on m i c ~ o c l  imate and edaphdc factors, 
Thus, there i s  a d i s t i n c t  loca l i za t ion  o f  cottonwood along Lefthand Creek, 
rushes i n  marshy depress1 ons on the terraces, and yucca and skunkbrush on 
open h i l l s i d e s  ( ~ i g u r e  7). An unusual p lan t  feature on the property i s  a 
single ponderosa pine, 35 t o  40 fee t  high, i n  the western segment of the 
property - possibly a remnant o f  a former grove. 

(Weaver and Albertson, 1956), (See Figure 7) 

I s are blue gramma 
and l i t t l e  

I 
cmata) . Skunk- 
cdereered 

I 

arenaria) , and ye1 1 

I Cottonwood: Plains cottonwood are si tuated p r i -  , 

mari banks o f  befthand C r stands can be Pound 

I 
a1 on ti on df eches, 

Extremely reduced grass cover - possibly a r e s u l t  o f  
overg ered but  frequently occurring areas the vegetation i s  

I e n t i r e l y  absent exposing bare s o i l  and rock. 

Bunch Grass: Poa a r i  da) predominates i n  conjunction 
( 

- 
and?%ZT? amounts o f  grasses l i s t e d  i n  

I 

Cul tivaeed Areas: areas presently being cropped, 

Marsh Lands: Here a f a f r l y  uniform layer  o f  sedges e x i s t  i n  which rushes 
( predominate, Water i s  col lected on the surface t o  a depth 
o one-ha1 f inch, 



Wigh Ory Brorslend I 

Wigk Dry Qrorrlond 1 1  

Poorly VegeOo9ed 

Bunth Qrors 

Cultivated Aroc 

PWerrh bond 

Wild Cherry 

Ponderooa Pine 

S C A L E  
Mixed prairie ~md o I Q,UO' Pig. 7 



Gravel : no vegetation presen to 
7 

I Fa1 low Areas : no t  present ly bei  ng cropped. 

Hackberr These trees (Cel t i s  occidental i s )  are r e s t r i c t e d  t o  the 

I South d an o the Holland ~ i t c m e  upper terrace i n  the cehter o f  the 
property, 

I Only one small stand was observed i n  the  
were pveviously noted (as above), 

Wi ld her r  : (Prunus L imi ted cP usters e x i s t  a1 ong 
the H n n w h  o n c  

Ponderosa Pine: (Pinus ) Only one t ree  o f  t h i s  type ex is ts  

I on tliie property, and i s  southwest corner o f  the western ex- 
tension o f  the property. 

The "Soi ls Handbook fo r  Boulder Survey Area," a repor t  f o r  the U.S. 
Department o f  Agr icu l ture  (Morel and, 1966) gives the f o l  1 owing soi  1 s descr i  p- 
t i ons  f o r  the area. Figure 8 shows the d i s t r i b u t i o n  of the s o i l  types i n  
the study area and Table I provides the slope designations. 

o A shallow wel l  -drained so91 w i t h  c lay  o r  c lay  
1 oam Aer la ln  by shale a t  less than 20 inches. These 
s o i l s  are on uplands. Water in take r a t e  i s  slow and water-holding capacity 
i s  low. These s o i l s  are best  su i ted  f o r  pasture, I f  i r r i ga ted ,  frequent 
l i g h t  i r r i g a t i o n s  w i l l  p ~ o b a b l y  be necessary t o  maintain s u f f i c i e n t  ava i lab le  
moisture and avoid erosion, I f  no t  i r r i ga ted ,  proper range use i s  necessary 
t o  maintain desirable grasses and avoid erosion. These s o i l s  have severe 
1 im i ta t ions  for  sep t i c  tank f i 1 t e r  f i e l d s  and f o r  foundations. 

A moderately deep, well-drained 
so i  1 and f i  ne sandy c lay  1 oam subsoils, 
These s o i l s  are undkr la in by sandstones a t  20 t o  40 inches, and are located 
on uplands. The water in take r a t e  i s  moderately rap id  and the water holding 
capacity i s  medium, These s o i l s  are used f o r  i r r i g a t e d  and dry  cropland 
and pasture, Erosion cont ro l  i s  necessary t o  prevent wind erosion. There 
are severe 1 im i ta t ions  for  sep t i c  tank f i l a e r  f f e l d s  because o f  the depth t o  
bedrock. 

: A moderately deep, we1 l -drained s o i l  wi t h  
c l  ay c l ay  subsoils, These s o i l s  are underlain by 
shale a t  20 t o  40 inches and are located on uplands, The water in take r a t e  
i s  slow and the water-holding capacity i s  medium. This s o i l  i s  used f o r  
i r r i g a t e d  and dry  cropland, bu t  i s  b e t t e r  su i ted  for  pasture than imps, 
Careful i r r i g a t i o n  i s  needed t o  avoid water-logging, There are severe l i m i t a -  
t i ons  for  sep t i c  tank f i l t e r  f i e l ds  because of the depth t o  the k d r o c k  and 
t he  slope, but  these so l  1s are moderately easy to excavate, 





TABLE I, GENERAL S O I L  DESCRIPTIONS 

. . 
(SB ope ~es ignat ions)  

Soil  code* 
Percentage 

o f  Slope 

3 - 25 

5 - 25 

5 - 55 

9 - 60 

Over 25 

*Code i d e n t i f i e d  i n  general sod 1 descri p- 
t ion  immediately preceding and can be re- 
l a t e d  t o  those l e t t e r s  above which appear 
i n  Figure 8. 



A moderately deep, well-drained 
soi 1 and s i  1ty c lay  o r  c l a y  subsoils. 
These s o i l s  a re  under la in by shale a t  20 t o  40 inches and are located on 
uplands. The water in take r a t e  i s  slow wh i le  the  water holding capacity 
i s  medium. This type s o i l  i s  used fo r  i r r i g a t e d  and dry cropland, but  i s  
be t te r  su i ted  for  close growing crops and pasture t o  help con t ro l  erosion. 
On slopes o f  over f i v e  per cent, these s o i l s  should no t  be d ry  farmed be- 
cause o f  the erosion hazard, There are severe l i m i t a t i o n s  f o r  Septic tank 
f i l t e r  f i e l ds ,  

: This Is a land type cons is t ing o f  a t h i n  
l aye l e  which oecurs mainly on the sDde slopes 
of o l d  h igh terraces and pediment su~faces. The water in take r a t e  i s  slow 
although the cobble on the surface may help. The water-holding capacity i s  
low. These s o i l s  are best  su i ted for  range o r  pasture. With good range 
management, f a i r l y  good amounts of forage can be obtained. There are 
severe l imi ta t ions  for  sept-i c tank f i 1 t e r  f i e l ds ,  and f o r  foundations. 

A moderately deep, well-drained s o i l  w i t h  
c lay  ay o r  c l ay  loam subsoils, This type i s  under- 
l a i n  by cobbly and g rave l l y  layers  a t  20 t o  40 inches, and i s  located on 
terraces and high pediments o r  outwash fans. Water i n f l  i t r a t i o n  i s  modera- 
t e l y  slow wh i le  the water-holding capaci ty i s  medium. This s o i l  i s  used 
for  i r r i g a t e d  and d ry  cropland and pasture. Erosion con t ro l  i s  important. 
Moisutre conservation i s  necessary on d ry  farmed areas, There are moderate 
1 im i ta t ions  f o r  sep t i c  tank f i l  t e r  f i e l ds ,  and excavation may be somewhat 
d i f f i c u l t  because of cobble i n  t he  substrata. 

These s o i l s  a re  l i k e  
22-8 l e  and gravel on the sur- 
face and throughout. Cu l t i va t i on  i s  d i f f i c u l t ,  and most areas are used fo r  
pasture o r  rangeland. There are moderate I i m i  t a t i ons  f o r  sep t i c  tank fil- 
t e r  f i e l ds ,  and excavation 4s d i f f i c u l t .  

A shallow, somewhat poor ly drained s o i l  w i t h  loam 
o r  c l  1 and under la in by sand and gravel a t  1 ess than 20 
inches. These s o i l s  are on low bottomlands and terraces, usual ly  adjacent 
t o  stream channels. The water in take r a t e  i s  medium and the water-holding 
capacity i s  low. This type i s  used p r ima r i l y  fo r  i r r i g a t e d  and dry  pasture. 
More frequent i r r i g a t i o n  may be necessary although m s t  areas have a 
seasonal watertabl e and may rece i  ve in f requent  flooding, There a re  severe 
1 im i ta t ions  fo r  sep t i c  tank fil t e r  f ie lds .  These s o i l s  a re  good sources of 
sand and gravel. 

: A deep, somewhat poor ly  drained s o i l  w i t h  
sand ndy loam subsurface layers. The water intake 
r a t e  i s  moderately r ap id  wh i le  the water holding capacity i s  moderately low. 
These s o i l s  are on low terraces and bottomlands and are used f o r  i r r i g a t e d  
farming, being we1 1 su i ted  f o r  t h i s  use, Mind erosion may be a halsard and 
drainage my be necessary t o  Power the watertable. There a re  seveye l i m i t a -  
t i o n s  f o r  sep t i c  tank f i l t e r  f i e l d s  because of the h igh watertable. 



: A deep, well-dmined s o i l  w i t h  c l a y  loam o r  c l ay  
surfa  subsoi ls ,  T h i s  type is located  on t e r r a c e s  and up- 
lands, The water i n 6 k e  r a t e  is  slow a id '  the water- holding capaci ty  is 
high. T h i s  s o i l  is used f o r  i r r i g a t e d  and d t y  farming and pas tu re ,  but  is 
bes t  s u i t e d  f o r  pas tu re  because of workability. There a r e  severe  l i m i t a t i o n s  
f o r  s e p t i c  tank f il ter f i e l d s  because of a slowly permeable subsoi 1. 



References 

Hunter, Zena M. 1947. "St ructura l  Pa t t e rns  of the  Foo th i l l s  of t h e  Front 
Range near Boulder, Colorado. " Unpubl ished PhD d i s s e r t a t i o n ,  De- 
partment of Geology , Universi ty of Colorado, Boulder, Colorado, 
pp. 52-54, 

Moreland, Donald C, 1966, '"oils Handbook f o r  Boulder Survey Area, 
C ~ l o r a d o , ~ V n p u b l  i shed r e p o r t  f o r  t h e  U,S. Department o f  Agricul- 
ture. Boulder: Soi l  Conservation Service ,  unpagi nated. 

Weaver, 3. E, and A1 bertson,  F, W.  1956. Grasslands of  t h e  Great Plains.  
Lincoln: Universi ty s f  Nebraska Press. 



CHAPTER 3 . PAST, PRESENT AND FUTURE LAND USE 

Max Ho Dodson and John L, Harper 

Past Land Use 

H is to r ica l l y ,  the Dodd property and the Haystack Mountain area have 
undergone few major changes i n  land u t i l i z a t i o n  u n t i l  the past f i v e  o r  s i x  
years. The Haystack Mountain area was f i r s t  l ega l l y  se t t led  i n  1864 and 
1865 and was f i r s t  i r r i g a t e d  sho r t l y  thereaf ter  (Lang, 1932). Cropland 
i s  conjectured t o  have been i n i t i a l l y  confined t o  the f loodplain, but 
a f t e r  the Holland Ditch was completed i n  1866 cropland was assumed t o  
have advanced up the southern slopes o f  Haystack muntain. 

Soi ls  i n  and around Haystack are, according to  Do C. Moreland, s o i l  
sc ien t i s t  f o r  the Longmont Sol 1 Conservation Service, general l y  unfavorable 
fo r  any extensive crop production but are good f o r  grazing and pasture areas. 
lJi t h  t h i s  information, combined w i th  t h a t  f r o m  various personal interviews 
wi th  John Dodd, landowner, i t  was ascertained tha t  up u n t i l  the Dodd family 
purchased the property i n  1940, pasture and razing was the predominant land / 

use of t h e i r  property, The r a i s ~ n g  o f  cerea grains and c a t t l e  feed was 
o f  secondary importance, 

P 
An in te res t ing  past land use o f  the Dodd property i s  Pound i n  the his- I 

t o ry  o f  the o l d  l og  cabin southwest o f  Haystack Mountain (Appendix V), 
This cabin was b u i l t  by Jacob Affol ten, a homesteader, i n  the ea r l y  1860s. 
It was used as a residence u n t i l  1950, but has had some rather in te res t ing  
v i s i t o r s  and residents, I n  the 1860s i t  was used t o  muster out C i v i l  War I 

soldiers. While A f fo l ten  was 1 i v i n g  i n  the house i n  the mid-1860s, the 
Arapahoe Chief Niwot (man i  ng "lefthand" i n  English) v i s i t e d  and camped 
around the cabin (Darby, 1970). The Dodd property was a favor i te  wintering 
spot f o r  the Arapahoe Indians who found a good supply o f  game and dr inking 
water i n  the v i c in i t y ,  Stone r ings about 20 feet i n  diameter are s t i l l  
v i s i b l e  some 200 yards southwest o f  the cabin, These stones were used t o  
hold down the edges o f  the tepees, Between 1867 and 1876 the cabin was 
used per iod ica l l y  as the headquarters o f  the F, V, Hayden Survey which made 
geological maps and reports o f  the Rocky Mountains (Johnson, no date). 

When the Dodds f i r s t  obtained the 200 ac resp i t  had previously been a 
dai ry  Pam which supported approximately 20 m i l  k cows. The grazing area 
was confined t o  the acreage j u s t  below the Holland Di tch but not  including 
the 40 acres extending t o  the west, Were was located a considerable amount 
of swamp area which was successfully drained by the Dodds shor t l y  t ' ter they 
assumed ownership 

The f i r s t  use the Dodd family made o f  i t s  newly acquired land was 
da i ry  Panning. They, 1 i ke t h e i r  predecessors, grazed and m i l  ked approxi- 



mately 20 cows. The mi l k ing  area was the  small barn and cor ra l  area adjacant 
t o  the log  cabin i n  the southern p a r t  of t h e i r  property j u s t  no r th  o f  Niwot 
Road, The Dodds continued the da i r y  operat ion f o r  approximately two years 
and eventual ly  had t o  terminate operations due to increased health-sanita- 
t i o n  regulat ions and expense of operation, 

The pasture area which was used f o r  the grazing o f  the  da i ry  c a t t l e  
has been continued i n  use as grazing land, On the upper slopes o f  Haystack 
Mountain where i r r i g a t i o n  was no t  possib le dryland farming was conducted, 
which i s  present ly the pract ice, 

The f i r s t  s i gn i f i can t  change i n  land use o f  the Dodd property since 
the Dodds terminated t h e i r  da i r y  business was the  construct ion o f  the 
Boul der Feeder Canal i n  1954, which connected the Colorado-Big Thompson 
system a t  Carter Lake t o  the no r t h  w i t h  Boulder Reservoir to the south. I n  
ea r l y  1964, a d ivers ion canal between Lefthand Creek and the Boulder Feeder 
Canal was completed by the Lefthand Creek Water Supply Company. The struc- 
t u r e  i s  bounded on a l l  sides by the Dodd property. Also, the Lefthand 
Creek Water Supply Company purchased approximately 1,4 acres o f  land i n  1961 , 
j u s t  west o f  the Haystack summit on the eastern edge o f  the Dodd property, 
fo r  the purpose o f  a right-of-way t o  r e p a i r  water pipe1 ines. According t o  
John Dodd, the Company had t en ta t i ve  plans t o  construct  a water tank on t h i s  
property bu t  t o  date no such e f f o r t s  have been made. 

For the area surrounding the Dodd property i n  Sections 27 and 28, land 
use has changed t o  a much l a r g e r  degree, Ag r i cu l t u ra l l y ,  the Rhinehart 
and P l a t t  proper t ies  show a poss ib le  t rend t h a t  has taken p lace i n  the adja- 
cent area. The land use map of 1955 ( ~ i g u r e  9) shows t h a t  these proper t ies  
had a preponderance of cropl  and. The Rhinehart cropl  and consi seed 1 argely 
o f  a l f a l f a  and cereal grains w i t h  non- i r r i ga ted  grassland t o  the west. The 
P l a t t  cropland consisted o f  corn, a l f a l f a  and poss ib ly  a small acreage i n  
sugar beets. The cur rent  land use map (Figure 10) shows a greater  propor- 
t i o n  of acreage o f  pasturelgrazing land  f o r  both propert ies,  One possib le 
reason for  t k l s  i s  a matter o f  economics, The s o i l s  and t e r r a i n  do no t  favor  
croplands under increasing costs o f  operat ion and upkeep, The f e a s i b i l i t y  
of growing cu l t i va ted  crops i n  quan t i t y  does n o t  ex is t .  Also, both Rhine- 
h a r t  and P l a t t  accrued some income Prom s e l l i n g  parcels o f  t h e i r  land t o  
i nd i v i dua l  home bui lders,  and t h i s  may have negated the des i re  o r  necessi ty 
t o  p l a n t  crops. 

The most s i g n i f i c a n t  change i n  land  use f o r  the Ha stack Mountain area Y has been the encroachment o f  the  r u r a l  r es i den t i a l  s e t t  ement o f  Brigadoon 
Glen which was f i r s t  subdivided i n  September, 1964. I t  occupies what had 
prev ious ly  been a pasturelgrazing area w i t h  some i r r i g a t e d  cropland Lo the 
east. The Haystack Mountain Gol f  Course was f i r s t  i n  operation i n  1966 and, 
1 i ke the 1 and encompassing B r i  gadoon Glen, was ea r l  i e r  a pasturelgrazing 
area. 

A land use which has n o t  been prev ious ly  mentioned but  nevertheless 
bears s ign i f icance was the d r i l l i n g  a c t i v i t y  conducted by various o i .  and 
gas companies, According t o  John Dodd, d r i l l i n g  operations i n  the area were 
being conducted as f a r  back as the l a t e  1910s0 Several producing qas we l l s  
were establ  ished bu t  were soon abandoned, 
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I n  conclusion, the h i s t o r i c  p ic tu re  o f  the Haystack Mountain area and 
the Dodd property shows two trends, F i r s t ,  the s h i f t  from cropland t o  
pasture i s  r ead i l y  apparent; secondly, urban leap-froggi ng and development 
i s  s t a r t i ng  t o  show i t s  in f luence on the land use. Future land use can 
be postulated by not ing the  h i s t o r i c a l  record o f  change i n  the area. I t  
can be seen tha t  satura t ion by urban sprawl, whether i n  the form o f  r u r a l  
res iden t ia l  sett lement o r  as t r a c t  homes, i s  i nev i t ab le  unless ac t i on  i s  
taken t o  preserve some o f  the more unique open spaces i n  t h i s  area between 
Boulder and Longmont. 

Present Land use 

The predominant land use a c t i v i t i e s  observed i n  the v i c i n i t y  o f  the 
Dodd property today are re l a ted  t o  agr icu l ture ,  O f  these, the grazing of 
1 ivestock and c u l t i v a t i o n  dominate, i n  t h a t  order o f  s igni f icance. 

Agri  cu l  t u r a l  A c t i v i t i e s  

The map of cu r ren t  land use i n  the area (Figure 10) discloses t h a t  the 
ma jo r i t y  of the acreage included i n  the study i s  devoted e i t h e r  t o  improved 
pasture o r  t o  unimproved, na tu ra l  range. Pasture lands tend t o  be s i tuated 
on lower slopes and the Lefthand Creek f loodplain, and i r r i g a t e d  pasture i s  
the rule, The expanse o f  pasture east  o f  and below Haystack Mountain, i n  
the N&, Section 27, shows evidence o f  a ra ther  extensive sp r i nk l e r  system 
which i s  no longer operational (Dodd, 1970), The Hygiene Dairy, east  across 
North 63rd S t ree t  (County Road No. 39) i n  the N&, Section 26, was respon- 
s i b l e  f o r  the improvement o f  the pasture i n  question t o  serve as added 
grazing space f o r  the da i r y  herd. 

Unimproved pasturage i s  general ly  r e s t r i c t e d  t o  the upper reaches o f  
the steeper topography t h a t  culminates i n  Haystack Mountain, i n  the E$, N k ,  
Section 28 and NWk, Section 27. The natura l  short-grass range on the Dodd 
property located Just  south of the Haystack summit area has been abandoned 
t o  grazing f o r  the past  several seasons. The Dodd brothers conf ine t h e i r  
l i ves tock  present ly t o  the lower slopes south o f  the Holland Ditch. 

Cropland w i t h i n  the study area i s  l i m i t e d  i n  ex tent  and i n  crop var iety.  
The Dodds have some 13 acres o f  spr ing wheat seeded i n  the N&, N E t , ,  Section 
28, bu t  t h i s  acreage i s  present ly  l y i n g  fa l low. Besides wheat, other grains 
planted spar ingly i n  the v i c i n i t y  o f  the Dodd property are corn and barley. 
A l f a l f a  hay i s  produced on some low- ly ing lands, although most o f  the pasturage 
i s  i n  grass. 

Livestock numbers, predominantly i n  ca t t l e ,  are n o t  ava i lab le  f o r  the 

I grazing season. During t h i s  w in te r  f i e l d  season the on ly  animals i n  evidence 
i n  Sections 27 and 28 were some two dozen head o f  dairy-breed cows and 
calves i n  an enclosed feeding area, p lus a few head o f  mixed-breed c a t t l e  

I on pasture t o  the east, a t  the Sellmer Pam i n  the Sf%, Nkk, Section 28. 



Residential Development 

Aside from several individual farm residences and the Brigadoon Glen 
subdivision, single-family residences a r e  scattered along area roads on 1-to 
5-acre l o t s ,  mostly w i t h i n  a hundred f ee t  o r  so of the roadside. These 
occurrences a re  noted on Figure 10 with the single-family residence code 
and pattern. Farm homes, in addition, a re  keyed w i t h  the l e t t e r  " fU  t o  
denote farmsteads, 

Brigadoon Glen, located i n  the Sf?io SEk, Section 27, represents the 
cl assical r u ~ a l  residenti a1 area i n  which re1 at ively expensive homes a re  
situated on l o t s  of approximately 1 acre, Presently, only 15 of 62 plat ted 
l o t s  a re  occupied by homes (Figure 10) ; the majority of them are  facing Left- 
hand Creek, e i the r  on the exis t ing floodplain or  on the f i r s t  o r  second 
terraces above i t ,  Two homes a re  under construction. 

East of Brigadoon Glen, across County Road No, 19 and north of Niwot 
Road, two platted subdivisions a re  well established, The trend toward 
rura l ,  single-family residential  land use is growing s teadi ly i n  this area 
as  a ref lect ion of the proximity of the IBM plant  and of the general urbani- 
zation of rural  1 ands between Boulder and Longmont, 

Recreational Activit ies 

Of primary consideration i n  analyzing the future of the Dodd property 
as a natural area s i t e  i s  the long-term ef fec t  of an adjoining land use, 
the Haystack Mountain Golf Course, i n  the SM%, Section 27, T h i s  32-par 
nine-hole course began operation in 1966 as a small-scale enterprise,  in 
which category i t  remains today, I t  includes grassed fairways and manicured 
greens, and i t  is complemented w i t h  a 200-yard driving range. There i s  no 
clubhouse per se ,  b u t  the owner-manager as residence functions as one, 

Other Forms of Land Util ization 

The study area i s  traversed by Lefthand Creek which courses southeast- 
ward through Section 28 to  arc  around the base of Haystack Mountain, Along 
the reach of this stream (Figure 3) the floodplain i s  quite narrow and sub- 
j e c t  to severe flooding under conditions approximating those of the May, 1969 
four-day rains. No zoning of the floodplain ex i s t s ,  b u t  the U,S. Army Corps 
of Engineers is presently conducting studies and heart ngs , i n  con junction 
w i  t h  Boulder County, t o  a f fec t  r e s t r i c t ive  zoning, 

The major ditch 1 ine shown on Figure 10, runn ing  southwestward through 
the he Section 27 and into the S&, Section 28, is  the Boulder Feeder 
Canal (Boulder Creek Supply Canal), On the Dodd properly a siphon s tructure 
channels this flow under that  of Lefthand Creek, and a diversion s t ructure 
just upstream on Lefthand Creek was completed i n  1964 t o  def lect  creek 
waters into the canal. 



Two smaller d i t c h  systems, and a host  o f  l a t e r a l s  and diversions, are 
depicted on Figure 10. The Hol land D i t ch  branches from Lefthand Creek i n  
the center of Section 27. Or ig ina t ing  i n  the Wq, W$, Section 28, the 
Hinman D i tch  fo l lows the 1 i p  of the major ter race south o f  Lefthand Creek 
i n  the SWL, Section 28 and then angles southeastward i n t o  Section 33 south 
of Niwot Road. 

A small, undeveloped I ,37 acre parcel w i t h i n  the Dodd block o f  land 
(NEL, Section 28) i s  owned by the Lefthand \ later Supply Company, It re- 
portedly i s  the f u t u r e  s i t e  of a water tank t o  be constructed when and if 
res iden t ia l  pressure demands. Three p l o t s  o f  waste disposal are shown 
w i t h i n  the two-section study area; they are  dumps f o r  const ruct ion mater ia ls  
and abandoned automobiles and farm equipment, 

Future Land Use 

The h i s t o r i c a l  and present land use studies o f  the Dodd proper ty  g ive 
some ind ica t ions  as t o  what the f u tu re  land use o f  the area w i l l  be. Urbani- 
zat ion has recen t l y  begun on former a g r i c u l t u r a l  land and f o r  several reasons 
t h i s  t rend should pers is t .  The l oca t i on  of the area would d e f i n i t e l y  lend 
i t s e l f  t o  f u r t h e r  development as a p lace t o  l i v e  i n  t h a t  i t  l i e s  between two 
urbanized areas, Longmont and Boulder, whose populations, according t o  the 
Bureau o f  Census have increased 55 and 191 per  cent respect ive ly  i n  the 20- 
year per iod since 1940. 

The present urbanizat ion i n  the  area, Brigadoon Glenn, i s  q u i t e  access 
sib1 e t o  the IBM p l a n t  which i s  located j u s t  1.5 mi les southeast o f  the Dodd 
property, According t o  several i nd i v i dua l  r e a l  to rs  handl i ng  proper ty  i n  the 
area, the geographic loca t ion  o f  the area i s  very much responsible fo r  the 
high s e l l i n g  p r i c e  o f  the land. The 97 acres f o r  sa le  i n  the NWk, Section 
27 i s  being handl ed by Boulder Real ty which expects t h a t  the area w i l l  be 
purchased f o r  urban development, An unconfirmed amount o f  $2,000 per acre 
i s  the asking pr ice,  I n  Section 27 (N&) there are 80 acres f o r  sa le  by 
the Alpine Realty and the asking p r i c e  i s  $1,500 per  acre and again develop- 
ment i s  assumed t o  be the p r i m  incen t i ve  fo r  buying the land. The Arapahoe 
Realty has u n o f f i c i a l l y  so ld  a 100-acre farm i n  the Sk, NGk, Section 28 t o  
a Boulder a t torney who supposedly bought i t  as a f u tu re  development. Mr .  C.L. 
Ebel o f  Haystack Mountain Gol f  Course has in ten t ions  o f  s e l l i n g  homesties 
on h i s  property along the Niwot Road frontage according t o  the informat ion 
p r i n ted  on h i s  gol f  course score cards. The Dodd brothers w i l l f u l l y  po in t  
ou t  t h a t  a g r i c u l t u r a l l y  the land could and would s e l l  f o r  a l a rge  sum of 
money. 

I t  can be noted t ha t  i t  would be naive indeed t o  assume t h a t  the Dodd 
property na tu ra l l y  w i l l  remain r e l a t i v e l y  unchanged f o r  the nex t  few years. 
Lefthand Creek o f f e r s  an a t t r a c t i v e  l oca t i on  f o r  homesites w i t h  fu l l -grown 
t rees  l i n i n g  the banks and the slopes o f  Haystack Mountain would o f f e r  a 
spectacular v i s t a  f o r  homs i  tes, 

Presently, the ma jo r i t y  of the area i s  zoned f o r  ag r i cu l t u re  w i t h  
Brigadoon Glen the on ly  r u r a l  r e s i d e n t i a l  zoning i n  the immediate v i c i n i t y .  



The trends toward urbanization, however, may be modif ied by o ther  develop- 
ments. The on ly  s i g n i f i c a n t  resistance t o  urbanizat ion i s  twofold. F i r s t ,  
the U.S, Army Corps o f  EngineersP f l oodp la i n  study of  Lefthand Creek could 
lead t o  f l oodp la in  zoning which could hinder o r  stop f u r t h e r  development. 
A considerable amount of the southern h a l f  of the Dodd proper ty  adjacent t o  
Lefthand Creek would be affected, Secondly, i f  Boulder and Longmont con- 
t inue t h e i r  r ap id  expansion perhaps por t ions of the area would f a l l  under 
a program s i m i l a r  t o  the Boulder Greenbelt. 



References 

Darby, Lorena. 1970, "Niwot," A p r i l  22, p, 12. 

Dodd, John. 1970. Landowner. Personal interview. 

Johnson, Rudolph. 195? (date unknown), "Log Cabin ~ u i l t  by Jacob Affo l ten 
S t i  11 Stands ,'I a r n o n t  L e d s r .  

Lange, Mar jor ie  E. 1932. "The Appropr iat ion t o  P r i va te  Use o f  Land and 
Water i n  the S t ,  Vrain Val ley  before the Pounding o f  the Chicago- 
Colorado Colony (1871) ," Unpublished M,A, thesis, Un ive rs i t y  of 
Colorado, 

Maps 

Boulder County, Colorado. October 1965. County Zoning Map No. 6. 



CHAPTER 4. CADASTRAL AND LAND TENURE 

Gary A, Heaslet, George R. Greenbank and Robert E, Key 

Informat ion on cadastral and land tenure survey i s  represented by 
Figures 11, 12, 13, 14, and 15, The maps present a graphs'c pa t te rn  of e x i s t -  
i n g  land ownership as o f  the date o f  o r i g i n a l  grants, and i n  1910, 1930, 
1950, and 1970, This information was gathered p r ima r i l y  from the Boulder 
County Assessor's O f f  i ce and personal i n t e r v i  ews. 

Essent ia l ly ,  on ly  two sections (Sections 27 and 28 o f  T 2 N, R 70 W )  
are involved. Property t ransact ion records are complete only from 1922 and 
the sequence o f  conveyances i s  included i n  the repo r t  (Tables 2 and 3). This 
informat ion enables one t o  determine i n t e r m i t t e n t  land t ransact ions no t  
Shown on the maps. 

The number and types o f  owners h i p  have pro1 i ferated moderately through 
the years, bu t  have accelerated g rea t l y  i n  the l a s t  decade. The ownership 
pa t te rn  and resu l  ti ng development has para1 1 e l  ed census P i  gures which re-  
veal a doubl i n q  o f  populat ion i n  the Boulder area roughly every 10 years. 
Undoubtedly, the es tab1 i shment o f  PBM and Beech A i r c r a f t  p lan ts  nearby has 
had an impact on t h i s  area. 

The 1970 map (Figure 15) shows several areas o f  mu1 t i p l e  ownership, re- 
presented as Briqadoon Glen, "var ious owners," C. & M. P la t t ,  and the Boulder 
Seven Corporation. The l a t t e r  three contain in-holdinqs o f  several acres 
each and are developed as suburban-coun try res i den t i a l  proper t ies  ; however, 
Brigadoon Glen i s  a p l a t t e d  subdiv is ion contain ing 1 t o  2-acre l o t s .  
Cadastral pat terns ind ica te  a t rend toward suburban, f r inge-type res iden t i  a1 
development encroaching upon the proposed na tu ra l  area s i t e .  

Land Tenure 

Land tenure i n  the two sections of the study area i s  d iv ided i n t o  three 
general c lass i f i ca t ions .  Approximately 800 o f  the 1,280 acres i n  the  study 
are farmed and operated by the owners, most o f  whom l i v e  on t h e i r  property 
o r  i n  the near v i c i n i t y .  Three hundred and twenty acres are  leased by 
owners f o r  farming purposes. The remaining 160 acres cons is t  o f  i nd i v i dua l  
homes and adjacent property. P r i va te  res iden t i  a1 property sizes range from 
1 acre s i t e s  i n  Brigadoon Glen t o  s i t e s  as l a rge  as 10 acres. These smaller 
r e s i d e n t i a l  proper t ies  o f t en  have summer crops bu t  are f amed  by the owners 
i n  every case. 

A1 though por t ions o f  the area r e f l e c t  gradual r es i den t i a l  encroachment, 
there are s t i l l  some f a i r l y  l a rge  land holdings t h a t  remain i n  ag r i cu l t u ra l  
use. For example, the Brunings have 160 acres i n  Section 28, as we l l  as 40 













TABLE 2. PARTIAL HISTORY OF LAND TRANSACTIONS, SECTION 27 

Township 2, Range 70 

Descri p t i o n  

NEL NEL 
'& MWlG SW3G 
4 NWlG & SW36 
NE NEk 
NEk SEk 
N& SEk  
E% NE+ & N% NE+ 
% i n  N& SEk 
& N\sJc & a1 1 SW)4 
S& & % 
SWJ4 & W31 NGAi 
NEk NE%j 
E+ ~f N& & & NEk 
E+ o f  NW+ & & NEL 
S M i  & & NWlG 
NW34 S R ;  
SE% N& 
SEk NEk & NEk SE 
E+ -32 acs. 
M+ N& 6.45 acs. 
S& 6.26 acs. 
N R ;  N& & E% o f  N& & N& 
S% S R  

S% SE' 
S% SEIG 

SEk NE & NE% S& 
SEk SR 
N& N& 
SE36 & & N M i  
N& ME% & b& NEk 81 14 E% 
M R ;  & NE%j NbA; 
S% S& 
NE+ NEk & & NEJr; & 1% E% 

N@i 
1 ac. NE SE 
1 ac,NE SE 
1 ac.NE SE 
20 acs. NE SE 
N R ;  S& 

Grantee 

W e  H. Poppie 
S t e l l a  Ma & S. A. Arbuthnot 
Guy Dodd 
id. H e  Poppie 
Francis L o  Bol ton 
A1 m i  r a  Bol ton 
E. E. Hornbaker 
O t i s  C. Bol ton 
Fo H. Pounds 
Ar thur  E. Hammans 
Anne 0. & Ar thur  E. Hammans 
Louisa 6 ,  & Wi l l iam G. Arnold 
James H, Hornbaker exal 
Louisa G ,  & W i l l  iam G. Arnold 
Holland B. & Pearl R. Payne 
Francis L. & M. R. Bruning 
O t i s  C. Bo l ton 
Carl 0. & Myr t le  E. P l a t t  
U.S.A, 
U,S.A. 
U.S,A, 
Pete Corsentino 
Henry L. Anderson & Helen A. 

B l  oon 
Henry L, Anderson 
Henry La Anderson & Helen A. 

B l  oon 
Carl D. & My r t l e  E, P l a t t  
Henry L. Anderson 
Mar t in  L. & Anne M. Wall 
Clarence J. & Lo is  J. Ebel 
Leonard P o  Cresentino 
Mar t in  La  & Anne M. Hal 1 
Development Enterpr i  ze, Inc. 

Bou Hep Seven Corp. 
Fr. Paul Jlosephean 
J. & Ralph D. Brower 
Margo J. & A l l an  H. Nelson 
Ralph D. Bower eta1 
Francis E. & Revat Dennhardt 

F i l i n g  Date 

2-9-1 922 
9-1 4-1 922 
2-1 3-1 924 
12-1 -1 924 
1-28-1 926 
1 2-29-1 926 
11-17-1928 
4-27-1 931 
12-1 8-1 935 
3-5-1 940 
8-1 5-1 940 
4-1 8-1 944 
8-28-1 944 
10-26-1 944 
1 -7-1 946 
8-6-1 947 
7-1 1-1952 
7-12-1 952 
9-1 0-1 953 
9-1 0-1 953 
7-21 -1 953 
12-28-1 953 



TABLE 3. PARTIAL HISTORY OF LAND TRANSACTIONS, SECTION 28 

Township 2 N, Range 70 

Descr ipt ion Grantee F i  1 i n g  Date 

'& Nb& C. bl. B e l l  12-28-1923 
u35 fdwl; Lloyd E. & Carr ie Hodgson 11-1-1926 
SDG NW& & NW34 S& 81 Slda; NE4i Atra A. & Mi l ton  D. hffitt 1-1 4-1 932 
NE NW less 5 acs. John I. Bruning 11-28-1932 
E$ NE+ & E$ SE & NW SE Emma Gehrunq 7-30-1 935 
&i fSh Aisee & Margaretha Bouwman 1-3-1 939 
1% SR & SEaG Swa; & SW% SEa; Frank Ho & L o t t i e  3. Bruning 7-8-1940 
ES tSE$ & E+ SE% & N& SE+ John J., Hugh J, , & Alva M. Dodd 12-9-1940 
SEk N R  & St% NE & NEk SW% Wm, S. & Florence Tur ley 9-4-1942 
NWJr; N E k  John I .  Bruninq 2-1 4-1 944 
5 acres i n  NEk N& Ernst  D. Behman 7-14-1945 - 

S& NW3G & NE4i SWlG & SW24 NEk Beatr ice C. Pease 4-2-1 946 
5 acs i n  NE34 N& Ernst  D. & Evelyn A. Behrmann 4-9-1951 
SEk N R  & St% NE% & NE34 Slta; W. A. & A1 l i e  F. Rhinehart 1-11-1952 
1.48 ac. N4 Sf% 1,65 U.S,A. 7-25-1 953 
N& NWk & SWk N% Aisse Bouwman 12-30-1 960 
S4 SW% & N W G  S% & St% SElG Frank H, Bruning 1-27-1 961 
1.377 acs. SE% N k  Lef t  Hand Land & Water Co. 10-30-1 961 
1.377 acs. SEL N& L e f t  Hand Water Supply Coo 12-1 1-1 961 
5 acs. i n  NEL N\% John H. & tiedwig H. Meyer 9-1 1 - 1962 
2.4 acs. E4 SEJr; SElG L e f t  Hand D i tch  Co. 1-1 6-1 963 
NEL SWJ4 1.30 acs. Algons & P a t r i c i a  J. Reining 4-26-1 963 
5 acs. i n  NE+i NW14 Richard S. & Agnes M. Baker 2-25-1964 
3.9 acs i n  NEk N& Kei th  R. & Mary R. Morgan 2-25-1 964 
N& N& & S% NWf; S& NEk A i  sse Bouwman & Gino Sprui e l  1 2-1 5-1 966 
S& SWk & Sw24 SEk Boyde Be & Ruth E. Bruning 1-1 7-1 966 
NWJG NEk 40 acs. Howard D. Hunsinger 10-31 -1 966 
N E L  Nb& less 5 acs. John I. Bruning 1 1-22-1 966 
N% NR 5.3 acs. Minie R. & Jenny Lee Van Arsdale 12-8-1966 
NE% N& 11 acs. W i l l a rd  J. Humpal 12-20-1966 
N& N W k  10 acs. Harold Trey 12-20-1 966 
NR; ti% 9.3 acs. Arason Brenker 12-21 -1 966 
5.3 acs. NE% NGPG Jenny Lee Van Arsdale 6-7-1967 
N E k  NW% 10 acs. Thomas D. & Carole A. Lynch 2-23-1 968 
SE+ N R  & Sb& N& & NE% SW% 01 l i e  F. Rhinehart 5-8-1 969 
N& 11 acs. A. Go Jr. & Virgeen H. Hedgecock 9-2-1969 
NE% N& 10 acs. John F, & P h y l l i s  M. Olson 1 0-1 6-1 969 
NR; N% 9-3 acs, Robert H, & Bernadine D, Tschody 10-17-1969 



acres i n  Section 27, Frank Bruning o r i g i n a l l y  homesteaded the area i n  
1904, and has farmed the area s ince t h a t  time. The Dodd property encom- 
passes almost 200 acres, much o f  which i s  s t i l l  farmed, 

II 
(I Section 27 shows the greatest  change i n  ownership and tenure patterns. 

The 80 acres belonging t o  Pete Corsentino are leased t o  a nearby da i ry  for  

I pasture and grazing. Mr. Corsentino i s  present ly  r es i d i nu  i n  Cal i f o r n i a  
and the Boulder Realty i s  adver t is ing the property as idea l  f o r  r es i den t i a l  
development, The Ebel property includes a nine-hole go1 f course and 12 
homes s i t e s  f r o n t i n g  on Niwot Road. L o t  sizes are approximately an acre. 
The t rend would seem t o  i nd i ca te  a qy-adual reduct ion i n  property sizes 
as res i den t i a l  development moves i n t o  an area s t i  11 dominated t o  some ex- 
t en t  by a g r i c u l t u r a l  use. 
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CHAPTER 5. LAND ECONOMICS 

Michael Re Tripp, Mani k Hwang, and Scot t  Mernitz 

Information on land values i n  the area o f  the Dodd property are shown 
graphica l ly  on three attached maps, Figure 16 ind icates changes On value 
between 1960 and 1970 expressed as percentages, and Figure 17 shows cur- 
r en t  appraised valuations. Data f o r  both maps were gathered from the 
Boulder County Assessoros Office. A t h i r d  map i s  included to record 
the owner-es timated values, and asking pr ices (where applicable) o f  'land 
i n  the area (Figure 18), 

Land valued by production capacity has d i s t i n c t  l i m i t s  imposed on i t s  
economic evaluat ion by the costs of production. The cost  o f  the land 
l o g i c a l l y  w i l l  no t  r i s e  above the po in t  a t  which the operator can expect 
t o  receive a f a i r  r e tu rn  on h i s  investment o f  time, money, and e f f o r t .  

Once ag r i cu l t u ra l  land comes t o  be viewed as desirable fir res iden t i a l  
purposes, the basis f o r  evaluat ion changes sharply, Not on ly  i s  a d i f f e r e n t  
group o f  users and po ten t ia l  users involved, bu t  the c r i t e r i a  employed t o  
assign value t o  the land now consists o f  such factors  as distance from 
place o f  employment, shopping and schools, a v a i l a b i l i t y  of u t i l i t y  sewices,  
and s i t e  advantages as a loca t ion  on which t o  b u i l d  a home. 

There has been a cont inuing decl ine o f  fanning i n  the area due t o  i n -  
creasing product1 on costs unaccompanied by corresponding Pi nancial re turns ; 
however, the resu l t i ng  land use s h i f t  t o  pasture has maintained the low 
assessed values cha rac te r i s t i c  o f  Haystack Mountain i t s e l f  as wel l  as 
immediately adjacent land inc lud ing near ly  a1 1 o f  Section 28 during the 1960 
and 1970 per iod (Figure 16). The much higher assessed values, r e f l ec ted  
i n  the appraised values (Figure 17), on numerous small one-or two-acre 
parcels p r ima r i l y  located on the f loodp la in  of Lefthand Creek i n  the south- 
east  por t ion  of the study area ind ica te  the conversion o f  t h i s  land  to sub- 
d i v i s i o n  and r u r a l  r es iden t i a l  development, 

Thi s development, perhaps most d i  r e c t l y  a t t r i bu tab le  t o  the presence 
o f  the IBM p l a n t  1,5 mi les  southeast, has been of s u f f i c i e n t  durat ion and 
i n t e n s i t y  t o  cause the other  landholders i n  the area t o  readjust  what they 
consider t o  be the market value o f  t h e i r  land as po ten t ia l  res iden t ia l  and/ 
o r  i n d u s t r i a l  property to amounts several times above what even the best  
ag r i cu l t u ra l  land parcels would have brought based on the value o f  the crops 
t h a t  would have been produced, 

Figure 16 reveals the two p r i nc ipa l  patterns i n  t h i s  trend. The 
la rges t  proport ion of land i n  the study area i s  held i n  blocks o f  a t  l e a s t  
40 acres, A1 1 o f  the owners o r  rea l  t o r s  hand1 ing  these propert ies (who 
were contacted) s e t  values on them from $1,000 t o  $2,000 per acre, and i n  
one case, $2,500 per acre if sold i n  parcels as small as 10 acres, The 









other pattern includes a por t ion  of Mr. Ebel's property f ron t i ng  on Niwot 
Road as we1 1 as a l l  of Brigadoon Glen, both si tuated i n  the southeastern 
corner o f  the study area, This land has been subdivided and improved i n  
varying degrees w i th  bui ld ing l o t  sizes averaging s l i g h t l y  over 1 acre 
and each evaluated a t  $5,000 and move. 

Both Mr. Flanders (John Dodd's attorney i n  Longmont) and Mr, A r t  
Palmer o f  the Boulder County Planning and Zoning Commission consider the 
present f a i r  market value of undeveloped land i n  the study area t o  be be- 
between $750 and $1,000 per acre, 

In view o f  the changing land use pattern i n  the study area from agr i -  
cu l tura l  t o  res ident ia l  uses and the concomitant upward s h i f t  i n  property 
values, i t  seems very reasonable t o  assume t h a t  such a trend w i l l  continue 
t o  i n tens i f y  and thereby not only br ing increasing population pressure t o  
bear on the study s i t e  but a1 so r e s u l t  i n  a s teadi ly  r i s i n g  market value 
for the land comprising the s i te ,  



CHAPTER 6, CONCLUSION 

W i l  Ulman and He1 en Louise Young 

The conservation o r  preservation o f  our natura l  areas necessitates 
the consideration o f  changing land uses and values, Each area i s  unique 
w i th  i t s  own social,  cul tu ra l ,  and land use changes a f fec t ing  f u tu re  de- 
vel  opmn to 

The Dodd property i s  present ly  i n  a s ta te  o f  semi-isolation, Housing 
pro jects  have n o t  been b u i l t  i n  the immediate area and few ind iv idua ls  
wander onto the property o r  c l imb the slopes o f  Haystack Mountain. Typi- 
ca l l y ,  as w i th  o ther  areas on Bouldergs f r inge,  the t rend toward more i n -  
tensive occupance o f  the 1 and has begun, Subdivisions are i n  evidence 1 ess 
than 2 miles t o  the east, Someday i n  the near Future, the Dodd property 
may be subdivided and houses may poss ib ly  f l ank  the slopes o f  Haystack 
Mountain, 

Preserving the q u a l i t y  o f  the Dodd property may take the form o f  
several a l t e rna t i ve  uses o f  the land, Cer ta in ly  the l e a s t  desirable a l t e r -  
na t i ve  would be in tens ive subdiv is ion o f  the land, permanently a1 t e r i ng  
the a t t r i bu tes  o f  t h i s  s i te ,  More desi rab le  a l te rna t i ves  t o  using the 
Dodd property inc lud ing the fo l lowing: purchase by the Un ivers i t y  o f  
Colorado o r  by the  Boulder Val ley School d i s t r i c t  f o r  use as an educational 
experimental o r  observational s i  te; permanent ag r i  cu l t u ra l  zoning o f  the 
area o r  preserving o f  the f loodp la in  i n  i t s  natura l  state; preservation 
i n  parks o r  greenbel t w i t h  pub l i c  access al'lmed; o r  preservat ion o f  the 
area as an h i s t o r i c a l  s i te ,  

B io l og i s t s  consider the property and nearby Haystack b u n t a i n  t o  pro- 
v ide a wide va r i e t y  o f  hab i ta ts  i n  c lose prox imi ty  t o  each other, These 
hab i ta ts  include marsh, ponds, a creek, grassland, slopes of varying ex- 
posure and a cobble-covered, conical  h i l l .  Addirnq t o  the value as a study 
area i s  the shor t  distance, hence easy a c c e s s i b i l ~ t y  t o  the Un ivers i t y  
and t o  Boulder Val ley Schools (Gregg, 1970). 

As recent ly  as December, 1969, John Dodd offered the Un ivers i t y  o f  
Colorado the opportuni ty t o  purchase t h e  Dodd property as a study area, 
E f fo r ts  t o  i ns t i ga te  the purchase were conducted by Dr, Robert Gregg 
Professor of Biology0 however, h i s  e f f o r t s  to buy the property were unsuc- 
cessful  (Appendix I V ~ ,  

The zoning po l i c i es  o f  Boulder County may af fec t  development o f  the 
s i t e .  Boulder County planners have no t  o f f i c i a l l y  projected development 
fo r  t h i s  area, Presently a l l  o f  Sections 27 and 28 are moned f o r  agr i -  
cu l t u re  except f o r  the S&, Section 27 which i s  moned r u r a l  r es iden t i a l  
(Brigadoon Glen subdivision). The countya s study o f  Lefthand Creek f lood-  
p l a i n  zoning rev is ions may s i g n i f i c a n t l y  a1 t e r  developme:~t w i t h i n  the 
area, Construction o f  homes, f o r  instance, may be proh ib i ted w i t h i n  100-year 
f loodpla in  l im i t s .  



The Parks and Open Space Counci 1 of Boulder County i s  resen t l y  
studying natura l  areas w i t h i n  Boulder County and w i l l  fomu 7 a te  a l i s t  of 
propert ies which the counci 1 w i  11 suggest purchasing o r  preserving (Porreca, 
1970). The Council present ly has no i n ten t i on  o f  purchasing the land f o r  
greenbelt b u t  wishes t o  see i t  undeveloped and would favor  some type of 
p r i va te  land dedicat ion o r  a tax  easement t o  keep the land undeveloped, 

The h i s t o r i c a l  s ign i f icance of the o l d  s e t t l e r o s  cabin, the  stone 
r ings  w i t h  which the ArapahoesP tepees were he ld  down and the o l d  fence 
posts on the Dodd property, a re  ample reason t o  suggest preservat ion of 
the s i t e  by some s ta te  o r  l o c a l  h i s t o r i c a l  society. Cer ta in ly  r e l i c s  of 
Coloradoo s ea r l y  h i  s to ry  warrant ac t i ve  i n t e r e s t  by c i t izens,  

I n  order  t o  determine the f e a s i b i l i t y  o f  saving t h i s  natura l  and 
h i s t o r i c  area, the a t t i t u d e  and plans o f  the landowners and the trends i n  
surrounding devel opmen t must be considered. Local governmental and uni- 
ve r s i t y  a t t i t u d e s  are a lso important. 

The Dodd property i s  owned j o i n t l y  by three brothers, Alva, Sr., 
Hugh, and John--a1 1 of whom 1 i v e  near Niwot, Colorado, several mi les east  
o f  the property, Interv iews were conducted w i t h  two o f  the three brothers, 
Hugh and John, I n  addi t ion,  John re f l ec ted  on the a t t i t u d e  o f  the t h i r d  
brother, Alva, Sr .  There e x i s t s  a d i f ference i n  opinion among the brothers 
as t o  the future o f  the property. John wishes t o  see the proper ty  pre- 
served i n  i t s  natura l  s t a te  by e i  t he r  the Un ive rs i t y  op some conservation 
agency. Hugh of fered l i t t l e  information i n  the interv iew, therefore, h i s  
t r ue  a t t i t u d e  remains unknown, John Dodd offered h i s  observation o f  Alva's 
in tent ions t o  ho ld  the land i n  i t s  present s t a te  on ly  u n t i l  the "best 
pr ice"  was o f fe red  f o r  the land, whether f o r  r es i den t i a l  development o r  
f o r  conservation, O f  a1 1 the Dodd properties, the p a r t i c u l a r  s f  t e  studied 
i n  t h i s  r epo r t  i s  less  i n t ens i ve l y  used fo r  ag r i cu l t u re  than any of t h e i r  
o ther  holdings. It i s  q u i t e  l i k e l y  t h a t  t h i s  p a r t i c u l a r  parcel  might  be 
the f i r s t  t o  be sold, John Dodd has been approached by Boulder r e a l t y  
agents i n  the past  (Dodd, John, 1970). 

The owner o f  Haystack Mountain, Mr. C, L o  Ebel , i s  p rop r i e to r  o f  the 
Haystack ivlountain go1 f course, His future plans would inc lude recreat iona l  
development o f  Haystack Mountain, He reported t ha t  someday he might  be able 
t o  convert the slopes o f  Haystack i n t o  toboggan o r  j u n i o r  s k i  runs, An 
i c e  skat ing r i n k  would be constructed on the small Haystack Lake w i t h  
warming houses nearby, A revo lv ing  res taurant  might poss ib ly  be b u i l t  on 
top o f  the mountain, The plans f o r  such development a re  no t  drawn up, and 
Mr.  Ebel stresses t h a t  the development i s  "on ly  a dream1' a t  present (Ebel , 
1970). 

The aesthet ic  q u a l i t i e s  of the Dodd Property are evident, Stream- 
based land i s  a t  a premium n o t  on ly  f o r  recreation, b u t  a lso  f o r  residen- 
t i a l  development purposes, Land developers a re  quick t o  assess t h i s  fac t  
and as urbanizat ion continues, t h i s  land w i l l  no t  l i e  i d l e  long. I f  the 
Dodd property i s  t o  be preserved, prolonqed ef for ts  toward t h i s  end w i l l  
on ly  resul  t i n  a greater cost  and more in tens ive  de te r i o ra t i on  of the 
values o f  t h i s  natura l  and h i s t o r i c  s i te .  
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SELECTED PHOTOGRAPHS OF THE DODD PROPERTY 



Figure 19 

The h i s t o r i c  o l d  s e t t l e r ' s  cabin i s  
perhaps the o ldest  house s t i l l  standing 
i n  Boulder County. It was b u i l t  by 
Jacob A f fo l t en  c i r c a  1859. (Photo 
by Donald D. MacPhail) 

Figure 20 Figure 21 

An example o f  an o ld -s ty le  This proper ty  f o r  sale east  
r a i l  fence along the Dodd o f  Haystack Mountain i s  i n -  
property. d i c a t i v e  of po ten t ia l  r es i -  

den t i a l  development. 



Figure 19 

Fig. 20 Fig. 21 
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A I R  PHOTO OF AREA - 1969 



Figure 22 

Aerial  view o f  the Dodd property from the 
north. Ha stack Mountain appears a t  the 
l e f t  (east 7 . The eastern boundary o f  the 
property adjoins the l e f t  p a r t  o f  the 
cleared land i n  the foreground. I t  con- 
tinues i n  a s t ra igh t  l i n e  across the base 
o f  Haystack Mountain t o  the road beyond 
Lefthand Creek i n  the middle distance. The 
o l d  s e t t l e r ' s  cabin i s  located a t  "C" i n  
the photo. (Photo by Max Dodson) 
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NATUWL AREAS COMMITTEE MINUTES 



NATURAL AREAS COMMITTEE 

Meeting -- January 12, 1968 

MINUTES 

The meeting was ca l led  t o  order wi th  14 members present, 

DODD PROPERTY : 

Dr, Gregg reported on h i s  ta lks  w i th  Dean Manning about the Dodd 
property and the p o s s i b i l i t y  of establ ishing a natural area system 
f o r  the University. Dean Manning was interested and took con- 
siderable time w i th  him, Dr, Gegg was then referred t o  Homer Ba l l  
to discuss the f inancia l  aspects o f  the proposal. Mr. Ba l l  was 
present a t  the luncheon and t o l d  o f  the various approaches t o  t h i s  
matter. He f e l t  the f i r s t  step was t o  have an appraisal made, He 
out1 i ned the f o l l  owing potent ia l  sources o f  funding: 

Sale o f  Universi ty land 
Devel opmen t Fund 
State ap ropr ia t ions ! Federal ducation Resources grant 
CP t y  greenbel t program 
Matching funds from Land and Water (use) Fund 
The Nature Conservancy 
Donation by sel l e y  
Long-term purchase i n  small parcels ; money f ram Ba l l  's 
of f ice, 

Af ter  considerable discussion i t  was moved, seconded and passed tha t  
an appraisal be made, Mr ,  Ba l l  said tha t  h is  o f f i ce  had funds f o r  
t h i s  purpose. Bob Gregg i s  c h a i m n ,  Kur t  Gerstl e and Bet t ie  Wi l lard 
are on the corn7 ttee. 

It was suggested tha t  the committee compile a l i s t  o f  other lands 
tha t  should be purchased by the Univers i ty  so tha t  the magnitude of 
the Natural Area pro jec t  could be assessed by the Administration. 
White Rocks was i d e n t i f i e d  as high p r i o r i t y o  

I t  was pointed out  t ha t  the cabin on the property i s  o f  h i s t o r i c  
signif icance i n  tha t  i t  was used by the Hayden Survey. 

OTHER BUSINESS: 

BOULDER - G W B Y  TURPdPI#E: 

The imminent danger of a b i l l  t o  authorize $100,000 f o r  a f e a s i b i l i t y  
study o f  a Boulder-Granby Turnpike was emphasizedo The committee voted 
t o  send a wire t o  Governor Love, urging him no t  t o  place t h i s  b i l l  on 
h i s  l e g i s l a t i v e  ca l l ,  t o  be signed by ind iv iduals  rather  than the com- 
m i  ttee, A1 B a r t l e t t  suggested the a l  t e rna t i  ve of cars rB ding "p i  ggy-back" 



I I 

through the Moffat  Tunnel - a proposal t h a t  needs t o  be more f u l l y  i nves t i -  

I gated and pushed i f  feasible. It would c e r t a i n l y  be a unique experience. 

FLORISSANT : 

I The statement i s  readon on ( s i c )  F lo r i ssan t  and w i l l  go t o  appropr iate 
State and Federal po l i t i c ians .  This i s  the time for  ind iv idua l  corres- 
pondence w i t h  Dominick. 

Respectful 1 y submi tted, 

I B e t t i e  W i l l  ard, Secretary 
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I MEMORANDA FROM ROBERT E. GREGG 



"May 12, 1969 

I "TO: A1 1 members o f  the facu l ty  o f  the Department o f  Biology 

FROM: Robert Gregg 

I SUBJECT: The Dodd Property, 

As a member o f  the NATURAL AREAS COMMITTEE, I have worked f o r  mom 
than four  years t o  have the Universi ty acquire the parcel o f  land be- 
longing t o  the John Dodd Family, 

The object o f  these a c t i v i t i e s  was t o  secure a sizable t r a c t  near t o  
the Universi ty and i n  the p la ins vegetation tone (an area i n  semi-natural 
s tate tha t  would qudckly return t o  natural conditions when vacated by 
grazing) tha t  could be used by members o f  our department f o r  teaching and 
research i n  varying aspects o f  f i e l d  biology. 

These objectives were twice unanimously and enthusiastical l y  endorsed 
by the s t a f f  i n  biology, and I was directed t o  proceed w i th  negotiations. 

The Information was prepared i n  de ta i l  for  the consideration o f  the 
adminf stration, Twice we were given an encouraging reception and f e l t  
there was a real  p o s s i b i l i t y  t ha t  something de f in i t i ve  would be accomplished. 
But when i t  reached the point  where the Universi ty was asked t o  take posi t ive 
steps we were turned down (a pat tern wholly consistent wi th  i t s  past per- 
formance where Biology i s  concerned), 

My l a s t  l e t t e r  t o  the administration, t ha t  i s  t o  say, Eugene Wilson, 
Director o f  Business Af fa i rs ,  set  f o r t h  our r e  uest and our needs, and was 8 to  have been signed by Robert Pennak, Askel 1 L ve, and myself as chairman 
f o r  the negot$ations, Dr, L8ve refused to sign, because, among other things, 
I had not made a request also f o r  land to create a botancial garden. This 
l a s t  po in t  i s  e n t i r e l y  i r re levant  to the object ive we had followed. The 
1 e t t e r  was redrafted, signed by Pennak, and by Gregg, and sent t o  W i  1 son. 
The l a t t e r  responded promptly and t o l d  me there was no chance o f  our securing 
the funds necessary f o r  the purchase of the Dodd Property, and tha t  there 
were no other avenues o f  approach. Jtn fact ,  he said, what we needed was an 
'Angel' to  provide us wfth required money, (This i s  not news!) 

A t  the meeting o f  the N,A.C. on March 21 of t h i s  year, Dr. L:v@ a t  
h i s  request, appeared t o  present h i s  views on the question o f  obtaining the 
afore-said Dedd property, I quote Prom the minutes of t h i s  meeting which 
record Dr. Levees comments. 'He stated unequivocal l y  t ha t  he could say 
nothing about the Dodd Property as a representative o f  the Biology Depart- 
ment. He was f i r m  i n  h is  convict ion tha t  he was i n  no posi t ion t o  repre- 
sent what the Biology Department wants since i t  i n  i n  the process o f  working 
out  i t s  goals a t  present. He c i ted  two 1 e t te rs  wr i t ten  t o  Dean Manning 
about the property, one which he wrote i n  March 1968 and one which Dr. 
Gregg wrote i n  Ap r i l  1968. Claims tha t  he d i d  not  know anything about the 
second l e t t e r  as Chairman, and tha t  the second Setter was wr i t ten  as though 
i t  were representing the Biology Department. He was then asked what h i s  
personal opinion o f  the land was. He had two speci f ic  comments: 1) I t  i s  



too f a r  away from the campus 2) I t  has no usefulness from the botanical 
point  o f  view. He also f e l t  t ha t  the Universi ty should invest i t s  mney 
f i r s t  i n  equipment for  experimental biology rather than i n  land acquisit ion. 
A short discussion resul ted i n  which the o r i g ina l  purposes of the Committee 
were reviewed: To br ing together people on the Universi ty campus who had 
a conunon in te res t  i n  environmental issues, wise land use, planning, and pw- 
servation o f  natural areas.' 

A11 my correspondence w i th  Mr, John Dodd and wi th  the Universi ty Adminis- 
t ra t i on  has been turned over t o  Dr, Betty Willard, Secretary o f  the N.A,C. 

I have withdrawn from a l l '  fur ther e f f o r t s  t o  convince the Universi ty 
o f  the d e s i r a b i l i t y  and the necessity o f  obtaining the Dodd Property, I 
regret t o  say tha t  the real  losers i n  t h i s  f iasco are the Department of 
Biology, the Universi ty o f  Colorado, and the present and future students 
and classes i n  f i e l d  biology who desperately need an outdoor laboratory. 

% might add as a postscr ipt ,  t ha t  the react ion o f  the Committee to 
Dr.  Love's presentation has been, t o  put  i t  mildly, one o f  u t t e r  astonish- 
ment and amazement, 



DODDS LAKE PASTURE 

I "Location: 2 1/2 mi les  west of Niwot, Colorado 

Legal Descript ion: T.2N - R,70W,, Sec, 27-28 (port ions o f )  - Approx. 192 acres 

Elevation: approx. 5240 ft. 

Geology: bottomland o f  Lefthand Creek: Haystack Mt. (an erosional  remnant) 

Geography: va l  l e y  o f  Lefthand Creek, passing j u s t  south o f  Haystack Mountain 
permanent stream 
moist  stream banks 
spr ing 
d r i e r  r i v e r  benches (above water tab le)  
ponds (water f il l e d  swales) 
i r r i g a t i o n  d i t c h  and head gate w i t h  sp i  1 lway 
s lop ing base o f  Haystack M t ,  

F l  ora : sparse co t  tonwood bottomland 
meadow 
pasture 
spr ing brook? 
upland p r a i r i e  (would be under nature condi t ions) 

Fauna: has n o t  been i n tens i ve l y  investigated, bu t  w i t h  the v a r i e t y  o f  
ecological  condi t ions (and especi a1 1 y the presence o f  permanent 
moisture), there i s  no doubt t h a t  a substant ia l  l o ca l  sample o f  
the regional  fauna i s  present o r  would regenerate. Wi ld ducks 

I and hawks have been observed; insects  have been col lected,  

Unusual feature: an o r i g i n a l  s e t t l e r ' s  cabin ( logs w i t h  t i n  r oo f )  s t i l l  

I 
stands on the s i t e ;  i t  could be preserved and would pro- 
vide some archaeological o r  soc io log ica l  i n te res t .  

Signif icance: w i t h  the f a s t  disappearance o f  natura l  areas on the p la ins  
near Boulder, the preservat ion of such becomes c r i t i c a l .  
Much mountain land i s  protected i n  pub1 i c  ownership o f  one 
s o r t  o r  another, bu t  i t  seems n o t  t o  be rea l i zed  b people T i n  general t h a t  P l a t  p r a i r i e  should be preserved a so. This 
type o f  land does n o t  o f f e r  majest ic  scenery, bu t  i t  usua l l y  
has a wealth o f  b i o l og i ca l  foms t h a t  exceeds some mountain 
areas, espec ia l l y  the hiqher a l t i t udes ,  The parcel o f  land 
near Niwot o f f e r s  an opportuni ty t o  save some o f  our vanishing 
p r a i r i e ,  and i t  i s  pa r t i cu l a r1  a t t r a c t i v e  because o f  the 
presence o f  good moisture supp f y and a v a r i e t y  o f  hab i t a t  

I foms. 

Ownership: Mr. John Dodd, and h i s  G o  brothers - Niwot, Colorado" 



"Use of the s i te :  a t  present, verbal permissfon, obtained i n  1960, from 
the owners, i s  s t i l l  i n  force; use i s  l im i ted  t o  small 
cl asses, however, w i t h  due respect for  the owner's 
in te res ts  . 

Outlook: Mr. John Dodd i s  interested i n  s e l l i n g  a port ion o f  the land, but 
w i th  the hope t h a t  the new owners would preserve i t s  natural  
features and use f o r  s c i e n t i f i c  purposes, He i s  also interested 
i n  having the Universi ty acquire and preserve the unique features 
o f  t h i s  land, and use f t For research and fnstructfonal purposes, 

Robert E. Gregg" 
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UNIVERSITY OF COLORADO 

BOULDER. COLORADO 80302 

"October 7, 1968 

Mr .  Wil l iam To Garrett,  C h a i m n  
Colorado Chapter 
The Nature Conservancy 
2916 Perry 
Denver, Colorado 8021 2 

"Dear Mr .  Garrett:  

For a number o f  years The Natural Areas Committee, o f  the Univer- 
s i t y ,  has been t r y i n g  t o  have the Un ivers i t y  purchase o r  otherwise 
acquire a parcel o f  land near the c i t y  which could k used by the 
Biology Department as an outdoor laboratory  f o r  teaching and research. 
The accompanying correspondence, etc., w i l l  supply the deta i ls ,  and I 
would p a r t i c u l a r l y  c a l l  your a t ten t ion  t o  my descr ip t ion o f  the Dodd's 
Lake Pasture, the lega l  descr ip t ion o f  the property, and my l e t t e r  t o  
Dean Manning which sets f o r t h  the various uses t h a t  our Department 
would make o f  t h i s  land, 

A f t e r  more than a year-and-a-half o f  negot iat ions w i t h  Mr. Dodd 
and the Un ivers i t y  Administration, inc lud ing  inves t iga t ion  o f  de ta i l s  
o f  the 1 e a1 descr ip t ion (which see) and a r e a l  estate appraisal , we 
have f i n a  9 l y  received an unequivocal re fusa l  by the Univers i ty  t o  take 
any fur ther  steps toward the acqu is i t i on  of the property. Needless t o  
say, t h i s  has been very discouraging, especially i n  view o f  the f a c t  
t h a t  Mr .  Dodd d e f i n i t e l y  wishes t o  see Haystack Mountain and surrounding 
acreage preserved i n  a na tu ra l  state. He has o f fe red  t o  negot iate w i t h  
the  Universi ty,  and has o f fe red  t o  make concessions regarding the sale 
o r  t rans fe r  o f  a l l  o r  p a r t  o f  the land. 

We are a1 1 c o m i  t t e d  t o  the be1 i ef t h a t  the Dodd Property would 
make an exce l len t  s i t e  f o r  f i e l d  studies by the Department o f  Biology, 
and a t  the same time preserve i t s  na tu ra l  features. The s i t u a t i o n  i s  
urgent owning t o  the f ac t  t h a t  w i l d  land i n  the v i c i n i t y  o f  Boulder i s  
r a p i d l y  disappearing under the impact o f  development, Therefore, we 
are appealing to you and the Nature Conservancy t o  invest igate  and con- 
s i de r  t h i s  area f o r  purchase, lease, o r  otherwise acquire by the Conser- 
vancy, I f  we can answer questions o r  provide addi t iona l  i n f o m t l ' o n  , 
we sha l l  be most happy t o  do so, 

Very s incere ly  yours, 

Robert E, Gregg 
Professor o f  Biology 
Member: Natural  Areas Commi t teen  
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UNIVERSITY OF eoLoRam 
Business OFfi ce 

Boulder, Colorado 80302 

Of f i ce  OF the 
Vice President and 
Business A f fa i  r s  
and Treasurer 

kBEMORMD1WJt 

"f 0: Professor Robert Gregg 

FROM: Hmer Ba l l  , Busi ness Manager I 

RE: Dodds Lake Pasture 

"Af ter  our conversati on on December 15 about acquisi t l o n  o f  the Dodd 
property, I have done some fu r ther  checking, To review the various possib i l  i- 
t i e s  we discussed: 

G i f t ,  Attached i s  some information about acquisition by the Dodd 
' 0  _IP 

family. They must ce r ta in l y  have qu i te  an appreciation i n  the land and 
would face rather  heavy ca i t a l  gains taxes if they sold. I believe a par- 
t i a l  sale-part ia l  g i f t  o r  ! i f e  estate arrangement (except there would be no 
income from the land unless a caretaker salary could be arranged) has possi- 
b i  l i t i e s  and I w i l l  ask Mr, Dwight Roberts t o  c a l l  you about fu r ther  i n fo r -  
mation along these l ines. 

2. Purchase, The two Univers i ty  accounts which might be used are 
both p l  edge funding of Physical Science Research Bui ld ing No. 3. 
I know o f  no available funds f o r  the purchase, 

A grant i s  a poss ib i l i t y ,  I suppose, bu t  I am not  knowledgeable i n  
t h i s  area, 

Another p o s s i b i l i t y  i s  the sale of some presently owned land, such as 
the East Campus Arapahoe frontage, t o  ra ise  money t o  buy less expensive land, 
You should probably discuss such an idea w i th  Mr, Jim Bowe~s, Planning Df w c -  
tor.  

3. Lease - Purchase, I f  adequate current funds could be provided 
fo r  rent, the Universi ty could a t  1 east t i e  up the 1 and by a lease-purchase 
ag reemen to 

Perhaps some combination of two o r  move o f  these ideas mfqht be de- 
we l oped. 

I f  you (o r  the Committee) Peel the prospects f o r  acquisi t ion are qood 



enough, we should have an appraisal o f  the land made. I can arrange f o r  
(and pay for) suck an appraisal. 

Any 1 and sale o r  pu~chase would require p r i o r  approval o f  the Regents 
but could be ten ta t ive ly  negotiated i f  funding were i n  sight. 

Final  l y  , a1 though you and the Commi t t ee  wou1 d recomnend the acquisi - 
t i o n  f o r  long term natural area use, if the "pr ice i s  r ight" ,  the acquisi t ion 
could be p a r t i a l l y  j u s t i f i e d  as a good investment, 

Please l e t  me know i f  P my help, 

Homer Ba l l  
Business Manager 

HB: j h  

Enclosure 

cc: Mr. Dwight ~ o b e r t s "  



UNIVERSITY OF COLORB~ 
Bus i ness O f f  i c e  

Boulder, Colorado 80302 

Of f ice o f  the 
Vice President f o r  
Business Affairs 
and f wasurer 

10 March 1, 1968 

I TO; Professor Robert Gregg 

FROM: Homer Ba l l  ( h i  t i a l e d  HB) 

RE: Dodd Farm Acquisi t ion 

I. Mr. Bowers has found two sources o f  federal grants which might work: 
' 

1. Open Space Land Program, HUD, 50-50 matching grant 

2. A I and acquis i t ion program under T i t l e  I ,  Off ice  o f  Education, 
HEW 

I He i s  inqu i r ing  further i n t o  these programs and w i l l  get a be t te r  
idea i f  the Dodd acquis i t ion could meet the c r i t e r i a ,  

Attached i s  a f inancial  scheme which must be checked by someone more 
knowledgeable then I for lega l i t y ,  f e a s i b i l t t y ,  etc, I am sending M i g h t  
Roberts a copy fop ver i f? icat ion by him o r  by Dean King. 

I n  the meantime, if you t a l k  t o  Mr. Dodd, I suggest you inqui re o f  
him i f  he would consider leasing w i th  an opt ion t o  buy, You could explain 
tha t  i t w i l l  take months t o  secure assurance of t o t a l  funds and accumulate 
s u f f i c i e n t  cash to make the f i r s t  year payment, (1  assume he w i  11 d e f i n i t e l y  
no t  want t o  take a l l  the money i n  one year, The income tax would be exorbi- 
tant.) The shortest lease would be one year, two might be preferable. OP 
course, the purchase p r i ce  would Rave t o  be agreeable t o  him. I am not  
sure what the lease payment should be--perhaps up t o  $2,000 a year would be 
about r i g h t  for a lease t o  graze c a t t l e  o r  horses. The lease arrangment 
would gain us time t o  apply f o r  a grant and ra i se  ouv pa r t  o f  the money,e 
I assume Dean Manning would be l i k e l y  t o  a l locate the funds f o r  a lease if 
he feels  our chances for  a grant are reasonably good and tha t  the attached 
scheme i s  reasonable, 

HB:jh 

cc:' Mr. Dwight R o b e r t ~ ' ~  



Analysis of Possible Funding 
Dodd Farm Purchase (192.573 acres) 

March 1 , 1968 

"1. Assume C.U. can acquire f o r  appraisal f igure  o f  $96,000 
Purchase prd ce ( tnd i  cated) fo r  200 acres 7 000 * 
O r ,  say $90,000 capi ta l  gain 
Or ,  taxable long-term gain o f  $45,000 (taken i n  one year) 
Assume addit ional  annual Sncome o f  5 000 

Tax would be about 
* 

$16,000 
Producing $80,000 net 

2. Assume take payments as follows 

1s t  year $28,000 (taxable long-term gain $1 3,000) 
2nd year 28,000 II u II n II 

3rd year 28,000 I1 Il II 01 It 

4th year 12,000 I S  Il U #I 6 ,r?W 

Assume addit ional income o f  $5,000, then i n  f i r s t  3 years 

capi ta l  gain $1 3,000 
ordinary income 

Tax would be about $3,260 x 3 years o r  $9,780 
Fourth year taxes about 

Produci ng $84,620 net , 

~ n f o r t u n a t e l ~ ,  the i n t e r e s t  earning avai lable by taking the net  
i n  one year may equal o r  exceed the tax savings. 

It does not appear tha t  a p a r t i a l  g i f t  arrangement would be bene- 
f i c i a l  t o  Mr. Dodd unless h i s  other income i s  s ign i f i can t l y  greater than 
the assumed $5,000 per year, 

I f  we assume no g i f t  and a $96,000 purchase price, and fu r ther  
assume we could get a 50-50 matching' grant, the Universi ty would have a 
goal o f  $48,000 t o  raise, I4 the payments could be spread over 4 years and 
if we had a one year lease, i t  might be possible t o  a l locate tha t  much money 
from : 

1. Research overhead? 
2, G i f t s  v ia  k v e l  opmen t Foundation 
3. Purchase o f  Land account 
4. other sources -. speci f ic ap i ropr ia t ion from the Senate? 

I n  summary, 1 must adkni t t h a t  I am not  hopeful o f  success i n  t h i s  
project:' 

\ 

I 



APPENDIX V I  

NEWSPAPER CLIPPING - HISTORIC CABIN 



Clipping from Town and Country Review, October 5 ,  
1967. Clipping Drovided by Mr. J. Schooland. 


