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Section I. Introduction

A. Background

The Town of Keenesburg, Colorado is located in Southeast Weld County, approximately 25 miles southeast of the County Seat of Greeley and approximately 35 miles northeast of Denver on I-76 at exit 39.  It is 32 miles from Denver International Airport (DIA) with an elevation of 4,958 feet above sea level.

Keenesburg, originally called Keene, was founded as a railroad siding along the Chicago, Burlington and Quincy (CB&Q) Railroad and was incorporated in July, 1919.  The incorporated area now includes 240 acres and its population as of early 2005 is 1111.   The number of housing units was 310 as of the 2000 census and the median household income was reported to be $41, 417.

Keenesburg provides the surrounding agricultural community with commercial services.  The largest employers in the Town include the School District, Colorado East Bank & Trust, and Keene Market grocery store.
The Town of Keenesburg adopted its first comprehensive plan in June, 1972.  It was called the Future Development Plan, and is included in the Appendix.  The plan was very brief and included only the area immediately surrounding the original town boundaries during that period in time.  The 1972 Development Plan was prepared for the Larimer-Weld Regional Planning Commission and the Weld County Planning Department.  Even though the Plan was prepared with the assistance of Weld County, the Keenesburg officials and residents were provided with the opportunity to develop goals and objectives.

B. Historical Overview of Keenesburg

In 1882, the CB&Q Railroad completed its rail line from Chicago to Denver and passenger service began on June 26, of that year. In 1906, the CB&Q built a depot with the name of Keene.  A US Post Office was established in 1907.  The name Keene was in conflict with a town in Nebraska which was also called Keene and was on the same rail line of the CB&Q.  The postmaster of Keene at that time made the suggestion to add “burg” to the name and Keenesburg became the official name of the Town in 1907.   The Town was officially platted in 1908.
During this time, the railroad served as the area’s lifeline to Denver, bringing in coal for fuel, lumber, construction materials, household goods and farm machinery as well as the mail.  The railroad also picked up harvested crops and cattle from the area to be sold in larger markets. 

The town increased in population and came to serve as the commercial trade center for the surrounding area.  Some of the types of businesses which flourished in Keenesburg during the period of 1883 to 1920’s were a bank, a newspaper, lumber yard, blacksmith shop, hotel, barber, mercantile store, farm implement dealers, grain elevators and a doctor.  The Catholic and Methodist churches were built in 1919.
It was during the early 1900’s that the first concerted effort was made for agricultural and community development.  In 1907, the Henrylyn Irrigation District was formed to address the scarcity of water in the area.  The District constructed a canal system which was completed in 1913.  The canal ran from the South Platte River and provided a tremendous impetus to farming in Keenesburg and the surrounding areas.  As a result, many farmers moved to the area in March, 1913 and established new farms. The Town received its first electricity from Fort Lupton Power & Light in April 1925.  The current American Legion originated during the years 1940 to 1945 as a German prisoner of war camp in WWII. 
Commerce continued to flourish in the area in the early 1900’s until people began migrating to the cities and farms became larger and more mechanized.  As a result, agricultural job opportunities decreased and the retail and commercial sector of the regional economy experienced very little growth.  

Photos of the Town in the early 1900’s show that US Highway 6 and 2 were not constructed.  It is evident that from the dirt trails shown in the photos that horse and  buggy  traffic followed the east side of the railroad tracks and no trails existed on the west side of the tracts in these early years.

Highways 6 and 2 were constructed in the early 1940’s during the Franklin D. Roosevelt administration.  Highway 6 was the longest highway in the U.S. running from Rhode Island to Long Beach, California.  Information from the Colorado Department of Transportation indicates that I-76, formerly known as I-80 South until 1975, was constructed between Hudson and Roggen and was completed in 1963.
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C. Citizen and Student Surveys
Citizen Survey.  In April 2004 the Planning Board sent 407 Citizen Surveys to the residents of Keenesburg and surrounding areas.  Of the 407 surveys that were sent out, 116 or 28% were returned. The survey consisted of 20 questions with the intent of gathering information about Town demographics as well as general opinions about future growth and development. The survey also included a section for additional comments.  The actual results are included in the Appendix of this Keenesburg Comprehensive Plan (KCP).  

The following is a general overview of the demographics of those that participated in the survey:

· 91% live in Keenesburg

· 9%   live in surrounding areas

· 90% own their homes

· 10% rent their homes

· 56% live in 1-2 person households

· 38% live in 3-5 person households

· 5%   live in 5+ person households

· 11% are under age 30

· 68% are age 30-60

· 22% are over 60

The most important factor that influenced people’s decision to live in Keenesburg is the small town atmosphere, followed by the importance of quiet neighborhoods, affordability, friendly people, and location.

The questions about growth revealed that nearly three quarters of the responding citizens favor growth in both the residential and business/industrial sectors, with

64% favoring an industrial park north of the railroad tracks and 88% favoring maintaining the truck route north of the tracks. It was clear that the majority (90%) favored separating industry from residential areas.  The citizens were very strongly apposed to heavy industry north of Woodward but were in favor of light industry being located in that area.  They were split about paying higher taxes for a police department with 44% favoring and 55% opposed.  The majority of the citizens felt that the town had a sufficient number of rental properties. A strong majority (77%) were opposed to the addition of any new parks.  However, the comments suggest that money be spent on improving existing parks and greenbelt areas such as the one in the Ash Hollow Subdivision.

The survey revealed the citizens’ desire for new retail businesses to locate in Keenesburg.  Some of the suggestions for those businesses include a drugstore, a car wash, a hardware store, more restaurants, a bakery and more gas stations.  The citizens generally felt that the streets were good to adequate.

The survey indicated that the majority felt that the quality of life in five years would be the same or better.  Only 20% felt that it would be worse.  

In the comments section, the citizens revealed the desire to maintain an image that is clean, in good repair and well cared for.  They expressed the desire to move forward with careful, controlled growth so as not to lose the small town atmosphere.

Student Survey.   In early 2004, the Keenesburg Planning Board asked two sixth grade teachers from Hoff Elementary School to assist in gathering information from their students for the KCP.  The students were asked to complete a short essay on How Would You Like the Town of Keenesburg to Be in 2019? Forty essays were submitted.   A summary of the essays is located in the Appendix of this KCP.

The essays offered many suggestions from the students about the direction   they would like to see the Town take in the coming years.  The most important addition, according to these six-graders, is a recreation center with a swimming pool.  Other suggestions included shopping malls, day care centers, a hospital, a theatre, arcades, a library, bowling alley, franchise-type restaurants, and various other youth activity related parks and centers.  It would seem that these young people are yearning for more facilities which provide activities for people their age.
D.  The Planning Process
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The Planning Commission is charged with the review of development proposals, planning documents, development regulations, and similar tasks.  It is a recommending body (except for development of and changes to the Keenesburg Comprehensive Plan) and reports its findings and recommendations to the Town Board, which has the authority to make final decisions for the Town.  The Planning Commission also has the power to authorize or deny building permit applications. The Commission is established according to State statutes, and was the review and approval body for the 2005 Keenesburg Comprehensive Plan (KCP).
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Municipalities engage in the process of adopting comprehensive plans not only because they are statutorily required, but because they are useful exercises in self-evaluation and self-understanding of how to guide the community’s growth for the betterment of all its citizens, residents, and businesses.  There are many possible ways to go about the process of writing or updating a comprehensive plan.  This process is necessary so that the Town can visualize its future and be a pro-active participant in shaping its future for the benefit of its citizens.  Additionally, a well prepared plan shows that the community has thought out its direction and has put that direction on paper for all to see.  The writing of this plan will utilize the expertise of the Town residents that desire to participate including the Planning Commission and Trustee members that are serving on the Planning Commission.

There are three major goals of a comprehensive planning process – predictability, balance, and flexibility, as discussed below.  It is the intent of the 2005 KCP to achieve each one of these goals.

Predictability.  When a community puts its aspirations and plans for the future on paper, it creates predictability for itself, its citizens, and developers.  Predictability for the town comes about as a result of knowing or projecting in advance what types of land uses, services, and utilities will be appropriate or expected to be provided to an undeveloped area it might consider for annexation.  Prospective new Town residents and businesses gain predictability and can purchase houses or property with some knowledge and assurance of what is planned to occur nearby, such as schools, parks, roads, drainage facilities, and other developments.   Developers have predictability in that they know what the town is looking for before they submit their development proposal.  Generally, zoning decisions made by the Town should conform with the goals and objectives of the comprehensive plan and the land use designations shown on the map.  Should a landowner submit a zoning application that is different than what is shown on the comprehensive plan map in that location,  the landowner should be required to demonstrate there was an error in the comprehensive plan or there have been changed conditions that warrant an amendment.

Balance.  Rarely can a community prosper when it contains only one land use, or too much of a single type of use.  The typical concept of a community is a diversified social and economic area where people can live, work, shop, enjoy recreation, and have access to essential services. The desire is to make it unnecessary for residents to travel to other areas to shop. There is a complex relationship among the economic factors inherent in a community.  The tax revenues generated are directly related to the services that are provided.  Most municipalities seek a diversified tax base by having diversified land uses in order to generate adequate revenue.  

The goal should be to develop a reasonable balance of land uses such that the town can support a full array of services, provided both by government and by the private sector.  This means having adequate commercial, retail, office, industrial, and public uses in addition to residential uses, such that the town can be economically self-supporting and self-sustaining.

There is no magic formula for creating a land use balance.  In fact, it is likely different for every community, based on each community’s unique circumstances.  Most municipalities have approximately 75% of their land area in residential properties.  Other towns may seek to have these sectors be in some other proportion.  Sometimes these proportions are driven by factors such as proximity to regional highways and commercial corridors.  Most retailers, service providers, and other commercial interests have formulas for a certain amount of population and disposable household income that must be present within a given distance or market area in order for their business to be supportable before they will make a location-siting decision.  A town that wants to have such services must have or be willing to permit enough residential density to be built to attract those businesses.  Employment opportunities are driven by many different factors, including the labor market, transportation access, educational levels and training opportunities, utility costs, overall tax burden, local amenities, suppliers, or support businesses, housing availability and prices for the workforce.  Sometimes a town can affect these factors by having influence on a location-siting decision by a business.  A town can influence items such as costs associated with development of a site including taxes, water, wastewater, storm drainage and roads.  Private enterprise uses the phrase “You must spend money to make money.”  This phrase is used in marketing services or products.  If small towns like Keenesburg are going to prosper, they must market themselves and make development attractive.  In summary, if a community wants to have local jobs, it must be aware of all these dynamics and the need for balance in order to be able to make good planning and land use decisions.
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Flexibility.  No plan ever drafted has been carried out in its entirety.  In addition, no plan encompasses every situation that arises, addresses every aspect of development proposals, or provides all the answers for decisions that have to be made.  The planning process is meant to produce documents that GUIDE decision-making, not dictate it.  Good ideas put into a plan may not be workable or appropriate for future land development proposal.  Furthermore, there is no such thing as a perfect site plan – otherwise all property would already be developed.  Review and approval of development, either commercial or residential, involves some form of compromise.  A comprehensive plan must be amendable to accommodate new ideas and circumstances.

E.  Development of Plan

The Keenesburg Comprehensive Plan (KCP) outlines a vision for how the community should develop based on current and projected conditions.  It provides a statement of policy for land use and growth management decisions, as well as the provision of services to the Town’s citizens.  This 2005 KCP is the culmination of efforts by the Town to re-examine issues related to changes in the community and surrounding area, as well as circumstances that affect the Town, which have occurred since the adoption of the Town’s previous Future Development Plan, dated 1972.  

According to State of Colorado Revised Statutes, a comprehensive or master plan is only an advisory document (C.R.S. 31-23-206-(3)).  The comprehensive plan thus should provide the rationale that supports municipal ordinances, and be used in conjunction with such ordinances.  Courts increasingly look to a community’s comprehensive plan to evaluate the relative merits and validity of associated regulations such as annexation review processes, zoning and subdivision codes, and impact fees.  

The KCP is a declaration of intent with goals and strategies.  It does not itself constitute a regulation.  All goals and strategies expressed herein are collectively the development policy and philosophy of the Town of Keenesburg.

Due to the unpredictable nature of future economic climates, market conditions, and development patterns, and because ideas, philosophy, population composition, technology, and other factors change over time, the KCP itself should be reviewed regularly, and confirmed or updated at least once every five years to reflect circumstances that exist at that time.

The 2005 KCP covers all land within the Town’s corporate limits and its planning area. This planning area will usually be referred to hereafter as the “Keenesburg Area of Influence” (KAI). 
a. Implementation 

A comprehensive plan is only effective if it is implemented.  Implementation of the KCP requires a commitment by the Planning Commission and the Town Board to use the Plan to guide their deliberations on growth, development and design of the Town.  

The KCP is implemented by following the policies and carrying out the goals of the KCP.  Regulatory tools such as zoning, subdivision regulations and the capital improvements program transform policy into actuality.  Thus, in order to effectively implement the KCP, the tools must reflect the policies of the KCP.
The text of this KCP in its entirety is therefore deemed to satisfy the statutory requirements for the purposes of a master or comprehensive plan as outlined in C.R.S. 31-23-206. 

To be adopted, the KCP must go through a formal public hearing process, and must be reviewed and approved by the Planning Commission.  A formal, public process for all revisions and amendments affords the opportunity for all citizens to have input into the formation of the plan and to develop support for its goals and policies.

b. Amending the Plan 

Through the Mayor and Town Clerk, the Town may issue the following updates and clarifications to the master plan:

1. revised maps or other technical appendices reflecting current data;

2. update changes regarding baseline mapping information such as streets and subdivisions; and
3. correction of errors either in the text or mapping which may include outdated information, grammatical errors, incorrect symbols and graphics, or reorganization of text due to amendments.                        
The Planning Commission may amend, extend, or add to the comprehensive plan from time to time.  If the amendment is related to a land use application, the amendment may be processed with the applicable application process. The Planning Commission shall first consider any proposed amendment to the comprehensive plan and shall conduct a public hearing, after notice of such public hearing has been published, as required by Town code.   The Planning Commission shall then adopt the amendment to the comprehensive plan, or may adopt parts of the amendment so submitted, or reject it in whole.
Any such amendments shall be approved by resolution of the Town Board after public hearing, notice of which has been published, as required by Town code.
c. Legislative Authority  

The Colorado Revised Statutes give the authority and responsibility to municipalities to “make and adopt a master plan for the physical development of the municipality” (C.R.S. 31-23-206).  For purposes of clarification, the terminology “master plan” as defined by state statutes is the same document as a “comprehensive plan” at the local level.  The statute further states, “the plan shall be made with the general purpose of guiding and accomplishing a coordinated, adjusted, and harmonious development of the municipality and its environs which will, in accordance with present and future needs, best promote health, safety, order, convenience, prosperity, and general welfare” (C.R.S.31-23-207). The Town intends to comply with the state legislation which requires that all municipalities having a population greater than 2000, shall have an adopted comprehensive plan.  

It should also be noted that formalizing an adopted master plan requires that “An attested copy of the plan or part thereof shall be certified to each governmental body of the territory affected and, after the approval by each body, shall be filed with the county clerk and recorder of each county wherein the territory is located. (C.R.S. 31-23-208.)
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Section II.  Community Characteristics

A.  Historic Population
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The first census population for Keenesburg was reported in the 1920’s and the population was 164.  The population of Keenesburg has doubled since the 1970 census data.  A significant increase in growth occurred from the 1990 census to the 2000 census where the growth increased an average of 5% each year.   The present population of Keenesburg is estimated to be 1111.  This number was determined by taking the total number of water taps in 2005 and comparing to the water taps in 2000.  Based on the 2000 census data and the number of water taps it was determined that 300 housing units existed compared to the 352 water taps.  The additional 52 water taps would equate to those used for commercial buildings, schools and public buildings as the Town hall and fire station.  When applying the 2.91 average household size from the 2000 census to the 382 residential water taps (less 78 commercial and public facilities taps from the total 460 water taps), the estimated 2005 population is 1111.  

B.  Future Population
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The projected population for Keenesburg is based on a four percent growth.  When comparing the estimated 2005 population of 1111 as noted above, it appears the town is very close to being on track with a four percent growth.  Future growth in Keenesburg will be very dependent on the availability of housing.  The recent approval of the Lost Creek Commons project will result in a population increase.  The last significant increase in population that occurred in Keenesburg was the result of home sales for the Madsen and Ash Hollow subdivisions and most of this growth occurred in 2001. 

C.  Building Permit Activity 
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The number of single family building permits issued between 1998 and 2000 was fairly constant with 11 issued in 1998, 10 issued in 1999 and 19 issued in 2000.  With the addition of the Madsen and Ash Hollow Subdivisions in 2001, the numbers jumped to 68, then declined to 3 in 2002, rose to 18 in 2003 and fell to one in 2004.  The number of multi family permits issued during the period was less with a total of two duplexes (4 units) in 2000 and one duplex (2 units) in 2001.  Commercial permit activity was low with two issued in 2000, three issued in 2003 and one issued in 2004. 
D.  Water and Sewer Taps
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The number of water and sewer taps has increased through the years.  As indicated above, the greatest increase in population occurred between 2000 and 2001.  This increase can be seen as being a direct result of water and sewer taps being sold for the Madson and Ash Hollow Subdivisions.    In 1998 there were 321 water taps and 314 sewer taps.  By 2000 the numbers had increased to 352 water taps and 345 sewer taps providing an increase of 31 water and sewer taps.  During the period between 2000 and 2004, the number of billable water taps had increased to 460, while the sewer taps had increased to 453, providing a total increase of 108 water and sewer taps.  Between 2000 and 2001, there was a 25% increase in the number of taps sold.  The next highest increase in the number of taps sold occurred between 1999 and 2000 where a 6.5% increase occurred.  

E.  Annexations

A total of 14 annexations have been incorporated into the town since the first annexation occurred in the mid 1960’s.  Listed below are the annexations that have been recorded for the town.

	Date
	Annexation Name

	June, 1964
	Westview Addition

	August, 1965
	Purfurst Annexation

	August, 1966
	Tressel, Prato, Crawford, Gray, Pippin Annexation

	June, 1972
	Keenesburg Heights

	July, 1972
	Sirios, Shaklee, Crawford Annexation

	November, 1976
	Sauer Annexation

	March, 1978
	Houser & Timbers Subdivision, Bonnel’s Resubdivision

	November, 1979
	Edmiston – Grunewald Annexation

	October, 1990
	Larry Mowery Annexation

	August, 1998
	Weld County School District RE-3(J) Annexation

	June, 1999
	Town Wastewater Treatment Facility Annexation

	December, 2002
	SJB Annexation (Hanson)

	December, 2002
	Sloan Tract 10 Annexation

	March, 2005
	Sparrow Annexation


It is interesting to note that no annexations occurred during the 1980’s and the most annexations, a total of five, occurred during the 1970’s.  Three annexations occurred during the 90’s and three have occurred so far in the 2000’s.   It is anticipated that several more annexations will occur for the remaining five years of the 2000’s. 

Section III.  Land Uses

A.  Introduction

The Land Uses portion of the KCP provides a framework for public and private decisions about how particular sites should develop.  The land uses presented in this Section describe the recommended future land uses for all property outside the Town’s corporate limits and within the Keenesburg Area of Influence (KAI).  Land use for the annexed Town limits is identified on the Town’s zoning map and details of the zoning are described in Chapter 16 of the Town Code. 
A review of the Town’s current zoning map was made during the development of this KCP.  It was determined that the specified land uses should remain.  A copy of the Town’s Zoning Map is included in the appendix.

The designation of land use classifications may be considered a “Land Use Plan” for the sake of convenience in this KCP, although the KCP itself is clearly and deliberately more than a land use plan.  The Land Use Plan will provide the following: 

· A long-range guide for determining the uses to which land should ultimately be zoned 

· Control and protect the character of the community 

· Ensure that municipal services and facilities will not be overburdened

· The chosen mix of uses will help to establish a sound tax base

Zoning regulates specific aspects of development, such as building size, building materials, and regulating the location of certain land uses within a district.  The Land Use Plan, on the other hand, is a very useful tool for helping to protect community character or proper use of property, while not regulating the specific use of land.   The contents of this Land Use Plan will help guide the Planning Commission when new development proposals are received for land that is not currently zoned.
Typically, a land use plan is changed less frequently than a zoning map, because it is intended to encompass a longer timeframe and provide a more general guide to development.  The Town currently does not have a wide range of different types of existing developments.  The Land Use Plan is not designed to give each development its own classification or density of units per acre.  This detail would make such a plan too unwieldy.

The various land use designations have been compiled for illustration together on one map for ease of reference, which is titled the Land Use Plan and Keenesburg Area of Influence (KAI).  The Plan depicts both existing and proposed future land uses.  Each category is color-coded for ease of visual reference.  Only some of the color choices are specifically referred in the text below, such as obvious categories of green for parks and blue for water.  Readers should refer to the Plan legend to note the color coding for the land use of interest to them.

The text below is a general description and discussion of the intent of each land use designation in the KAI. It should also be noted that the following descriptions of land use categories are generalized summaries only, and do not substitute for the considerable detail that would be applicable to each of them in the regulations contains in the Town’s Zoning Code.

B.  Existing Land Use

The Town currently has nine zoning categories defined in section 16-2-10 of the Town code and are as follows:

· AG      Agricultural

· R-1
Single-family residential

· R-2
Two-family residential

· R-3
Multi-family residential

· CBD
Commercial Business District

· CH
Highway Commercial District
· LI      
Light Industrial District
· HI     
Heavy Industrial District
· R-MH Mobile Home Residential District
The zoning code specifically references each of these categories and can be reviewed in Section 16 of the Town Code.  It should be noted that the use-by-right for two-family districts allows for single-family homes and the multi-family district allows for both single-family and two-family homes.  The zoning code also allows for mixed use residential including office space and neighborhood commercial. 
C.  Land Use Plan Guidelines
This section describes the various land uses shown on the Land Use Map including industrial and commercial sub-categories.  Park types are also discussed; however these types are not differentiated on the Land Use Map.

a. Residential 

Residential land uses make up the primary land use of most any community.  Commercial and industrial typically make up less than 20% of the total land areas.  Keenesburg citizens have said they want to retain the rural, small town atmosphere that currently exists.  In order to accomplish this, and still provide the amenities most residents desire, a balance is needed which takes all these amenities and the various land uses into account.
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Residential land use is very specific in the Town’s current Zoning Code.  The lot size for single-family residences is limited to a minimum of 9,000 square feet in R-1 zoning districts.  Two-family (R-2) and multi-family (R-3) zoning districts are limited to 6,000 square foot lots.  

Density for the multi-family zoning districts is not specified in the Town Code, however, property line set backs, open space requirements, and many other parameters are specified.  At the present time, no multi-family land is available within the existing Town annexed area.  When future annexations occur, the Planning Commission should recommend that any new multi-family development density not exceed 8 to 15 units per acre.  As a point of reference, the Lost Creek Commons multi-family development has a density of 5.6 units per acre which allows for sufficient parking and open space.
Another consideration in the planning of multi-family zoning is the Town’s ability to provide the necessary fire protection for a four-level structure.  It would be prudent to investigate this situation further with the fire protection district.
Single family residential homes in Keenesburg’s original plat have typically been constructed on lots measuring 25’ by 150’ which represents a lot size of 3,750 square feet.  In most cases, two lots are used for one single-family residence, which results in a 7,500 square foot lot.      

As previously mentioned, the Town Board and current residents are committed to maintaining the rural, small town setting in Keenesburg.  A method of maintaining the rural setting is to encourage large lot developments and extensive open space.  
The Town’s zoning code does have flexibility in allowing the Town to approve patio home projects and multi-family projects.  It is the Town Boards’ desire to approve single family developments only on lots measuring at least 9,000 square feet.  Maintaining a 10-foot side lot clearance with 20 foot separations between structures will also be required for all future developments.

These days, many land developers want projects that have very large homes on large lots.  Large parcel land owners outside of Keenesburg are establishing these types of lots by splitting off their land using the Weld County subdivision exemption process.  This type of product is very popular with horse owners that want to have enough acreage to maintain horses.  Typically these types of projects can be very problematic due to fencing types, disposal of animal waste and construction standards for outbuildings.  Additionally, large amounts of water are required for maintaining grazing pastures and for dust control. Of benefit to the Town when these types of projects are constructed in the County, is the fact that the Town is not required to provide support services such as snow removal, street repairs, drainage maintenance, and police protection.  However, the down side is of such projects is that the town does not receive any tax benefits, yet the residents use the Town’s services.

Prudent planning in communities allows for feathering of density from one project to another.  For example, it would not be appropriate to locate a 10 unit per acre multi-family development next to an estate lot development.   The preferred method would be to locate multi-family adjacent to commercial development and possibly next to a duplex development.   

b. Commercial

One of the common characteristics of how any full-service community develops over time is the location of commercial areas with access from a transportation route, such as I-76 in Keenesburg.  Such communities are trade-oriented and depend on a certain number of potential customers for their success.  Those customers are either residents, or people living outside the community who come there because of transportation access and what the market offers them.  As the number of customers grows, more trade opportunities will be established.

Commercial land uses are those in which a product or service is provided directly to a customer.  Different types of goods and services are made available at locations most suited to their market.  For example, a franchised fast-food restaurant would typically locate near the interstate or along an arterial road.  Law offices, sit-down restaurants, and specialty shops would be found in a downtown, but each of them could potentially be in another setting as well.  It is therefore important to differentiate among commercial use types to ensure that each is capable of attaining strength in its own commercial category without having to constantly compete with overlapping commercial uses.
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Listed below is a discussion of the commercial categories that may be available for future development along with photographs that are examples of each category:

· Commercial Business District.  The Commercial Business District (CBD) category, noted in the Keenesburg zoning map as Commercial Business District, is intended to serve as the primary commercial core of the town.  The existing Zoning Code generally allows unique specialty retailing and services including small office buildings, financial institutions, restaurants, and other similar uses designed for access by both automobile and more intense pedestrian activity.

A unique feature of the Town’s Zoning code is that it allows mixed use residential.  This feature allows upper floor dwelling units or office space which help support the retail community. The Town currently has some residential units existing in the upper level of the downtown area.  Parking off the main street must be addressed as these types of units are proposed.  Downtown is limited in the number of parking spaces available for retail customers.  Alley access and parking is quite common and should be evaluated for each proposed project.  The Town will also want to consider the possibility of requiring developers to pave the alley and associated parking spaces.
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· Highway Commercial.  The general commercial or the Town’s highway commercial zoning category is intended to provide for large-scale, automobile-traffic intensive retail and service uses that want and need to locate upon a major highway or arterial, either as stand-alone buildings or in shopping centers, or adjacent to such centers on outlots in front of or in secondary locations behind the centers.  Fast-food or sit-down restaurants, banks, and automobile service stations are examples of businesses that would be located on outlots in front of shopping centers.  Grocery, department, and general merchandise stores are examples of large-scale businesses that would occupy free-standing buildings or be anchor tenants in a shopping center.  
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c. Mixed Uses
As previously mentioned, the Town’s zoning code allows for mixed use development.  Such flexibility allows for the location of offices and commercial retail in residential neighborhoods.  These types of neighborhoods are becoming more popular because residents desire to have services located close to where they live.  The following section discusses the aspects of these land uses.
· Offices.  With the rising costs of transportation and the desire of residents to work near their homes, small office parks near residential areas are in demand.  The office category is intended to provide for areas where retail is not appropriate due to its seven-day-a-week activity character, but where commercial activity is still appropriate due to other locational factors.  Office buildings are reasonable buffers to residential areas, because they tend not to generate traffic in the evenings/nights and on weekends when people are otherwise mostly home.  Offices can be small-scale, designed for individual tenants or small practices such as lawyers, accountants, insurance agents, real estate brokers, medical and dental offices, and consultants.
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· Neighborhood Commercial.  The neighborhood commercial category is intended to allow for the location of shops, services, and small workplaces in a pedestrian-oriented setting, central to a neighborhood or neighborhoods and within walking distance of dwelling units, although usually accessed by automobile.  The types of businesses that would locate in such areas would be oriented towards convenience goods and services, such as dry cleaners, convenience item stores, pizza parlors, perhaps a child daycare center, and the like.  It would be located at an intersection of collector streets in a primarily residential area.  The shopping area may consist of a building divided into several tenant spaces, or if it consists of several free-standing buildings clustered in a planned development, each occupied by only one or two businesses, it could be termed “village commercial.”



The KCP hereby recognizes that there should be office and neighborhood commercial sites, but does not attempt to depict in advance where they should be located by particular designation on the Land Use Map.  Such uses would be reviewed in terms of particular circumstances at the time that a potentially suitable development site applies for review and approval by the Town.

d. Industrial

The Keenesburg Zoning Code is very specific in it’s listing of industrial uses for both light and heavy industrial categories. The term “industrial” as used in the KCP generally means businesses that manufacture something.  However, there are other types of uses such as warehousing that are often deemed to be industrial.  Most communities want to have some form of industrial base for jobs, in addition to jobs provided by commercial sectors.

The KCP recognizes two levels of this type of land use. The reason for different industrial land use is to provide for a variety of manufacturing opportunities to be attracted to and retained in the community.  Industrial firms grow like other businesses, and consider “move-up” opportunities for larger operations in their locational decisions.  The following industrial classifications are provided with photographs to illustrate each one: 

· Light Industrial.  A light industrial category is intended to provide for areas where light (small-scale) manufacturing or product processing may occur, and businesses that are not manufacturing a product, but specializing in activities like indoor and/or outdoor storage, vehicle repair services, technological equipment or distribution centers.  Traffic generation would be expected to be light for such uses.  A utility substation would be an example of a non-manufacturing use with very light traffic, yet its visual appearance would mandate it being located in a light or general industrial area.  It is recognized that there is usually a front office component, and sometimes a warehousing operation to such light industrial operations as well.

· Heavy Industrial.  A heavy industrial category is intended to provide for areas where substantial manufacturing or product processing occurs, where raw materials are brought to the site in bulk, and where the output of finished product is large or numerous.  It is recognized that there is usually a front office component, and sometimes a warehousing operation, to such general industrial operations as well.  The Town, however, does not intend to recognize all types of industrial activity, as certain industrial uses that are very intensive (also known as “heavy”) may generate considerable waste, noise, or odor, or create other objectionable factors.  
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Examples of unacceptable industries include feedlots, rendering plants, asphalt plants, and oil refineries.

Industrial parks can range from lower cost areas with relatively few controls that are somewhat out of view, have lower rents and would appeal to small or start-up firms, to upscale industrial parks that have some appearance controls, a wider variety of building types and sizes, are more visible and more expensive, thus appealing to larger firms.

e. Parks and Open Space 

Many elements go together to distinguish one town from another.  One of those elements is the degree of availability of parks and open space as well as recreational opportunities.  How many times have you heard “There is nothing for the kids to do”?  A central component of the KCP is the concept of centrally located neighborhood parks and elementary school sites in residential neighborhoods.

Parks come in a variety of sizes and shapes, each being ideally designed and located to carry out a designated function.  A brief discussion of the four types of parks follows:  

· Linear parks are typically located along a ditch right-of-way or other trail area which are designed to connect one activity generator to another or perhaps merely to provide for pedestrian circulation through an interesting area.  These should be a minimum of about 100 feet in width (50 feet on centerline of ditch) with landscaping and 8-foot bikeways along ditch rights-of-way.  When a property develops incorporating or adjacent to a ditch, it makes sense to improve the area to be attractive and functional rather than leave it in its existing condition to become an attractive nuisance and a liability concern.  The children are going to play in the area anyway so why not make it easily accessible to all, including those who might rescue a child in trouble.  Fencing is certainly not desirable.

· Pocket parks include a 1 or 2 acre open area in the midst of downtown or another built-up area.  Typically provided are picnic tables and landscaping.  These serve the needs of the immediate residents or customers of the adjacent businesses.

· Neighborhood parks are designed to be central to a residential neighborhood serving the park-based needs of that neighborhood.  Ideally located next to an elementary school, they can serve double duty as a playground during the school day and as a larger park during non-school hours.  Typically 10 to 12 acres, they functions to provide passive recreation opportunities via picnic tables, pavilions, children’s play equipment and other passive recreational items.  Being surrounded by lower density residential uses, active recreation such as night baseball, night tennis tournaments, or large parking lots, etc., is discouraged.

· Community parks are typically comprised of 35 to 50 acres and provide for the needs of the community for active recreation.  Included might be several lighted softball/baseball fields, tennis courts, perhaps a swimming pool, several soccer fields, a concession stand and lots of parking areas.  They might even contain a recreation center.  



This size of park should be located in an area central to the market it serves and separated from lower density residential uses.  An ideal combination would be a community park large enough to provide all of the desirable active recreation activities and a middle school or high school as well.

Open space can serve many functions.  On the smallest scale, open space is the required drainage detention pond in the residential development which must stay undeveloped for storm drainage reasons.  Most towns prefer that a homeowner’s association maintain these areas.  The next function open space can serve is separating one use from another.  A typical application of this function is to separate residential uses from industrial uses through the use of open space as a buffer area.  

Another function of open space is to provide corridors of open areas along major highway entrances to the town.  These areas might be heavily landscaped.  Yet a further function of open space is to provide view corridors separating towns.  Sometimes called urban shaping buffers, these areas improvement rights have been purchased but continue to be farmed.  They also might be the subjects of a regional transferable development rights program designed to preserve significant separators between communities while compensating the landowner for development rights.  The Town may want to pursue any or all of these functions of open space.

The third element, recreational uses, might be a centrally located recreation facility in a community park.  Such a facility might feature a youth center, a senior citizen facility, a swimming pool with water slide, meeting rooms for the public, and an athletic facility.  Other uses might be a golf course, an exercise trail, a toddler’s wading pool, etc. 

f. Agricultural 

It is conceivable that a landowner may wish to annex property into Keenesburg that would be zoned agricultural.  An agricultural land use designation should not appear on a land use plan as a “holding pattern” for future development, however, because the plan is intended to depict ultimate land use.  Accordingly, it is possible that some land may be zoned as agricultural that is intended to be kept in that state in the long-run, and the Town’s zoning code should provide for agricultural zoning.  Generally, then, most municipalities do not provide for an agricultural future land use, because they assume that ultimately land will be developed in some fashion.  If this concept were applied, however, to an open space program that included a component of agricultural preservation, either as an open space designation or as an agricultural designation on a land use plan, it would be depicted after the land in question was in fact reserved for agriculture.  This KCP assumes that some land in its planning area may remain in agricultural production for a considerable period of time, but does not calculate exactly where or how much of it may be so.

Location criteria for agricultural uses would include:

· Areas on the perimeter of the community or its planned boundaries.

· Areas where site conditions lend themselves better to agricultural (farming or ranching) operations than to development.  As an example, in low lying areas that have steep banks or hills that will not accommodate development.

· Areas may be adjacent to residential neighborhoods, as long as “right to farm” issues are understood, since agricultural uses usually pre-date suburban or exurban development.


g. Institutional

Existing municipal and school properties or those that have been committed to are depicted on the Land Use Plan as light green.  Future school sites could occur in almost any area, but are not shown since school site planning is so variable.

Elementary and middle school properties tend to be within or on the edge of subdivisions and are permitted uses within the residential zoning of them.  High schools tend to be located on large tracts that may be near residential and commercial areas.  Municipal properties tend to be permitted uses in any zoning district.  They do not need a corresponding zoning district to accompany land use designations on a comprehensive plan, although it is possible and somewhat more common to create a public institutional zoning district if desired.

Section IV.  Public Utilities 

A. Background

This section discusses major Town-owned utility services including water, wastewater, stormwater and private utilities such as gas, electric and cable television.  This KCP is not intended to be a planning document for the Town’s water, wastewater or stormwater facilities.  Rather, it represents an overview of the facilities and additional details about water and wastewater can be found in the Town’s studies for these utilities.
As new development occurs, it is important that the Town have regulations outlining the specific responsibilities of the Town and developers regarding public improvements.  The Town has such a document and the requirements are stipulated in Chapter 17, Article VI of the Town Code.

This same article makes reference to the Town’s standards and specifications.  The Town has not formally adopted a set of standards and specifications, however, reference to Weld County or Greeley standards has been used in passing.  Standards and specifications for streets, curb and gutter, sidewalks, landscaping, water lines, storm drainage and sewer lines is important to assure a long lasting infrastructure.  In addition, consistency in the construction of the infrastructure projects a uniform appearance and aids future maintenance by simplifying the storage of replacement parts.

The Town should know what to require of developers when new development is being constructed.  Set standards allow for driver-friendly streets and parking.   High quality standards for piping and valves assure long lasting sewer and water facilities.  Lastly, the requirement for construction observation and inspection assures that the public infrastructure is being constructed to the standards that have been established.  A Utility Contact List is included in the appendix.
B. Water

The Town operates and maintains the water system for its residents.  The Town’s primary water supply is the Denver Basin aquifer system, specifically the Laramie-Fox Hill aquifer.  The Town is located on the edge of this aquifer and the depth of the saturated sandstone zone is approximately 144 feet.  Because the Laramie-Fox Hill aquifer is non-recharging, water is essentially mined from the aquifer.  The Town will need to lower its wells as the aquifer level declines in the future and this will result in increased costs for pumping and maintenance.
The Town currently has 221 acre-feet of usable water rights underlying the Town.  In addition, the Town purchased 247 acre-feet of Laramie-Fox Hill water near Roggen, which is located approximately six miles east of Town.  Using a growth projection of 4 percent each year, the Town will exceed the Laramie-Fox Hill water rights in 2010.  If the Roggen water were delivered to the Town, water rights would be available through 2030.

The Town has pursued water supplies other than the Laramie-Fox Hill and this information is detailed in the Town’s study entitled, Water Supply Evaluation, July 2002, by TZA Water Engineers, Inc.
As a result of the Water Supply Evaluation study, the Town is currently pursuing the purchase of Prospect Valley water.  The Prospect Valley water comes from the Lost Creek Ground Water Basin, a much shallower aquifer and is replenished by surface water such as irrigation from the Denver Hudson Canal and the associated irrigation lakes.  A copy of the Water Line Alternatives map is attached in the appendix and shows the Town’s current water tank and well locations as well as the proposed Lost Creek groundwater wells located along WCR 14 in Sections 4 and 33. 
Blending the Prospect Valley water with the Laramie-Fox Hill water will improve the current water quality by reducing the fluoride level below the maximum contaminant level of 2 mg/l and the sodium absorption ratio will be reduced from 26 to approximately 5.  A ratio of greater than 10 will inhibit growth of many plants as has been the reported situation for landscaping within the Town.
ater storage for the Town is accomplished by pumping water from the wells into the distribution system and then to a single 250,000 gallon above-ground steel water storage tank.  The current storage volume is approaching the minimum requirements outlined by the Colorado Department of Public Health & Environment (CDPHE), which is one day’s average consumption for communities not providing fire protection.  For a population of 1500, the CDPHE recommends 320,000 gallons of storage per day.  The Town is currently planning on constructing a second water storage tank.  The current storage tank site was originally planned to accommodate the addition of a second tank. In addition, the Town is looking at restoring the old water tank which is currently not being used due to the fact that the elevation is lower than that of the newer tank.  A pump station will be required to place the older tank into service due to the low elevation.  
The water distribution system was upgraded in the late 1970’s where six and eight- inch water mains were added along with new well houses and two new wells, No. 5 and No. 7. A study is currently being performed to determine improvements that may need to be made to the distribution system to accommodate future growth.  In addition, this study will review the 12-inch transmission line size that is proposed to bring a blend of Laramie-Fox Hill and Prospect Valley Water into Town from the current storage tank site.

C. Wastewater

The Town’s wastewater collection system and original facultative lagoon was constructed in the early 1950’s.  Today, wastewater is collected, flows by gravity and is discharged to an upgraded aerated lagoon located at the southeastern corner of Town.  Effluent from the lagoon is stored in a reservoir and then land-applied on  230 acres owned by Mr. Donald Sloan.  In 1959, Mr. Sloan permitted and constructed a 38 acre-foot jurisdictional dam known as Sloan’s Reservoir No. 1.  At a later date, Sloan No. 2 was constructed.  These reservoirs were constructed to store water for use in irrigation of his crops and rangeland using effluent from the Town’s wastewater lagoon, surface runoff and seepage from the Denver Hudson Canal.  An agreement currently exists between Mr. Sloan and the Town and this agreement requires that he accept all the effluent from the lagoon.  The agreement will expire in 2015 and can be renewed by June 1, 2014.

The Town’s facultative lagoon was upgraded in 1978 to an aerated lagoon.  This plant was updated again in 2004 by the addition of baffle curtains to prevent short circuiting of flow through the basins, a new headworks including screening and flow measurement, a new fermentation cell to reduce the BOD prior to flowing into the remainder of the lagoon and addition of new chlorine contact chambers along with effluent flow metering.

The aerated lagoon is currently permitted for 100,000 gallons per day (gpd) and the current flow is in the range of 80,000 gpd.  At the 100,000 gpd level, a total detention time of 25.3 days is achieved in Basins 1 and 2.  Basin 3 is used for storage of wastewater when the Sloan reservoirs are full and this basin can store wastewater for approximately 38 days.
Expansion of the lagoon’s permitted capacity will be required soon.  All that should be involved in this expansion is a new site application and installation of additional aeration equipment.  With the current volume in Basins 1 and 2, and considering the CDPHE’s minimum detention time of 12 days for aerated lagoons, a total capacity of 211,000 gpd could be treated by the existing configuration.  However, the CDPHE may not allow this much capacity due to the fact that the existing lagoon has a shallow depth of five feet and the CDPHE design criteria depth requirement is 8 to 12 feet.
The CDPHE requires a system to initiate engineering and financial planning for expansion when influent flows reach 80% of capacity.  Construction must be underway when flows reach 95%.  A wastewater facility study is currently being performed and should be completed in 2005 or 2006.
This study will also be used to provide the technical data for enlarging the current 208 boundary which generally follows the Town’s annexed boundary.  Expansion of the Town will require expansion of the 208 boundary and will incorporate the  area as shown on the Land Use Map in the Appendix.
Section 208 planning boundaries are reviewed and approved by the North Front Range Water Quality Planning Association (NFRWQPA).  This organization manages area wide planning of wastewater service areas for cities, towns, and districts in northern Colorado.  This organization is also responsible for determining facility needs, projecting population, developing and recommending  water quality classification and standards, and reviewing and making recommendations for new and expanded facility site applications.  The Town will be required to submit its site application to the NFRWQPA when the wastewater treatment plant is expanded.
The Town is currently not a member of NFRWQPA, but may want to consider joining in order to be able to participate in future area planning near Keenesburg.

D. Stormwater  Management 

Stormwater management is the current terminology for what was previously called “drainage.”  Stormwater facilities have not traditionally been thought of as a utility.  Federal, state and local entities have put a much higher importance on stormwater not only from a flooding standpoint, but also from the resulting environmental impacts.  Erosion of soils from the land and the washing of contaminants from streets and other contaminated land has resulted in deterioration of the water quality in many of our waterways.  Many new Federal regulations will be forthcoming over the next few years that will result in a significant financial burden on most communities.  The increasing cost of complying with the regulations has caused many communities to form stormwater utilities.  Revenue to support the stormwater fund is generally based on the lot area for each resident.  The Town many want to pursue implementation of a stormwater utility to address some of the drainage problems that currently exist in the Town.  These funds could be used initially for the necessary studies to prepare a stormwater plan and then implement projects in the older portion of Town that are in need of drainage improvements.
Currently, the Town has very little in the way of stormwater infrastructure to maintain.  Recent developments have constructed the necessary stormwater conveyance systems and detention ponds.

The older portion of Town has only surface drainage.  This portion of Town has three main drainages that need to be considered as future development occurs.  South of the Town is the unnamed draw that flows along the south side of Town and flows through Sloan’s Reservoir No. 1.  Another draw flows from north of the railroad, in a southeast direction, and flows through the Town park and joins the unnamed draw at about Ash Street.  The third drainage is located along the eastern edge of the Town and brings water from North of WCR 396 and is routed under the CB&Q railroad, flows through the Fairground property and then along the east side of the Ash Hollow Subdivision.  The low spot along the railroad right-of-way north of the tracks acts as a natural detention pond for this drainage way.

All of these drainage ways need to be preserved to allow large storm flows to pass through Town.  The eastern most drainage way appears to be in the worst condition and should be improved in the near future as funds allow.  As development has occurred, the drainage way north of Woodward Avenue has gradually disappeared. A study should be conducted to review alternatives and costs for re-establishing this drainage way from the railroad tracks to the new ditch that was constructed along the eastern edge of the Ash Hollow Subdivision.  Redevelopment of the existing fairgrounds may provide the opportunity to improve this drainage way.
Flooding in the Town has not been an issue in the past, primarily due to the arid climate in this region.  In addition, development has not occurred to the level where large acres of impervious land results in large surface flows from new streets, roof tops and parking lots.

Weld County has produced flood maps that have been successful in keeping development from building too close to the unnamed draw south of Town.  The Town does not participate in the National Flood Insurance Program.  Generally, small towns cannot afford to complete the necessary studies that are required to participate in the program.  As the Town approaches 5000 people, participation in the program should be considered.  Again, forming a stormwater utility would help in preparing for costs associated with a stormwater program.

E. Utility Services

Dry utility services generally include electric, gas, telephone, internet provider, and cable television.  The electric utility is United Power, gas is ATMOS, telephone is Qwest and cable TV is U.S. Cable.  The capacity planning and construction of new homes on these utilities will have a significant effect on the ability of a town to grow and service its future customers.  The Town regularly refers development proposals to these utilities so they may plan for future customers.

Future planning and determining the location of the various dry utilities in streets, alley, and easements can be difficult at best.  It is a good practice for the Town to work with these utilities to determine where they are best located in newer developments.  It would be helpful to future developers if the Town has published standards that would facilitate the locations.  Having a consistent plan for the locations helps future maintenance efforts as well.

Section V.  Community Services

A. Fire and Rescue

The Town of Keenesburg does not provide fire protection or ambulance/rescue services.  It lies principally within the boundaries of the Southeast Weld Fire Protection District (SEWFPD), which provides firefighting suppression, plan review, paramedic, and other types of rescue services.  

Fire Station #3800 of the SEWFPD lies in the center of Keenesburg on the corner of Gandy and Elm streets in a building that houses equipment for the all-volunteer district.  Fire Station #3800 is not staffed with full-time or live-in employees.  

The SEWFPD has three fire stations within the district and the equipment is available to any area of the district.  Other than Keenesburg, stations are located in Roggen (Station 4000) and Prospect Valley (Station 3900).  The total number of volunteers for the district cannot exceed 75.  The current number is not known at this time.  The available equipment includes three fire engines, four tankers, three squad (brush) vehicles, and three rescue trucks.  The Hudson Fire Department serves as the first backup to the SEWFPD.

Fire protection districts have full authority over regulations and capacity planning of their facilities.  Obviously the quality and availability of fire protection service affects insurance ratings of property, service response times, and the general welfare and security of the residents and businesses of a community.  Traditionally, fire departments existed only to put out fires.  Today, they are usually expected to also provide ambulance, paramedic, and rescue services as well as offer fire prevention services through plan review, inspections, and education.  Inadequate services, lack of sufficient stations located around a community and other problems can have a negative effect of the ability of a town to grow and service future citizens.  However, the Town cooperates and coordinates with its fire protection districts on future planning in general, as well as on approval of engineering plans that relate to fire issues for individual developments.

The Insurance Services Office, Inc. (ISO) has developed a rating system for calculating fire insurance premiums for individual properties (commercial or residential).  This rating system evaluates both water supply availability and fire department performance. ISO has rated Keenesburg a 7 with 1 being the highest and 10 the lowest.  The Town’s insurance rating is somewhat below average which means that property insurance premiums will tend to be higher than in other communities that have a better ISO rating.  Since 40% of the rating comes from the water system reliability and capacity, the Town is planning and implementing improvements to the water distribution system that should reduce property insurance costs.

B. Public Safety/Law Enforcement

The primary topic of this section is police protection, since fire protection and prevention services are provided by Southeast Weld Fire Protection District.

The Town currently provides for police protection via a contract with the Weld County Sheriff’s Department.  The extent of the coverage is based on the number of hours of patrol time that are budgeted for annually.

The Town’s long term goal is to have a police department.  The start-up of such a department, as well as its ongoing annual operating costs thereafter, will be an expensive proposition and require substantial planning.  The current Town Hall cannot accommodate the addition of such a department, so a separate building or a substantial addition to the current building would likely be necessary.  The services of a police consultant would be necessary in determining such issues as space needs, the number of personnel required to provide a given level of service to meet desired policing standards (a decision itself that has to be made), exploration of an option to phase in a part-time to a full-time department or to share resources with the department of another community, dispatching and administrative functions, and projections of equipment, vehicles, staffing, and space for future growth needs, among numerous other considerations.

Another aspect of public safety is emergency planning.  The Town is participating in the Weld County Hazard Mitigation Plan, which will cover numerous aspects of emergency planning, such as evacuations, what to do to address various different natural or man-made disasters, and the like.  The plan will also address emergency management operations, such as coordination between employees of different units of government (particularly fire protection districts), dispatching and communication, and equipment sharing/use.

Code enforcement is an area that needs attention.  Currently, stray dog violations are handled by public works employees who transport the dogs to the Weld County Humane Society and the Town is charged a rate for housing them. The Town’s Citizen Survey indicated a desire to enforce codes dealing with stray dogs, weed control, trash and junk removal and other property violations.  The Town is currently budgeting for staffing required to enforce the Town codes.
C. Health Care 

The Town has maintained a medical clinic for many years.  The present Keene Clinic was started in 2001 and maintains a staff of one doctor, one nurse, two medical assistants and one volunteer office administrator.  This facility is located at 190 South Main Street.  The facility accepts emergency patients when open, from 8:00 a.m. to 5:00 p.m., Monday through Friday.  Dr. Brignoni is also a Level 2 Workers Compensation doctor.  This facility also provides prescriptions for patients.   

D. Senior Citizen Care
The Town has two assisted living facilities, Gray Cara and Aladdin.  These facilities not only offer care for senior citizens, but also provide jobs for Town residents.  Because of the aging baby boomer population, increased senior care capacity will need to be made available in the future.

E.  Schools
The Weld RE-3(J) school district serves the K-12 education for Keenesburg, Prospect Valley, Hudson, Roggen and Lochbuie.  The elementary school, K-6, is located within the Town and is known as Hoff Elementary.  The Weld RE-3(J) administrative offices are also located in Keenesburg.

The Weld Central Junior/Senior High School is located on the southwest corner of WCR 59 and State Highway 52, 2 ½ miles directly south of town.  The campus is currently undergoing a $26.4 million dollar expansion which will increase the junior high capacity to 675 students while the senior high capacity will be increased to 900 students.  This improvement project will eliminate the 14 modular classrooms that are being used to accommodate the 822 students that are currently enrolled.

Section VI. Transportation

A. Background
The Town’s transportation system should be planned and designed utilizing four guiding transportation principles.  The first involves the concept of the separation of modes of transportation.  The second involves a system of functional classification for roadways.  A third is the inextricable relationship between transportation and land use.  Finally is the principle of transportation linkages to the larger region of which Keenesburg is a part.

Transportation is, in effect, the movement of people and goods from one place to another – overcoming gravity, as it were.  Automobiles are larger than and travel much faster than pedestrians.  Bicycles travel at a greater rate of speed than pedestrians as well, but not as fast as automobiles.  Mixing the movement of two or more modes can prove to be disastrous.  It is highly desirable, therefore, to provide separate facilities for the different modes of transportation.

B. Roadway Classification System

As Keenesburg grows, it makes sense to plan for a systematic and graduated organization of roadways with different functions to serve the Town’s need for vehicular travel for years to come.  The needs of pedestrian, bicycle, wheel chair and other modes of transportation need to be addressed as well.

The basic street types are as follows:

· An arterial street, for example is a roadway which carries vehicles from one side of town to another.  As such, it is a large road within a larger right-of-way enabling expanded capacity at a point in the future. Examples of needed arterials include CR-59, SH-6, Market Street and a future WCR-15.
· A smaller minor arterial or collector street is a street which distributes traffic from an arterial to smaller streets and collects traffic from smaller streets and funnels it to an arterial.  An example of this type of arterial is Woodward Avenue.
· A local access street is typically a smaller street which provides access to the transportation system for individual residences or businesses.  The local access street also funnels traffic to a collector street.

· An alley is a smaller access facility which typically provides access to residences and businesses for service vehicles.

It also makes good sense to create a mechanism such as access control and/or design standards to preserve the function of the roadway system.  Residential dwelling units, for example, should be backed up to arterial streets with the non-street rights-of-way landscaped by the developer.  In this way, access to the arterial is provided at the intersection of the arterial and a collector street at an appropriately spaced interval.  Preserving the function of the arterial through design and access control will preserve the major public investment in the roadway.

Most, if not all of eastern Colorado was laid out and surveyed in one-mile squares (sections) of 640 acres.  Initially, counties built their roads along the section lines.  Since they already exist and are through roads, it makes sense to designate those county roadways as arterials.  Remember, arterials are continuous and move vehicular traffic from one side of town to the other.  It also makes sense to design a system of collectors and local access streets to support the arterial street system which to a large extent is already in place in the form of a grid system.  At a comprehensive plan level, only arterial and collector streets should be mapped with local access streets to be designed later with subdivision plans.

It is highly desirable to design residential neighborhoods with a centrally located elementary school and neighborhood park area to which every resident within the neighborhood has direct pedestrian access.  (The combination provides a multi-use area for outdoor recreation, indoor meetings, and economies of scale in terms of maintenance.)  Ideally, this pedestrian access can be provided without requiring families or young children to cross the arterial roadways on the boundary of the neighborhood.  Thus, if you design a large residential neighborhood surrounded by arterial roadways with a centrally located school/park site, you will have designed a model residential neighborhood.  Anything short of this is destined for problems leading to unnecessary civic expense or public safety issues.  This is a comprehensive plan which seeks to accomplish such an ideal.

C. Linkages to the Region

Keenesburg is a freestanding Colorado community which lies in Weld County outside of the service area of any mass transportation provider.  Yet its reciprocal linkage to other parts of the region is integral for education, commerce, employment, recreation, and cultural activities.  Mass transportation along I-76 is clearly desired and the Denver Regional Transportation District (DRTD) should be contacted in order to determine when funding will be available to support it.   The Town may want to go through the recently developed I-76 Corridor Group to make this contact.  Park and Ride facilities should be investigated in the near future.

D. Bicycle and Pedestrian Trails

The Town’s goal is to develop a bicycle/pedestrian trail system as new developments are planned.  The Town currently has no bicycle/pedestrian trail system.  The first trail project will be a part of the Lost Creek Commons development.  

A bicycle/pedestrian trail system provides opportunities for recreation, exercise, and for transportation to key community facilities such as parks and schools, as well as to key employment centers.  They are also important to social development of children, who can walk or ride bicycles among subdivisions to visit friends.  Trails offer an alternate mode of transportation to the motor vehicle to accomplish these goals.  Through development of an extensive trail system, Keenesburg can provide residents with safe pedestrian and bicycle access to community facilities, while reducing dependency on the automobile as the only viable transportation option.

Most municipalities have been developed over time, long before the concept of trail systems became accepted and popular, and thus must develop plans to create trail systems that have elements that must be retrofitted into the existing built environment.  Wherever possible, trails should be constructed in off-road locations.  However, in some cases, it will be necessary to shift bicycle traffic to “bike lanes” created on new streets or retrofitted onto existing streets when they are resurfaced or widened as appropriate, because of the difficulty of creating trail easements or dedications on previously-platted property.  Pedestrian traffic, of course, cannot use bike lanes, so parallel provision of sidewalks adjacent to new or existing streets is necessary in order to address the needs of both pedestrians and bicyclists who use a trail system.  It is recognized that there can be bicycle versus pedestrian conflicts on the same trail and this conflict can be minimized by utilizing eight-foot wide trails.  In order to address the issue that the Town should not design its transportation network only in terms of cars, it needs to do things to make the community more pedestrian and bicycle friendly in a manner that addresses not only safety issues, but also aesthetic, accessibility, and viability issues.


Section VII. Community Facilities 

A. Introduction

The term “community facilities” means public buildings, structures, property, and uses owned or leased by the Town and under its control.  Buildings and property such as the Town Hall, the Public Works garage, parks, and streets are all examples of community facilities.

The term “municipal service delivery” means programs and services that the Town provides for its citizens.  Some aspects of this have already been covered in the utilities section.

The potential growth that may occur within the next twenty years in and around Keenesburg may overburden both municipal facilities and services unless long-range planning is implemented in such a way that demands can be met.  Generally, financial demands for new facilities are the most important and difficult issue to deal with as growth occurs.  Efforts will need to be made to implement fees that will cover the costs associated with park facilities, new public buildings and street improvements.  Utility improvements are generally easier to fund due to the fee structures that have already been put in place.

Many communities are venturing into services that have traditionally been operated by private organizations or were sought after in the bigger cities.  Some of these services include human services programs such as counseling, certain medical services and social work, senior activities, cultural and arts facilities and programs, recreational programs, services for disabled people, historical preservation, community-sponsored events, economic development, and tourism promotion.  It would seem that the Town is a long way from sponsoring these types of services at this point in time.   However, there is grant funding available for sponsoring these types of programs in communities where the need is clearly identified.  It should also be recognized that when communities sponsor services as have been mentioned, the community becomes a more desirable place to live, which brings recognition to the community and many benefits such as increased tax revenues.  

B. Parks and Open Space

Planning for new parks may seem to be a long way off into the future, particularly when the amenities of the existing parks are very limited.  The Town Board members should recognize that improvements to existing parks and developing new parks, and their amenities, need to be put in place at the expense of new development.  These costs are expected and planned for in the development community.  In fact, most developers recognize that a well planned out development with nice parks and open space increases the value and salability of the housing units.

The town has the opportunity to gain revenue for its existing parks as development infill of vacant lots and land within the existing town limits occurs over the next few years.  Fees established for park improvements will help in adding amenities to the existing parks.  Grants are also available for these improvements.

Low cost or essentially free park planning is available for all small communities.  These services can be obtained by coordinating with the Department of Local Affairs (DOLA), which has established relationships with the colleges that offer landscape design and recreation planning and design degrees.    




C. Recreation Programs
As with most small towns, Keenesburg has very strong support from its citizens in sponsoring youth sporting activities including football, baseball, basketball and soccer, 4-H Clubs, Boy Scouts, Girl Scouts and various church activities.  The school system also sponsors many after-school programs during the school year. 

There are several community activities in Keenesburg, particularly during the summer months.  These activities include the following:

· The Chamber of Commerce sponsors the annual Pioneer Art Festival in June. 
· The Southeast Weld Chapter of the American Cancer Society sponsors the annual American Cancer Walk.

· The Southeast Weld annual Junior Fair and Rodeo occurs in August.

· The Southeast Weld Fire Protection District sponsors the annual 4th of July fireworks show.

· The Chamber of Commerce sponsors the annual Christmas in Keenesburg program.
The Town has supported these activities through use of Town parks and facilities and the Public Works Department has been available when needed.
In reviewing the results of the 6th grade survey, it appears there is a tremendous need for a recreational facility for youth under 16 years which is the age when young people begin to drive.  This group of citizens desires to have things to do in Keenesburg such as movies, a swimming pool, skating, bowling and other activities.  It would seem prudent that the recreation committee review this need and develop planning that will result in the development of facilities and activities for this age group.


Section VIII – Surrounding Development

A. Introduction

New development outside of and on the fringes of the KAI is expected to occur within the next few years.  It is expected that the I-76 corridor will become much like the I-25 corridor north and south of Denver and the I-70 corridor east and west of Denver.   Many developments continue to spring up in these areas as residents of the Denver metropolitan area seek a more rural lifestyle.  

A similar situation is currently beginning to occur very near the KAI.  A new development, Pioneer Communities, is being planned at the NW corner of the KAI.  It lies on both sides of WCR 49 (Kersey Road) and continues for four miles along this road.  The community is planned to be a mixed-use development which currently encompasses over 5,000 acres.  The south side of Pioneer Community is 2.5 miles north of the Kersey Road exit from I-76 and the east side of the development is located two miles north of the Keenesburg exit and one mile west.  

In recent years, many Colorado counties including Douglas and Jefferson have allowed urban scale development to occur in rural settings as long as the entire infrastructure is made available to support the density.  It appears that the public and political bodies have accepted this practice and it is expected to continue for many years.
Because of this situation, many small towns will be impacted by this type of growth without reaping any benefits from taxes and impact fees.  However, with prudent planning and partnering of towns with counties, the growth impacts can result in increased revenues, improved transportation systems, new jobs and increased retail and entertainment facilities.  Planning for only the growth that was projected in the population section of this KCP would be rather short-sited when it is known that additional development will occur that is out of Keenesburg’s  control. 

B. Impact to Keenesburg

The Town of Keenesburg has already been impacted by growth occurring in the county surrounding the community.  Large-lot developments occurring through subdivision exemptions have brought many new students into the school system, increased traffic, increased retail business and created jobs for the residents in the surrounding area.  Planning for this growth both inside and on the fringes of the KAI will help to create a desirable place for residents to live, work and enjoy entertainment.  The following paragraphs present items that will need to be addressed in order to support this growth.   


a. Transportation

One way to assure that the commercial establishments benefit from growth occurring on the fringes of Town is to put transportation routes in place that make it convenient for out-of-town residents to commute to the Town’s retail stores, post office, schools and churches.  One such route that will be important to the Town is a new arterial street that will proceed north of I-76 along the alignment of Market Street to the Kersey Highway.  Constructing this arterial approximately two miles north and one mile to the west would provide easy access for the Pioneer Community residents to travel to the Town.  These residents, especially in the early phases of development, will need to transport their children to the schools, attend churches, purchase groceries, clothes, hardware items and use the Town’s medical facilities.  It is expected that most of the commuting traffic will flow toward Denver, however as growth occurs, more jobs will be available within the Town. 

It would be prudent for the Town Board members to approach the County Commissioners and Colorado Department of Transportation (CDOT) to make sure that this needed arterial is constructed by the developer in the early phases of development.  Having only one exit from the new community to I-76 would result in significant traffic congestion.  Additionally, police services and fire protection could be compromised by having only one access to I-76.   

b. Utilities

Surrounding development will place additional demands on all utilities including power, gas, telephone, water and wastewater.  The Town is in a good position to provide water and wastewater services for a majority of the KAI. Other utilities are also accustomed to making the needed improvements to support growth. This growth will most certainly improve the reliability of all the utilities.  The more a utility system becomes interconnected with branches and mains, the more reliable the system becomes.  Generally, rural power and telephone systems can be troublesome during storm events due to the lack of interconnecting lines.

The Town is in the process of studying needed improvements to its water and wastewater systems.  These studies will address how the fringes of the KAI can be served.  Decisions will need to be made in order to determine which areas will be served with Town water and wastewater services and which areas will require utilization of privately owned wells and septic tanks.  Utility areas to be served by the Town will most likely change over time due to the issue of whether development is willing to pay for the costs to extend services from the Town’s utility systems.  When these changes do occur, the KCP can be amended following the appropriate processing by the Town.

c. Retail & Commercial 

In most communities, a welcome change that comes with growth is the additional demand on the retail and commercial sector.  This demand results in additional tax revenue for the Town and the owners of the businesses can create more jobs for the community.   The growth also creates the need for more retail type businesses and eventually, the larger chain stores can establish a presence.  The “Big Box” type chain stores will be very interested in locating along the new Market Street arterial and will attract business from both the Pioneer Community and the Town of Keenesburg.  This area will be very attractive in the early phases of development as residents will need to obtain services from Keenesburg.  

d.  Schools

School districts are very similar to utilities in that they must project the need for constructing new classrooms in order to accommodate growth.  It is expected that growth on the fringes of the KAI will result in an increase in the number of  K-12 class rooms.  At some time in the future, new schools will be needed.  For Keenesburg, it is especially important to fully understand and plan for the initial growth in schools because it is not practical to build them until a certain population is developed.        

e. Other Services

Other services in Keenesburg that will be impacted in the early years of nearby rural development include medical service, as well as police and fire protection. 
Presently, fire protection is being provided by Station #3800 located in Keenesburg.  New developments such as the Pioneer Communities will need to rely on service from the Southeast Weld Fire Protection District (SEWFPD).  At some point in the future, a new fire station will most likely need to be constructed in Pioneer Communities.  Until then, the Keenesburg station can service the community as long as a new arterial roadway is constructed from Keenesburg to the community.  This roadway would allow the SEWFPD to respond to the community in a timely manner.  If this roadway is not constructed, the travel distance will more than double.

Police protection will most likely continue to be provided by the Weld County Sheriff’s Department.  There will come a point in time that the development of a local police department will need to be considered.  Combining community resources for the purpose of sharing costs for a police department could result in the ability to have a local police department much earlier than the alternative of not sharing resources.  As the population increases, discussions between Keenesburg, Pioneer Communities and possibly the Town of Hudson, need to occur with the goal in mind of expanding police protection.  These discussions may want to consider the alternative of Weld County constructing a branch facility in the Keenesburg area.
The existing Keene Clinic will also need to consider the growth in the Keenesburg area.  This clinic will most likely need to add physicians, physician assistants, and nurses over the next few years.  Discussions need to occur between the Town and the clinic to determine the clinic’s ability to grow with the population.  At some point in time, a hospital will need to be constructed along I-76.  Keenesburg will be central to development and could provide the necessary land for a major medical facility.  Considering this future need, a site should be reserved along the Market Street interchange to accommodate such a project.  
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