
AGENDA 
LARIMER COUNTY PLANNING COMMISSION 

Wednesday, May 16, 2018/6:30 P.M./Commissioners' Hearing Room 
 
A.  CALL TO ORDER 
 
B. PLEDGE OF ALLEGIANCE 
 
C. PUBLIC COMMENT ON THE COUNTY LAND USE CODE 
 
D. PUBLIC COMMENT REGARDING OTHER RELEVANT LAND USE MATTERS NOT ON 

THE AGENDA 
 
E. APPROVAL OF THE MINUTES FOR THE APRIL 18, 2018 MEETING 
 
F. AMENDMENTS TO AGENDA 
 
G. ITEM: 
  

1. THORNTON WATER PROJECT 1041, FILE #18-ZONE2305 
 

Staff Contact:  Rob Helmick 
 

H. REPORT FROM STAFF 
 
I. ADJOURN 
 
NEXT MEETINGS: Wednesday, June 13, 2018:  BCC/Planning Commission worksession 
   Wednesday, June 20, 2018:  Planning Commission hearing 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 



1. TITLE:   Thornton Water Project  
 

REQUEST:   1041 Permit, Larimer County Land Use Code 
Section 14.4.J, approval for 26 miles of 48 
inch water line, pumping facility, one million 
gallon above ground water tank and other 
appurtenant facilities.   

 
LOCATION:   From north of Fort Collins west of Hwy 1 

and Douglas Road east to the Weld County 
line then south to the south county line at 
Johnstown.   

 
APPLICANT:   City of Thornton 
 12450 Washington St. 
 Thornton CO  80241 

 
PROPERTY OWNER:   Numerous - over 2400 notices sent, includes 

properties in municipalities. 
   
STAFF CONTACTS:   Robert Helmick, AICP, Planning 
 Lea Schneider, Health Department 
 Mark Peterson, County Engineer & Clint 

Jones, Engineering Department 
 
FILE #:   18-ZONE2305 
 
NOTICE GIVEN: Newspaper Publication 
 First Class Mailing to surrounding property 

owners within 500 feet 
 

 SITE DATA: 
  Parcel Number(s) numerous 
  Total Development Area: New water line easement and construction 

along approximately 26 miles in the County 
in new easements of 50 feet, and/or in 
existing ROW.  

  Existing Land Uses: Developed single family residential, 
agriculture, 

  Proposed Land Use: 48 inch waterline, pump station, 1 MG tank 
and appurtenant facilities 

  Existing Zoning: Various 
  Adjacent Zoning: Various 
  Adjacent Land Uses: 
   Residential, agricultural 
  Services: 
   Access: County Roads 54, 56 & Larimer County 

Road 1/Weld County Road 13 
   Water: N/A 
   Sewer: N/A 
   Fire Protection: several 
  No. Trips Generated by Use: construction activity 
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PROJECT DESCRIPTION/BACKGROUND:  
 
The City of Thornton proposes to obtain a 1041 permit for the construction of a 48” water line, a 
40 million gallon per day pumping facility, one million gallon above ground water tank and other 
appurtenant facilities.   
 
The Larimer County Land Use Code Section 14 describes the designated activities specifically: 

14.4.J.Siting and development of new or extended domestic water or sewer transmission lines 
which are contained within new permanent easements greater than 30 feet or within new 
permanent easements greater than 20 feet that are adjacent to existing easements. Domestic water 
transmission lines include those used to transport both raw and treated water. This designation 
shall not include the maintenance, repair, adjustment or removal of an existing pipeline or the 
relocation, replacement or enlargement of an existing pipeline within the same easement or right-
of-way, provided no additional permanent property acquisitions are required. The designation 
shall also not include the addition, replacement, expansion or maintenance of appurtenant 
facilities on existing pipelines.  

 
These facilities will be located either in new easements (50 foot permanent + 40 foot Temporary) 
acquired by the City of Thornton or in existing County Road ROW.  The length of the pipeline in 
the unincorporated county is 26 miles.  The waterline is also located in the town limits of 
Timanth, Windsor and Johnstown.  Due to the proposed alignment of the pipeline along the 
county line, at WCR 13 some of the pipeline will be located in Weld County. The City of 
Thornton is pursuing concurrently seeking approval from Weld County.     
 
The City of Thornton proposes this pipeline to move their water, the rights to which they acquired 
in the late 1980’s and subsequently received Court approval to utilize these rights for municipal 
use.  City of Thornton and the County staff have maintained communication on their plans for 
this water as they began some initial planning.  Preliminary discussions about alignments and 
corridors began as early as 2014 with more discussions in 2015 and ultimately culminating in a 
pre-application conference for a 1041 application in May of 2016.  Public outreach through a 
series of mailings and open houses started in late 2016 and continued on through 2017. The 
application was originally submitted in late 2017 and was originally scheduled for hearing with 
the Larimer County Planning Commission in March and April of 2018.  However, the hearings 
were postponed to allow additional information requested by the County to be developed and 
submitted by Thornton.  That additional information specifically related to the proposed 
alignment in Douglas Road.   
 
At the time of the pre application conference and during the initial development of alternatives 
the location of public facilities such as this were not contemplated to be located within a County 
Right of Way (ROW).  After some of the early public meetings where there was significant 
concern about proposed alignments through subdivisions, the staff met with the City of Thornton 
and their consultants and encouraged them to review multiple alternatives in the western most 
area of the proposed corridor (the Douglas Road Corridor).  At that time the staff also indicated 
that alignment in the existing ROW would be considered.  In the case of Douglas Road there are 
sections which are designated on the Transportation Master Plan for future improvement.  
However, no plans for improvements to this section of road are contemplated in the near term, if 
those plans change the City would need to coordinate their work in the ROW with Larimer 
County 
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In the “Douglas Road Corridor” (CR17-Tunberry) the original alignment identified ¼ mile which 
was subsequently reduced to a 500 foot wide corridor.  This created a significant concern for 
many property owners in the area.  Specifically, that their homes, improvements and/or 
landscaping was or could be at risk with the final easements and construction.  The current 
proposal as described in the supplemental application materials delineates clearly that along this 
Corridor the pipeline is proposed to be placed and will fit within the existing ROW. 
 
For the balance of the segments of the proposal the alignment is still 500 feet to ¼ mile in width.  
The intent is to allow for easement negotiation which would avoid property conflict and not 
require revisiting the application.  There may be locations which will require or necessitate the 
use of roadway ROW.  It should also be noted that the City is processing an application with 
Weld County for when the pipeline would be located on the east side of the County line.   

 

REVIEW CRITERIA:  
 
1041 permit application may be approved only when the applicant has satisfactorily demonstrated 
that the proposal, including all mitigation measures proposed by the applicant, complies with all 
of the applicable criteria set forth in Section 14 of the Larimer County Land Use Code. If the 
proposal does not comply with all the applicable criteria, the permit shall be denied, unless the 
County Commissioners determine that reasonable conditions can be imposed on the permit which 
will enable the permit to comply with the criteria. 
 
If the County Commissioners determine at the public hearing that sufficient information has not 
been provided to allow it to determine if the applicable criteria have been met, the board may 
continue the hearing until the specified additional information has been received. The 
Commissioners shall adopt a written decision on the 1041 permit application within 90 days after 
the completion of the permit hearing. The 1041 permit will be in the form of a Findings and 
Resolution signed by the Board of County Commissioners. The effective date shall be the date on 
which the findings and resolution is signed. 
 

REVIEW CRITERIA FOR APPROVAL OF ALL 1041 PERMITS 
 

1. The proposal is consistent with the master plan and applicable intergovernmental 
agreements affecting land use and development. 

The analysis conducted by the City of Thornton regarding the alternative analysis and the 
preferred pipeline alignment and support facilities and appurtenances address the 
principles in the Master Plan with respect to both the natural and man made environment.   
 
The route is within the Growth Management Areas (GMA) of Fort Collins and Windsor, 
as adopted by Larimer County and neither of those jurisdictions have identified a GMA 
issue nor have Timanth or Johnstown, who do not have GMA’s with Larimer County.   
 
The Master Plan contains a specific principle which speaks to future transfers of water out 
of the County.  This was adopted in part in response to the City of Thornton’s actions.  
Their transfers were essentially complete by the time this policy was adopted.     
 

2. The applicant has presented reasonable siting and design alternatives or explained why 
no reasonable alternatives are available. 

The City of Thornton in their application materials has discussed their broad analysis of 
alternatives to transfer the water to the City.  That was then refined based on conversations 
with all of the affected jurisdictions to three generalized corridors all which commenced at 
Water Supply and Storage Reservoir #4 (WSS#4)  thence east to the Weld Larimer county 
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line thence south following alignments proceeding south to the City.  They defined three 
distinct corridors to review.  The applicant examined those three alternatives from which 
the selected alternative was chosen.   
 
After the initial public outreach and consultation with the County they also conducted a 
more focused alternative analysis along the western reach of the project for Water supply 
and Storage reservoir #4 and Turnberry Road (CR11).  This analysis examined three 
separate alignments proceeding from WSS #4 east to Turnberry Road there were multiple 
of links evaluated along a north, central and southern routes.  The north routes were north 
of or through the northern part of Eagle Lakes and connect to CR 56. The central routes go 
east from WWS#4 through Eagle Lake and cross Highway 1 at Evans Road and proceed 
east along that alignment both on and off road ways. The southern routes all follow 
Douglas Road either within or adjacent to the ROW all the way east to Turnberry Road.  
The analysis examined environmental factors, proximity to residences and other factors 
including cost.  The City of Thornton’s analysis presents a clear choice and the decision 
process for that choice.   

 

3. The proposal conforms with adopted county standards, review criteria and mitigation 
requirements concerning environmental impacts, including but not limited to those 
contained in Section 8 of this Code. 

 
8.2. Wetland Areas:   
The City of Thornton proposes to bore under all designated wetland areas.  Wetland areas are 
affected by the proposal are non-jurisdictional.  A Nationwide Permit from the Army Corps of 
Engineers may be required for the City to confirm that no jurisdictional wetland areas are 
affected by construction.   
 
8.3. Hazard Areas:   
There are hazard areas, flood plain on the Poudre and Big Thompson Rivers and Boxelder 
Creek identified along the preferred route.  The City of Thornton proposes to bore under these 
river corridors to avoid any issues. 
 
8.4. Wildlife:  
The City of Thornton’s environmental analysis for the preferred route identifies that there 
were possible conflicts with wildlife both listed and other species of concern.  Mitigation for 
this includes avoidance, seasonal limitations or prohibitions on activities.  No other 
significant wildlife issues have been identified along the preferred route.  This may in part 
result in construction scheduling to avoid issues with nesting birds and other seasonal 
conflicts.   
 
8.8. Irrigation Facilities:   
There are multiple irrigation ditches which will need to be bored or cut with this proposal.  
The applicants will be required to cooperate and mitigate any issues with the respective ditch 
company.  If agreements or licenses are required the City of Thornton must obtain them.   
 
8.11. Air Quality Standards:   
Given the potential disturbed area of this request an Air Quality permit will be necessary 
which permitting will require compliance with the standards.   
 
8.12. Water Quality Management Standards:   
The applicant will need to obtain a storm water quality permit for the construction impacts.   
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4. The proposal will not have a significant adverse affect on or will adequately mitigate 
significant adverse affects on the land on which the proposal is situated and on lands 
adjacent to the proposal. 

The proposal is located in a significantly developed area.  While there are some impacts to 
vegetation in the project area, those impacts will be mitigated through the use of Best 
Management practices (BMP) and do not constitute a significant impact on land affected 
or adjacent to the pipeline.  Issues with groundwater and drainage in the area of any bore 
or cut must be mitigated.   
 

5. The proposal will not adversely affect any sites and structures listed on the State or 
National Registers of Historic Places. 

The environmental analysis includes a review of all known and designated historic 
structures or places within the proposed alignments.  There are not historic structures 
known to exist along or in the alignment of this pipeline that would be negatively affected 
by the construction of these facilities.   
 

6. The proposal will not negatively impact public health and safety. 
There is no identified public health or safety risks associated with this project.   
 

7. The proposal will not be subject to significant risk from natural hazards including 
floods, wildfire or geologic hazards. 

The preferred alignment has mitigated any risks principally by avoidance, or there are no 
risk factors associated with the preferred alignment.   
 

8. Adequate public facilities and services are available for the proposal or will be provided 
by the applicant, and the proposal will not have a significant adverse effect on the 
capability of local government to provide services or exceed the capacity of service 
delivery systems. 

If there are adequate operational parameters and conditions to address access to properties 
during construction there will not be significant adverse impact.   
 

9. The applicant will mitigate any construction impacts to county roads, bridges and 
related facilities. Construction access will be re-graded and re-vegetated to minimize 
environmental impacts. 

The Engineering Department has suggested a list of conditions to address impacts and 
their mitigation for County roads and facilities.  All additional construction impacts will 
be mitigated and revegetated. 
 

10. The benefits of the proposed development outweigh the losses of any natural resources 
or reduction of productivity of agricultural lands as a result of the proposed 
development. 

No evidence has been presented which would suggest that the pipeline and it construction 
will cause a reduction in the productivity of agricultural lands.   
No adverse impacts to any natural resources have been identified in the analysis of this 
project.   
 

11. The proposal demonstrates a reasonable balance between the costs to the applicant to 
mitigate significant adverse affects and the benefits achieved by such mitigation. 

In the evaluation prepared by the applicant it is clear that the selected alternative has the 
fewest costs and least impact to the surrounding owners of the alternatives evaluated.   
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12. The recommendations of staff and referral agencies have been addressed to the 
satisfaction of the county commissioners. 

The agency referral comments received do not indicate any conflict or issue with the 
proposal.  They all point to the need for permits, permissions and coordination.   
 
There has been substantial public comment.  Copies of the written correspondence and e-
mails have been provided in your packet.  The vast majority of the comments received 
have addressed the impacts in and around the Douglas Road corridor.  There have been 
less than a dozen comments from landowners in municipalities or in other locations along 
the route/alignment proposed by the City of Thornton.  Most of those other comments 
have come from land owners located at pinch points where development comes close to 
the road on both side of the road.  In those cases the owners are requesting the pipe be 
located within the ROW.  

 

OTHER MAJOR CONCERNS AND ISSUES: 
 
The magnitude and history of this project has generated a significant amount of public comment.  
In the Douglas Road corridor it has pitted neighborhoods and neighbors against each other and the 
project on general principle.  The project will create disruptions we believe that the applicant and 
our team have proposed reasonable conditions which respond to operational issues to insure that 
the impacts are minimized to the extent possible.  Construction whether through a subdivision or 
in a roadway will create issues regarding disruption, values and timing.   
 
The 1 million gallon water tank is proposed to be located west of WCR 13 between CR 56 and 
CR 58.  The site is located in an area of currently undeveloped 35 acre tracts.  These parcels are 
the highest ground in the areas.  The team believes that the tank although proposed for above 
ground siting can be located here to avoid visual conflicts with properties to the east and to the 
north and south.  Berming or an excavated site oriented to the western side of the hill would avoid 
visual impacts to the existing horizon and can be compatible with the area.   
 
There has been some concern raised about the representations in the application that the pump 
station is not part of the application.  From the staff’s perspective it is a part of the application 
from the standpoint of its location and intensity of use. A Site Plan Review application will 
address the details of site development and specific location within the defined envelop.  The 
application supplemental materials clearly note a 3 acre area in the south east portion of the site 
within a larger 20+ acre parcel.  The application materials also identify the number and size of 
pumps and the intent to utilize a redundant electrical power source.  The plans also include a 
back-up diesel generator.  The Site Plan Review will address the specifics of the site 
development, and existing County ordinances and regulations will govern the use of the facility.  
The City of Thornton has committed to construct a pump house facility structure that is consistent 
with the character of structures in the neighborhood.   

 

SUMMARY & CONCLUSIONS: 
 
The staff evaluation has been focused on the specific proposal and the alignment alternatives 
prepared by the applicant.  There has been substantial comment about other points of diversion 
and whether the pipe is appropriate at all.  The analysis has been of the application submitted and 
we cannot speculate on issues, such as diversion locations, which are clearly not a part of the 
review.   
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The applicant has presented a thorough analysis of the proposal and the proposed 
alignment/corridor.  Our evaluation concludes that they have avoided environmental issues and 
committed to minimizing the disruption(s) caused by an operation of this extent.   

 

DEVELOPMENT SERVICES TEAM FINDINGS: 
 
The Team finds that the Thornton Water Project proposal is: 

• Consistent with the Master Plan in insuring the provision of adequate public facilities and 
insuring public safety. 

• Causes no significant impacts to the natural or man made environment. 
• Is a reasonable alternative selected from several examined.  
• Identifies the needed permits and permissions and commits to obtain those.  
• The proposal demonstrates a reasonable balance between the costs to the applicant to 

mitigate significant adverse effects and the benefits achieved by such mitigation 
 

DEVELOPMENT SERVICES TEAM RECOMMENDATION:  
 
The Development Services Team recommends that the Larimer County Planning Commission 
recommend to the Board of County Commissioners Approval of the Thornton Water Project File 
# 18-ZONE2305 subject to the following conditions: 
 

1. The activity authorized by this permit shall be consistent with the approved plan and with 
the information contained in the Thornton Water Project File # 18-ZONE2305, except as 
modified by the conditions of approval or agreement of the County and applicant.  The 
applicant shall be subject to all other verbal or written representations and commitments 
of record for the Thornton Water Project File # 18-ZONE2305. 

2. The approval of this pipeline designates a corridor along the alignment and deviations to 
accommodate field issues will not affect the approval.  Significant alterations to the route 
shall be evaluated by the county prior to commencing activity, and may be subject to 
further review. 

3. The pipeline alignment shown in the 1041 application is considered conceptual in nature 
and demonstrates that the proposed line can be located within the existing Douglas Road 
right-of-way west of County Road 11.  Thornton shall prepare final design plans and 
specifications for review and approval by the Larimer County Engineering Department.  
Should it be discovered that the final design, in the County Engineer’s opinion, deviates 
significantly from the conceptual alignment to change the nature or impacts of the pipeline 
within the permit limits, the County reserves the right to require that the design and 
alignment be modified to address infrastructure and property impacts as deemed necessary 
by the County Engineering Department.  

4. Thornton shall stabilize and asphalt patch all pavement areas disturbed or damaged during 
pipeline installation in accordance with the Larimer County Urban Area Street Standards 
for work areas within the Growth Management Area (GMA) or Larimer County Rural 
Area Road Standards for work areas outside the GMA as directed by the County.  
Additionally, a geotechnical subsurface investigation shall be submitted to Larimer 
County during the design process to determine required trench backfill and compaction 
specifications, subgrade mitigation, and pavement design for areas disturbed by the 
pipeline installation. 
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5. Due to the large extent of pavement removal required for the proposed pipeline, Thornton 
shall be responsible for a leveling course and a 2-inch thick asphalt overlay extending to 
the full limits (width) of the existing pavement along the length of the CR 54 (Douglas 
Road) pipeline route.  This condition is in addition to the pavement patching requirements 
outlined in the preceding engineering condition above.    

6. Thornton shall be responsible for arranging for and paying all costs of utility relocations 
and irrigation company requirements necessary to accommodate the water pipeline in the 
road right-of-way.   

7. Thornton shall be responsible for all costs associated with the replacement of existing 
storm drainage infrastructure, culverts, roadway signage, pavement striping/symbols, 
landscaping and property fencing necessary to accommodate the water pipeline in the road 
right-of-way.   

8. Thornton shall obtain and conduct construction activities in compliance with all required 
county, state, and federal permits (including but not limited to: right-of-way construction 
permit, Stormwater permit, floodplain permit, groundwater discharge permit, etc.). 

9. Thornton will maintain access to all properties at all times except for infrequent, 
temporary closures for maximum periods of up to 4 hours.  Property access closures will 
only be allowed with 48 hours advance notice to all affected property owners. 

10. Prior to commencing construction, Thornton shall submit a plan to the County 
Engineering Department for review and approval establishing construction requirements 
to provide safe and acceptable access for emergency responders, mail and package 
delivery, garbage pickup, and school bus stops for the duration of the project. 

11. Thornton shall reimburse Larimer County for costs associated with County-provided 
construction observation/inspection staff and/or independent, supplemental geotechnical 
or materials testing deemed appropriate by the County Engineer for purposes of quality 
assurance/control. 

12. Thornton shall construct the pipeline in phases, subject to phasing plans to be approved by 
Larimer County.  It is anticipated that work will only be allowed sequentially within one-
mile segments for the alignment west of County Road 11.  Maximum open trench lengths 
will be defined in consultation with Thornton and are subject to approval by Larimer 
County. 

13. Thornton shall provide to Larimer County a pre-project video capturing existing 
conditions of the proposed water line installation corridor in and near the existing road 
right-of-way. 

14. Thornton shall establish and maintain a website with daily updates on the project 
describing the status of the project and the traffic impacts for that day, and the upcoming 
week. 

15. Thornton shall provide a public information person with a phone number and email 
address that the public can contact to ask questions, express concerns or for project 
updates. 

16. Acceptable work days and hours for the project are subject to approval by the County 
Engineering Department. 
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17. At any locations where Thornton locates the pipeline outside of the existing County road 
right-of-way, it shall do so in a manner to either:  a) be located outside of the ultimate 
right-of-way width corresponding to the functional classification of the roadway or b) 
obtain and convey to Larimer County a road right-of-way easement for any additional 
pipeline easement widths falling within the ultimate roadway right-of-way.  

18. Thornton shall develop and provide Larimer County with accurate as-built horizontal and 
vertical survey data (state plane coordinates and elevations in NAVD 88) and GIS 
shapefiles describing the location of the pipeline and all appurtenant structures. 

19. If a relocation of the Thornton pipeline should in the future be desirable to accommodate 
some other or enlarged use of the County road right-of-way by any party or entity other 
than the County, and provided that Thornton agrees to such relocation, then all expenses 
of such relocation shall be paid for entirely by the party or entity desiring such relocation; 
provided, however, that if the relocation is to be made at the request of the County to 
accommodate changes in or improvements of public roadways or associated infrastructure, 
and not for purposes of accommodating any third party, then Thornton shall provide for 
pipeline relocations on a reasonable schedule established by the County Engineering 
Department. 

20. Materials test reports, as per Larimer County standards, must be submitted to and 
approved by Larimer County for work within the county road right-of-way. 

21. Offsite easements will be required for work areas outside of the county road right-of-way 
and shall be recorded and submitted to Larimer County prior to the issuance of a right-of-
way permit. 

22. Thornton shall develop a comprehensive document describing best management practices 
(BMPs) to be employed for utility planning and construction that potentially affects 
developed, rural, wetland and riparian land areas or may involve stream crossings.  Such 
documentation shall include but not be limited to preconstruction and construction BMPs 
relating to surface water, erosion and sediment control and prevention; groundwater 
considerations and protection; topsoil conservation and restoration and 
vegetation/revegetation considerations.  The document shall also cover post-construction 
BMPs and monitoring requirements relating to these same topics. 

23. Thornton acknowledges that Larimer County’s Transportation Master Plan identifies 
certain roadway improvements along a portion of the proposed pipeline alignment west of 
County Road 11.  At the time of this 1041 application review, Larimer County has not 
determined if roadway improvements will be implemented along Douglas Road within the 
next five years.  If the County proceeds with roadway improvements along Douglas Road, 
Thornton shall coordinate construction contracting and administration with Larimer 
County as directed by the County Engineer, and said coordination shall not unreasonably 
delay the start date for the Thornton pipeline construction. 

24. All construction activities shall only occur upon approval of the required permit, including 
Site Plan Review, building permits, development construction permits and access permits.   

25. The pump station shall be designed to be consistent with the character of the 
neighborhood.   

9THORNTON WATER PROJECT 1041



26. The water tank shall be located to the western slope of the hill on which it is proposed to 
be located and shall be design to avoid any sky lighting and minimize visual impacts to 
adjoining properties.   

27. The City shall obtain all required and necessary crossing permit, licenses and permissions 
for all ditch, roadway and other infrastructure crossings prior to commencing any 
construction.   

28. In the event, at the time of final design and easement acquisition the City determines to 
locate the pipeline within county ROW outside of the Douglas Road corridor they shall be 
held to the conditions as noted in these recommendations.   

29. All construction activities shall be coordinated with and respect all seasonal avoidance 
requirements established by the CDPW and USFWS.  
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