7. App_roximately 1971

Lessans “=nm 3 reenbeit Praaram
3oulder. Chlrradn

Faced with thz orobiens nf s rawl. destruction of scenic areas ind
loss a7 identity, ncw does 3 ciitv a0 about Sresarving those natural features
which initiallv made it unigue trom all ¢ther cities? How dnes & citv
retain a nroximity to natural areas? What sclutions are there to the dis-
turbing directions in which cities are movina in zbsorbina. tiiling, hull-
dozing and otherwise devourina the natural landscace arnund its berders.

Boulder, Colorado is answering these auestinns in nart hv means
o7 a Greenbelt Pvparam. The zroqram establishes sub-community identite.
nireserves natural oren areas in arsximity to resident1a1 areas. nrasaerves
vistas from within the community 2nd offers covortunities Tor~ cantazi with
nature richt at our doorsteo. It is tco snon for Tinal evaluation of tne
4 vear old nroaram, but it can be termed a success just on what it has

accomnlished so far. The following descriction of the Boulder %reenbelt

Prgaram mav be helnful to 2lanning 2ersonnel in other c¢ities.

BOULDER'S SETTING
Boulder is a council-manager governed home-rule c¢itv 30 miles
northwest of Denver. It has an area of 13 scuare miles with 1 =2gnui=ation
07 nearly 75,000 includinag 21.070 students at the University of Coloradn,
Uninceorooratasd areas nutside the citv Timits are qoverned bv the 3-man
Erad nf County Commissioners o7 Boulder Countv. While tne city has some

extra-territorial clanning 2owers b use n7 water and <awer revocabie ~ermit
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extensinng, 1t is demendent u-~on zoo~esation with county planners and th



cormissiorers to achieve lastin- raesuits th-ouah zenine :pd (:ng use

~a3ulazinns nutsida the cidy.
Bouider s onme of a sariss o7 cifias lacated an the Colorade ~ied-
mant, where the Yonthills of the frant Riange o7 the Rockies meet the alains.
dominant qeogrannhical feature is the mountain backdroo tn the west of
the ¢itv, This pbackdron is a cantinuous north/south barrier with anlv a
Tew canvans which -ermit roads. The cost of develaoninc 2n this steeo
Pacidron discouraced most develooment until the affiuence of the late

1950's. As Boulder grew, so 4id the desire of peoole tn locate above the

citv Tor a view over the olains.

WHY GREENMBELTS
Provision of nark Tands and onen szaces have alwavs been important

to Beulder residents. [n 1889 Boulder was arantad 2,000 acres of Tcothills

land by Act of Congress and over the years citizens were motivated to
donate land to the Mcuntain Parks svstem.

After World War I sark lands were reouired to be dedicated in new
subdivisions within the citv. But it became appareni that private lands.
customarily taken for granted as parti oT the citv's scenic foothills back-
around on the west, might soon be bristling with houses, or cut bv roads,
aravel nits or same other tvoe of scarring that would destrov their natural
scenic value. Boulder's nopulation almost doubied betwesn 195C and 1960
and orassure was mounting to use scepic and open areas for housina as the
cit¥'s emnloyment base was racidlv exsandinda.

A charter amendment nassed in 1958, known as the "Blue Line."

cronibited citv water service abave a certain elevation. This slowed down



foothills subaivision, bus did not ston it. A soecial bond issue in 1964
nermitted the citv tn surchise a threatened mesa south of the citv. but

this was a one-shot Jurchase and rezuired a major effort Tor a sintie
oroperty.

During 1965 and 1966 citizens were asked Tor coinions through various
nuestionnaires on desirable features to be incoroorated into a revised
master nlan. It was almost unanimously suggested that the foothilis be
praserved without develooment and that open snace be used tn keep Boulder
visablv a separate community from other communities, includina the ex-
panding, uninterruoted complex of Denver communities.

Research and various studies now confirm the fact that public
acquisition of open snace not only serves aesthetic nurncses but, sur-
nrisinaly, it has been learned that in most instances it is more economical
than allowing the pronerty tc be develcped. This is esnecially true where
proovosed densities exceed cne unit per acre. The reoccurring canital
cutlay for items such as schocls, transportation, utilities, oolice pro-
taction, etc. will exceed the cost o7 acauiring oven stace.

We are continually beina made aware of new benefits of orpen soace.
A few of its benefits and ournoses are listed below.

1. Aesthetics

2. Economyv

3. Protection against urban sprawl

4. Protection against other undesirabie effects of develooment,
such as crime, nollution inconvenience, etc.

5. Recreatian

6. {lood control
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3. Earthcuake suscertibility conurnl
10. Wildlife areservation

11. MNature education

12. rire and fire damage control

13. Natural resgurce conservation

14, And manv others

[f the cost, or actually the financial loss, caused by develooment
were added to the costs of nracrams iike “laoad Control ¢r Recreation, it

shouid be obvious that ogen space is a aretty good buv.

ESTABLISHMENT OF THE GREENBELT PROGRAM

In early 1967 the Boulder Parks and Recreation Department prepared
a summary of desirable features and nossible uses of 20 acras that might be
included in a greenbelt. The Department also prepared a slide show, "The
Yalue of Green," and presented this orgaram to community organizations.

The real imoetus came when two foothills Tand owners ~resented
subdivision developoment plans tc the Countyvy Planning Commission. If
acproved, these two Targe devalopments would have ended greenbelt hones
for a major cortion of the mountiin backdrop immediatelyv adiacent tz the
citv. In view of the emphatic opposition from the City aqcvernment and
from many individulas and citizen arouds, the Countv Plannina Commission
tabled the reauests.

Greenbelt sunnorters went into action. A conference was held nn
"areenbelts, whv and how?" The conterence was sconsored bv A citizens
rroun, PLAN-Boulder, and s-eakers came from the Cityr and County government,
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the Ceinrado Qoen Stace Coordinatineg Councit. the Colarady Decartment of
‘ame. Fish and Parks. the Gureau of:Wutdoor fecraation. cianninaT consul-
zants and others.

Within a month the Citv Yanacer had met with Toothills oronertv
owrars and county renresentatives, beltevinag that the ¢city should take the
initiative in forestalling develonment. Bv the end nf ancther month.
the Citv Manacer and his statf had nrenared and cresented to Citv Council
an ambitiqus imclementation orogram for Greenbelts and Major Thoroughtares,
He called for a 1% Sales and Use Tax to finance the two zrograms. recom-
mending that 40% of the revenue be earmarked tor Greenbelts and the re-
maining 60% for Thoroughfares. Ccunled with this was a mandatorv 2 mill
decrease in the city oropertv tax levv. City residents were alreadv
maving a 3% State sales tax and 3 1% City sales tax, so the zrozosed
additional tax would bring the total city sa}es tax to 5%.

"Citizens for Greenbelts" was organized immediatelv after this
proposal was made public and for two months its members, as well as all
9 Citv Councilmen. camopaigned intensively to sell the program to citv
voters. They orinted and distributed green bumper stickers (GREENBELTS
YES), held coffees, encouraged letters to the editor, and arranged tele-
chone chains to sorzad the facts.

At the November, 1967, municinal election the sales tax passed
by a 61% majority (over 80% of the eligible voters turned out for the
election). 1In an era of citizen tax concern, this was an overwhelming

demgonstratian of suppoart for what the additional oenny tax would buv.



TMELEVENTATION OF THE GREENBELT PROMGRAM

Since the sales tax went intp eftect oan January L., 1963. imeie-
menzation of the Greenbelt Proaram has moved Torward nn twn fronts. A4n
a~rassive land accuisitian croaram in hizh 2riority areas has been carried
sut bv the Citv Mananer's advisory committee. At the same time the Plan-
ning Decartment has Iooked at the long-range imelications of the orogram
in planning Tor the Boulcer Yallev and incornorated the areenbelt as 2art
07 the jointly orepared City anda County Comorehensive Plan Tor the
Boulder Vailev.

iLand acouisition: 2rocedure

Bv Februarv 15, 1968, onlv 45 days after the sales tax became
effe;tive, the Citv announced that almost 100 acres of high oriority
foothiils Tand has either been purchased, condemned, or promised to the
city. Shortiyv after this the City Manager asked the City Council to
anpoint an Advisory Committee on Ooen Space consisting of members nf the
city administration involved in ooen space (Dirsctors of Planning, Parks,
Public Facilities and Finance), 1 councilman, at least 3 citizens. and
the County Planning Director. This committee has the resoonsibility of
setting rolicies on objectives for the Greenbelt, designating nriorities
for future land acouisitions and directinz neqotiations and curchase of
Greenbelt lands.

The Advisory Cormittee set ceneral oriorities as rirst, mountain
tackdror; Second, scenic mesas: Third, creeks and streams; Fourth. lakes;
and Fifth, connecting links. Within this general breakdown a noint rzting
svstem for evaluating land was devised. Poin%s arz assignad on the basis of
aesthetic features. urban shznint features, servics tn urban needs. fiood

control, acnuifer racharge, earth-uake susceatiblity. unsta=zle slnpe, and



whrather ensuch nf the ar=2a ramained n tact aid undeveinced o be o7 wilue.

=

The abnv2 Tacinrs are viswad Tn cnniunciion witn 1°nd cost. size
~7 ownershiz, ontential sassiveraecrsatinnal nonortunities, dansity of
~iznned oooulation idjacent to sites, number of <eocole who wili benefit,
and comorehensive vlan considerations. Most imaortantiv, availabiiity
ot 1and as offered by the owner has keved the timing nf the maicrity of
curchases. When it is u2 for sale we attemot to be there first with our
interest and our money.

In establishing the svstem n{ prinrities the city consulted with
Professor Philip H. Lewis, Jr., Direcior of the Environmentil Awareness
Center, Schonl of Natural Resources. University of Wisconsin. In his

Recional Design for Human Imnact, Lewis concluded that there are aesthetic

and cultural values in an ooen szace brogram which tend to croup together
in distinct patterns which he calls "environmental corridors." Those areas
having the highest number of values should be given highest =zriority in a
nreservation program. Agplication of Professor Lewis' crfteria to the
Bouider area reenforced the oriorities reached by the Advisorv Committee

on Ozen Soace.

Having identified a potential ourchase and reached tentative agree-
ment with the owner(s), the Advisory Committee then recommends to City
Council that the Tand be acauired. Cityv Council has ¢iven the City Manaqger
authority to make land ourchases, but reviews the Advisory Committee's
Tindinas and gives the sanctinn nf City Cnuncil to negotiations. The Green-
belt Plan was initially asproved by Council and used in the presentatinn
07 the program to the citizens so it is simply identifying snecitic parcels

within the total context.



f-rraisals anl resatiations 22 carried ault by the Civ Lard O7fficer.
Ha is knowledgeable in land values, aorraisals and in the vi~ious rethods
o7 accuisition ooen to the citv. Ail auestions concernina lird already
accuired cr uncer consideration are directed to the Land 2fficer tn elimi-
nate convusion for the oublic. He also serves in the surchisz of land for
the Majnr Thoroughfare Program as well as an "in-house" consultant on 21]
matters relative to real estate such 3is zoning 2nlicies, annaxations.
real oproperty canital imcrovement and so forth.

When he has comztetad negotiations, necessary legal documents are
crenared by the Citv Attornev and executed.

In July, 1971, a Greenbelt Procress Renort was issued in the farm

nf a brochure sent to 411 residents in their monthly municical water £ill.

It showed the following progress of Greenbeit land acguisition:

Area Designated

as Greenbelt Area Acauired To Be Acauired
{acres) {acres) o acres)

fountain Backdron
(not including »re-
existing mountain
parks) 2,900 2.400 500
¥esas, ridges, land
arcund lakes and
connecting Tinks 7,400 1,600 5,800
Lakes 1.900 1,300 600

TOTAL 12,200 ' 5,300* 6,900

* - The freenbelt Program has accounted for 2,500 acres of the 5.300
alreadv acauired. The remainder ore-dated the progran.

Land acauisition: finances

Land is acouired b» :urchase. bv Teasina, bv ootion to ourchase. and
b condemnation. Condemnation js viewed as a last resort following unsuc-

cessful necotiations. It is used onlv to orevent develocment 2r scarrin<



“hi: is eminent. Thre: nercals nave recuired court action.

In a tvricai ac-uistian ’a;: 27 the iand is -~u-chased outr:tht nd
rart 1s ootioned, with the city acsuirina control over the totzal zarced
at the tinme of the initial purchase. For examzie, in ore acauisition of a
50 acre area parcz2i: the c¢itv agreed to pav 32.000 an acre, 310,000 was
caid in 1968 for the first 5 acres =lus 34,500 advance vavment on the 45
notioned acres. £Each year as the o2tion cores us an another 5 acres,
$500 of the advancz payment will be used and $9,500 additional will be
paid. The City so far has paid no interest on the ootions. We cay the
traperty taxes on the optioned portions until we take cantirol znd request
the County Assessor to take it off the tax rolls.

This method of lease/option secures iand at a fixed arice for
future payment and may 2rovide a tax advantage for the seller. Costs have
run Trom $1,000 oer acre to $3,500 per acre. Higher priced Tands werse
those in which develooment was imminent and a Tower price could not be
negotiated. .

Revenues from the 40% of the 1% Sales Tax. about $500,000 in 1$7C.
have not been adequate to purchase all a9f the highest sriority land as
rapidly as desired. To supolement the local acgquisition program, the Citv
has applied to HUD for four grants under its Goen Scace Land Program. Grants
of §172,000 in 1969, $564,000 in 1971, and $356,000 in 1972 were m2tched
with city funds and used either for ourchase or for early exercise of ootions.

In the November, 1971 election bonding for greenbel® was anproved
bv over 78% of the voters. A two milliaon dollar issue was released in

December, 1972 leaving a bondina carcacity of eight million. A second issue



v 11 be cansidared in 1974, The bond intebtednass is cetired T sales
tax “rnceeds on A twent: cear scheduyls.

Baniina is Taveored because it is Teiv that land sricas will es-
ca:ate faster than bond interest rates. Current -urchises would be ozaid
Tor by tuture residents who would be benfitinz Trom the Gfeenbs]t. One
crooi2m to be faced in proocosing a bond elaction is whether to soecifv
rirticular land tracts for 2urchase or to progose a blanket authorization
or ~urchases in the total oreenbelt. The latter is favored because of
the difficulty in determining when ground will be availabie.

Land acauisition: =oianninz

During 1968 and 1969 the City and County Planninc Derartments
coocerated on the Development of the Boulder Yalley Comozrehensive Plan,
cavering 58 scuare miles including and surrounding the city of Boulder.

As a first sten, alternative concents for develooment of the Boulder
Yalley were presentad at many oublic meetings and community grouos.
The concept with the greatest citizen supoort was that of a series of
sub-communities separated and shamed bv greenbelts and other naturai
barriers.

The sub-communities are shown on the plan as areas of constant
densitv. The concept of "density transfer™ is an integral faature of the
Comcrehensive Plan and -ermits the "constant densityv” to be realized.

Bv following this procedure the landowner is allowed to develoa a total
residential density of 4 dwelling units per acre, but if he agrees to

leave desirable natural ar=2as as o2en soace and go Planned Unit Develooment
he is cermitted to develop at a maximum of 6 dwelling units ser acre. There

is no limitation on buiiding tvzes as lonn as the site olan is accentable.
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Density Cranst2r is 1 matar tethed a7 achuirine Tinear greenwavs
~ynninT through the sub-commurities sind lin<ini homes with schanls. farks
creendelt and shopoing facilities. Dedicatinon oF these natural areas will
come as nart of the subdivision dedication orocess and the Piznned Unit
Development orocess.

Since the simultaneous adootion of the Boulder Vallev Comorehen-
sive Plan by both the Citv and County in late 1970, work has b2qun an de-
tailzd mapping of desired greenbelts and greenways on large scale maps to
show exactly what land needs to be preserved. This detailing is being
conducted through field survevs with assistance from grou2s such as the
Audubon Society Turnishing information on wildlife, bird nestinc areas.
veaetative concentrations, interestincg man-made fTeatures such as rock
walls, birns and similar structuras.

Land Bank

It has become recognized that private development creates new
demands for oublic services. and since the oublic nrovides and pays for
these services, it should have the power of decision as to where and when
development will occur. The public must be as ingenious and flexibie as
orivate enterprise in the land business and only nublic ownershia can make
this possible.

A land bank orovides a cublic agency with flexibility of control
nreviously unmatched. Planning might be =more pooular i7 effectuated through
vurchase rather than uncamoensating nolice oower.

Advantages of land banking include:

!'. Enhancing cublic 2lanning

2. daking Tand available for orzen srace, low cost housing and other

subiic facilities



2. Casturino the incrementa: vaiue caused b “rawtn
4. Combatin~ land s-ecuiation
5. Hoidinz tand for further cevalonment, oubliz or =rivats

Administration of Grz2enbelt Tands

AT1 the land so far acnuired as Areenneit is the restansibility of
the City Parks and Recreation Denartment for maintenance and oceration.
The intent is that areas shall be Teft in a natural condition. This
inciudes fairly cassive recreational activities such as hiking, horseback
riding, and oicnicking. It oracludes develooment of traditional recre-
ationai facilities such as baseball, tennis, swimming and golf.

In the_1and acquired west of the city in the foothills it has been
possible to extend the Mesa Trail, a popuiar hiking trail which runs
south from the city for 8‘m11es. Prior to Greenbelt acquisition this
trail was in danger of being closed where it crossed orivate land. WNo
nicnic facilities have been constructed, but trail maintenance work has
been carried out by the Parks Demartment Junior Ranger Cofps, and is
natrolled oy one full-time Ranger.

Eventually the greenbelts along the major creeks will suaport a
svstem of trails and picnicking spots. Study centers for the school
district and general public mav be made rart of the Greenbeit as well as

wildlife sanctuaries and a public livery.

THE FUTURE OF THE GREENBELT PROGRAM

To oreserve all the oocen svace desicnated an the Comzrehensive Plan,
additienal revenues must be generated, rezulatinns or technicues other than

2utright nurchase develooed and implemented. HManv o7 these technicues
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hive zlready been c¢onsizered and in some cises uiilized.

Sl ty extensions "

The city 1oes not 2ermit the extensinn of lines into Treenbelt
ar2as. This extensicn nsolicy 1s nraesently being used %o shaze the city
and set its direction of growth. In cur semi-arid region. utilities are

the key tc develcoment.,

Fiood nlain zoninag

Much land designated as ogven stace along creeks is within a 100-vear
flood nTain. Joint city and county flood olain requlations crohibit
issuance of building zermits or deveiosment in Tand in the area of ranid
Tlow during the 100-vear flood.

Slaores

In 1969 the County Cormissioners adopted Excavation and Grading
Requirements which require a oermit betore grading and/or excavation can
be undertaken. This will not erohibit grading of slopes visible from the
city. but strict entorcement will make it possibls to minimize scars and
other detrimental effects.

Tax incentives

Tax benefits for ground being utilized for farming or conservation
nurnoses, where the development rights tor other than persnnal habitation
or buildings related to the oreration, are ¢given to the City or County.
France and England are exploring this tvoe of tax law. These rights may
be brought back for past taxes, plus a penalty fee.

Develonment rights

In our region most of the land has considerable value faor sgecu-

Tation or development and so the nurchase of development rizhts has anly
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baan used occasionaitv,

Under the rirht cenditisns.sthis techni-ua mav b verw beneficial
to both narties. As vet, Boulder has not naid more thar 55% nf "fair
market value" for these riahts but has. exceot for public access, accom-
2Tished its ournose.

e have apprnached develnoment rights in a positive wav, as would
water or mineral rights and not as a "negative easement in gross."

Aisa, the verbage used in our agreements stresses a positive convevance
in "peroetuity" rather than a restrictive convenant.

i
'3

~1

ts

This may bBe of value where taxes are invaolved or unusual familv
circumstances. Land gifts are beccming a rare occasion and cannot be
counted on as an important techniaue.

Zonina
A more distinct separation between urban and rural areas with a

minimum of 10-20 acres for development outside the urban areas.

PRCBLEMS AND CRITICISMS OF THE GREENBELT PROGRAM
The biggest problem faced so far in acauisition is the matter of

timing - the problem of having honey on hand to back us negotiations while
land is still available at a reasonabie price. The major tracts acauired
in the foothills in the first stagces of the Areenbslt Proaram were al-
readv committed to develcoment and commanded the highest arices. In future
acquisitions the city hores to be able to take the initiative and ansproach
Tand qwners before they have deccided to develon their land. The grealest
tenefit of the Sajes Tax is as a steadv source nf ingome, cutting us in a

position of being abla to count on maneyv annually.
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Lon-far cavnut under urchase/lease arripgemenzs mar not be
“pasible an the szailer sarcels to bDe acouired 1lon~ the cresxs. 7o~ these
acnuisitions, the cit will either need tota! funds on hand or wiil denend
cn subdivision and densitv transier orocedures.

The Citv administration 1s movinn farwird with the 2rogram in view
of the overwhelming sunport when it was inauqurated. However, officials
realize that as the citv oopulatinn grows an increasins carceniage of
residents do noi understand the backarouna of the program or what it was

excected to achieve. A nublic information orcaram, therefaore, is a con-

tinuing respensibility.

LESSONS FROM THE RREENBELT

Just in the past year, Aspen, Colorade, adopted 2 similar greenbait
oroaram, also tc be financed from a 1¢ sales tax. It is reasonabie to
exrect that other communities will follow.

In a Targer picture, the greenbelt exneriences - from the crganization
o7 the City Manager's advisory committee to the negotiation and ourchase
procedures to the management and ooeration to the nublic information -
are all educating and precaring us for a oossible land bank zrogram. This
education is demonstrating to us, at least, that a land bark orogram cin
be a functional tocl in a communitv's slanning evforts.

There has been continuing discussion regarding no growth versus
crowth. To out it another way, bird witching is fine but jobs are needed
more. The answer to this cuestion can oniy come from a look at the communi-

ty as a whole. The sensible answer should be conservation and controlled

arawth.

-15-



The nuestion of removint ijand 7ram the tax rolls has been raised.
We are movinc avay Trom ireiiance an this tvoe o7 tax in Roulder and
cansequentlv are nnt aifected by this. Annther notential oroblem s skv-
rocketed Tand values adjicent to Areenbelt lands. A real estate transfer
tax may be the answer to this ~uestinn returning to the community sqme
of the benefit of aur Greenbelt oragram.

Strong citizen support, as in Boulder's case, is the key ingredient
of a successful Greenbelt Program. This is one of the Tew oraograms in
BouTder which has had almost 100% citizen susport - Greenbelts are visible,
their values are tangible, their place in the future can be exnrlained. The
permenent financina technique is the vital element. Sales tax worked for
Boulder, cigarette tax worked in Wisconsin, your community mav have a
different aporoach. It is a positive and onoular program - trv it, vou'll

Tike it.
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