
CITY COUNCIL COMMUNICATION

Meeting Date: August 29, 2006  Item Number:

Subject: West Union Neighborhood Planning Process Update  

    (File # 3434) 

Type of Item:  Study Session   Time for Presentation:   45 minutes 

Presented By:   Brad Schol, Planning Director, 303-651-8319 

brad.schol@ci.longmont.co.us   

 Nick Wolfrum, Public Works Engineering Manager, 303-651-8307 

Nick.wolfrum@ci.longmont.co.us
 Don Bessler, Parks, Open Space & Public Facilties Director,  

  303-651-8992 don.bessler@ci.longmont.co.us
Ken Huson, Water Resources Engineer, 303-651-8340    

ken.huson@ci.longmont.co.us

Suggested Action: Receive Update and Provide Direction on Identified Issues 

Overview

City Council has authorized various properties to enter the annexation process in the West Union 

area totaling approximately 446 acres.  There are a number of property owners included in this 

area, including the City of Longmont. Since the annexation referrals for this area, the property 

owners and consultants have been exploring different land use plan alternatives.  This area is 

generally bounded by Union Reservoir on the east, County Line Road on the west, the Great 

Western Railroad on the south and the proposed relocated Weld County Road #28 on the north.  

Current planning efforts have focused on refining land use layouts and transportation networks 

as well as interaction with the City’s recreational programs at Union Reservoir. 

Staff and the project proponents last reviewed this item with City Council on November 15, 

2005.  At that meeting City Council received information related to the land planning efforts to 

date and agreed that the City, as a property owner in this area, would participate in the planning 

efforts for annexation and future development.  Concurrently with the annexation, an amendment 

to the Longmont Area Comprehensive Plan will be processed. 

In addition to updating the City Council on this item regarding progress on the planning for the 

area, several matters would benefit from City Council direction as this property moves forward 

in the annexation process.  
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Master Plan and Pedestrian and Traffic Circulation Plan Update

A preliminary land plan was presented to the City Council in November 2005 which proposed a 

range of residential uses, commercial land use and an area which focused reservoir related 

activities in a marina concept.  The master and transportation plans have been refined and are 

included as attachments.  The current master plan proposes a potential of 1,810 residential units 

of various densities and approximately 216,000 square feet of commercial space.  The total plan 

area for the West Union area is 446 acres.

The master plan features preservation of the Union Reservoir shoreline to ensure public access, 

preservation of the recreational use of the water surface for public use, and limiting impacts to 

wildlife particularly in the northwest and southwest corners of the lake. 

Multimodal planning for this area includes a roadway network that connects to the Weld County 

system but is designed to be neighborhood friendly.  The Spring Gulch trail is planned to connect 

through this property and a lakeside pedestrian facility is also planned.  Transit opportunities for 

this development are still being evaluated at this time.  Traffic analysis and trip generation for 

this are currently being studied.  Future plans for reservoir expansion will necessitate the 

eventual relocation of Weld County Road 28.  To accomplish better roadway alignment and use 

of land, Weld County Road is planned to be relocated further north as shown on the Pedestrian 

and Traffic Circulation Plan. 

City Council feedback on the master plan and pedestrian and traffic circulation plan is requested. 

City Owned Parcels

As part of the planning process, a number of questions have arisen with respect to this area and 

staff would like to receive direction from City Council concerning these areas.  Following is a 

short description of each issue and staff’s recommendations. 

Conservation Easement on the Dick Parcel 

The City of Longmont owns a conservation easement on the Dick parcel that controls 

development of the parcel and allows for full acquisition of the parcel at the time that the 

City proceeds with construction of the reservoir enlargement.  This parcel is located in 

the northern part of the West Union neighborhood.  A copy of the easement agreement is 

included as an attachment.  The final disposition of this property and the conservation 

easement should be determined. 

There are a number of alternatives that can be pursued on this parcel.  Following are 

some options and discussion on each: 

1. One option would be to sell the conservation easement back to the property 

owner.  Selling the property back to the owner would involve an agreement 

that the property would be filled for development to an adequate elevation to 

allow for the eventual enlargement of the reservoir.  The current easement 

price was based upon a percentage of the appraised fair market value of the 

property.  Re-selling the easement back would involve a similar process.  If 
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the City divested itself from ownership in any part of this property, it would 

still remain in the planning process for future development. 

2. The second option would be for the City to purchase the remaining estate and 

include the property in any sale of property for the overall development 

proposal.

3. A third option would be for the City to remain an undivided interest owner in 

the property and receive its proportionate sale value at time of development.  

This option would involve the City paying for its proportionate costs in 

planning and engineering costs associated with the West Union planning 

process.

4. A fourth option is to leave the conservation easement in place and not develop 

the property.  This option would allow for eventual enlargement of the 

reservoir as originally contemplated and leave the property in its current 

undeveloped state. 

Staff Recommendation:  Staff recommends the third option at this time (retaining 

the undivided interest until future development) as there is no pressing need at 

this time to move forward with any specific action on this property.  It does make 

logical sense to include this property in the overall development planning and this 

option allows for that.  It will also allow the City to better participate in the 

development decisions in the wildlife sensitive area of the northwest section of 

the existing reservoir. 

Disposition of City Owned Property

Parcels previously acquired during the Eckel, Bohlender and Stamp purchases are located 

approximately in the middle of this area.  Longmont has a number of alternatives possible 

for these parcels.  Following are two matters for Council decision and staff’s 

recommendations on each: 

1. Since the parcels are located in the center of this development proposal, the 

future development of these parcels has been included in the overall plans for 

the development.  Exclusion of this area would not appear to further the 

ultimate planning for this proposal and would require running roads and 

utilities across the property.   

Staff Recommendation:  Incorporate these parcels in the overall planning process 

at this time.  This would confirm Council’s November 2005 conclusion that the 

City, as a land owner, anticipates future urban level development in this area in 

the future.  Water Board reviewed this proposal on August 21, 2006 and 

concurred with this recommendation. 

2. As part of the planning process, the overall plan calls for a small constructed 

bay and marina on these parcels.  Is the City interested in participating in the 

marina concept and what are the Council’s feelings about the City having a 

management role in the marina facility? 
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Staff Recommendation: Allow this concept to move forward, ensuring the 

existing community based public recreation program administered by the City is 

preserved and equitably administered to support affordable public access.  

Use of City Owned Parcel for Recreation/Open Space

The proposed West Union Neighborhood master plan proposes part of the City owned 

parcels immediately west of the marina area to be used as a neighborhood park or public 

open space.  The cost to purchase land and construct neighborhood (and community)  

parks is paid by monies collected from residential building permits.  When the annexation 

applications are submitted, further analysis will be completed to determine what effect 

the West Union Neighborhood will have on neighborhood and community park 

standards.  After the number of residential units is firmed up, calculations regarding the 

need for a neighborhood park can be determined.   

Determination of Shoreline Configuration

The current design for the shoreline drive is based upon a model similar to the Highway 

#34 roadway along the south side of Lake Loveland.  In this scenario, the future water 

line will be immediately adjacent to the roadway, with only a sidewalk separating the 

reservoir shoreline from the road.  One other alternative the Council may want to 

consider is Lakeshore Drive along Lake McIntosh.  In this scenario, the roadway is 

planned to allow a linear park along the shoreline.  One item to consider during the 

deliberation of this issue is the current agreement entered into between the City and the 

Union Reservoir Company.  This agreement calls for a minimum 50 foot buffer between 

the high water line and the property line.  This could be accomplished however by 

placing the roadway on company property or renegotiating the agreement with the 

company. 

Staff Recommendation:  Staff recommends the scenario similar to the southern 

shoreline of Lake McIntosh.  This will allow for greater visual amenities for the 

community, leaves a buffer from the lake for the roadway and complies with the 

current agreement negotiated with the Union Reservoir Company.  Staff 

recommends this design feature be further negotiated with respect to the extent of 

the buffer along the proposed future waterline.

Future Enlargement of Union Reservoir

Provisions must be made at some future point in the planning process for the eventual 

enlargement of Union Reservoir.  Details related to the timing of dredging, location of fill 

areas, relocation of the existing Union Reservoir District Park operations and other 

design considerations necessary to ensure the eventual success of the enlargement will be 

addressed within future annexation agreements and development plans as appropriate.  

In regard to the relocation of the existing District Park, one proposal, not yet studied, is to 

relocate the existing recreational facilities to a new Southwest quadrant location.  The 

existing 1990 Union Reservoir Master Plan identified two possible sites, southeast and 

southwest.  As part of updating the Union Reservoir Master Plan, these options should be 
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explored.  Since 1990, the city has purchased open space in the southeast quadrant that 

would be suitable for the relocated district park.

CIP Project PR-138 Union Reservoir Master Plan is funded for 2007.  Initiating this 

update to the 1990 Union Reservoir Master Plan as soon as possible will assure the best 

public and private planning objectives are met for this area.  Staff will take steps 

necessary for the bidding effort to make sure the recreational master planning effort will 

start as soon as possible. 

Attachments: Master Land Use Plan 

  Pedestrian and Vehicle Circulation Plan 

  Development Plan Chart 

  Conservation easement agreement on Parcel C 

Agreement with Union Reservoir Company
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Property Owner Land Use Gross Acres Density FAR
Residential 

Units Commercial S.F.

Property Owner Gross 
Acres

Residential 
Acreage

Open Space 
Acreage

Mixed Use 
Commercial  

Acreage

Mixed Use 
Residential 

Acreage
Commercial S.F.

Residential Units-
Low and Medium 

Density

Residential 
Units-High 

Density

Docheff2
Residential -  Single Family 22.1 2.0 44

Open Space - Lake Shore Park 4.0 Docheff 31.6 22.1 6.6 44 0
Open Space - Loss to Raised Water Level 2.6 Flores 6.6 6.2 12 0

Right of Way 2.9 Dick 23.4 21.5 0.4 43 0
*Subtotal 31.6 2.0 44 Steinke 2.3 1.6 5 0

Bogott 82.9 76.1 1.5 286 36

Flores2
Residential -  Single Family 6.2 2.0 12 Kelliher 10.6 9.2 0.2 0.2 871 40 2

Right of Way 0.4 City of Longmont 27.4 0.6 18.6 3.3 3.3 14,157 0 33
*Subtotal 6.6 2.0 12 Braesch 5.5 5.4 43 0

Willis 53.1 25.5 9.8 6.7 6.7 28,967 140 56

Dick2
Residential -  Single Family 21.5 2.0 43 S. Valley & Clover 194.2 130.7 27.8 19.8 172,498 763 285

Open Space - Lake Shore Park 0.3 Adrian 8.9 2.8 6.0 23 0
Open Space - Loss to Raised Water Level 0.1

Right of Way 1.5 TOTALS 446.4 301.7 70.7 29.9 10.1 216,493 1,399 412
*Subtotal 23.4 2.0 43

Steinke1
Residential -  Single Family 1.6 3.0 5

Right of Way 0.7
Subtotal 2.3 3.0 5

Bogott1
Residential -  Single Family 60.8 3.0 182

Residential -  Medium Density 12.9 8.0 103
Residential - High Density 2.4 15.0 36

Open Space - Lake Shore Park 1.5    
Right of Way 5.3

Subtotal 82.9 8.7 322

Kelliher1
Residential -  Single Family 6.7 3.0 20

Residential -  Medium Density 2.5 8.0 20
Mixed Use - Residential 0.2 15.0 2

Mixed Use - Commercial Peninsula 0.2 0.17 - 0.25 871
Right of Way 1.0

Subtotal 10.6 8.7 42 871

City of Longmont2 Residential - High Density 0.6 15.0 9
Open Space - Lake Shore Park 1.6

Open Space - Park 14.6
Open Space - Marina 2.4    

Mixed Use - Residentail 3.3 15.0 24
Mixed Use - Commercial Peninsula 3.3 0.17 - 0.25 14,157

Right of Way 1.7
Subtotal 27.4 15.0 33 14,157

Braesch1
Residential - Medium Density 5.4 8.0 43

Right of Way 0.1
Subtotal 5.5 8.0 43

Willis1
Residential -  Single Family 12.2 3.0 37

Residential -  Medium Density 12.9 8.0 103
Residential - High Density 0.4 15.0 6

Open Space - Lake Shore Park 3.7
Open Space - Marina 5.3

Open Space - Spring Gulch 0.8
Mixed Use - Residential 6.7 15.0 50

Mixed Use - Commercial Peninsula 6.7 0.17 - 0.25 28,967
Right of Way 4.5

Subtotal 53.1 10.3 196 28,967

South Valley & Clover1
Residential -  Single Family 23.8 2.5 60

Residential -  Medium Density 87.9 8.0 703
Residential - High Density 19.0 15.0 285

Open Space - Lake Shore Park 3.5
Open Space - Spring Gulch 24.3
Mixed Use - Corner Retail 19.8 0.17 - 0.25 172,498

Right of Way 15.9
**Subtotal 194.2 8.5 1,048 172,498

Adrian1
Residential - Medium Density 2.8 8.0 23
Open Space - Spring Gulch 6.0

Right Of Way 0.0
Subtotal 8.9 8.0 23

TOTAL 446.4 6.9 1,810 216,493
*Acreages include a portion of Existing County Road 28
**Acreages include a portion of Existing County Road 26 and 3.3 acres of existing fill ditch right of way
1 Indicates acreages from annexation plat
2 Indicates acreages from Weld CO. assessor's records

 West Union Reservoir Development Plan Chart 


















