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FOREWORD

Th1s report is-one of six undertaken this year in the Department of
Geography at the Un1vers1ty of Colorado. It has become almost a tradition
for the graduate seminar in land use to initiate a project in the local
area in cooperation with an agency of the Boulder community on either the

municipal or county level, sometimes both.

These studies achieve a number of objectives. The participating stu-
dents undertake a realistic project which they are able to plan, execute,
and publish within the brief span of one semester. Also, these studies pro-
vide new information for municipal and county officials and citizen groups
concerned with planning and guiding the growth and development of the City
of Boulder and Boulder County. In short, these are professional training
exercises for graduate geographers and are a serious effort in providing
new planning perspectives in the interest of public service.

In response to a suggestion by the Natural Areas Committee of the
University of Colorado, the Tand use seminar elected to study and analyze
a number of natural sites in the Boulder Va]ley, The group was also joined
in the endeavor by the graduate f1e]d seminar of the Department of Geog-.
raphy.

The cooperative base within the Boulder community was wider than usual

this year. The sites chosen for study seemed to have potential for a

variety of uses beyond their present development. These included instruc-
tion, greenbelt, and open space., The graduate students involved worked

in cooperation with the resident property owners, the Parks and Recreation
Department and the Planning Office of the City of Boulder, the Department
of ‘Development and the-Parks and Open Space Advisory Committee of Boulder
County, the Boulder and Longmont Offices of the Soil Conservation Service,
the Science Director of the Boulder Valley RE-2 School District, the '
Planning Office and the Natural Areas Committee of the Un1vers1ty of -
Colorado. and the Denver Regional Council of Governments.

-Sometimes the graduate researchers felt they would have liked to pur-
sue certain themes in greater depth if there had been more time available.
Nonetheless, they join me in expressing the hope that this report prov1des

informative insights on a fascinating part of Boulder County.

The various chapters which appear in this study were originally sub-
mitted as special reports by the individuals indicated, They represent
the endeavors and views of the authors and in no way should be interpreted
as the official views of the Department of Geography or any other cooperating
agency or organization previously mentioned, Because of this independence
from official views, the participants in this project are especially grate-
ful to the Graduate School of the University of Colorado, the City of



- Boulder, the Boulder County Commissioners, the University of Colorado
‘Foundation, and the Boulder Valley RE-2 School District for sharing the
- costs of printing this report. o .

This is the collective and individual effort of a qroup of dedicated

" geographers concerned about the quality of the local environment and i?s
attendant ‘stresses, Boulder County residents, students, and local offi-

~cials may gain understanding from this report that will assist them in
their efforts to perpetuate the Boulder area as a pleasant.and attractive

place to live, ‘ '

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

Bdﬁ]der,'Co1ohadbf :,-

;Juhe, 1970

Publication of this report is made possible
through grants from the following: »

~ University of Colorado Foundation
- The City of Boulder '
The Boulder County Commissioners
The Graduate School, University of Colorado
‘Boulder Valley School District No, RE 2 (J).
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CHAPTER 1. INTRODUCTION

Wil Ulman and Helen Louise Young

Accelerated urban and population growth along Colorado’s Rocky Moun-"

- tain Front Range during the past two decades has resulted in striking

changes upon the landscape. Boulder, with its constantly growing univer-
sity enrolIment and numerous research oriented industries is ranked as a
leader in Colorado commun1ty growth, Constant encroachment of urban
facilities onto Boulder's fringe results in a changing land use pattern,
Open space becomes less apparent as the land is subjected to more inten-
sive use. Cornfields are replaced by residential tracts and gravel roads
become expressways as the natura1 landscape is pushed ever further into
the hinterland,

Boulder is unique among most rapidly growing communities in that a
high degree of planning has resulted in setting aside land for greenbelts
to provide some semblance of openess for area residents. There are, how-
ever, still a number of areas within close proximity to Boulder wh1ch
possess unique natural characteristics of value to the community and should

~ be set aside as parks or areas of special use, Hereafter these areas will

be referred to as natural areas.

For the purposes of this report,. é natural afea is described as one
which has unique ecological characteristics--floristic, geologic, or com-
binations thereof. Naturally, such an area would be a valuable site to

R observe plant and animal habitats and topographic or geologic phenomena.

Presently several observation and study sites still exist within a relati-
vely short drivwng'distance from Boulder. One such site, and the subject»
of this report. is the Dodd property. o

The Dodd property, a 193-acre tract located 2,65 m11es west of N1wot
Colorado, on Boulder County Road No. 34 (F\gure 1) possesses certain unique
qua11t1es which in the past have been the object of interest to the natural
sciences. of the University of Colorado (biology, geography, geology, for
example). Observable phenomena on the Dodd property have stimulated a -
close study by the Boulder Natural Areas Committee who have tried unsuccess-
fully to acquire this area as an outdoor classroom,

This report includes an inventory of the qualities associated with the
Dodd property in which four teams conducted intensive research., An initial
environmental survey of the area was made to assess the physical characteris-
tics. Three other phases of investigation followed ; these covered' land
use. land tenure and cadastra]s and finally land economics.

Methodolo

~ The. methodolog; 1nvolved in preparat1on of this report included the .
following steps: 1) field reconnaissance of the area; 2) assemblage of



.
Hoe
s I3 ¥
IR
1 ——y
I3

‘n:—{v‘

>

LAFAYETTE

Fig. 1

AN Eﬁmt: - ouetst o

LW vy

L o (i cteriesitio
LU

T-. tonemony [

1 INCH— 2 MILES

"~ A

1
SCALE

. R70W
I
i
1

2
DODD PROPERTY
T

;
{ ; {
; .
- { : i e L,
R 1 - R St wat T
) H i :
' i | .
i ¥ g

BOULDER YT ]

-



| méps and aerial photos; 3) collection of land value, tenure and éadastra1

data; 4) intensive research of pertinent literature; 5) interviews with
persons having some knowledge or interest in the area, and 6) ed1t1nq
of the 1nd1v1dua1 reports

The field reconnaissance involved several visits to the Dodd property
to survey the topography and to discern spatial relationships between: sub-
divisions and other types of land use and the Dodd property., Base maps
for the study were constructed from the 1950 and 1967 U.S. Geological
Survey Niwot, Colorado Quadrangle, Aerial photos of the area were flown
by the U.S. Department of Agriculture, Soil Conservation Service, Data
for the land values, tenure and cadastra] surveys were obtained from the
land books in the Boulder County Assessor’'s Office and the Transamerica
Title Company. L1brary research augmented all phases of the report,

Background materials for the environmental survey of topography and flora .

and fauna and Lefthand Creek Floodplain documents were va]uab]e 1n report
preparatlon. :

Interviews were conducted ma1n1y with 1andowners, realtors and city
and county planners in order to gain a well-rounded view of all partles
interested in this natural area., Finally, the four reports, done by
separate teams, were compiled and edited resu1t1nq in this vo]ume.



CHAPTER 2. ENVIRONMENTAL SURVEY

James Biggins and William G. Callahan

The Dodd property comprises about 193 acres of the eastern half of
Section 28, Township 2 North, Range 70 West (T 2 N, R 70 W) in Boulder
County. The property is immediately west of Haystack Mountain (elevation
5,589 feet) and is located about 10 miles from Boulder and 3 miles from
Niwot. Lefthand Creek flows through the southern portion of the property.
Near the creek, the terrain is relatively flat and contains a grove of ‘
cottonwoods and several varieties of grass. The remainder of the property
is grassland on the moderate to steep lower slopes of Haystack Mountain.
Elevations within the property range from 5,235 feet on Lefthand Creek,
where it crosses the eastern property line, to about 5,340 feet at the top
of a knob just west of the summit of Haystack Mountain. The summit of the
mountain is not on the Dodd property (Figure 2). . :

Geomorphology |

‘The area including the Dodd property is underlain by Creatceous shale - -
the only definite outcrops being on the slopes of Haystack Mountain, A low

- anticline is found in the shale, but is not responsible for any surface
~ features (Hunter, 1947). The nature of the surface results from erosion

and deposition, with Lefthand Creek being the chief agent'b(Figure 3).

Lefthand Creék has a gfadient averagihg 80 feet per mile.” The flood-
plain averages about 50 feet in width, and is composed of sand and gravel.
The gravel includes well-rounded boulders of granite and other igneous rocks,

- gneiss, and at least three varieties of sandstone. Five low, discontinuous
- terraces, three south of the floodplain and two north of the floodplain

form the gently sloping ground that makes up the southern property (Figure 4),
The terraces are recognizable only at the edge of the floodplain and on the
western portion of the property. The lowest and most recent terraces adja-
cent to the floodplain have been eroded along the inner edges by recent
floods and the exposed parts of the terraces contain alluvium or loess and
thin layers of gravel (Figure 5). Al1 the terraces contain small, shallow,
ovate depressions, including a partially filled oxbow on the lowest ter-

race south of Lefthand Creek in the western part of the property. Because
the origin of most of these depressions is not clear they may be subsidence

_pits, nearly closed meander scars, or subsidence depressions in settling
alluvium, A1l depressions appear to be relatively impervious to seepage,

and apparently collect water by runoff, spring-feeding, or both, o

. The western slopes of Haystack Mountain are concave, ranging from
gradients of 1:200 feet in the lower portions of 1:7 feet on the upper slopes.
The Tower slopes have been plowed and are cobble-strewn. The upper siopes,
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terminating in a knob west of the mountain top, are apparently underlain
by poorly sorted gravel, including boulders over one foot in diameter, set
in a soft, gray matrix partially cemented by discontinuous caliche about

2 feet below the surface. '

Lefthand Creek is the only stream of any kind on the property. A shal-
10w gully, 500 feet long, in plowed land south of the knob on Haystack con-
tains cobble-capped pedestals about 2 inches high, giving some measure of

~the depth of the most recent erosion, much of which may be due to wind.

Since most of the surface is porous, drainage may be subsurface; underground
drainage could also supply water to the low depressions on the terraces.

The topography of this area is due to a combination of changing stream

patterns and protective caps of gravel on ancient surfaces. Remnants of a
- once-continuous sheet of gravel,that presumably was spread by streams over

the whole area,is preserved on the upper parts of Haystack Mountain and
Table Mountain, one mile to the northwest. This gravel layer may be the
source of the cobbles and boulders scattered over the lower slopes of Hay-
stack Mountain. The similarity of gravels on Table Mountain and Haystack
Mountain and the conformity of their summits give support to the idea of a
widespread gravel layer. The assumption is that Lefthand Creek has diverted
from its former course between the two mountains into a shorter, but deeper
stream valley south of Haystack Mountain after it had cut through some of
the land between the two mountains. Lefthand Creek gradually assumed its
present course, while the zone between the mountains could have been deepened
by smaller streams because the layer of gravel had its bounding terraces
formed later. The present gravel bed has been excavated and widened artifi-
cfally in the eastern part of the property to reduce the risk of overflow

during flooding.

| ~ Climate - |
',The Dodd propefrtyD located between Boulder and Longmont, can be typified

‘élimaticaiiy as. having temperatures and rainfall values somewhat between those

of Boulder and Longmont (Figure 6).. Although temperature and precipitation
are the major climatic controls, intermittent, strong winds are not uncommon
to the area. These westerly winds, known locally as “chinooks,” undoubtedly -

- affect vegetation and soil to some degree. '

As with many streams issuing from the Front Range, Lefthand Creek has
been subjected to periodic flooding as a result of local climatic extremes,
The U.S. Army Corps of Engineers has noted that flooding occurs along Left-
hand Creek on the average of once every 15 years. The most severe modern
floods were June, 1949 ?19140 cubic feet per second [hf%Y water flow), 1938
(812 cfs, no month given), and August, 1951 (785 cfs) (U.S. Army Corps of
Engineers, 1969). Although floods are not predictable and are quite variable
in volume, they are most frequent in.spring and summer when sporadic thunder-
showers accompany alpine snowmelt., The area adjacent to Lefthand Crenk in
the Haystack Mountain vicinity that the Corps. of Engineers believe would be
affected by flooding as indicated by Figure. 3,
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. throughout.

~along the irrigation ditches.

" Categories I and IT,

11

Flora and Fauna

. The Dodd property, lying within the transition zone of subalpine to

~ grassland, portrays plant and wildlife characteristics typical of this zone. .
- Numerous animal burrows are found on the stream terraces. The inhabitants
. were not seen, but common piedmont mammals: skunks, rabbits, squirrels,

prairie dogs and mice and birds would be expected to live in the area.

‘The vegetation is predominantly native and introduced grasses scattered

'throughout the area. Hackberry, wild cherry, alder, skunkbrush, and numerous
‘herbs may be found. Although there is a change in elevation of about 195

feet, plant distribution does not seem to be determined by elevation: rather
it is controlled by local variations on microclimate and edaphic factors.
Thus, there is a distinct Tocalization of cottonwood along Lefthand Creek,
rushes in marshy depressions on the terraces, and yucca and skunkbrush on
open hillsides (Figure 7). An unusual plant feature on the property is a
single ponderosa pine, 35 to 40 feet high, in the western segment of the

- property - possibly a remnant of a former grove,

"!ggetation Categor1es (Weaver and Albertson, 1956) (See Figure 7)

‘High Dry Grassland (Catégpky I)é The predohihanf_gkasses are blue gramma

(BouteToua gracilis), western wheat grass (Agro%xron smithii), and little

bTuestem (Andropogon scoparius), with needle-and-thread (5tipa comata). Skunk-
brush, (Rhus Trilobataj and small soapweed (Yucca glauca) are scattered

High Dry Grass!] gory II): The predeminant grasses are big blue-
stem di), I1ttle bluestem (Andropogon scoparius), side oats
gramma- (Bouteloua curiipendula), switchgrass (Panicum virgatum), sand drop-
seed) (Sporobolus cr tandrus), and indian ricegrass (Uryzopsis hymenoides)
with minor amounts of Category I intermixed.

Mixed Prairie: Mixed prairie reduced by overgrazing to a short-grass dis-
climax. -Short grasses and cactus (Opuntia polyacantha) are the chief species.

‘A wide mixture of soapweed (Yucca‘ Tauca), sand milkweed (Asclepias
- arenaria), and yellow spined thistle (Crisium ochrocentrum) are ?nfermixedo

" Cottonwood: Plains cottonwood (Populus sargentii) are situated pri- .
marily atong the banks of Lefthand Creego‘ R few smaller stands can be found

- Poorly Vegetated: Extremely reduced grass.covef - possibly a result of
overgrazing, In scattered but frequently occurring areas the vegetation is

entirely absent exposing bare soil and rock. :

‘Bunch Grass: Plains bluegrass (ggg arida) predominates in conjunction
with bTue gramma (Bouteloua gracilis) and small amounts of grasses listed in

Cuitivated Areas:_iareas presently being cropped.

Marsh Lands: Here a fairly uniform layer of sedges exist in which rushes
(Carex Tilifolia) predominate. Water is collected on the surface to a depth
of approximately one-half inch. S




12

| T

VEGETATION,
DODD PROPERTY

1970

. LEGEND

i
-

' '.m',’». ory G}r;ssland |

ngﬁ ‘Dry Grassiond i

. Covoanwéod

Poorly Vegetated

. Bunch Oross

Cultivated Aroa

Marsh Lend
Gravel Unvogetatod

Fellow tand

Hackberry

- Alder

Wild Cherry

Ponderosa Pine‘

L

[
r
L3
¥

HMined Prairie |°°°'

Fig. 7




13

Gravel: no vegetation present.

Fallow Areas: not presently being cropped.

Hackberry: These trees (Celtis occidentalis) are restricted to the
south bank of the Holland Ditch on the upper terrace in the center of the
prOpQrty° ' : A

Alder: (Alnus serrulata) Only one small stand was observed in the
area in which the hackberrie€s were previously noted (as above).

Wild Cherry: (Prunus pennsylvanica) -Limited ciusters exist along

the Holland Ditch only.

' Ponderosa Pine: (Pinus ponderosa) Only one tree of this type exists
on the property, and is located in the southwest corner of the western ex-
tension of the property. ' ' ,

, ‘ _soils
The "Soils Handbook for Boulder Survey Area," a report for the U.S.
Department of Agriculture (Moreland, 1966) gives the following soils descrip-
tions for the area, Figure 8 shows the distribution of the soil types in
the study area and Table I provides the slope designations. :

~Samsil Clay (51-CD): A shallow well-drained soil with clay or clay
Yoam Surface so1l and underlain by shale at less than 20 inches. These
soils are on uplands. Water intake rate is slow and water-holding capacity
is Tow. These soils are best suited for pasture. If irrigated, frequent
1ight irrigations will probably be necessary to maintain sufficient available
moisture and avoid erosion. If not irrigated, proper range use is necessary
to maintain desirable grasses and avoid erosion. These soils have severe

limitations for septic tank filter fields and for foundations, -

Hargreave Finé Sandy Loam SSZmCD%: A moderately deep, well-drained

soil with Tine sandy loam surtace soils and fine sandy clay 1loam subsoils.

These soils are underlain by sandstones at 20 to 40 inches, and are located
on uplands, The water intake rate is moderately rapid and the water holding
capacity is medium, These soils are used for irrigated and dry cropland

and pasture. Erosion control is necessary to prevent wind erosion. There
zre sezere limitations for septic tank filter fields because of the depth to

Kutch Clay Loam (53-CD): A moderately deep, well-drained soil with
clay Toam surface soils and clay subsoils, These soils are underlain by
shale at 20 to 40 inches and are located on uplands. The water intake rate
is slow and the water-holding capacity is medium. This soil is used for
irrigated and dry cropland, but is better suited for pasture than :rops.
Careful irrigation is needed to avoid water-logging, There are severe limita-
tions for septic tank filter fields because of the depth to the bedrock and
the slope, but these soils are moderately easy to excavate.
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TABLE I, GENERAL SOIL DESCRIPTIONS

(S1ope Designations)

' % Percentage
Soil Code ~_of Slope
A - 0-1
B 1-3
AB 0-3
c 3-5
D 5-9
cD 3-9
E 9-25
CE 3.25
DE 5 - 25
DF 5«55
- EF 9 - 60
F Over 25

*Code identified in general soil descrip-
tion immediately preceding and can be re-
lated to those letters above which appear
in Figure 8. -
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__ Renohill Silty Clay Loam (50-CD): A moderately deep, well-drained
soil with silty clay loam surface soils and silty clay or clay subsoils.
These soils are underlain by shale at 20 to 40 inches and are located on
uplands. The water intake rate is slow while the water holding capacity
is medium. This type soil is used for irrigated and dry cropland, but is
better suited for close growing crops and pasture to help control erosion.
On slopes of over five per cent, these soils should not be dry farmed be-
cause of the erosion hazard, There are severe limitations for septic tank

filter fields,

Terrace Escarpments (72-EF): This is a land type consisting of a thin
layer of cobble material over shale which occurs mainly on the side slopes
of old high terraces and pediment surfaces. The water intake rate is siow

- although the cobble on the surface may help. The water-holding capacity is

low. These soils are best suited for range or pasture. With good range
management, fairly good amounts of forage can be obtained. There are
severe limitations for septic tank filter fields, and for foundations.

Valmont Clay Loam (22-B): A moderately deep, well-drained soil with
clay Yoam surface soils and clay or clay loam subsoils. This type is under-
lain by cobbly and gravelly layers at 20 to 40 inches, and is located on
terraces and high pediments or outwash fans, Water inflitration is modera-
tely slow while the water-holding capacity is medium. This soil is used

for irrigated and dry cropland and pasture. Erosion control :is important.

Moisutre conservation is necessary on dry farmed areas, There are moderate
limitations for septic tank filter fields, and excavation may be somewhat

d1fficu1t because of cobble in the substrata.

: Valmont Cobblﬁ C]ax'Loam (22K-C and ZZK-BE: These soils are like |
22-B except tha ere are large amounts of cobble and gravel on the sur-

face and throughout. Cultivation is difficult, and most areas are used for
pasture or rangeland. There are moderate limitations for septic tank fil-
ter fields, and excavation is difficult. : -

Niwot Soils (18-A): A shallow, somewhat pborly drained soil with loam

or clay Joam surface soil and underlain by sand and gravel at less than 20

inches. These soils are on low bottomlands and terraces, usually adjacent
to stream channels. The water intake rate is medium and the water-holding
capacity is low. ' This type is used primarily for irrigated and dry pasture.
More frequent irrigation may be necessary although most areas have a:
seasonal watertable and may receive infrequent flooding., There are severe
limitations for septic tank filter fields. These soils are good sources of
sand and gravel, '

Calkins Sandy Loam (12G-B): A deep, somewhat poorly drained soil with

~ 'sandy” Toam surface soils and sandy loam subsurface layers. The water intake

rate is moderately rapid while the water holding capacity is moderately low.
These soils are on low terraces and bottomlands and are used for irrigated
farming, being well suited for this use., Wind erosion may be a hazard and
drainage may be necessary to lower the watertable., There are severe limita-
‘tions for septic tank filter fields because of the high watertable.
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~ Heldt Clay ézs-czg A deep, well-drained soil with clay loam or clay
surface solls and clay subsoils. This type is located on terraces and up-

lands, The water intake rate is slow and the water-holding capacity is
high, This soil is used for irrigated and dry farming and pasture, but is
best suited for pasture because of workability., There are severe limitations

. for septic tank filter fields because of a slowly permeable subsoil.
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CHAPTER 3 . PAST, PRESENT AND FUTURE LAND USE

Max H, Dodson and John L. Harper

Past Land Use

Historically, the Dodd property and the Haystack Mountain area have
undergone few major changes in land utilization until the past five or six
years, The Haystack Mountain area was first legally settled in 1864 and
1865 and was first irrigated shortly thereafter (Lang, 1932). Cropland
is conjectured to have been initially confined to the floodplain, but -
after the Holland Ditch was completed in 1866 cropland was assumed to

~have advanced up the southern slopes of Haystack Mountain.

Soils in and around Haystack are, according to D, C. Moreland, soil
scientist for the Longmont Soil Conservation Service, generally unfavorable:
for any extensive crop production but are good for grazing and pasture areas,

~With this information, combined with that from various personal interviews

with John Dodd, landowner, it was ascertained that up until the Dodd family

purchased the property in 1940, pasture and ?razing was the predominant land

use of their property.. The raising of cereal grains and cattle feed was
of secondary importance. : o

An interesting past land use of the Dodd property_is found in the his-
tory of the old log cabin southwest of Haystack Mountain (Appendix V).

-This cabin was built by Jacob Affolten, a homesteader, in the early 1860s, .

It was used as a residence until 1950, but has had some rather interesting
visitors and residents, In the 1860s it was used to muster out Civil War
soldiers. While Affolten was 1iving in the house in the mid-1860s, the
Arapahoe Chief Niwot (meaning "lefthand" in English) visited and camped '
around the cabin (Darby, 1970). The Dodd property was a favorite wintering
spot for the Arapahoe Indians who found a good supply of game and drinking
water in the vicinity, Stone rings about 20 feet in diameter are still
visible some 200 yards southwest of the cabin, These stones were used to
hold down the edges of the tepees. Between 1867 and 1876 the cabin was
used periodically as the headquarters of the F, V. Hayden Survey which made
geological maps and reports of the Rocky Mountains (Johnson, no date).

- When the Dodds first obtained the 200 acres,it had previously been a
dairy farm which supported approximately 20 milk cows. The grazing area
was confined to the acreage just below the Holland Ditch but not including
the 40 acres extending to the west. Here was located a considerable amount
of swamp area which was successfully drained by the Dodds shortly @ “ter they
assumed ownership , ‘

The first use the Dodd family made of its newly acquired land was
dairy farming. They, 1ike their predecessors, grazed and milked approxi-
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mately 20 cows, The milking area was the sma]] barn and corral area adJacant

to the log cabin in the southern part of their property just north of Niwot
Road, The Dodds continued the dairy operation for approximately two years.
and eventually had to terminate operations due to 1ncreased health-sanita-

~ tion regulat1ons and expense of operation.

The pasture area which was used for the graz1ng of the da1ry cattle
has been continued in use as grazing land. On the upper slopes of Haystack
Mountain where irrigation was not poss1b1e dryland farm1ng was conducted;
which is presently the practice.

The first significant change in land use of the Dodd property since
the Dodds terminated their dairy business was the construction of the
Boulder Feeder Canal in 1954, which connected the Colorado-Big Thompson

- system at Carter Lake to the north with Boulder Reservoir to the south. In

early 1964, a diversion canal between Lefthand Creek and the Boulder Feeder
Canal was completed by the Lefthand Creek Water Supply Company. The struc-
ture is bounded on all sides by the Dodd property. Also, the Lefthand

Creek Water Supply Company purchased approximately 1.4 acres of land in 1961,
just west of the Haystack summit on the eastern edge of the Dodd property,
for the purpose of a right-of-way to repair water pipelines. According to
John Dodd, the Company had tentative plans to construct a water tank on th1s
property but to date’ no such efforts have been made.

For the area surrounding the Dodd property in Sections 27 and 28, land
use has changed to a much larger degree. Agriculturally, the Rhinehart
and Platt properties show a possible trend that has taken place in the adja-
cent area., The land use map of 1955 (Figure 9) shows that these properties
had a preponderance of crop]and The Rhinehart cropland consisted largely
of alfalfa and cereal grains with non-irrigated grassland to the west. The
Platt cropland consisted of corn, alfalfa and possibly a small acreage in
sugar beets. The current land use map (Figure 10) shows a greater propor-
tion of acreage of pasture/grazing land for both properties. One possible
reason for this is a matter of economics. The soils and terrain do not favor
croplands under increasing costs of operation and upkeep. The feasibility .
of growing cultivated crops in quantity does not exist. Also, both Rhine-
hart and Platt accrued some income from selling parcels of their land to
individual home builders, and this may have negated the desire or necess1ty

~to plant crops.

The most significant change in Tand use for the Haystack Mounta1n area

~ has been the encroachment of the rural residential settlement of Brigadoon

Glen which was first subdivided in September, 1964. It occupies what had
previously been a pasture/grazing area with some 1rr1gated cropland to the
east, The Haystack Mountain Golf Course was first in operation in 1966 and,

- like the land encompaSSIng Brigadoon Glen, was earlier a pasture/grazing

area,

A 1and use whlch has not been previously mentioned but nevertheless
bears . significance was the drilling activity conducted by various oi. and
gas companies., According to John Dodd, drilling operations in the area were
being conducted as far back as the late 1910s. Several produc1ng gas wells
were established but were soon abandoned,
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In conclusion, the historic picture of the Haystack Mountain area and
the Dodd property shows two trends. First, the shift from cropland to
pasture is readily apparent; secondly, urban leap-frogging and development
is starting to show its -influence on the land use. Future land use can
be postulated by noting the historical record of change in the area. It.
can be seen that saturation by urban sprawl, whether in the form of rural

residential settlement or as tract homes , is inevitable unless action is:

- taken to preserve some of the more unlque open spaces in th1s area between

Boulder and Longmont

Present Land Use

The predominant land use activities observed in the vicinity of the
Dodd property today are related to aqr1culture. 0f these, the grazing of

- livestock and cu1t1vat10n dominate, in that order of s1gn1f1cance.

Agricultural Aetivities

The map of current land use in the area (F1gure 10) discloses that the

,maJor1ty of the acreage included in the study is devoted either to improved

pasturé or to unimproved, natural range. Pasture lands tend to be situated
on lower slopes and the Lefthand Creek floodplain, and irrigated pasture 1s
the rule, The expanse of pasture east of and be1ow Haystack Mountain, in
the NEk. Section 27, shows evidence of a rather extensive sprinkler system
which is no longer operatlonal (Dodd, 1970). The Hygiene Dairy, east across

‘North 63rd Street (County Road No, 39) in the NW;, Section 26, was respon-

sible for the improvement of the pasture 1n question to serve as added

-graz1ng space for the dairy herd

Unimproved pasturage is generally restricted to the upper reaches of
the steeper topography that culminates in Haystack Mountain, in the E%, NEk,
Section 28 and NWs, Section 27, The natural short-grass range on the Dodd
property located just south of the Haystack summit area has been abandoned
to grazing for the past several seasons, The Dodd brothers confine their

‘Tivestock presently to the lower slopes south of the Holland Ditch,

Cropland within the study area is limited in extent and in crdp variety.

‘The Dodds have some 13 acres of spring wheat seeded in the NE%, NE%, Section

28, but this acreage is presently lying fallow. Besides wheat, other grains
p]anted sparingly in the vicinity of the Dodd property are corn and barley.
Alfalfa hay is produced on some low-lying lands, although most of the pasturage
1s in grass.

Livestock numbers, predom1nant1y in cattle, are not available for the
grazing season, During this winter field season the only animals in evidence

~in Sections 27 and 28 were some two dozen head of dairy-breed cows and

calves in an enclosed feeding area, plus a few head of mixed-breed cattle
on pasture to the east, at the Se]]mer farm in the SE%, N, Section 28.
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ReSidentia]-Develgment

Aside from several individual farm residences and the Brigadoon Glen
subdivision, single-family residences are scattered along area roads on 1-to
5-acre lots, mostly within a hundred feet or so of the roadside., These
occurrences are noted on Figure 10 with the single-family residence code
and pattern, Farm homes, in addition, are keyed with the letter "f* to

| denote farmsteads.

Brigadoon Gien, located in the Sk, SEk, Section 27, represents the

~classical rural residential area in which relatively expensive homes are

situated on lots of approximately 1 acre. Presently, only 15 of 62 platted

lots are occupied by homes (Figure 10); the majority of them are facing Left-
- .hand Creek, either on the existing floodplain or on the first or second ‘

terraces above it., Two homes are under construction.

East of Brigadoon Glen, across County Road No., 19 and north of Niwot

Road, two platted subdivisions are well established, The trend toward

rural, single-family residential land use is growing steadily in this area
as a reflection of the proximity of the IBM plant and of the general urbani-
zation of rural lands between Boulder and Longmont. - o '

Recreational Activities

-0f primary consideration in analyzing the future of the Dodd property
as a natural area site is the long-term effect of an adjoining land use,
the Haystack Mountain Golf Course, in the SWk, Section 27, This 32-par
nine-hole course began operation in 1966 as a small-scale enterprise, in
which category it remains today. It includes grassed fairways and manicured
greens, and it is ‘complemented with a 200-yard driving range. There is no

‘clubhouse per se, but the owner-manager's residence functions as ones

Other Forms of Land Utilization

k”The study area is 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 is quite narrow and sub-

“ject to severe flooding under conditions approximating those of the May, 1969

‘four-day rains. No zoning of the floodplain exists, but the U.S. Army Corps
of Engineers is presently conducting studies and hearings, in conjunction
with Boulder County, to affect restrictive zoning.

The major ditch line shown on Figure 10, running southweStwafd thfough

'bthe W, Section 27 and into the SE, Section 28, is the Boulder Feeder
‘Canal (Boulder Creek Supply Canal}. On.the Dodd property a siphon structure

channels this flow under that of Lefthand Creek, and a diversion structure
just upstream on Lefthand Creek was completed in 1964 to deflect creek
waters into the canal, S
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' Two smaller ditch systems, and a host of laterals and diversions, are
depicted on Figure 10. The Holland Ditch branches from Lefthand Creek in
the center of Section 27. Originating in the Wy, W%, Section 28, the

- Hinman Ditch follows the lip of the major terrace south of Lefthand Creek
in the SWY, Section 28 and then angles southeastward into Section 33 south

of Niwot Road.

A small, undeveloped 1.37 acre parcel within the Dodd block of land
(NE¥%, Section 28) is owned by the Lefthand Vater Supply Company. It re-
portedly is the future site of a water tank to be constructed when and if
residential pressure demands. Three plots of waste disposal are shown
within the two-section study area; they are dumps for construction materials
and abandoned automobiles and farm equipment. -

Future Land Use

, The historical and present land use studies of the Dodd property give
some indications as to what the future land use of the area will be. Urbani-
zation has recently begun on former agricultural land and for several reasons
this trend should persist, The location of the area would definitely lend
itself to further development as a place to live in that it lies between two
urbanized areas, Longmont and Boulder, whose populations, according to the
Bureau of Census have increased 55 and 191 per cent respectively in the 20-
year periad since 1940, v ' '

The present urbanization in the area, Brigadoon Glenn, is quite acces-
sible to the IBM plant which is located just 1.5 miles southeast of the Dodd
property., According to several individual realtors handling property in the
area, the geographic location of the area is very much responsible for the
high selling price of the land. The 97 acres for sale in the NWk, Section
27 is being handled by Boulder Realty which expects that the area will be
purchased for urban development, An unconfirmed amount of $2,000 per acre
is the asking price. In Section 27 (NWk) there are 80 acres for sale by
the Alpine Realty and the asking price is $1,500 per acre and again develop-
ment is assumed to be the prime incentive for buying the land, The Arapahoe
Realty has unofficially sold a 100-acre farm in the S}, N, Section 28 to
a Boulder attorney who supposedly bought it as a future development. Mr. C.L,
Ebel of Haystack Mountain Golf Course has intentions of selling homesties
on his property along the Niwot Road frontage according to the information
printed on his golf course score cards. The Dodd brothers willfully point
out that agriculturally the land could and would seil for a large sum of
money. o

It can be noted that it would be naive indeed to assume that the Dodd
property naturally will remain relatively unchanged for the next few years,
Lefthand Creek offers an attractive location for homesites with full-grown
trees lining the banks and the slopes of Haystack Mountain would offer a
spectacular vista for homesites.

" presently, the majority of the area is zoned for agriculture with
Brigadoon Glen the only rural residential zoning in the immediate vicinity.
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The trends toward urbanization, however, may be modified by other develop-

ments. The only significant resistance to urbanization is twofold. First,
the U.S. Army Corps of Engineers' floodplain study of Lefthand Creek could

lead to floodplain zoning which could hinder or stop further development,

A considerable amount of the southern half of the Dodd property adjacent to

Lefthand Creek would be affected, Secondly, if Boulder and Longmont con-
tinue their rapid expansion perhaps portions of the area would fall under
a program similar to the Boulder Greenbelt, '
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CHAPTER 4, CADASTRAL AND LAND TENURE
Gary A; Heaslet, George R. Greenbank and Robert E. Key

Information on cadastral and land tenure survey is represented by

Figures 11, 12, 13, 14, and 15, The maps present a qraph1c pattern of exist-

ing land ownersh1p as of the date of original grants, and in 1910, 1930,
1950, and 1970, This information was gathered pr1mar11y from the Boulder
County Assessor's Office and personal interviews,

Essentially, only two sections (Sections 27 and 28 of T2 N, R 70 W)
are involved. Property transaction records are complete only from 1922 and
the sequence of conveyances is included in the report (Tables 2 and 3). This
information enables one to determine intermittent land transactions not
Shown on the maps.

The number and types of ownership have proliferated moderately through
the years, but have accelerated greatly in the last decade. The ownership
pattern and resulting deve]opment has paralleled census figures which re-
veal a doubling of population in the Boulder area roughly every 10 years,
Undoubtedly, the establishment of IBM and Beech Aircraft p]ants nearby has
had an impact on this area.

" The 1970 map (Figure 15) shows several areas of multlple ownership, re-
presented as Brigadoon Glen, "various owners," C. & M. Platt, and the Boulder
Seven Corporation. The latter three contain in-holdings of severa] acres
each and are developed as suburban-country residential properties; however,
Brigadoon Glen is a platted subdivision containing 1 to 2-acre lots, :
Cadastral patterns indicate a trend toward suburban, fringe-type res1dent1a1
development encroachInq upon the proposed natural area s1te. '

Land Tenure

Land tenure in the two sections of the study area is divided into three
general classifications. Approximately 800 of the 1,280 acres in the study

“are farmed and operated by the owners, most of whom ]1ve on their property

or in the near vicinity. Three hundred and twenty acres are leased by
owners for farming purposes. The remaining 160 acres consist of individual
homes and adjacent property. Private residential property sizes range from .

-1 acre sites in Brigadoon Glen to sites as large as 10 acres. These smaller

residential properties often have summer crops but are farmed by the owners
in every case. _

AlthoUgh pontions of the area reflect gradual residential encroachment,
there are still some fairly large land holdings that remain in agricultural
use, For example, the Brunings have 160 acres in Section 28, as well as 40
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" TABLE 2. PARTfALfHISTORY OF LAND TRANSACTIONS, SECTION 27 -

Township 2, Range 70

» Description - Grantee

NE}; NEX : W. H. Poppie

Whs Nl & SWig "~ Stella M. & S. A. Arbuthnot
Wi NWlg & Shig : Guy Dodd '
NE NEX W. H. Poppie

NEY, SEx : Francis L. Bolton

NEX SE} ~ Almira Bolton

Ex NEX & N NEXx . E. E. Hornbaker

3 in NE¥ SEX Otis C. Bolton

W NiBg & all ShWig F. H. Pounds

SWi & Wi Nidg Arthur E. Hammans

Shg & W NWig Anne 0. & Arthur E. Hammans

NEY NEY ' ‘ Louisa G, & William G. Arnold
Eds of NWi & Wi NEY; James H, Hornbaker exal
El of NWy & Wi NEX Louisa G. & William G, Arnold

SWg & Wi NW , Holland B. & Pearl B. Payne
NWg SEx ‘ Francis L. & M. R. Bruning
SEX NE - ' ’ Otis C. Bolton
SEX NE% & NEY SE , Carl D, & Myrtle E. Platt
Ex N .32 acs. ‘ U.S.A.
Wi NEX 6 45 acs, ' Uu.S.A.
-~ SWi; 6.26 acs. U.S.A.
NEX NEY & Ex of NWkg. wg NEk Pete Corsentino
. Sk SEX Henry L. Anderson & He]en A,
= Bloon
S SE- . ’ Henry L. Anderson
S3s Sk - Henry L. Anderson & Helen A,
' : Bloon
SEX NE & NE¥; SEX . Carl D. & Myrtle E. Platt
SE} SB : Henry L. Anderson
NEX% NE Martin L. & Anne M. Hall

“Clarence J. & Lois J. Ebel
Leonard P, Cresentino
Martin L, & Anne M, Hall

Sk SBX; ' Deve]opment Enterprize, Inc,

SB & Wi NWy .
NE), NEk & W NEX; & lg Eg

Bou Her Seven Corp.

20 acs. NE SE

NEk SE%

.I.ac. NE SE Fr. Paul Jlosephean
1 ac,NE SE J. & Ralph D, Brower
1 ac.NE SE Margo J. & Allan H, Nelson

Ralph p. Bower etal
Francis E. & Revat Dennhardt

" Filing Date

2-9-1922
9-14-1922
2-13-1924
12-1-1924
1-28-1926
12-29-1926
11-17-1928
4-27-1931
12-18-1935
3-5-1940

- 8-15-1940

4-18-1944
8-28-1944
10-26-1944
1-7-1946
8-6-1947
7-11-1952
7-12-1952
9-10-1953
9-10-1953
7-21-1953
12-28-1953

2-18-1954
4-5-1954-

4-12-1954
3-9-1957
11-26-1957
9-11-1962
© 3-26-1963
4-25-1963
9-12-1963
6-1-1964

3-15-1966
7-22-1968
7-22-1968
71-22-1968
7-29-1968
7-7-1969.
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TABLE 3. PARTIAL HISTORY OF LAND TRANSACTIONS, SECTION 28

Township 2 N, Range 70

Descrigtfon ) Grantee Filing Date

NEY NW 9.3 acs. Robert H, & Bernadine D, Tschody

Wi Nk : : C. W. Bell 12-28-1923
Wis Nibg Lloyd E. & Carrie Hodgson 11-1-1926
SE MWk & NWk SWi & SWk NE% Atra A. & Milton D. Moffitt 1-14-1932
NE NW less 5 acs. John I, Bruning 11-28-1932
B3 NE% & E% SE & NW SE Emma Gehrung 7-30-1935
Wis Nukg ~ Aisee & Margaretha Bouwman 1-3-1939
W SW & SEX% SWi & SWy SE Frank H. & Lottie J. Bruning - 7-8-1940
El NEX & E% SE% & NWg SE%  John J., Hugh J., & Alva M. Dodd 12-9-1940 -
SB; NWg & SWg NE & NEk SWk Wm. S. & Florence Turley 9-4-1942
Nl NEx John I. Bruning - 2-14-1944
5 acres in NEk NWk; Ernst D. Behvman . 7-14-1945
SEX Nk & NE SW & SWk NEX% Beatrice C. Pease 4-2-1946
5 acs in NE¥ NWg " Ernst D. & Evelyn A, Behrmann 4-9-1951
 SEl% NWg & SWi NEX & NEX SWg W. A. & Allie F. Rhinehart 1-11-1952
- 1.48 ac. Ms SE% 1.65 U.S.A. 7-25-1953
- Nilg NWks & SWa NWk ’ Aisse Bouwman 12-30-1960
Sk SWi & N S & SW SE%  Frank H. Bruning ' 1-27-1961
1.377 acs. SBx Nuig ' Left Hand Land & Water Co, 10-30-1961
1.377 acs. SEx NBbk Left Hand Hater Supply Co. 12-11-1961
5 acs, in NEX Nibg : John H. & Hedwig H. Meyer 9-11-1962
2.4 acs, B% SB% SB% . . Left Hand Ditch Co. 1-16-1963
NE} SWk 1.30 acs. ' Algons & Patricia J. Reining 4-26-1963
5 acs. in NB NWx Richard S. & Agnes M, Baker 2-25-1964 .
3.9 acs in NE% NWk Keith R, & Mary R. Morgan 2-25-1964
NWg NWx & S NWy SEX NEX%  Aisse Bouwman & Gino Spruiell 2-15-1966
SE¥; SWig & SWk SEX ~ Boyde B, & Ruth E, Bruning - 1-17-1966
NWy NEX% 40 acs. S Howard D. Hunsinger ‘ 10-31-1966
NE); NWk Tess 5 acs. . John I, Bruning 11-22-1966
NB% NWs 5.3 acs.. . ‘Minie R. & Jenny Lee Van Arsdale 12-8-1966
NEX NW% 11 acs., . Willard J. Humpal : 12-20-1966
NEY NWX 10 acs. ’ Harold Trey 12-20-1966
NE% NWwk 9.3 acs. o Arason Brenker 12-21-1966
- 5.3 acs. NB Nk - Jenny Lee Van Arsdale 6-7-1967"
NEX Nwk 10 acs. Thomas D. & Carole A, Lynch 2~-23-1968
SE} Nwk & SWi NE% & NE% SWk 011ie F. Rhinehart 5-8-1969
- NW%; 11 acs. A. G, Jr. & Virgeen H. Hedgecock 9-2-1969
NE% NW% 10 acs. - John F. & Phyllis M, Olson 10-16-1969
10-17-1969
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acres in Séction 27, Frank Bruning originally homesteaded the area in
1904, and has farmed the area since that time. The Dodd property encom-

‘passes almost 200 acres, much of which is still farmed, =

Section 27 shows the greatest change in ownership and tenure patterns.

The 80 acres belonging to Pete Corsentino are leased to a nearby dairy for

pasture and grazing. Mr. Corsentino is presently residing in California

- and the Boulder Realty is advertising the property as ideal for residential
development. The Ebel property includes a nine-hole golf course and 12

homes sites fronting on Niwot Road, Lot sizes are approximately an acre.
The trend would seem to indicate a gradual reduction in property sizes

as residential development moves into an area still dominated to some ex-
tent by agricultural use, '
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CHAPTER 5. LAND ECONOMICS

o V‘Michael‘R; Tripp, Manik Hwang, and Scott Mernitz

Information on land values in the area of the Dodd property are shown
graphically on three attached maps. Figure 16 indicates changes in value
between 1960 and 1970 expressed as percentages, and Figure 17 shows cur-
rent appraised valuations. Data for both maps were gathered from the
Boulder County Assessor's Office. A third map is included to record
the owner-estimated values, and asking prices (where applicable) of land

in the area (Figure 18).

Land valued by production capacity has distinct 1imits imposed on its
economic evaluation by the costs of production. The cost of the land
logically will not rise above the point at which the operator can expect

to receive a fair return on his investment of time, money, and effort.

" Once agricultura]lland comes to be viewed as desirable for residential

purposes, the basis for evaluation changes sharply. Not only is a different

group of users and potential users involved, but the criteria employed to
assign value to the land now consists of such factors as distance from
place of employment, shopping and schools, availability of utility services,
and site advantages ‘as a location on which to build a home,

‘There has been a continuing decline of farming in the area due to in-
creasing production costs unaccompanied by corresponding financial returns;
however, the resulting land use shift to pasture has maintained the low
assessed values characteristic of Haystack Mountain itself as well as -
immediately adjacent land including nearly all of Section 28 during the 1960
and 1970 period (Figure 16). The much higher assessed values, reflected
in the appraised values (Figure 17), on numerous small one-or two-acre
parcels primarily located on the floodplain of Lefthand Creek in the south-
east portion of the study area indicate the conversion of this land to sub-
division and rural residential development.- ' . -

This development, perhéps most directly attributéble to the presence

 of the IBM plant 1.5 miles southeast, has been of sufficient duration and

intensity to cause the other landholders in the area to readjust what they
consider to be the market value of their land as potential residential and/

~or industrial property to amounts several times above what even the best

agricultural land parcels would have brought based on the value of the crops
that would have been produced, ' ‘

Figure 16 reveals the two principal patterns in this trend. The
largest proportion of land in the study area is held in blocks of at least
40 acres. All of the owners or realtors handling these properties (who
were contacted) set values on them from $1,000 to $2,000 per acre, and in
one case, $2,500 per acre if sold in parcels as small as 10 acres. The
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Other pattern includés a portion of Mr. Ebel's property fronting on Niwot
Road as well as all of Brigadoon Glen, both situated in the southeastern

corner of the study area. This land has been subdivided and improved in
varying degrees with building lot sizes averaging slightly over 1 acre
and each evaluated at $5,000 and move, = =~ ' '

Both Mr. Flanders (John Dodd's attorney in Longmont) and Mr. Art
Palmer of the Boulder County Planning and Zoning Commission consider the
present fair market value of undeveloped land in the study area to be be-
between $750 and $1,000 per acre. : '

‘In view of the changing land use pattern in the study area from agri-
cultural to residential uses and the concommitant upward shift in property
values, it seems very reasonable to assume that such a trend will continue
to intensify and thereby not only bring increasing population pressure to
bear on the study site but also result in a steadily rising market value

- for the Tand comprising the site. :



CHAPTER 6. CONCLUSION

Wil Ulman and Helen Louise Young

The conservation or preservation of our natural areas necessitates
the consideration of changing land uses and values, Each area is unique

with its own social, cultural, and land use changes affecting future de-
velopment.,

The Dodd property is presently in a state of semi-isolation, Housing
projects have not been built in the immediate area and few individuals
wander onto the property or climb the slopes of Haystack Mountain., Typi-
cally, as with other areas on Boulder's fringe, the trend toward more in-
tensive occupance of the land has bequn. Subdivisions are in evidence less
than 2 miles to the east. Someday in the near future, the Dodd property

may be subdivided and houses may possibly flank the slopes of Haystack
Mountain,

Preserving the quality of the Dodd property may take the form of
several alternative uses of the land. Certainly the least desirable alter-
native would be intensive subdivision of the land, permanently altering
the attributes of this site, More desirable alternatives to using the
Dodd property including the following: purchase by the University of
Colorado or by the Boulder Valley School district for use as an educational
experimental or observational site; permanent agricultural zoning of the
area or preserving of the floodplain in its natural state; preservation

in parks or greenbelt with public access allowed; or preservation of the
area as an historical site," . '

Biologists consider the property and nearby Haystack Mountain to pro-
vide a wide variety of habitats in close proximity to each other, These
habitats include marsh, ponds, a creek, grassland, slopes of varying ex-
posure and a cobble-covered, conical hill, Adding to the value as a study
area is the short distance, hence easy accessibility to the University
and to Boulder Valley Schools (Gregg, 1970),

As recently as December, 1969, John Dodd offered the University of
Colorado the opportunity to purchase the Dodd property as a study area.
Efforts to instigate the purchase were conducted by Dr. Robert Greqq-

Professor of Biology; however, his efforts to buy the property weré unsuc-
cessful (Appendix IV)”° '

The zoning policies of Boulder County may affect development of the
site. Boulder County planners have not officially projected development
for this area. Presently all of Sections 27 and 28 are zoned for agri-
culture except for the SWy; Section 27 which is zoned rural residential
(Brigadoon Glen subdivision). The county's study of Lefthand Creek flood-
plain zoning revisions may significantly alter development within the

area, Construction of homes, for instance, may be prohibited within 100-year
floodplain 1imits.
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The Parks and Open Space Council of Boulder County is presently
studying natural areas within Boulder County and will formulate a 1ist of
properties which the council will suggest purchasing or preserving (Porreca,
1970). The Council presently has no intention of purchasing the land for
greenbelt but wishes to see it undeveloped and would favor some type of
private land dedication or a tax easement to keep the land undeveloped.

The historical significance of the old settler's cabin, the stone
rings with which the Arapahoes' tepees were held down and the old fence
posts on the Dodd property, are ample reason to suggest preservation of
the site by some state or local historical society. Certainly relics of
Colorado's early history warrant active interest by citizens,

In order to determine the feasibility of saving this natural and
historic area, the attitude and plans of the landowners and the trends in
surrounding development must be considered. Local governmental and uni-

~ versity attitudes are also important.

The Dodd property is owned jointly by three brothers, Alva, Sr.,
Hugh, and John--all of whom 1ive near Niwot, Colorado, several miles east
of the property. Interviews were conducted with two of the three brothers,
Hugh and John, In addition, John reflected on the attitude of the third
brother, Alva, Sr. There exists a difference in opinion among the brothers
as to the future of the property. John wishes to see the property pre-

served in its natural state by either the University or some conservation.

agency. Hugh offered little information in the interview, therefore, his
true attitude remains unknown, John Dodd offered his observation of Alva's
intentions to hold the land in its present state only until the “"best
price" was offered for the land, whether for residential development or

for conservation, Of all the Dodd properties, the particular site studied
in this report is less intensively used for agriculture than any of their
other holdings. It is quite 1ikely that this particular parcel might be
the first to be sold, John Dodd has been approached by Boulder realty

agents in the past (Dodd, John, 1970),

- The owner of Haystack MountainB Mr. C. L. Ebel, is proprietor of the

‘Haystack Mountain golf course. His future plans would include recreational

development of Haystack Mountain. He reported that someday he might be able

to convert the slopes of Haystack into toboggan or junior ski runs., An

ice skating rink would be constructed on the small Haystack Lake with

warming houses nearby. A revolving restaurant might possibly be built on
top of the mountain, The plans for such development are not drawn up, and
?r. Ebel stresses that the development is "only a dream" at present (Ebel,
970). - : '

The aesthetic qualities of the Dodd Property are evident., Stream-
based land is at a premium not only for recreation, but also for residen-
tial development purposes. Land developers are quick to assess this fact
and as urbanization continues, this land will not lie idle long, If the
Dodd property is to be preserved, prolonged efforts toward this end will
only result in a greater cost and more intensive deterioration of the
values of this natural and historic site,
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APPENDIX I

SELECTED PHOTOGRAPHS OF THE DODD PROPERTY
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Figure 19

The historic old settler's cabin is
perhaps the oldest house still standing
in Boulder County. It was built by
Jacob Affoliten circa 1859. (Photo

by Donald D. MacPhail)

Figure 20 | Figure 21

An example of an old-style - This property for sale east
rail fence along the Dodd

property.

of Haystack Mountain is in-
dicative of potential resi-
dentia] development,
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APPENDIX II

AIR PHOTO OF AREA - 1969
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Figure 22

Aerial view of the Dodd property from the
north, Haystack Mountain appears at the
left (east). The eastern boundary of the
. property adjoins the left part of the
-cleared land in the foreground, It con-
tinues in a straight line across the base
of Haystack Mountain to the road beyond
Lefthand Creek in the middle distance. The
old settler's cabin is located at "C" in
the photo, (Photo by Max Dodson)

l
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~ APPENDIX III

'NATURAL AREAS COMMITTEE MINUTES
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NATURAL AREAS COMMITTEE

‘Meeting -- January 12, 1968

HINUTES

-The meeting was called to order with 14 members present.

DODD PROPERTY:

Dr. Gregg reported on his talks with Dean Manning about the Dodd
property and the possibility of establishing a natural area system
for the University. Dean Manning was interested and took con-
siderable time with him. Dr. Gregg was then referred to Homer Ball
to discuss the financial aspects of the proposal. Mr, Ball was
present at the luncheon and told of the various approaches to this:
matter, He felt the first step was to have an appraisal made., He
outlined the following potential sources of funding:

1. Sale of University 1and

Development Fund

State apEropr1at10ns

Federal Education Resources grant

City greenbelt program

Matching funds from Land and Water (use) Fund
The Nature Conservancy o
Donation by seller x ' i
Long=term purchase in small parcels= money .from Ball's : _ ,
off1ce° S

o

o o

OCOONOOTOIRWN
o

After cons1derab1e d1scussion it was moved, seconded and passed that
an appraisal be made, Mr. Ball said that h1s office had funds for
this purpose. - Bob Gregg is chairman, Kurt Gerstle and Bettie Willard
are on the commttee° _

I't was suggested that the committee compile a 1ist of other lands
that should be purchased by the University so that the magnitude of
the Natural Area project could be assessed by the Administration.

Whi te Rocks was -identified as high priority. v '

It was pointed out that the cabin on the property is of historic
sign1f1cance in that it was used by the Hayden Survey.

OTHER BUSINESS:
BOULDER - _GRANBY. TURNPIKE

The imminent danger of a bill to authorize $100,000 for a feas1b111ty
Study of a Bou]deraGranby Turnpike was emphasized. The committee voted
~to send a wire to Governor Love, urging him not to place this bill on
his legislative call, to be 51gned by individuals rather than the com-
mittee, Al Bart]ett suggested the alternative of cars riding "piggy-back"
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| ‘through the Moffat Tunnel - a proposal that needs to be more fully investi-

gated and pushed if feasible, It would certainly be a unique experience,

(FLORISSANT: -

The statement is readon on (sic) Florissant and will go to appropriate

‘State and Federal politicians. This is the time for individual corres-

pondence with Dominick,

Respectfully submitted,
~ Bettie Willard, Secretary
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DODD PROPERTY

o (Haysmck Mr-




56

~ APPENDIX IV

MEMORANDA FROM ROBERT E, GREGG
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‘ “May 125 1969

“TO: AN members of the faculty of the Department of Biology
FROM: Robert Gregg
SUBJECT: The Dodd Property.

As a member of the NATURAL AREAS COMMITTEE,, I have worked for more
than four years to have the University acquire the parcel of Tand be-
longing to the John Dodd Family.

The object of these activities was to secure a sizable tract near to
the University and in the plains vegetation zone (an area in semi-natural
state that would quickly return to natural conditions when vacated by
grazing) that could be used by members of our department for teaching and
research in varying aspects of field biology.

TheSe_objectives were twice unanimously and enthusiastically endorsed
by the staff in biology, and. I was directed to proceed with negotiations.

The Information was prepared in detail for the consideration of the
administration., Twice we were given an encouraging reception and felt
there was a real possibility that something definitive would be accomplished,
But when it reached the point where the University was asked to take positive
steps we were turned down (a pattern wholly consistent with its past per-
formance where Biology is concerned)

My last letter to the administration, that is to say, Eugene w11son,
Director of Business Affairs, set forth our request and our needs, and was
to have been signed by Robert Pennak, Askell Love, and myself as cha1rman
for the negot{ations. . Dr. L8ve refused to sign, because, among other things,
1 had not made a request also for land to create a botancial garden. This
last point is entirely irrelevant to the objective we had followed. The

- Tetter was redrafted, signed by Pennak, and by Gregg, and sent to Wilson,

The latter responded promptly and told me there was no chance of our securing |
the funds necessary for the purchase of the Dodd Property, and that there

. were no other avenues of approach. In fact, he said, what we needed was an

'Angel’ to provide us with required money. (This is not news!)

At the meeting of the N.,A.C. on March 21 of this year, Dr. LOve at
his request, appeared to present his views on the question of obtaining the
afore-said Dodd property. I quote from the minutes of this meeting which
record Dr. Love's comments. ‘He stated unequivocally that he could say
nothing about the Dodd Property as a representative of the Biology Depart-
ment. He was firm in his conviction that he was in no position to repre-
sent what the Biology Department wants since it in in the process of working
out its goals at present. He cited two letters written to Dean Manning
about the. property, one which he wrote in March 1968 and one which Dr,
Gregg wrote in April 1968, Claims that he did not know anything about the
second letter as Chairman, and that the second letter was written as though
it were representing the Biology Department. He was then asked what his
personal opinion of the land was. He had two specific comments: 1) It is
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too far away from the campus 2) It has no usefulness from the botanical
point of view, He also felt that the University should invest its money
first in equipment for experimental biology rather than in land acquisition.
A short discussion resulted in which the original purposes of the Committee
were reviewed: To bring together people on the University campus who had

a common interest in environmental issues, wise land use, planning, and pre-
servation of natural areas.’

A1l my correspondence with Mr, John Dodd and with the University Adminis-
tration has been turned over to Dr, Betty Willard, Secretary of the N.A.C.

I have withdrawn from all further efforts to convince the University
of the desirability and the necessity of obtaining the Dodd Property. I
regret to say that the real losers in this fiasco are the Department of
Biology, the University of Colorado, and the present and future students
and classes in field biology who desperately need an outdoor laboratory.

I might add as a postscript, that the reaction of the Committee to

Dr. Love's presentation has been, to put it mildly, one of utter astonish-
ment and amazement. _ : _ : : : .

R, E. Greqq"
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DODDS LAKE PASTURE

. '“Locqtion:_ 2 1/2 miles west of Niwot, Colorado

Legal Description: T.2N - R.70W., Sec. 27-28 (portions of) - Approx, 192 acres

- Elevation: appfox; 5240'ft.

Geology: bottomland of Lefthand Creek: Haystack Mt, (an erosional remnant)

Geography: valley of Lefthand Creek, passing just south of Haystack Mountain
permanent stream
moist stream banks
spring
drier river benches (above water table)
ponds (water filled swales) .
irrigation ditch and head gate with sp111way
sloping base of Haystack Mt,

Flora: sparse cottonwood bottomland
meadow
pasture
spring brook?
upland pra1r1e (wou]d be under nature cond1t1ons)

Fauna: has not- been inténsively investigated, but with the variety of
ecological conditions (and especially the presence of permanent
moisture), there is no doubt that a substantial local sample of
the regional fauna is present or would regenerate., Wild ducks
and hawks: have been observed; insects have been collected.

Unusual feature: an original settler's cabin (logs with tin roof) still
: ' stands on the site; it could be preserved and would pro-
' vide some archaeo]oqical or sociOloqical interest,

Significance: with the fast disappearance of natural areas on the p1a1ns
B near Boulder, the preservation of such becomes critical.
Much mountain land is protected in public ownership of one
-sort or another, but it seems not to be realized by people
in general that flat prairie should be preserved aiso. This
type of land does not offer majestic scenery, but it usually
. has a wealth of biological forms that exceeds some mountain
- areas, especially the higher altitudes. The parcel of land
~ near Niwot offers an opportunity to save some of our vanishing
~ prairie, and it is particularly attractive because of the
presence of good moisture supp{y and a variety of habitat
forms., o

Ownership: Mr. John Dodd, and his two brothers - Niwot9 Colorado"
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“Use of the site: at present, verbal permission, obtained in 1960, from
‘ the owners, is still in force; use is limited to small
classes, however, with due respect for the owner's
interests,

Outlook: Mr, John Dodd is interested in selling a portion of the land, but
with the hope that the new owners would preserve its natural
features and use for scientific purposes. He is also interested
in having the University acquire and preserve the unique features
of this land, and use it for research and instructional purposes.

Robert E. Gregg"
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UNIVERSITY OF COLORADO

BOULDER, COLORADO 80302

' " _
Department of Biology October 7, 1968

Mr. William T. Garrett, Chairman
Colorado Chapter

The Nature Conservancy

2916 Perry

Denver, Colorado 80212

"Dear Mr. Garrett:

For a number of years The Natural Areas Committee, of the Univer-
sity, has been trying to have the University purchase or otherwise
~acquire a parcel of land near the city which could be used by the
Biology Department as an outdoor laboratory for teaching and research.
The accompanying correspondence, etc., will supply the details, and I
would particularly call your attention to my description of the Dodd's
Lake Pasture, the legal description of the property, and my letter to
Dean Manning which sets forth the various uses that our Department
would make of this land,

: ‘After more than a year-and-a-half of negotiations with Mr. Dodd
and the University Administration, including investigation of deta1ls
l of the legal description (which see) and a real estate appraisal,
have f1na?ly received an unequivocal refusal by the University to take
any further steps toward the acquisition of the property. Needless to
I' say, this has been very discouraging, especially in view of the fact
that Mr. Dodd definitely wishes to see Haystack Mountain and surrounding
acreage preserved in a natural state. He has offered to negotiate with
Il the University, and has offered to make concessions regard1ng the sale
or transfer of a11 or part of the land.

We are all comm1tted to the be]ief that the Dodd Property would
make an excellent site for field studies by the Department of Biology,
and at the same time preserve its natural features, The situation is
urgent owning to the fact that wild land in the vicinity of Boulder is
rapidly disappearing under the impact of development. Therefore, we
are appealing to you and the Nature Conservancy to investigate and con-
sider this area for purchase, lease, or otherwise acquire by the Conser-
vancy. If we can answer questions or provide additional informat1on,
we shall be most happy to do so.

Very sincerely yours,

(Sqd.)

Robert E. Greqg
Professor of Biology
Member: Natural Areas Committee"
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APPENDIX Vv

ANALYSIS OF POSSIBLE FUNDING
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UNIVERSITY OF COLORADO
Business O0ffice
Boulder, Colorado 80302

Office of the

Vice President and |
Business Affairs ' : A ;
and Treasurer SJanuary 9, 1968

MEMORANDUM |
"T0:  Professor Robert Gregg
FROM: Homer Ball, Business Manager

RE:  Dodds Lake Pasture

. "After our conversation on December 15 about acqui51tion of the Dodd
property, I have done some further checking. To review the various poss1b111-
t1es we discussed: .

1, Gift Attached is some information about acquis1tion by the Dodd
family. They must certainly have quite an appreciation in the land -and
would face rather heavy capital gains taxes if they sold. I believe a par-
tial sale-partial gift or ?1fe estate arrangement (except there would be no.
income from the land unless a caretaker salary could be arranged) has possi-
bilities and I will ask Mr. Dwight Roberts to call you about further infor-
mation along these lines,

2, Purchase° The two University accounts which might be used are

both pledged for the funding of Physical Science Research Bu11d1ng No. 3.

I know of no available funds for the purchase.

A grant is a possibﬂ'ityB T suppose, but I am not know]edgeable in
this area. :

Another possibi]ity is the sale of some present]y owned land,. such as
the East Campus Arapahoe frontage, to raise money to buy less expens1ve land,
You should probably discuss such an idea with Mr, Jim Bowers P]ann1ng Direc-
tor,

, 3. Lease - Purchase, If adequate current funds could be provfded
for rent, the University could at least tie up the 1and by a lease-purchase
.agreement

, Perhaps some combination of two or more of these 1deas miqht be de-
veloped, .

If you,(orhthe Committee)jfeel'the prospects for acquisition are good
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enough, we should have an appraisal of the land made, I can arrange-for
(and pay for) such an appraisal. |

: Any 1and sale or purchase would require prior approval of the Regents
but could be tentative]y neqotiated if funding were in sight. :

Finally, althouqh you and the Committee would recommend the acqu131—
tion for long term natural area use, if the "price is right", the acquisition
could be partiaily justified as a. good investment

Please let me know if I may help.

(Sad.)

‘Homer Ball
Business Manager

HB:jh

Enclosure

'ec:; Mr. Dwight Roberts"
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UNIVERSITY OF COLORADO
Business Office
Boulder, Colorado 80302

Office of the

Vice President for

Business Affairs : O a -

and Treasurer _ _ March 1, 1968

“MEMORANDUM
T03 Professor'Robeft‘Gregg |
| FROM: Homer Ball (Initialed HB)
RE:  Dodd Farm Acquisition

Mr. Bowers has found two sources of federal grants which mighf work
1.~ Open Space Land Program, HUD, 50-50 matching grant

: 2. A‘land'acquisition program under Title I, Office of Educatioh,
HEW '

He is inquiring further into these programs and will get a better
idea if the Dodd acquisition could meet the criteria.

Attached is a financial scheme which must be checked by someone more
know]edgeab]e than I for legality, feasibiiity, etc, I am sending Dw1ght
‘Roberts a copy for verification by him or by Dean K1ng. ‘ '

“In the meantimeB if you talk to Mr, Dodd, I suggest you inquire of

~ him if he would consider leasing with an option "to buy. You could explain
that it will take months to secure assurance of total funds and accumulate
sufficient cash to make the first year payment, (I assume he will definitely
not want to take all the money in one year, The income tax would be exorbi-
tant.) The shortest lease would be one year, two might be preferable, Of
course, the purchase price would have to be agreeable to him. I am not
sure what the lease payment should be-=perhaps up to $2,000 a year would be
about right for a lease to graze cattle or horses. The 1ease arrangment
would gain us time to apply for a grant and raise our part of the money,
I assume Dean Manning would be likely to allocate the funds for a lease if
he feels our chances for a grant are reasonably good and that the attached-
scheme is. reasonable, ,

HB:jh '
ccs Mr;'Dwight Roberts*
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Analysis of Possible Funding
Dodd Farm Purchase (192,573 acres)

March 1, 1968

“l. - Assume C.U, can acquire for appraisal figure of $96,000
- Purchase price (1ndicated) for 200 acres 7,000

Or, say $90,000 capital gain

Or, taxable long-term gain of $45,000 (taken in one year)
Assume additional annual income of 5,000
Tax would be about 16,0000

Producing $80,000 net

2. Assume take payments as follows

1st year $28,000 (taxable long-term gain $13,000)
2nd year 28,0000 " e . .

3rd year . 28,000 _ . o “ St
4th year 12,000 ' " wen " 6,700

‘Assume additional income of $5,000, then in first 3 years
~capital gain - $13,000

~ordinary income 5,000
, 318, 000

Tax would be about $3,260 x 3 years or $9,780
- Fourth year taxes about : 1, 600

RTINS
Producing $84,620 net |

Unfortunately, the interest earning available by tak1nq the net

“in one year may equal or exceed the tax ‘savings.

It does not appear that a part1a1 g1ft arrangement would be bene-
ficial to Mr, Dodd unless his other income is significantly greater than
the assumed $5, 000 per year,

If we assume no gift and a $96 000 purchase price. and further
assume we could get a 50-50 matching grant the University would have a
goal of $48,000 to raise. If the payments could be spread over 4 years and
.;f we had a one year lease, 1t might be possible to allocate that much money
roms

1. Research overhead? ’

2. Gifts via Development Foundat1on

3. Purchase of Land account ‘

4, other sources - specific appropriation from the Senate?

In sumnary, I must admit that I am not hopeful of success in this
project." - S ' S
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APPENDIX VI

NEWSPAPER CLIPPING - HiSTORIC CABIN



‘REUNO LY NITILAWY Jo Inos
wnf 3y poyj uwa noj M oL ddney
‘QUION 2 dIqsaMO], ‘g3 WOTIDI5 N}
118 Jauaend samqInog 33 jo AN
-3enb jsvoquion pae Jatrenb 18
qIN08 Jo asend 15IMYII00 pas
‘gauenb  gseaqinos  ‘jleq 1eea,,
PAIw0o] 8] TIQED 19IP[E § Japynog

"UO1} FIALI0) UL STY) JO YINW
paddng  oym JolE[siEa) AT
20ULI0) puR JDAMeE] Japinog poan
-4 "9t SeL ‘uoswyor ydjopny o}
poApI MmOuUNdE §1 £5IUPIIQIPU]

“wiatp put) o) X WA nok
yuaq Buroldxd ur 3Aey hoA |}
‘§jua) J1ayy §0 SIYPI Ay punoie
paoeld sueipuj ayy Souols Jo
$312212 aae , s3uls 29da).. NI
puey 1)1 Juoje padwed suelpul
ay) sAep ay) wod) 1SIXd JNs APS
siownpio yoym | sdun 2aday..
yum  Cadurpiodwy  [E2MOISIY
s11 pue ‘Junios 1pmb sy saseys
3 %391 puey a1 Bupie mod

jey) spaam pue S3dJ) Iy} prwe

ucie SpUEIS UIQED 3Y) AEpOL

. '5318123p JYS ,,'ApINIS D4€
sjem dS0YL.. JoY Alum Jupp
‘JOAIMOY ‘SPUIM XNOLIOIOU S 40P
-jrogl SWO0d A} |18 UL Jayjout
10 pumy 2u0 Jo 51918 pry Ay

(3u02) 52} ISP

Inq “AjIyd Mg € UDdq aAey Aew
utqed oYy 1eY) S8 JIRTVNH
‘s -pooytoquBrau ayy ui oAl
fns 4oy Ing “mou painar ase
‘Aysadoad ay) uo wiey Anep e
poresado oym ‘SI3PPTVINYY L
. *JO[ATVINH
Pl CSIW pur I 3lom asnoy
ay) ut aal 0} atdoad ysey ayy pue
‘uiged oWy PAWAL KAy ‘sawoy
say10 01 paaow sHUNMIYID W}
udyMm (EILIOHIED Ul FJAN mou
ayg) damEs |evefieu jo jspse
2injeu R AWEd ISIpY pue taad
.edsmau s3uridg jroqueds Yl
JO 10HpO JUBISISST JEIDQ JIiC]
pue Joydeldoudls v sem epaisy
‘yieap WINJ Iy (Hun wyiney
pwwy Jepinog  uj  sejiwe]
§1 aweu BunJyan ayy, sIUNIYID
ay) e sapded £|aal] dwos 13q
-WAWA SJUSPISAL £AJE JOMIN
*Kyaadoad ayy up 18201 6/1

® YD PIPIAA WIIYM PIIP wnER
-unb © jJo sunaw AqQ "0961. Wi Y
$29ISIS DAY} Y Y00} SA0Q YL
‘000°6$ 40} ) paseyaand s1r04q
Jumyan ) Jwy sy cuede
spuey pasueyd uiqed ay) “1061 U1
‘2w jegm
12 11 sumo oym uo dn-dis djqissod
Aue 10} 3jqeniea 00} Jej s| pue|
§ ABpoy ‘sSJuljeap ANEISI (el
popa02as A|x2inb pue sadoid K10
s.AEPO)  yum  Ajdieys  siseqy
-uod Buipen) [ewaoju) Yang pa
-p1033s sem dIysIduMo & JINN0JJV
297138 5100K OM) 8281 W1 PAPIOdL
Hu1aq paap Y1 Y)m "(TLBI) UOSIAN
unsuy) 0) puel ayy papap pry
J2O]V "12AIMOY 0w SIY) Ad
*AI0NL 10}
€ |INS STM 0peIojo) ‘0381 WY UOY
-Bunysep Ul 30130 pue] (81U
2y} Aq juajed apew aq 03 £13119)
posned pey ‘juapisald apym

0 S.Aluno) Iepjrog

21951 '8 390300 o Anano) pumol o y3%ed

. ¢l ofug 23§
‘wosUNOP M3JpUV JEYL uonEION
B WM 'gl81 (nun papioddl jou
sem 31 yAnoyj e "awnl Jey) Aq puel
ay) 01 a1} [euLojut IsEI] 1B pRY
13110J)V qoder jey) Aendads ued
am ‘6681 Ul IING Sem UIQED )
30uIS ‘Ajuno) Japinog ul SHUd
-puadsap sey jNs pue aumesidal
opeJojo) ay) 0} UOS B Ju3s oym
*3133|0JjV QOdB[ PIWEU UBWL B 0}
painquye st Juipping-uiqed AL

‘pue| 3yy
POA1adal adtiiem SIIBYD udym
0} SE uoljew.iojul ou IATY oM
‘SAEp 9sol) U1 [BIISIEPENDE] JEYM
-awos Jutaq Surdaay-proaay "ade|
-|TM Sd|aeY) TI8L JO JEM 3 JO
uesalaa € 0] WUl sNEIS
pajpupn ay) wolj juesd 121183 ue
sem U Jayicy {98l W1 pIRcud
sem 10y pedISawol ayl) ‘puel
papedjsatoy Jo 32a1d ¥ 10U S1 1Y)
‘Bupwuidaq ay3 0y xoeq o ol
' *51U9A2 YONS asnoy 0} ySnoud
| adse] jomiN ut Buipjing ou sem

! o34} asnedaq ‘sjesaun} pue s3u1p -

, PO Joj UIGED Y} PIED SIUIPISAY
| BaJE JOMIN WP JS3E[ B IV
: ‘Sua) AUt Ut *pauoIels 210mM
“S121PIOS AL} 18Y) JOBIY SIY) U0 seM
31 pue ‘sBuispadn ueipup umop
nd 01 opesojo) o] UI 1M
$121p[0§ "BALE SIY) ul SBulsIdn
ueipu] yum Sugpuajuod pue pjod
_,v.,:?oow_v Aimau agy Jaye 3w
-198uny sem Anunod sy ydnoj
¥uaq sem Jem ay) MM pue
Jepm 11a1) 3Y3 Sulanp sem sIgL
‘sj{om
f10 paisaydosd pue ‘930 ‘U0l
~Fwi] ‘{eod ‘pod '23AllS 10} pokos
-AnS W a(ym asay) ayaenbpeoy
01 Aaaing |ed180j0a%) UIPACH
2y} 20} °s,0081 a1 Uy "ydnoua adw
pasapisuod sem 1t Auiend)
*Aep syputasnoy e
aunb £iqeqosd sem 3 pue "o}

,u.:uoo._a sateydn ue pue ‘sneis
UMOp SWI001 SNVIDEAR  [BIIAIS
‘S|lem papseoq ‘3deldasi %21q

& ym "apisul a0 2)nd st uIged

ayy, -saseld pnw [emSuo Bup

-oeidaa | Juiuiyo,. JUAWD duios

pue '} rmapis AW B "IdUBI]
-Ud juoJ} ® yum Buoie ‘pappe
Sem SpJeoq Jo opeuwl uonippe
uy 'S1EdA 3y} J3ac apruwl dlam
sayedas pue SjuaA0IdLLI SE SIUO
punos 0] Aem aaed sfteu alenbg
‘adejuia  ulapow jo s|endew

yum sjeudew [eutdiio plo A1oa°

ayy sadunw wiges apy ‘pangey
-u1 AJuadal 05 sem }1 asneddg
‘Bale JOMIN] AY) U puE| Wwae)
oym ‘ppo( BALY pue ‘ySny ‘uyop
AQ 0F6] 0UIS PIUMO UG SBY 1)
1aBUL INS ST 3IRG SEm )1 PIYM
uo joe4) AIVE-081 Yy pue ‘uley

. -unojy 39€ISAEH JO YINOS AN IS0

-{& ‘peoy 10MIN 3y} JJ0 1snf pa1Ed
0] SI uiqed 1sapio S,1apinod
*ssa1doad o0y pareymided
aauis Suoj aAey suiqed 133g
Head oyl 1ans [ead Buoe
Wing Budq suiqen jsiy ayy pue
o pre) Buteq alam S1AINE AD
1541 34} 1B} 6SBL WY SEM 3 pue
‘gogl U1 paalise s303d3dsosd 181}
$,J0p[nog "dwWn jEY) B uonenjs
5,33pIn0g 18 00| B %) ‘3Andads
-2ad ojur Burwny sty Suniq ol

-3w0y Jaauord parqeyul-icasuoy.
- §,ea4e ay) Butaq Jo uONOUNSIP AN
s1eaq os|e )1 "obgl Jnun doeid Fup

-[]amp B SE pas(] "Auno) Japineg

uy Sutpuels (IS UIQed JSaplo Ay |

*agde Jo s1edA 0T ST Y JeIA SIKL,
*K12A0251p p1od Lyuno) 19p
“Inog 3y Jo 1eak ayy ‘641 BIID
‘uiqed do| pasapeam e SpuBls
‘asanod  Jjo¥ Ay aunsi3] uid
-pous 0} Auownisd) ey 0y Joop
1xau 3w pue ‘uonejelsul We|
ayy ‘afe-1a3ndwiod ayy Jo dwoyida
1Ry} WOLJ SIHU OM) UBY} §57]

worol Judaepy g

mge) ISSpi0 S Huno) 1opinog

Clipping provided by Mr. J. Schooland,

iéégping from Town and Country Review, October 5,

' l - ' l g v 4 4 L
J . Y v 4 A d



