
' <  - 

Dodd Pro~erl  
OSMP Studies 

- - 
- .  I .  r i ~  

N Natural Area 

, and Helen L. Y 



THE DODD PROPERTY 

NATURAL AREA STUDY 

W i l b e r t  J. Illman and Helen Louise Young 

E d i t o r s  

DEPARTrlENT OF GEOGRAPHY 

UNIVERSITY OF COLORADO 

Boulder, Colorado 

1970 



TABLE OF CONTENTS 

Chapter Page 

F O R E W O R D m ~ ~ m - ~ m m ~ ~ m ~ ~ m ~ ~ m e ~ ~ e ~  v 
Donald Dm MacPhail 

ACKNOWLEDGMENTS . . . . . . . . . . . . . . . . . .  v i  i 

. . . . . . . . . . . . . . . . . . . .  1. INTRODUCTION 1 
W i l .  Ulman and Helen Louise Young 

. . . . . . . . . . . . . . . .  2. ENVIRONMENTAL SURVEY 4 
James Biggins and W i  1 li am G. Cal lahan 

Geomorphol ogy 
C l  imate 
F lo ra  and Fauna 
General So i l  Descript ions 

. . . . . . . . .  3. PAST, PRESENT AND FUTURE LAND USE. 19 
Max H. Dodson and John L. Harper 

Past Land Use 
Present Land Use 
Future Land Use 

. . . . . . . . . . . . .  4. CADASTRAL AND LAND TENURE 28 
Gary A. Heaslet, George R. Greenbank, and 
Robert E. Key 

Cadastral Survey 
Land Tenure 

5 . LANDECONOMICS . . . . . 38 
Michael R. Tripp, Manik Hwang, and 
Scot t  Merni t z  

. . . . . . . . . . . . . . . . . . . .  6. CONCLUSIONS 4 3 
M i l .  Ulman and Helen Louise Young 

APPENDIXII. AIRPHOTOOFAREA-1969..  . . . . . . . . . . . .  4 9 

APPENDIX 111. NATURAL AREAS COMMITTEE MEETING MINUTES. . . . . . .  52 

. . . . . . . . . . .  APPENDIX I V .  MEMORANDA FROM ROBERT S. GREGG 5 6 

. . . . . . . . .  . .  APPENDIX V. ANALYSIS OF POSSIBLE FUNDING .' 6 2 

APPENDIX V I .  NEWSPAPER CLIPPING - HISTORIC CABIN. . . . . . . . .  6 7 



FIGURES 

Page . . . . . . . . . . . . . . . . . . . . . . . .  1 . Locat ion  2 

2 . R e l i e f  Map . . . . . . . . . . . . . . . . . . . . . . .  5 

. . . . . . . . . . . . . . . .  3 . Lefthand Creek F loodp la in  6 

. . . . . . . . . . . . . .  4 . Lef thand Creek Cross-Section 7 

. . . . . . . . . . . . . . . . .  5 . Terraces and Vegetat ion 8 

. . . . . . . . . . . . . . . . . . . . . . .  6 . C1 imograph 10 

. . . . . . . . . . . . . . .  7 . Vegetat ion ' . . . . . . . .  12 

. . . . . . . . . . . . . . . . . . . . . . . . . .  8 . S o i l s  14 

. . . . . . . . . . . . . . . . . . . . .  . 9 . Land Use 1955 21 

. . . . . . . . . . . . . . . . . . . .  10 . Current  Land Use 22 

. . . . . . . . . . . . . . . . . . .  11 . O r i g i n a l  Patent  Map 29 

. . . . . . . . . . . . . . . . . .  12 . Cadastral Map . 1910 30 

. . . . . . . . . . . . . . . . . .  13 . Cadastral  Map . 1930 31 

. . . . . . . . . . . . . . . . . .  14 . Cadastral  Map = 1950 32 

. . . . . . . . . . . . . . . . . .  15 . Cadastral  Map = 1970 33 

. . . . . . . .  16 . Increase o f  Average Assessed Va luat ion  -39 

. . . . . . . . . . . . . .  17 . Average Assessed Evaluat ions 40 

. . . . . . . . . . . . . . . .  18 . Land Eva1 u a t i o n  by  Owner 41 

. . . .  19 . The H i s t o r i c  Old S e t t l e r ' s  Cabin B u i l t  C i rca  1859 48 

20 . An Example o f  an 01 d-Sty le Rai 1 Fence Along t h e  Dodd . . . . . . . . . . . . . . . . . . . . .  Proper ty  48 

. . . . . . .  21 . Property f o r  Sale East  o f  Haystack Mountain 48 

. . . . .  22 . A e r i a l  View of t h e  Dodd Proper ty  f r o m  t h e  Nor th  51 

iii 



TABLES 

Page 

General Soi 1 Descriptions (Slope). . . . . . . . , . . . 15 

Partial His tory of Land Transactions, Section 27 . . . . 34 

Partial History of Land Transactions, Section 28 . . . . 35 

b. 

NOTE - 
Since the preparation of this report, the old sett ler's  
cabin has been moved from the original s i t e  to Hermitage 
Park in Longmont , Col orado. 

. 



FOREWORD 

This report is  one of s i x  undertaken this  year i n  the Department of 
Geography a t  the University of Colorado. I t  has become almost a t rad i t ion  
for the graduate seminar i n  land use to  i n i t i a t e  a project in the local 
area in cooperation w i t h  an agency of the Boulder community on e i the r  the 
municipal or  county 1 eve1 , sometimes both. 

These studies achieve a number of objectives. The participating stu- 
dents undertake a r e a l i s t i c  project  which they a r e  able to  plan, execute, 
and publish within the brief span of one semester. Also, these studies pro- 
vide new information f o r  municipal and county o f f i c i a l s  and c i t izen  groups 
concerned with planning and guiding the growth and development of the City 
of Boulder and Boulder County. In short ,  these a re  professional training 
exercises fo r  graduate geographers and are  a serious e f f o r t  i n  providing 
new planning perspectives in the i n t e r e s t  of pub1 i c  service. 

In response to  a suggestion by the Natural Areas Committee of the 
University of Colorado, the land use seminar elected to  study and analyze 
a number of natural s i t e s  in the Boulder Valley. The group was also joined 
i n  the endeavor by the graduate f i e l d  seminar of the Department of Geog- 
raphy. 

The cooperative base within the Boulder community was wider than usual 
th i s  year. The s i t e s  chosen f o r  study seemed to  have potential fo r  a 
variety of uses beyond the i r  present development. These included instruc- 
t ion, greenbelt, and open space. The graduate students involved worked 
i n  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 Cornmi t t e e  of Boulder 
County, the Boulder and Longmont Offices of the Soil Conservation Service, 
the Science Director of the Boulder Valley RE-2 School Dis t r ic t ,  the 
Planning Office and the Natural Areas Comni t t e e  of the University of 
Colorado, and the Denver Regional Council of Governments. 

I Sometimes the graduate researchers f e l t  they would have 1 i ked to  pur- 
sue cer tain themes in greater  depth i f  there had been more time available. 
Nonetheless, they join me in expressing the hope tha t  t h i s  report  provides 

I inforn~ative insights on a fascinating part  of Boulder County. 

I The various chapters which appear in t h i s  study were or iginal ly  sub- 
mi t ted as special reports by the individual s indicated. They represent 

I the endeavors and views of the authors and in no way should be interpreted 
as the of f ic ia l  views of the Department of Geography o r  any other cooperating 
agency o r  organization previously mentioned. Because of t h i s  independence 

I from off ic ia l  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 Col orado 
Foundation, and the  Boulder Val ley  RE-2 School D i s t r i c t  f o r  sharing the  
costs  of pr int ing this report.  

T h i s  is the co l lec t ive  and individual  e f f o r t  of a group of dedicated 
geographers concerned about t h ~  qua l i t y  of t he  local environment and i t s  
a t tendant  s t resses .  Boulder County res iden ts ,  s tudents ,  and 1 ocal off i  - 
c i a l s  may gain understanding from this repor t  t ha t  wil l  a s s i s t  them i n  
t h e i r  e f f o r t s  t o  perpetuate the  Boulder area a s  a pleasant and a t t r a c t i v e  
place l o  l ive.  

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

Houl der , Colorado 
,lune, 1970 

Pub1 i ca t i  on of t h i s  repor t  is made possible 
through grants  from the  following: 
Uni versi ty  of Colorado Foundati on 
The City of Boulder 
The Boulder County Commissioners 
The Graduate School , Uni versi  t y  of Colorado 

Boulder Val ley  School D i s t r i c t  Flo. RE 2 ( J ) .  



The graduate students pa r t i c i pa ing  i n  the 1970 geography Land Use 
Seminar are indebted t o  many persons whose cooperation helped make t h i s  
repor t  possible. Wi th in  the Boulder County o f f i ces ,  thanks go t o  the 
following: Mr. Harold Copeland, Mrs. Carol Musser and others i n  the 

I I County Assessor's Office f o r  use of 1 and ownership records; Mr.  Harold 
Nesb i t t  and Mr. Ross Campbell of the 1I.S. So i l  Conservation Service for  
use o f  ae r i a l  photographs of the study area; and t o  var ious rea l  tors ,  

I t landowners, and other  pa r t i es  who w i l l  i n g l y  provided in format ion through 
interviews. A special  thanks i s  extended t o  Mr. John Dodd f o r  h i  s co- 
operation and support throughout the study. Mr. Don Look o f  Look Photo 
Services has been p a r t i c u l a r l y  he lp fu l  i n  so lv ing some o f  the photo- 

I [ graphic problems. F i na l l y ,  the ed i to rs  a lso wish t o  acknowledge the 
assistance and guidance provided by Professor Donald D. MacPhail during 
a1 1 phases o f  t h i s  report ;  t o  Mrs. Nancy Stonington f o r  the cover de- 
sign and t o  Mrs. Sue Middleton f o r  f i n a l  typing; Mr. W i lbe r t  J. Illman 
completed the f i n a l  preparat ion o f  the maps f o r  pub l i ca t ion  w i t h  the 
copy camera and contact  p r i n t e r  o f  the Geography Department. 

Helen Louise Young 
Wi lber t  J. Ulman 
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I maps and a e r i a l  photos; 3) c o l l e c t i o n  o f  land value, tenure and cadas t ra l  
da t a ;  4 )  i n t e n s i v e  research of p e r t i n e n t  l 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  the area ,  and 6) e d i t i n g  

I of the  individual  repor ts ,  
- 

The f i el d reconnaissance involved severa l  vi si ts t o  t h e  Dodd property 

I t o  survey the 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 
f o r  the  s tudy were constructed from t h e  1950 and 1967 U.S. Geological 

I 
Stirvey tliwot, Colorado Quadrangle. Aerial photos of  the  area  were flown 
by the  U.S. Department of Agr icul ture ,  Soi l  Conservation Service,  Data 
f o r  the land values,  tenure  and cadas t ra l  surveys were obtained from the  
land hooks i n  the Boulder County Assessor 's  Off ice  and the Transamerica 

I Tit1  e Company. Library research augmented a l l  phases of  the report .  
Background materi a1 s f o r  t h e  environmental survey of  topography and f l o r a  
and fauna and Lefthand Creek Floodplain documents were valuable i n  r e p o r t  

I preparation. 

Interviews were conducted mainly with 1 andowners, rea l  t o r s  and c i t y  
and county planners i n  o r d e r  t o  ga in  a well-rounded view of a17 p a r t i e s  

I 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  t h i s  vol me.  



CHAPTER 2 . ENVIRONMENTAL SURVEY 

James Biggins and M i l  l iam 6. Callahan 

The Dodd property comprises about 193 acres o f  the eastern ha1 f o f  
Section 28, Township 2 North, Range 70 West (T 2 N, R 70 W) i n  Boulder 
C~unty. The property i s  imnedi a te ly  west o f  Haystack Mountain (elevation 
5,589 feet )  and i s  located about 10 miles from Boulder and 3 miles from 
Niwot. Lefthand Creek flows through the southern por t ion o f  the property. 
Near the creek, the te r ra in  i s  r e l a t i v e l y  f l a t  and contains a grove o f  
cottonwoods and several var ie t ies  o f  grass. The remainder o f  the property 
i s grass1 and on the moderate t o  steep lower slopes o f  Haystack Mountain. 
Elevations w i th in  the property range from 5,235 f e e t  on Lefthand Creek, 
where i t  crosses the eastern property l ine ,  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 summit o f  the 
mou;rtain i s  no t  on the Dodd property (Figure 2). 

I Geomorphology 

The area including the Dodd property i s  underlain by Creatceous shale - 
the only. d e f i n i t e  outcrops being on the slopes o f  Haystack Mountain. A low 
an t i c l i ne  i s  'found i n  the'shale, but  i s  no t  responsible f o r  any surface 
features (Hunter, 1947). The nature o f  the surface resu l ts  . from erosion 

B and deposition, w i th  Lefthand Creek being the ch ief  agent (Figure 3). 

I Lefthand Creek has a gradient averaging 80 f e e t  per mile. The flood- 
p la in  averages about 50 f e e t  i n  width, and i s  composed o f  sand and gravel. 

I The gravel includes we1 1 -rounded boulders of grani te and other i gneous rocks, 
gneiss, and a t  l eas t  three var ie t ies  o f  sandstone. Five low, discontinuous 
terraces, three south o f  the f loodpla in and two north o f  the f loodpla in 

I form the gent ly sloping ground tha t  makes up the southern property (Figure 4). 
The terraces are recognizable only a t  the edge o f  the f loodplain and on the 
western por t ion o f  the property. The lowest and most recent terraces adja- 

I 
cent t o  the f loodpla in have been eroded along the inner edges by recent 
f loods and the exposed parts o f  the terraces contain al luvlum o r  loess and 
t h i n  layers of 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 ter- 

I race south o f  LefthandCreek i n  the western pa r t  o f  the property. Because 
the o r i g i n  of most o f  these depressions i s  not  c lear  they may be subsidence 
p i t s ,  nearly closed meander scars, o r  subsidence depressions i n  s e t t l i n g  

I a1 1 uv i  um. A1 1 depressions appear t o  be re1 a t i ve l y  impervious to seepage, 
and apparently c o l l e c t  water by runoff, spring-feeding, o r  both. 

The western slopes o f  Haystack Mountain are concave, ranging from 

I gradients of 1 :ZOO feet i n  the lower port ions o f  1 :7 f ee t  on the upper slopes. 
The lower slopes have been plowed and are 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, inc lud ing boulders over one foot i n  diameter, set  

I i n  a soft, gray matr ix p a r t i a l l y  cemented by discontinuous cal iche about 
2 feet below the surface. 

I Lefthand Creek i s  the on1 stream o f  any k ind  on the property. A shal- r low gully, 500 f e e t  long, i n  p owed land south o f  the knob on Haystack con- 
ta ins cobble-capped pedestals about 2 inches htgh, g iv ing  some measure of 
the depth o f  the m s t  recent emsfon, much o f  which may be due to wind. 

I Since most o f  the surface i s  porous, drainage may be subsurface; underground 
drainage could also supply water to  the low depressions on the terraces. 

The topography o f  t h i s  area i s  due t o  a combination o f  changing stream 
patterns and protect ive caps o f  gravel on ancient surfaces. Remnants of a 
once-continuous sheet o f  grave1,that presumably was spread by streams over 
the whole areat is  preserved on the upper par ts  o f  Haystack Mountain and 
Table Mountain, one m i l e  t o  the northwest. This gravel layer  may be the 
source o f  the cobbles and boulders scattered over the lower slopes of Hay- 
stack Mountain. The s i m i l a r i t y  of gravels on Table Mountain and Haystack 
Mountain and the conformity o f  t h e i r  summits give support t o  the idea of a 
widespread gravel layer. The assumption i s  t h a t  Lefthand Creek has diverted 
from i t s  former course between the two mountains i n t o  a shorter, but deeper 
stream va l ley  south o f  Haystack Mountain a f t e r  it had c u t  through some of 
the land between the two mountains. Lefthand Creek gradually assumed i t s  
present course, whi le the zone between the mountains could have been deepened 
by smaller streams because the layer  o f  gravel had i t s  bounding terraces 
formed la ter .  The present gravel bed has been excavated and widened a r t i f i -  
c i a l l y  i n  the eastern p a r t  o f  the property t o  reduce the r i s k  o f  overflow 
during flooding. 

Climate 

The Dodd property, located between Bouldeo~ and Longmont, can be t y p i f i e d  
c l ima t i ca l l y  as having temperatures and r a i n f a l l  values somewhat between those 
of Boulder and Longmont (Figure 6). A1 though temperature and prec ip i  t a t l on  
are the major c l ima t i c  controls in termi t tent ,  strong winds are not  uncomnon 
t o  the area. These westerly w/nds, known l o c a l l y  as "chinooks," undoubtedly 
affect vegetation and s o i l  t o  some degree. 

As w i th  many streams issuing from the Front Range, Lefthand Creek has 
been subjected t o  per iod ic  f looding as a r e s u l t  of local  c l imat ic  extremes. 
The U.S. Arqy Corps of Engineers has noted tha t  flooding occurs along Le f t -  
hand Creek on the avera e o f  once every 15 years. The most severe modern 
f loods were June, 1949 i' 1,140 cubic f e e t  per second l c f  water flow), 1938 
(812 cfs, no month given), and August, 1952 (785 cfs) Army Corps o f  
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  spring and summer when sporadic thunder- 
showers accompany a lp ine snowmelt. The area adjacent t o  Lefthand Creek i n  
the Haystack Mountain v i c i n i  ty tha t  the Corps of Engineers believe would be 
affected by f looding as indicated by Figure 3. 



C L I MOGRAPHS 

Station elev. 4950" 
Mean annual temp. 48 3' 
Mean annual preclp. 12.03" 
Mean annual snowfall 34.2" l 4  

Highest rec, temp. 1050 
Lowest rec . temp. -38O 

Station elev. 5385' 
Hean annual temp. 52,3O 
Mean annual precip. 18.57" ,, Mean annual snowfall 80.5" 
Highest rec , temp, lob0 
Lowest rec temp. -33' 



Flora and Fauna 

The Dodd property, l y i n g  w i t h i n  the t r a n s i t i o n  zone o f  subalpine t o  
grassland, portrays p l a n t  and w i l d l i f e  charac te r i s t i cs  t y p i c a l  o f  t h i s  zone. 
Numerous animal burrows are found on the stream terraces. The inhabi tants  
were n o t  seen, bu t  common piedmont mamnals: skunks, rabbi ts ,  squ i r re ls ,  
p r a i r l e  dogs and mice and b i r ds  would be expected t o  l i v e  i n  the  area. 

The vegetation i s  predominantly na t i ve  and introduced grasses scattered 
throughout the area. Hackberry, w i l d  cherry, a1 der, skunkbrush, and numerous 
herbs may be found. Although there i s  a change i n  e levat ion of about 195 
feet, p l an t  d i s t r i b u t i o n  does no t  seem t o  be determined by elevation; ra ther  
i t  i s  con t ro l led  by l o c a l  va r ia t ions  on microcl imate and edaphic factors. 
Thus, there i s  a d i s t i n c t  l o c a l i z a t i o n  of cottonwood along Lefthand Creek, 
rushes i n  marshy depressions on the terraces, and yucca and skunkbrush on 
open h i  1 l s ides  (Figure 7). An unusual p l a n t  feature on the property i s  a 
s ing le  ponderosa pine, 35 t o  40 f e e t  high, i n  the western segment o f  the 
property - poss ib ly  a remnant o f  a former grove. 

Vegetation Categories (weaver and Albertson, 1956), (See Figure 7) 

High Dry Grassland (Category I ) :  The 
(Bou t e l  oua gd rac 11 f s )  , western wheat grass ( 
b1-An r o  o on scoparius), w i t h  need1 
brush, (Rhus 7-b% r o ata) and small soapweed 
th roughoX-  

predominant grasses are b l  ue 
A r o  ron smi t h i  i ) , and 1 i ttl 
Z%&Fee%T(Fiipa comata). 
(Yucca glauca) are s m e d  - 

gramma 
e 
Skunk- 

predominant grasses are b i g  blue- 
(Andropogon scopari us), s ide oats 

(Panlcum v l r  atum), sand drop- 
r i c w (  * r zo s s hymenoides) 

Mixed P ra i r i e :  Mixed p r a i r i e  reduced by overgrazing t o  a short-grass dis-  
climax. Short grasses and cactus (0 u n t i a  01 acantha) are the chief species. 
A wide mixture o f  soapweed (Yucca I* k e d  (Ascl e i a s  
arenaria), and ye l low s p i n e d m t  +%= e r is ium ochrocentrum 6 are n ermixed. 

Cottonwood: P la ins cottonwood (Po u lus sar  e n t i i )  are s i tua ted  p r i -  
ma r i l y  along the banks o f  Lefthand Cree 
a1 ong the i r r i g a t i o n  ditches. 

h h e r  stands can be found 

Poorly Vegetated: Extremely reduced grass cover - poss ib ly  a r e s u l t  o f  
overgrazing. I n  scat tered bu t  f requent ly  occurr ing areas the vegetation i s  
e n t i r e l y  absent exposing bare s o i l  and rock. 

Bunch Grass : P l  ains b l  uegrass (Poa a r t  da) predominates i n  con junc t ion  
w i t h  b l u e  g r a m  (Bouteloua g r a c i 1 i s ) a n d s n a l l  amounts o f  grasses l i s t e d  i n  
Categories I and 11. 

Cu l t i va ted  Areas: areas present ly being cropped. 

Marsh Lands: Here a f a i r l y  uniform l aye r  o f  sedges e x i s t  i n  which rushes 
(Carex f l l l  t o l i a )  predominate. Water i s  co l lec ted  on the surface t o  a depth 
~ ~ r o x l m a t e l y  one-ha1 f inch. 
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Gravel : no vegetation present, - 
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 
south d an o the Ho l l  and ~ i t c m e  upper terrace i n  the center of the 
property, 

Alder: (Alnus Only one small stand was observed i n  the 
area ' I n i c h  were previously noted (as above). 

W i 1 d her : (Prunus pennsyl vani ca) Limited clusters e x i s t  a1 ong 
the Hollan 5-P D tch  o n r  

Ponderosq Pine: (Pinus onderosa) Only one t ree o f  t h i s  type ex is ts  h southwest corner o f  the western ex- on the property, ahd i s l o c a t e  
tension o f  the property, 

. . - Soi 1 s 

The "Soils Handbook f o r  Boulder Survey Area," a repor t  f o r  the U.S. 
Deparbnen t o f  Agri cul tu re  (Morel and, 1966) gives the f o l  1 awing soi 1 s descri p- 
t ions f o r  the area, Figure 8 shows the d i s t r i bu t i on  o f  the s o i l  types i n  
the study area and Table I provides the slope designations. 

Sans(l: A shallow well-drained s o i l  w i th  c lay  o r  c lay 
loam surtace sol1 and underlain by shale a t  less than 20 inches. These 
s o i l s  are on uplands, Water in take ra te  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 iga ted ,  frequent 
1 i g h t  i r r i g a t i o n s  w i l l  probably be necessary to  maintain s u f f i c i e n t  avai l ab le  
moisture and avoid erosion, I f  no t  i r r iga ted ,  proper range use i s  necessary 
t o  maintain desirable grasses and avoid erosion, These s o i l s  have severe 
1 imi ta t ions for  sept ic tank f i l t e r  f i e l d s  and f o r  foundations. 

I 
Harqreave Fine Sandy Loam (52-C : A moderately deep, we1 1-drained 

s o i l  w i th  f i n e  sandy loam surface so and f ine sandy clay 1 oam subsoi1s. 
These s o i l s  are underlain by sandstones a t  20 t o  40 inches, and are located 
on up1 ands. The water intake 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 control  i s  necessary t o  prevent wind erosion, There 
are severe l im i ta t i ons  .&r sept ic  tank f i l % e r  f i e l d s  because o f  the depth t o  

I . .  

bedrock. C. .  l.. -. 
II Kutch Clay Loam (53-CD): A moderately deep, we1 1-drained s o i l  w i th  

c lay  1 oam surface sol1 s and c lay  subsoi 1 s. These soi 1 s are under1 a in by 

I shale a t  20 t o  40 inches and are located on uplands. The water intake 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, but  i s  be t te r  sui ted f o r  pasture than craps, 

I 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 ions for  sept ic  tank f i l t e r  f i e l d s  because o f  the depth t o  the bedrock and 
the slope, but these s o i l s  are moderately easy t o  excavate. 
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. L E G E N D  

12G-B Calkins Sandy Loam 

18-A Niwot Soils 

22-8  Valmont Clay Loam 

22K-C Valmont Cobbly 

h22K-8 Clay Loam 

26-C Heldt Clay 

50-CD Renohill Silty 

Clay Loam 

51-CP Samsil Clay 

52-CD Hargreave Fine 

Sandy Loam 

53-CD Kutch c lay  Loom 

Terrace Escarpments 



TABLE I. GENERAL SOIL DESCRIPTIONS 

(Slope Designations) 

Percentage 
Soi l  code* o f  Sl ope 

DE 5 - 25 

D F 5 - 55 

E F 9 - 60 

F Over 25 

*Code i d e n t i f i e d  i n  general soi 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. 



Renohi 11 S j  1 ty Clay Loam (50-CD) : A moderately deep, we1 1-drained 
so i l  w i th  s i l t y  clay loam surface s o i l s  and s i l t y  c lay o r  c lay  subsoils. 
These s o i l s  a re  underlain by shale a t  20 t o  40 inches and are located on 
uplands. The water intake ra te  i s  slow while the water holding capacity 
i s  medium. This type s o i l  i s  used f o r  i r r i g a t e d  and dry cropland, but i s  
bet ter  sui ted for close growing crops and pasture to  help control  erosion. 
On slopes o f  over f i ve  per cent, these s o i l s  should not  be dry farmed be- 
cause o f  the erosion hazard. There are severe l im i ta t i ons  f o r  sept ic tank 
f i l t e r  f ie lds .  

Terrace Escarpments (72-EF): This i s  a land type consist ing o f  a t h i n  
layer of cobble material over shale which occurs mainly on the side slopes 
of o ld  high terraces and pediment surfaces. 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 sui 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 1 imi ta t ions for sept ic  tank fi 1 t e r  f ie lds,  and f o r  foundations. 

Valmont Clay Loam (22-B) : A moderately deep, well-drained s o i l  w i th  
c lay loam surface s o i l s  and c)ay o r  c lay  loam subsoils. This type i s  under- 
l a i n  by cobbly and gravel ly  layers a t  20 t o  40 inches, and i s  located on 
terraces and high pediments o r  outwash fans. Water t n f l i t r a t t o n  i s  modera- 
t e l y  slow whi le the water-holding capacity i s  medium. This s o i l  i s  used 
for i r r i g a t e d  and dry cropland and pasture. Erosion contro l  i s  important. 
Moisutre conservation i s  necessary on dry farmed areas. There are moderate 
l im i ta t i ons  f o r  sept ic tank f i l t e r  f ie lds,  and excavation may be somewhat 
d i f f i c u l t  because o f  cobble i n  the substrata. 

Valrnont Cobbly Clay Loam (22K4 and 22K-B): These s o i l s  are l i k e  
22-8 except t h a t  there ,are large amounts o f  cobble and gravel on the sur- 
face and throughout. Cu l t i va t ion  i s  d i f f i c u l t ,  and most areas are used for  
pasture o r  rangeland.' There are moderate l im i ta t i ons  f o r  ,sept ic  tank f i l- 
t e r  f ie lds,  and excavation i s  d i f f i c u l t .  

~ i w o t  Soi ls  (18-A): A shallow, somewhat poorly drained s o i l  w i th  loam 
o r  c lay loam surface s o i l  and underlain by sand and gravel a t  less than 20 
inches. These sot 1s are on low bottomlands and terraces, usual ly adjacent 
to stream channels. The water in take ra te  i s  medium and the water-holding 
capacity i s  low. This type i s  used pr imar i l y  f o 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 a1 though most areas have a 
seasonal watertabl e and may receive infrequent flooding. There are severe 
1 imi tat ions fo r  sept ic tank f i  1 t e r  f ie lds.  These so i l s  are good sources of 
sand and gravel. 

, 
Calkins Sandy Loam (12G-B) : A deep, somewhat poorly drained s o i l  w i th  

sandy loam surface s o i l s  and sandy loam subsurface layers. The water intake 
r a t e  i s  moderately rap id  whi 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 ga ted  
farming, being wel l  sui ted f o r  t h i s  use. Wind erosion may be a hazard and 
drainage may be necessary t o  lower the watertable. There are seveo e 1 i m i  ta- 
t ions  f o r  sept ic  tank fiP t e r  f i e l d s  because o f  the hf gh watertable. 



Heldt Cla 26-C : A deep, well-drained s o i l  w i th  c lay loam o r  c lay 
Surface __rrY_67_r so s an c ay subsoils, This type i s  located on terraces and up- 
lands. The water in take r a t e  i s  slow and the water- holding capacity 5s 
high. This s o i l  i s  used for  1 r r iga ted  and dry farming and pasture but i s  
best sui ted fo r  pasture because of workabil i ty. There are severe f i n i t a t i o n s  
for  sept ic tank f i l t e r  f ie lds  because o f  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 

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  shor t l y  thereafter (Lang, 1932). Crop1 and 
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 Di tch was completed i n  1866 cropland was assumed t o  
have advanced up the southern slopes o f  Haystack Mountain. 

Soi ls  i n  and around Haystack are, according to  D. C. Moreland, s o i l  
sc ien t i s t  f o r  the Longmont Soi 1 Conservation Service, generally unfavorable 
for any extensive crop production but are good f o r  grazing and pasture areas. 
l J i  t h  t h i s  information, combined w i th  t h a t  from 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 ra i s ing  o f  cerea grains and c a t t l e  feed was 
of secondary importance. 

B 
An in te res t ing  past land use of the Dodd property i s  found i n  the h is-  

to ry  o f  the o l d  l o g  cabin southwest of Haystack Mountain (Appendix V), 
This cabin was b u i l t  by Jacob A f fo l  ten, a homesteader, i n  the ear ly  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  Cf v i l  War 
soldiers. While A f fo l ten  was l i v i n g  i n  the house i n  the mid-1860s, the 
Arapahoe Chief Niwot (meaning "1 efthand" i n  English) v i s i t e d  and camped 
around the cabin (Darby, 1970). The Dodd property was a favo r i t e  wintering 
spot f o r  the Arapahoe Indians who found a good supply o f  game and dr inking 
water i n  the v t c ln 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 of 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 Fa 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 acres,it had previously been a 
dai ry  f a n  which supported approximately 20 mi lk  cows, The grazing area 
was confined t o  the acreage j u s t  below the Holland Di tch but no t  including 
the 40. acres extending t o  the west. Here was located a considerable amount 
of swamp area which was successfully drained by the Dodds shor t l y  zFter they 
assumed ownership 

The f i r s t  use the Dodd fami l y  made o f  i t s  newly acquired land was 
da i ry  farming. They, 1 i ke the4 r predecessors, grazed and m i  1 ked approxi- 



mately 20 cows. The milking a r e a  was the small barn and corra l  a rea  ad jacan t  
t o  the log cabin in  t h e  southern p a r t  o f  t h e i r  property j u s t  north of Niwot 
Road, The Dodds continued the d a i r y  operat ion f o r  approximately two yea r s  
and eventual 1y had t o  terminate opera t ions  due to increased heal th-sani t a -  
t i o n  regula t ions  and expense o f  operation. 

The pas ture  a r e a  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 a s  graz ing land. On the  upper s lopes  of Haystack 
Mountain where i r r i g a t i o n  was not  poss ib le  dryland farming was conducted, 
which is present ly  the  p rac t i ce ,  

The f i r s t  s i g n i f i c a n t  change i n  land use of the Dodd property s i n c e  
the  Dodds terminated their d a i r y  business was the const ruct ion  of the 
Boul der Feeder Canal i n  1954, which connected the Colorado-Big Thompson 
system a t  Car te r  Lake t o  the nor th  w i t h  Boulder Reservoir to the south. In 
e a r l y  1964, a d ive r s ion  canal between Lefthand Creek and the Boulder Feeder 
Canal was completed by the Lefthand Creek Water Supply Company. The s t ruc -  
ture is bounded on a l l  s i d e s  by the Dodd property. Also, the Lefthand 
Creek Water Supply Company purchased approximately 1.4 a c r e s  of  land i n  1961, 
j u s t  west of t h e  Haystack summit on the  eas te rn  edge of  the Dodd property,  
f o r  the purpose of  a right-of-way t o  r e p a i r  water  pipel ines.  According t o  
John Dodd, the Company had t e n t a t i v e  plans t o  cons t ruc t  a water tank on this 
property but  t o  d a t e  no such e f f o r t s  have been made. 

For the  a rea  surrounding the Dodd property i n  Sect ions  27 and 28, land 
use has changed t o  a much l a r g e r  degree. Agricul t u r a l l y  , the Rhinehart 
and P l a t t  p r o p e r t i e s  show a poss ib le  t rend t h a t  has taken p lace  i n  the  adja- 
cen t  area. T h e  land use map o f  1955 (Figure 9) shows t h a t  these proper t i e s  
had a preponderance of cropland, The Rhinehart cropland consis ted  l a r g e l y  
o f  a l f a l f a  and cerea l  g r a i n s  w i t h  non-i r r i g a t e d  grass land t o  the west. The 
P l a t t  cropland consis ted  of corn,  a l f a l f a  and poss ib ly  a small acreage i n  
sugar beets. The c u r r e n t  land use map (Figure 10) shows a g r e a t e r  propor- 
t i o n  of acreage o f  pasture/grazing land f o r  both proper t ies .  One poss ib le  
reason f o r  this is a ma t t e r  o f  economics. The s o i l s  and t e r r a i n  do not  f avor  
crop1 ands under inc reas ing  c o s t s  o f  opera t ion  and upkeep. The f e a s i b i  1 i t y  
of growing cul t i v a t e d  crops  i n  quan t i ty  does n o t  e x i s t .  Also, both Rhine- 
h a r t  and P l a t t  accrued some income from s e l l i n g  pa rce l s  of  their land t o  
individual  home bu i lde r s ,  and this may have negated the d e s i r e  o r  necess i ty  
to  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  t h e  Ha s t ack  Mountain area  4 has been the  encroachment o f  the ru ra l  r e s i d e n t i a l  se t t  ement o f  Brigadoon 
Glen which was f i r s t  subdivided i n  September, 1964. I t  occupies what had 
previously been a pas ture /graz ing a rea  w i t h  some i r r i g a t e d  cropland to the 
e a s t ,  The Haystack Mountain Golf Course was f irst  i n  operat ion i n  1966 and, 
1 i ke the 1 and encompassing Bri gadoon Glen, was e a r l  ier a pasture/grazing 
area.  

A land use which has no t  been previously mentioned but never the less  
bears  s i g n i f i c a n c e  was the d r i l l i n g  a c t i v i t y  conducted by various oi . and 
gas companies. According t o  John Dodd, drill ing opera t ions  i n  the area  were 
being conducted a s  f a r  back a s  the  l a t e  1910s. Several producing qas we1 1 s  
were esta bl i shed b u t  were soon abandoned. 
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I n  corrclusion, the h i s t o r i c  p i c t u re  o f  the Haystack M u n t a i n  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 e a d i l y  apparent; secondly, urban leap-f  roggi  ng and development 
i s  s t a r t i n g  t o  show i t s  in f luence on the land use, Future land use can 
be postulated by no t ing  the h i s t o r i c a l  record of change i n  the area. I t  
can be seen t ha t  sa tu ra t ion  by urban sprawl, whether i n  the form of r u r a l  
r es i den t i a 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 of 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 
l i ves tock  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. 

Ag r i cu l t u ra l  A c t i v i t i e s  

The map o f  cu r ren t  land use i n  the area (Figure 10) d isc loses t h a t  the 
ma jo r i t y  o f  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, natura l  range. Pasture lands tend t o  be s i tua ted  
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  genera l 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 &, N h ,  
Section 28 and N%, Section 27. The natura l  short-grass range on the Dodd 
property located j u s t  south o f  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 of 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 NR, NR, Section 
28, bu t  t h i s  .acreage i s  present ly  l y i n g  fa l low. Besides wheat, o ther ,g ra ins  
planted spar ing ly  i n  the v i c i n i t y  o f  the Dodd property are corn and barley. 
A 1  f a l f a  .hay,  i s  produced on some low- ly ing lands, although most of the pasturage 
i s  i n  grass. 

Livestock numbers, predominantly i n  ca t t l e ,  are  n o t  avai lab1 e f o r  the 
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 of 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  
on pasture t o  the east, a t  the Sellmer farm i n  the SEk, N R ,  Section 28. 



Residential Development 

Aside from severa l  individual  farm residences and t h e  Brigadoon Glen 
Subdivision, s ingle-family residences a r e  s c a t t e r e d  along a r e a  roads on 1-to 
5-acre l o t s ,  mostly wi th in  a hundred feet o r  s o  of the roadside. These 
occurrences a r e  noted on Figure 10  w i t h  the single-family residence code 
and pat tern .  Farm homes, i n  add i t ion ,  a r e  keyed with the letter " f U  t o  
den0 te farmsteads. 

Brigadoon Glen, loca ted  i n  the S%, SE~G, Section 27, represents  t h e  
c1 ass i ca l  r u r a l  r e s i d e n t i  a1 area  i n  which re1 a t i v e l y  expensive homes a r e  
s i t u a t e d  on l o t s  of approximately 1 acre.  Present ly ,  only 15  o f  62 p l a t t e d  
l o t s  a r e  occupied by homes (Figure 10) ; the majori ty o f  them a r e  fac ing Left- 
hand Creek, e i t h e r  on the  e x i s t i n g  f loodpla in  o r  on the f irst  o r  second 
t e r r a c e s  above it. Two homes a r e  under construct ion.  

East of Brigadoon Glen, across County Road No. 19 and nor th  of  Niwot 
Road, two p l a t t e d  subdivis ions  a r e  well es tabl i shed.  The t rend toward 
r u r a l ,  s ingle-family r e s i d e n t i a l  land use is  growing s t e a d i l y  i n  this area  
a s  a r e f l e c t i o n  o f  the  proximity of  the  IBM p l a n t  and o f  the general urbani- 
za t ion  of r u r a l  lands between Boulder and Longmont. 

Recreational A c t i v i t i e s  

Of primary considera t ion  i n  analyzing t h e  f u t u r e  of  the Dodd property 
a s  a na tura l  a r e a  s i t e  is the  long-term e f f e c t  of  an adjo in ing land use,  
t h e  Haystack Mountain Golf Course, i n  the S R ,  Section 27, This  32-par 
nine-hole course began opera t ion  in  1966 a s  a small-scale e n t e r p r i s e ,  i n  
which category i t  remains today. I t  inc ludes  grassed f a i  nrays and manicured 
greens, and i t  is complemented with a 200-yard dr iv ing range. There is no 
clubhouse per  se, but  the owner-manager's residence funct ions  a s  one. 

Other Forms of Land Util i za t ion  

The study a r e a  i s  t raversed  by Lefthand Creek which courses southeast-  
ward through Section 28 t o  a r c  around t h e  base o f  Haystack Mountain. Along 
the  reach of t h i s  stream (Figure  3) t h e  f loodpla in  is  q u i t e  narrow and sub- 
j e c t  t o  severe f looding under condi t ions  approximating those  of  the  May, 1969 
four-day ra ins .  No zoning o f  the  f loodpla in  e x i s t s ,  but  the  U.S. Army Corps 
o f  Engineers is p resen t ly  conducting s t u d i e s  and hearings , i n  con junction 
w i t h  Boulder County, t o  a f f e c t  r e s t r i c t i v e  zoning. 

The major d i t c h  l i n e  shown on Figure 10,  running southwestward through 
t h e  %, Section 27 and i n t o  the  S&, Section 28, i s  the  Boulder Feeder 
Canal (Boulder Creek Supply Canal). On t h e  Dodd property a siphon s t r u c t u r e  
channels this flow under t h a t  o f  Lefthand Creek, and a d ive r s ion  s t r u c t u r e  
jus t  upstream on Lefthand Creek was completed i n  1964 t o  d e f l e c t  creek 
waters  i n t o  t h e  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 F igure 10. The Holland D i t ch  branches from Lefthand Creek i n  
the center o f  Section 27. Or ig ina t ing  i n  the W%, W$, Section 28, the 
Hinman D i t ch  fo l l ows  the 1 i p  o f  the major ter race south o f  Lefthand Creek 
i n  the SWk, Section 28 and then angles southeastward i n t o  Section 33 south 
of Niwot Road. 

A small, undeveloped 1.37 acre parcel w i t h i n  the Dodd block o f  land 
(NEk, Section 28) i s  owned by the Lefthand Water Supply Company. I t  re- 
por ted ly  i s  the fu ture  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 farin equipment. 

Future Land Use 

The h i s t o r i c a l  and present land use studies o f  the Dodd property g ive 
some ind ica t ions  as t o  what the fu ture  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  o f  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 place 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  respec t i ve 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  acces- 
s i b l e  t o  the I B M  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  t o r s  handl i n g  property i n the 
area, the geographic l oca t i on  of the area i s  very much responsible f o 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 N&, Section 
27 i s  being handl ed by Boulder Real ty which expects t ha t  the area w i  11 be 
purchased f o r  urban development. An unconfirmed amount o f  $2,000 per acre 
i s  the asking pr ice.  I n  Sect ion 27 (N&) there are  80 acres f o r  sa le  by 
the A lp ine Real ty 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 prime incen t i ve  f o 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 S%, N&, Section 28 t o  
a Boulder a t torney who supposedly bought i t  as a f u t u r e  development. Mr .  C.L. 
Ebel o f  Haystack Mountain Go1 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 f rontage 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 la rge  sum o f  
money. 

I t  can be noted t h a t  i t  would be naive indeed t o  assume t h a t  the Dodd 
proper ty  n a t u r a 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  homesites. 

Presently, the ma jo r i t y  o f  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 modified by other develop- 
ments. The only s ign i f i can t  resistance t o  urbanization i s  twofold. F i rs t ,  
the U.S. Army Corps of ~ng inee rs '  f loodpla in study o f  Lefthand Creek could 
lead t o  f loodpla in zoning which could hinder o r  stop fu r ther  development. 
A considerable amount of the southern h a l f  o f  the Dodd property adjacent t o  
Lefthand Creek would be affected. Secondly, i f  Boulder and Longmont con- 
t'inue t h e i r  rap id expansion perhaps port ions o f  the area would f a l l  under 
a program s imi la r  t o  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 i s  represented by 
Figures 11, 12, 13, 14, and 15, The maps present a graphic pa t t e rn  o f  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 7970. This information was gathered p r ima r i l y  from the Boulder 
County Assessor's O f f i  ce and personal interv iews. 

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 on ly  from 1922 and 
the sequence o f  conveyances i s  inc luded 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  1 and t ransact ions no t  
Shown on the maps. 

The number and types o f  ownership have p r o l i f e r a t e d  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  t i n g  development has para1 1 e l  ed census f igu res  which re- 
veal a doubl ing o f  populat ion i n  the Boulder area roughly every 10 years. 
Undoubtedly, the establishment o f  IBM 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, "various owners," C. & M. P l a t t ,  and the Boulder 
Seven Corporation. The l a t t e r  three conta in  in-holdinqs of several acres 
each and are developed as suburban-country r es i den t i a l  propert 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 i den t i a l  
development encroaching upon the  proposed na tu ra l  area s i te .  

Land Tenure 

Land tenure i n  the two sect ions of the study area i s  d iv ided i n t o  three 
general c l ass i f i ca t i ons ,  Approximately 800 of 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 a re  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  r es i den t i a l  property sizes range from 
1 acre s i t e s  i n  Brigadoon Glen t o  s i t e s  as la rge  as 10 acres, These smal ler  
r es i den t i a l  proper t ies  o f t en  have summer crops bu t  are farmed by the  owners 
i n  every case. 

A1 though por t ions of 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 
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TABLE 2. PARTIAL HISTORY OF LAND TRANSACTIONS, SECTION 27 

Township 2, Range 70 

Descri p t ion 

NEk NEk 
% rlwk & s* 
% NWJ4 & SGRS 
NE NEk 
NEk SEk 
NQi SEk 
E+ NEk & Nk NEk 
% i n  N& SEk 
b& N1% & a l l  S q  
sW"G % N a i  
S k  bRI N* 
NEk NEb 
E4 o f  N h  & & NEk 
E+ o f  N& & & NEk 
S M i  % NWlG 
N h  sn;  
SE% N& 
SE% NEk & NE+ SE 
E+ N& .32 acs. 
N+ N& 6.45 acs. 
S& 6.26 acs. 
NR; N& & E+ o f  NW+ & N& 
s+ S& 

S& NE & N& SE& 
S& sn i  
NE)4 N& 

& % NWZG 
Nf& N& & & NEk & 1% EQ 
N& & NE% N% 
% S& 
N& N& & b& NE% & 1% E+ 

Nb94 
1 ac. NE SE 
1 ac,NE SE 
1 ac. NE SE 
20 acs. NE SE 
N& Sh 

Grantee 

W. H. Poppie 
S te l l a  M. & S. A. Arbuthnot 
Guy Dodd 
W. H. Poppie 
Francis L. Bolton 
A1 m i  r a  Bol ton 
E. E. Hornbaker 
Ot is  C. Bol ton 
F. H. Pounds 
Arthur E. Hammans 
Anne 0. & Arthur E. tiammans 
Louisa 6. & Wil l iam G. Arnold 
James H. Hornbaker exal 
Louisa G. & W i  1 l i am G. Arnold 
Hol land B. & Pearl B. Payne 
Francis 1. & M. R. Bruning 
Ot is  C. Bolton 
Carl D. & 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. 

Bl oon 
Henry L. Anderson 
Henry L. Anderson & Helen A. 

B l  oon 
Carl D. & Myr t le  E. P l a t t  
Henry L. Anderson 
Martin L. & Anne M. Hal 1 
Clarence J. & Lois  J. Ebel 
Leonard P. Cresen t i no  
Martin L. & Anne M. Ha l l  
Development Enterpr i  ze, Inc. 

Bou Her Seven Corp. 
Fr. Paul Jlosephean 
J. & Ralph 0. Brower 
Margo J. & A l lan  H. Nelson 
Ralph D. Bower eta1 
Francis E. & Revat Dennhardt 

F i l i n g  Date 



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 

w% NW% C. W. Be l l  12-28-1 923 
u& NW4 Lloyd E. & Carr ie  Hodgson 11-1-1926 
S& NWk & NW)4 SbR4 & SW3E NE4; At ra  A. & M i l ton  D. M o f f i t t  1-1 4-1932 
NE NW less 5 acs. John I. Bruning 1 1 -28-1 932 
E4 N R ;  & ES SE & NW SE Emma Gehrunq 7-30-1935 
& NR Aisee & Margaretha Bouwman 1 -3-1 939 
IJS SWIG & S& S& & S% S& Frank H. & L o t t i e  J. Bruning 7-8-1 940 
E% tlEk & Ek SEk & N* S% John 3.  , Hugh J., & Alva M. Dodd 12-9-1940 
SR NW34 & S R  NE & NE3r; Sb& Wm. S. & Florence Turley 9-4-1942 
N& N& John I. Bruninq 2-1 4-1 944 
5 acres i n  NEk N% Ernst  D, Behrman 7-1 4-1 945 
S& NW% & N& SW3G & SW3E NEk Beatr ice C. Pease 4-2 - 1946 
5 acs i n  NEk N% Ernst D. & Evelyn A. Behrmann 4-9-1951 
SEk NWII; & SbR4 N& & NEk SW& W. A. & A l l i e  F. Rhinehart 1-11 -1952 
1.48 ac. S& 1.65 U.S.A. 7-25-1 953 
N% N@i & S% NW36 Aisse Bouwman 12-30-1 960 
S% S% & N% SWk & SWk SE% Frank H. Bruning 1-27-1 961 
1.377 acs. S& NW34 L e f t  Hand Land & Water Co. 10-30-1 961 
1.377 acs. SEt N& L e f t  Hand Water Supply Co. 12-1 1-1961 
5 acs. i n  N E t  N\% John H. & Hedwig H. Meyer 9-1 1 - 1962 
2.4 acs. E4 SDG SI?G L e f t  Hand D i tch  Co. 1 -1 6-1 963 
NEk SW)G 1.30 acs. Algons & P a t r i c i a  J. Reining 4-26- 1963 
5 acs. i n  NEk N& Richard S. & Agnes M. Baker 2-25-1 964 
3.9 acs i n  NEk N#i Kei th R. & Mary R. Morgan 2-25-1 964 
N% NW+, & SWlG NW4-j S& NEL Aisse Bouwman & Gino Spruiel 1 2-1 5-1966 
SE4i SWlG & SbRi SEk Boyde B. & Ruth E. Bruning 1-1 7-1 966 
NWG NEk 40 acs. Howard D. Hunsinger 10-31-1966 
NEL NWk less 5 acs. John 1. Bruning 11 -22-1 966 
NR; N& 5.3 acs. Minie R. & Jenny Lee Van Arsdale 12-8-1966 
NEk N& 11 acs. Wi l la rd  3. Hurnpal 12-20-1966 
N& N R  10 acs. Harold Trey 12-20-1 966 
NE+ NW4 9.3 acs. Arason Brenker 12-21-1966 
5.3 acs. NEk Nb& Jenny Lee Van Arsdale 6-7-1967 
NEL N% 10 acs. Thomas D. & Carole A. Lynch 2-23-1 968 
S& NWlG & SW+ N& & NE+ S& O l l i e  F. Rhinehart 5-8-1 969 
N% 11 acs. A. G. Jr. & Virgeen H. Hedgecock 9-2-1969 
NDG NW36 10 acs. John F. & P h y l l i s  M. Olson 10-1 6-1 969 
NR; NW4 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 in' 
1904, and has farmed the area since tha t  time. The Dodd property encom- 
passes almost 200 acres, much o f  which i s  s t i l l  farmed. 

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 dairy for 
pasture and grazing. Mr. Corsentino i s  presently res id ing i n  Cal i f o r n i a  
and the Boulder Realty i s  advert is ing the property as ideal  f o r  res ident ia l  
development. The Ebel property includes a nine-hole go1 f course and 12 
homes s i t es  f ron t i ng  on Niwot Road. L o t  sizes are approximately an acre. 
The trend would seem t o  ind ica te  a qradual reduction i n  property sizes 
as res ident ia l  development moves i n t o  an area s t i l l  dominated t o  some ex- 
tent  by ag r i cu l tu ra l  use. 
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CHAPTER 5. LAND ECONOMICS 

Michael R. Tripp, Mani k Hwang, and Scott  Mernitz 

Information on land values i n  the area o f  the Dodd property are shown 
graphical ly on three attached maps. Figure 16 indicates changes i n  value 
between 1960 and 1970 expressed as percentages, and Figure 17 shows cur- 
ren t  appraised valuations. Data f o r  both maps were gathered from the 
Boulder County Assessor's Office. A t h i r d  map i s  included t o  record 
the owner-es timated values, and aski ng pr ices (where appl icable) o f  1 and 
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 evaluation by the costs o f  pi-oduction. 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  re tu rn  on h i s  investment of time, money, and e f fo r t .  

Once agr icu l tu ra l  land comes t o  be viewed as desirable f o r  res ident ia l  
purposes, the basis f o r  evaluation changes sharply. Not only i s  a d i f f e r e n t  
group o f  users and potent ia l  users involved, but  the c r i t e r i a  employed t o  
assign value to 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  services, 
and s i t e  advantages as a locat ion on which t o  b u i l d  a home. 

.There has been a continuing decline o f  farming i n  the area due t o  i n -  
creasing production costs unaccompanied by corresponding f inancia l  returns ; 
however, the resu l t ing  land use s h i f t  t o  pasture has maintained the low 
assessed values character is t ic  o f  Haystack Mountain i t s e l f  as well as 
immediately adjacent land including nearly a l l  o f  Section 28 during the 1960 
and 1970 period (Figure 16). The much higher assessed values, re f lected 
i n  the appraised values (Figure 17), on numerous small one-or two-acre 
parcels p r imar i l y  located on the f loodpla in of Lefthand Creek i n  the south- 
east por t ion o f  the study area indicate the conversion o f  t h i s  land to sub- 
d i v i s ion  and r u r a l  res ident ia l  development. 

This development, erhaps most d i r e c t l y  a t t r ibu tab le  to  the presence e o f  the IBM p lan t  1.5 m i  es southeast, has been of s u f f i c i e n t  duration and 
in tens i t y  to cause the other landholders i n  the area t o  readjust what they 
consider t o  be the market value o f  t he i  r land as potent ia l  res ident fa l  and/ 
o r  i ndus t r i a l  property t o  amounts several times above what even the best 
agr icu l tu ra l  land parcels would have brought based on the value of the crops 
tha t  would have been produced. 

Figure 16 reveals the two pr inc ipa l  patterns i n  t h i s  trend. The 
largest  proport ion of land i n  the study area i s  held i n  blocks o f  a t  leas t  
40 acres. A1 1 o f  the owners o r  rea l  to rs  hand1 ing  these propert ies (who 
were contacted) se t  values on them from $1,000 t o  $2,000 e r  acre, and i n  ! one case, $2,500 per acre i f  sold i n  parcels as small as 0 acres. The 
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other pattern includes a por t ion  of Mr. Ebel's property f ron t i ng  on Niwot 
Road as wel l  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  bu i 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 P l  anni ng and Zoning Comni ssion 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. 

I n  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 tha 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 also 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 Helen Louise Young 

The conservation or preservat ion o f  our natura l  areas necessi ta tes 
the consideration o f  changing land uses and values. Each area i s  unique 
w i t h  i t s  own soci  a1 , c u l t u r a l  , and land use changes a f f e c t i  ng fu tu re  de- 
vel  opmen t. 

The Dodd property i s  present ly  i n  a s ta te  of 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  cl imb the slopes o f  Haystack Mountain. Typi- 
ca l l y ,  as w i t h  o ther  areas on.Bouldergs f r inge, the t rend toward more i n -  
tensive occupance o f  the land has begun, Subdivisions are i n  evidence less 
than 2 mi les t o  the east. Someday i n  the near future,  the Dodd property 
may be subdivided and houses may poss ib ly  f lank the slopes of 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 of 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 b u t e s  o f  thds s i te .  More des i 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 t e ;  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  greenbelt w i t h  pub l i c  access allowed; o r  p ~ e s e r v a t i o n  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 Mountain to 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  inc lude marsh, ponds, a creek, grassland, slopes o f  varying ex- 
posure and a cobble-covered, conical  h i 1  1. Addinq 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 recen t l y  as December, 1969, John Dodd o f fe red  the  Un ivers i t y  o f  
Colorado the opportuni ty t o  purchase the  Dodd p r ~ p e r t y  as a study area, 
E f f o r t s  t o  i n s t i g a t e  the purchase were conducted by Dr. Robert Gregg 
Professor of Biology- however, h i s  e f f o r t s  to buy the property were unsuc- 
cessful (Appendix I V ~ ,  

The zoning p o l i c i e s  o f  Boulder County may a f f ec t  development o f  the 
s i t e ,  Boulder County planners have n o t  o f f i c i a l  l y  pro jected development 
for  t h i s  area. Presently a l l  o f  Sections 27 and 28 are zoned f o r  agr i -  
cu l t u re  except f o r  the S&, Section 27 which i s  zoned r u r a l  r es iden t i a l  
(Brigadoon Glen subdiv is ion).  The county's study o f  Lefthand Creek flood- 
p l a i n  zoning rev is ions may s i g n i f i c a n t l y  a1 ter de\relopme;lt w i t h i n  the 
area. Construction o f  homes, f o r  i nstance, may be p r o k i b j  ted w i  t h i n  100-year 
f loodpla in  l i m i t s .  



The Parks and Open Space Council o f  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  formu 7 ate a l i s t  of 
Propert ies which the counci 1 w i  11 suggest purchasing o r  preserving (Porreca, 
1970). The Council p resent ly  has no i n t e n t i o n  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 i cance  of the o l d  s e t t l e r "  cabin, the stone 
r ings  w i t h  which the Arapahoes' 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 
Colorado's ea r l y  h i s t o r y  warrant a c t i v e  i n t e r e s t  by c i t i zens .  

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 development must be considered. Local governmental and uni-  
v e 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--a11 o f  whom l i v e  near Niwot, Colorado, several mi les  east 
of the property. In terv iews were conducted w i t h  two of the  three brothers, 
Hugh and John. I n  addft ion,  John r e f l e c t e d  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 fe rence  i n  op in ion among the brothers 
as t o  the f u tu re  o f  the property. John wishes t o  see the property pre- 
served i n  i t s  natura l  s ta te  by e i t h e r  the Un i ve rs i t y  or some conservation 
agency. Hugh o f fe red  l i t t l e  information i n  the interv iew, therefore, h i s  
t r u e  a t t i t u d e  remains unknown. John Dodd o f fe red  h i s  observation o f  Alva's 
in ten t ions  t o  ho ld  the land i n  i t s  present s t a t e  on ly  u n t i l  the "best 
p r i ce"  was o f fe red  f o r  the land, whether f o r  r e s i d e n t i a l  development o r  
f o r  conservation. O f  a1 1 the Dodd propert ies,  the  p a r t i c u l a r  s i 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 f o 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 of Haystack Mountain, Mr.  C. L. Ebel , i s  p rop r i e to r  o f  the 
Haystack Mountain go l f  course. His fu ture  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 of 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  laon ly  a dream" a t  present (Ebel, 
1970). 

The aesthet ic  q u a l i t i e s  o f  the Dodd Property are evident. Stream- 
based land i s  a t  a premium n o t  on ly  f o r  recreat ion,  b u t  a lso  f o r  residen- 
t i a l  development purposes, Land developers a r e  qu ick  t o  assess t h i s  fac t  
and as urbanizat ion continues, t h i s  land w i l l  n o t  l i e  i d l e  long. If the 
Dodd proper ty  i s  t o  be preserved, prolonged ef for ts  toward t h i s  end w i l l  
on ly  r e s u l t  i n  a greater  cos t  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 hdstor ic  s i te .  
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SELECTED PHOTOGRAPHS OF THE DODD PROPERTY 





Figure 19 

The historic old settler's cabin i s  
perhaps the oldest house s t i l l  standing 
in Boulder County. I t  was built by 
Jacob Affolten circa 1859. ( P h o t o  
by Donald D. MacPhail) 

Figure 20 Figure 21 

An example of an old-style This property for sale east 
rail fence along the Dodd of Haystack Mountain i s  in- 
property. dicative of potential resi- 

dential 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 1 . 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. It con- 
tinues i n  a s t ra igh t  l i n e  across the base 
o f  Haystack Mountaf n 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  "Cn i n  
the photo. (Photo by Max Dodson) 
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NATURAL AREAS COMMITTEE 

Meeting -- January 12, 1968 

MINUTES 

The meeting was ca l led  t o  order w i 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.  Gregg was then referred t o  Homer B a l l  
to  discuss the f inanc ia l  aspects of 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 ined the fol lowing potent ia l  sources o f  funding: 

1. Sale o f  Univers i ty  1 and 
2. Development Fund 
3. State appropriations 
4. Federal Education Resources grant 
5. C i t y  greenbelt program 
6. Matching funds from Land and Water (use) Fund 
7. The Nature Conservancy 
8. Donation by s e l l e r  
9. Long-term purchase i n  small parcels; money from Ba l l  's 

o f f ice.  

After considerable discussion i t  was moved, seconded and passed tha t  
an appraisal be made. Mr. B a l l  said tha t  h i s  o f f i ce  had funds f o r  
t h i s  purpose. Bob Gregg i s  chairman, Kurt  Gerstl e and Be t t i e  Wi l lard 
are on the corrmi ttee. 

I t  was suggested tha t  the connittee 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 .  

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

OTHER BUSINESS: 

BOULDER - GRANBY TUWPIKE : 

The imminent danger o f  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 Boul der-Granby Turnpi ke was emphasi zed. The c o m i  t t ee  voted 
t o  send a wire t o  Governor Love, urging him not  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 a1 ternat ive o f  cars r i d i n g  "piggy-back" 



through the Moffat Tunnel - a proposal tha t  needs t o  be mre fully invest i -  
gated and pushed i f  feasible. It would c e r t a i n l y  be a unfque experience. 

FLORISSANT : 

The statement i s  readon on (s ic )  F lor issant  and w i l l  go t o  appropriate 
State and Federal pol iticdaris, Th is  fs the tdm for  Baadivfdual eorres- 
g~ondence wB t h  Dom'B'n 'B'ck, 

Respectful l y  submi t ted,  . 

B e t t i  e W i  l 1 ard, Secretary 
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MEmRBNDA FROM ROBERT E, GREGG 



"m: 8% 1 members of the Pam1 ty of the Department of BSology 

FROM: Robert Gregg 

SUBJECT: The Dodd Pvspesty, 

As a member o f  the NATURAL AREAS COMMITTEE, H have worked for  more 
than four years t o  Rave the University acquire the parcel of land be- 
longing to the John Dodd Family, 

The object of' these act ivi tfes was t o  secure a sizable t rac t  rwcaeo to 
the University and i n  the plains vegetation zone (an area Bn semi-natural 
s ta te  that would q u i  ckly return to natural condi tions when vacated by 
grazing) that could be used by members of our department for  bachfng and 
research in vary9wg aspects of f i  eld biology, 

These object! ves were t w i  ee unanfmousl y and enthusi as t i  cal 0y endorsed 
by the staff  in bis8ogy, and 1 was directed to proceed with negotiations, 

%Re Infomation was prepared i n  detafl for  %Re consideration o f  the 
admini stration, fwjce we were given an encou~agi ng reception and Qel t 
there was a real possibi l ley that  something def int t ive would be accompl ished, 
B u t  when i t  reached the pojwt where the University was asked to take posltive 
steps we were turned down (a pattern wholly eonsf stewt w i t h  i t s  past per- 
Pamance where Bjslow i s  concerned), 

PJ(IP l a s t  l e t t e r  to the administratjsn, that i s  to say, Eugene Wilson, 
D4rectos sf Business Affairs, s e t  forth our re uest and our needs, and was 8 to have been signed by Robert Pennak, Askel 0 IL ve, and myself as cha imn  
for  the negst$at~ows, Dr, k8ve refused t~ slgw, because, amng other things, 
.I[ had not made a request also for land to create a botancial garden, This 
Bast point i s  entfrely frrelevawt to the objeettve we had followed, The 
l e t t e r  was redrafted, signed by Pennak, and by Gregcj, and sent t o  Wilson, 
The l a t t e r  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 sther avenues of appmach, Hn fact., he said, what we needed was an 
O Angelo to  provide us w4 t h  required money, (TRBs Bs not news:) 

A t  the meting of the W o A o C o  on N a x h  2% of th is  year, Dr, L S V ~  a t  
his request, appeared to present his vfews on the question oP obtaining the 
afore-said D2dd property, B quote from the minutes of th is  meting which 
record Dr, Lave6$ coments, 'We stated unequBvocal9y that Re could say 
nothing about the Dodd Property as a representative s f  the Biology Depart- 
mwt, He was f l m  %n his C O W V ~  ction that  he was i n  no position to repre- 
sent what the Biology Department wants since i t  i n  in the pmcess of workfng 
o u t  i ts  gloals a t  present, We cited Ws l e t t e r s  wrttten to Dean Manning 
about the property, awe which he wrote On March 8948 and one which Dr, 
Gregg wrote i n  April 1948, Clalms that  Re d i d  not  know anything about the 
second l e t t e r  as Chaimn,  and t h a t  the second l e t t e r  was written as though 
4 t were representing the Biology Department, We was theq asked what his 
p@rsona% opin8on of the land was, He had two spccffic comnts :  1)  Bt i s  



too f a r  away Prom %Re campus 2) It has no usefulness from the botandcal 
po in t  o f  view. He a lso f e l t  that  the Universf ty should fnwest i t s  maey 
f i r s t  I n  equipment f o r  expevimewtal b io logy ra ther  than i n  land acquis i t ion.  
A short  discussion resu l ted  I n  whDeh the  or igdnal  purposes o f  the Corn i t tee 
were reviewed: To b r i ng  together people on the Uwive~sBty camus who had 
a common i n t e r e s t  i n  envimwrnental issues, ulse land use, planning, end pre- 
servat-ion o f  natural areas,' 

A18 my correspondence w i t h  Mr, John Dsdd and ~ 4 t h  the U w % ~ e ~ ~ i t y  A h i w j s -  
t r a t i o n  has been turned over t o  D r o  Be t ty  Wil lard, Secretary o f  the N,A,C, 

I have w i  tkdrawn from a1 1 f u r t h e r  e f f o r t s  t o  convince the UniversOty 
of the des l rab i l  j t y  and the neeesslty o f  obta in ing the Dodd Property, P 
regre t  to say t h a t  the rea l  losers  i n  thds Blasco are the Depavtmnt of 
B io l  ow ,  t he  Universi  ty  o f  Cel orado, and the present and futuve students 
and classes in f i e l d  b io logy who desperately need an outdoor laboratory, 

B might add as a postscr fp t ,  t h a t  the react ion o f  the Csm4ttee to 
Do*. LoveDs presentat ion has been, t o  pu t  i t mi961y, one o f  utter astonish- 
mnt and amazement, 



DODOS L A U  PASTURE 

"Location: 2 l / 2  mi les  west o f  Niwot, Colorado 

Legal Descript ion: T,2N - R,70W,, Sec, 29-28 (por t ions o f )  - Appmx. 192 acres 

Elevat ion : apgrox, 5240 ft, 

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

Geography: v a l l e y  o f  Lefthand Creek, pass fag Just  south o f  Haystack Mountain 
pemanent stream 
moist  stream banks 
spr ing 
d r i e r  r i v e r  benches (above water tab le)  
ponds (water f i l 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  l lway 
s lop ing base o f  Haystack M t a  

F lora : sparse cottonwood bottom1 and 
meadow 
pasture 
spr ing brook? 
upland p r a i r i e  (would be under nature condi ti ons) 

Fauna: has n o t  been i n tens i ve l y  invest igated,  bu t  w i t h  the va r i e t y  o f  
ecological  condi t i s n s  (and especf a l l y  the presence o f  pemanent 
mofsture), 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 regenerab,  Wi ld ducks 
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 u s  cabin ( logs wf t h  t i n  r oo f )  s t i l l  
stands on the s i t e ;  I t  could be preserved and would pro- 
v ide some archaeol og i  sal  o r  s s c ~ o l s q i c a l  i n te res t ,  

Signif icance: w l 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 Band i s  protected i n  pub l 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 l e  should be preserved a so. This 
type o f  land does no 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  f s m s  t h a t  exceeds some mountain 
areas, espec ia l l y  the h i  qher a n t i  tudes, The parcel o f  land 
near Niwot o f f e r s  an o p p o r t ~ n i t y  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 y and a v a r i e t y  o f  hab i t a t  
$oms. 

i' 
Ownership: Mr, John Dodd, and h i s  two brothers - Wiwot, Colorado" 



'"se of: tke site: a t  present, vepbal permission, sbtalned i n  9960, f rm 
the owness, i s  s t i l l  I n  force; use i s  1 trni ted t o  small 
CB asses, however, w i t h  due ~espect  for the owne~@s 
interests, 

Outlook: Mr. John Dodd i s  in-ikrested I n  selling a portion o f  the l and ,  but 
w i t h  the hope t h a t  the new owners would preserve f t s  natural 
features and use f o r  scierttffjc purposes, Me ds also dnterested 
d n  having the Uwiversjty acquire and preserve the unBque featuveo 
of this 1 and, and use i t  for research and fws&~uctiona% purposes, 
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UbIIVEWSITY OF CBBOMW 
Business OFf 4 ee 

Boulder, Colorado 80302 

Off i ce  sf the 
Vice Pms%den% and 
Bus%n@ss AfffaB r s  
and Yreaoum~ 

PROM: Wmer Bal 1 , Busd wcss Manager 

WE: b d d s  Lake P ~ S ~ M W ?  

mABter our esavematdon ow Becamber 15 about. acqu9s8t~ow o f  the 'Doc98 
property, B have done some fuv%h@r checking, To review the  various p o s s i b i l i -  
t ies we discussed: 

Gift, Attached $s ssme infomat8on about acqufs3 t i o n  by the [)odd 1 0  - 
family, They must eertaBnly have q u i t e  an apprecia t ion  i n  the land and 
would face  rather heavy ca i%aB gains taxes d f  they sold ,  I be l ieve  a par- 
t i a l  s a l e - p a r t i a l  g i f t  or  ! i f e  e s t a t e  arrangement (except  there would be no 
income from the land unless  a c a r e t a k e r  s a l a r y  could be arranged) has psssi- 
bili%%es and I will ask PIP, Dwight Roberts t o  call you about f u r t h e s  in fo r -  
mation along these l i n e s ,  

2, Purchase, The two Uwlversfty aceourits wklck n ight  be used a re  
both pl edge funding of Physical Se%ence Research Building No, 3, 
I know of no ava t l ab le  funds QOP the purchase, 

A g r a n t  4s a possfbi  1% ty, H suppose, b u t  I am not knowledgeable i w 
t h f s  a rea ,  

Ansther p ~ s s f b d l  day 4s the s a l e  OF some ppesently owned land, such as 
the East  Campus Arapahoe frswtege,  t o  ~ a i  se money t o  buy less expensive I and. 
You should probably dBscuss such an Bdea w i t h  Mr, Jim Bowers, Planning D%wc- 
t o r ,  

3, Lease - Purchase, Bf adequate c u r r e n t  funds could be prevfded 
f o r  rent, the Un%versi ty could a t  l e a s t  t f e  up $Re land by a lease-purchase 
ag reemen to 

Perhaps some c~rnbBnatOon of two or o f  these ideas mflqht be Be- 
vc 8 oped , 

B f  you (or the Corn% t tee) feel the prospects  f o r  aequ i s i t fon  a r e  good. 



enough, we should Rave an appraisal o f  the Bawd made, 1 can arrange for 
(and pay for) such an appvalsalo 

Any land  sale sp- pna~chase would require prior approval o f  the Regents 
but  could be tentatf vely negotiated if fuwdjwg were i n  sight.  

Flnal %yo a1 though your and the Corn i tbe  would recommend the acquis i -  
elon BOP long t e rn  natural a m &  useo ( f  tk wpr- i~e  1s r'ight' the ecgufoftion 
could be p a r t t a l l y  gusetf%ed as a good Pwvesfmemt, 

Pl  ease l e t  me knew Of H my he1 po 

Ens1 osure 

Hsmar Bal 1 
Business Hanager 



UNBYERSIVY OF COLOMBO 
Buslness OfTPce 

Boulder, CoBarads 80302 

Of f i ce  o f  the 
Vise President f o r  
Bus1 ness A f fa i  rs 
and Treasuver 

00 
March 1 , 0 948 

"EWRAW DUN 

TO; P~s fesso r  Robert Gregg 

FROM: Homer Ball ( InPt ia led HB) 

WE: Dodd Farm 8cquPs%tdon 

Mr. B~wers has Pound two sources o f  federal grants which might work: 

1, Open Space bawd $v=ogram, HUD, 58-50 matching grant 

2, A 1 and asquis9tion progrm under Tf t l e  1, Qffdce s f  Education, 
HEW 

He i s  inqu9rimg fu r ther  i n t o  these programs and w i l l  get a k t t e r  
idea i f  th@ Dodd acquisIt4on csuBd meet the e ~ j t e ~ i a ,  

Attached i s  a fiwanclal scheme whf ch must be cheeked 'by someone more 
knowledgeable than 8 for  legality, feasibdldty, etc,  I am sending Wight 
Roberts a eapy fop ver9Qtcat9sn by hdm or by Bean King, 

I n  the meantfme, if you t a l k  t o  Mr,  Dodd, 1 suggest you f nquire of 
him i f  he would consider Peastng wBtR  an option to buy, You could explain 
tha t  i t ~ $ 1 1  take months t o  secure assurance sf total  funds and accumulate 
suPPBeiewt cash t o  make &Re f t r s t  y e w  payment, (1  assme he w i l l  d e f i n i t e l y  
not want t o  take a l l  the money i n  owe ycay, The income tax would be exorbi- 
tant,) The shortest Iei3~se muPC9 be one year, two might be prefe~able.  Of 
course, the pupchase ~ P % C C  would have t o  be ~q"v2eable t o  hlme I am not  
sure what the lease payment should be--perhaps up to $2,000 a year would be 
about r i g h t  for  a lease t o  graze cattle o r  horses, The lease arrangment 
would gafn us time t o  apply for a grant and radsc o u ~  p a r t  o f  the money, 
I assum Dean Manning would be l i k e l y  to al locate the funds f o r  a lease if 
he feels  our chances for a g ~ a n t  am reasonably good and tha t  the attached 
scheme i s  veasowabl e, 



halys i  s o f  Poss? b l  e Wndlng 
Dodd Farm Purchase (192,573 acres) 

March 1, 1968 

"1. Assume C.U. can acquire f o r  appraisal f igure  o f  $96,060 
Puvchase prB ce (indd cated) f o r  200 acres 

O r ,  say $90,000 cap i ta l  gain 
O r ,  taxable long-term gain o f  (taken I n  one year) 
Assume addittonal annual income o 

Tax would be about 
Producing $80,000 net 

2. Assume take payments as $08 9ms 
1 s t  year $28,000 (taxable long-term gain $1 3,000) 
2nd year 28,000 II n n a 81 

3rd yeas 28,006) I 0  II II DD 08 

4th year 12,800 I# 
II 1 m 6 pnOO 

Assume addi t iona l  inerne of $5,000, then i n  f i r s t  3 years 

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

Producd ng $84,620 net 

Unfortunately, the i n t e r e s t  earntng avai lable by taking the wet 
On one year may equal o r  exceed the tax savings, 

I t  does not appear t h a t  a papt iat  g f f t  arrangement would be bene- 
f i c i a l  t o  Mr ,  Dodd unless h i s  other income 1s s i i j n i f i c a n t l y  greater than 
the assumed $5,000 per year, 

If we assume no g i f t  and a $96,000 purchase prdce, and fu r ther  
assum we could get a 50-50 matching grant, the Univers i ty  would have a 
goal of $48,000 t o  raise. If' the payments could be spread over 4 year$ and 
O f  we had a one year lease, i t  might be possible t o  a1 locate t h a t  much mney 
f rom : 

1 , Weseare h overhead? 
2, G i  Pts v i  a kvel  oprnent Foundat% ow 
3, Purchase o f  Land account 
4, o%her sources - speeiPOc appropriation from the Senate? 

In sramary, B must a&$ t t h a t  H m not  hopeful o f  success i n  t h i s  
progect."' 



APPENDIX V% 

NEWSPAPER CLIPPING - HISTORIC CABIN 



Bou!der CounPl's Oldest Cabin 
By Marltee Mortm 

~ e p s  than two miles from that loft. and 11 was pmbb ly  quite ~~.~ 

epitome of the computer-age, the a house i n  its day. 
IBM installation, and right next CewinlY i t  Was considered 
door to that testimony to mod- nice emgh.  i n  lhe WJO's. for the 
ern leisure. the eolE course. Hayden Geological Survey to 
;,an&- a--Galh&ei- jog -&,in: headquarter there while i t  sur. 
circa 1859, the year of me ~ 0 ~ 1 -  vcyed for silver. gold, ml. l l m c  
dcr County auld discovery. stone. ctc.. and prophevied oi l  

This year i t  is 108 vears of age. 
the oldest cabin sti l l standing i n  
Boulder County. Used as a dwell- 
Ing place until 1940, it also bears 
the distinction of being the area's 
longelt-inhabited pioneer home. 

To bring this timing into w r -  ..- . ..... - ----- r-- 
sp&ve. take a look at 0culder.s 
situation at that time. Boulder's 
first ~ruspectors arrived i n  1858. 
and i l  was i n  1659 that the lirst 
c i tv streets were being laid out 
and the first cabins being built 
along Pearl Street. The Pearl 
Street cabins have lone since . .~ - ..... . 
ca$itu~aied to progrcssI - 

Boulder's oldest cabin is lo- 
caled just off the Niwot Road. al- 
most due south of Havstack Moun- 
tain. and the 160-acre tract on 
which i t  was built is still intact. 
I t  has been owned since 1940 by 
John. Hugh. and Alva Dodd. who 
farm land in the Niwot area. 

Because i t  was so recently in. 
habited. the cabin mingles the 
vcry old original materials with 
materials of modern vintage. 
Square nails gave way to round 
oncsas improvements and repairs 
wcre made over the years. An 
addition madc of boards was 
added. along wilh a front en- 
trance. a cement sidewalk, and 
some cement "chinking" replac- 
ing original mud plaster. The 
cabin is quite nice inside. with a 
brick fireplace. boarded walls. 
several spaciciur rooms down. 
stairs. and en  upslaln sleepinn 

wells. 
This was during the Civil War. 

and while the war was being, 
fought. this counlry was hunger. 
ing after the neutlv discovered 
gold and contendind with Indian 1 
uprisings i n  this area. Soldiers 1 
wcre sent to Colorado lo' put 1 
down Indian uprisings. and i t  
was on this tract that Ule soldiers 
wcre stationed. i n  army tents. , 

At a later date. ' Niwot area 1 
residents used the cabin for wcd- 

dings and funerals. because the-- , 
was no building i n  Niwot large I 

Boulrlor Couniv's OUrsf Qbin t ~ 0 ~ t . 1  
while President. had cauicd 
lclters tu be made patent by thc 
Gcneral Land Office in Washinp 
ton i n  1860. Colorado was stil l a 
territory. 

Bv this time. however. Affolter 
hud deeded the land lo Christin 
Nclson 118721, wilh thedccd bean# 
rccordccl in 1878. two ycan alter 
Afloiter'r oknership was record- 
cd. Such informal trading con- 
trasts aharplv wilh today's 
vcry proper and quickly recordcd 
rcal  cstate dealing. Today's 
land is far too valuable for anv 
possible slip-up on who owns i t  at 
wbat llme. 

I n  1801. the cabin c h a ~ e d  hands 
again: this tlme th t  ' Gehrunq 
brothers purchased it lor $3.000. 
The bqvs took Uloir Uwc sisters 
i n  in 1960. by menna ol u quit- 
claim deed which yielded cach a 

11 5 interest i n  the properly. 
Niwot area residents rcmem- 

bcr some lively parties at the 
Cehrungr. The Gehrung name is 
lamiliar i n  Boulder: Emma 
t;aught until her recent death: 
Estella was a stcnngrapkr and 
later became assistant editor of 
the Steamboat Springs newspa- 
per: and Adisl became a MtUrC 
artisl of national slaturc. (She 
now llvey i n  Calilornia.1 When 
the l k h r u n p  moved tu other 
homes. they rented lhc cabin. 
and the last people l o  live i n  the 
huuse were Mr. a+ Mrs. Ed 
Hurtzelcr. 

The Ilur(rclem. who operated 
a rhirv farm on the property. 
arc &tired nmv. but they st i l l  
live i n  the neighborhood. Mrs. 
Hurtrelcr recalls that thc cabin 
may have becn a b i t  chilly. but 

they had heaters ol one kind or 
another i n  all the roans. Boul- 
der's nutwiour winds. huwevcr. 
didn't worry her. "Thouc walk  
arc sturdv." shc declares. 

Today the cabin slands alone 
amid the bees and weeds that 
grow aldng Lcft  Hand Crcek. I1 
shares i ts quiet sctting. and iLr 
historical importance. with 
"tcpee rings" which oldtimers 
say still exist from the Jays the 
Indians camped along Left Hand 
Crcek. "Tepee rings" arc circles 
of stones the Indians placed 
around the edges.of lheir Lents. 
I f  you have an exploring bent. 
yu"might likc to find Ihem. 

Indebtedness ir acknowledged 
to Rudolph Johwn. 73S 16th. re- 
tired Boulder Iawycr and former 
state leqislatnr. who supplicd 
mueb ol this information. 

enough to house such events. - - - --- 
To go back to the bcg~nning. 

thls is not a plew of homesteaded 
land lThe Homestead Act was 

1 
enacted an 1862 Rather. i t  was I 
an earller grant from the Unlted 
States government to a veteran 
of the War of 1812 Charles Wal- 

I 

Boulder's efdeu tabla L located 
"call balf, #wtbca8t q u m r .  
an4 .ocIhmt quarter of sat, 
eau quancr aod n o r t b u ~ t  quar- 
ter d the #outbwcst.qu~ner a l l  
i n  Sectlorn 24. Towamhip Z North. 
b n g e  70 W." You can i lnd 11 JIIU 
mootb el lhyarack M w u l r  


