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General
1. Q. What is this planning process all about?

A. The City of Greeley and Weld County, in coordination with the City of Windsor, have
undertaken a study of the North Greeley area that will culminate in a sub-area plan that will
supplement the respective Weld County and Greeley Comprehensive Plans. The process
will evaluate existing conditions and provide options for future growth with a particular focus
on the industrial Great Western rail corridor area. The Plan will define how the area is
expected to grow in ways that support economic development for the region. The intent of
the plan is to provide residents, businesses and property owners, community leaders and
elected officials a means to articulate a shared economic development vision and provide
guidance and policies to move toward this vision in this sub-area.

Area Development
2. Q. What and when is residential development planned for this area?

A. Given the current economy and inventory of homes and surplus lots in the developed
portions of Greeley, it is not expected there will be any residential development in the North
Greeley study area in the near future. However, some concept plans presented for review
in the study area would add 6,500 dwelling units, which is more than three times the current
number of units in the study area. Two of these early plans would translate into an
estimated 17,500 people in this area (more than 50% larger than the 2006 Windsor
population). The two potential developments shown are:

1. The Grainery - located north of “O” Street and east of 35" Avenue with potentially
over 700 acres of residential use, which could accommodate approximately 13,000
people. (Site not yet annexed to Greeley)

2. Poudre Ridge — located northwest of WCR 64 and 47" Ave. with over 400 acres of
annexed and zoned residential land that is initially designed to easily accommodate
approximately 1,700 units or 4,600 people.

The western end of the study area will continue to experience significant commercial,
industrial, and mineral extraction (oil & gas, sand and gravel) activity and related truck
traffic over the foreseeable future.



O Street
3. Q. Why and when will “O” Street be widened?
A. As a major east/west roadway between US Hwy 85 and I-25, the projected build-out of

North Greeley traffic volumes on “O” Street will be similar to the current levels of 10"
Street. It is necessary to plan now for major roadways so that the City and County,
prospective job-producing industries, existing businesses (such as gravel quarries), and
oil/gas and water transmission line providers will know where the road alignment will be
located and road width established. “O” Street widening is not currently in the five-year
Capital Improvement Plans (CIP) for either Weld County or Greeley and will not be until
there is significant development in the area.

4. Q. Will the Espanola subdivision (Spanish Colony) be removed due to “O” Street being
widened? Should Spanish Colony be moved?
A. There is no reason at this time to believe that any portion of the Espanola subdivision
would need to be removed when “O” Street is widened. At the very most, some right-of-
way may have to be purchased from the northernmost properties.

5. Q. Can a new “O” Street be built between WCR 642 and the railroad tracks?
A. No, for several reasons:

1. A minimum of 140 feet of right-of-way is necessary for a Weld County major arterial
roadway. There is inadequate right-of-way between the railroad and frontage road to
build a four-lane street at that location.

2. If “O” Street were to be built there, the road width would need to be narrowed from four
lanes to two, creating a traffic bottleneck.

3. ltis likely that the residents of Bracewell Subdivision would not support having the road
moved next to them.

4. The Weld County Commissioners have adopted an alignment and businesses have
moved forward in reliance on that alignment.

6. Q. Will “O” Street at 47" Avenue be straightened?

A. Probably. From a safety perspective, this is a very high priority and a prerequisite to
connecting “O” Street to Crossroads Boulevard on the west. Eliminating the sharp curve
would make that intersection much safer. However, at this time, there are no plans or funds
to correct the intersection.

7. Q. Will the new “O” Street alignment take traffic off of US Hwy 34?

A. Connecting “O” Street to Crossroads Boulevard would take traffic off of US Hwy 34 to some
extent. If “O” Street is not connected, then traffic on both US Hwy 34 and SH 392 will most
certainly increase with development. Without the “O” Street connection, SH 392 in
downtown Windsor would eventually be gridlocked.

8. Q. If the problem with Hwy 392 is a potential bottleneck in downtown Windsor, why not
do a Windsor bypass?

A. A bypass has been proposed and studied, but there are no easy options due to existing
residential uses at any of the proposed roadway alignments. As a result, there would be
much difficulty in routing a bypass around the developments north of Windsor. Having Hwy
392 loop south of Windsor would require redirecting the roadway at least three miles south
of the current alignment, and one mile south of “O” Street. Such indirect patterns tend to
create ineffective roadways.



9. Q. There is concern about Greeley acting as a developer and condemning properties for
either “O” Street or for industrial development.
A. The City of Greeley and Weld County are not in the development business. Both
jurisdictions rarely exercise condemnation rights, and only for a clear public purpose.
Condemnation law requires fair market payment for any land acquisition.

Likelihood of Residential/Industrial Development
10.Q. When will Poudre Ridge (1,700 units), and the Grainery (2,300 — 4,800 units) be built?
A. This is a market driven action. Until the housing market stabilizes, the current excess
inventory is reduced, and there is new demand for housing, it is unlikely either of those
developments will be built soon.

11.Q. Is the Clark Minor property a part of the proposed Poudre Ridge development?
A. No, the Clark Minor property is not part of the proposed Poudre Ridge development. It is
west of Poudre Ridge. This site is located in Greeley and is currently zoned for low-
intensity industrial uses.

12.Q. What else might be built?

A. There are no other proposed residential plans at this time to build anything besides the
Poudre Ridge and Grainery developments. However, 300,000-500,000 more people are
anticipated to move to Weld County by 2035. Because of this, there may be several more
major developments in the North Greeley area built within the next 30 years. In the last
several years, there have been regular inquiries concerning potential commercial and
industrial development in the sub-area.

13.Q. Will the proposed residential (The Grainery) in close proximity to the Weld County Jail
really be compatible?
A. Commercial rather than residential is proposed immediately adjacent to “O” Street rather
than residential. Residential is proposed to be phased in to the north of the commercial

uses. However this project is only speculative at present. The site has not been annexed
or zoned for any of these uses.

Potential Development Impacts
14.Q. What was Buxman planning for development SW of Poudre Ridge?
A. An existing, approved 8-lot subdivision called “Buxman Estates” exists off of County Road
29 a half-mile south of Highway 392. However, neither the County nor the City have
received any application for development on any of the other Buxman holdings, including
those further south, and southwest of the Poudre Ridge.

15.Q. It is hard for me to get out of my driveway now, will it be worse in the future?

A. As development increases there will certainly be more traffic along major roadways making
access more of a challenge. Some strategies can be used to help, such as joint access
points, or access off of a different road, but the access issue will continue to be a matter of
interest to the Public Works departments of the City and the County.

16.Q. A property owner NE of 47" & “O” Street area is looking to move from California and
build a big home and retire in the country, but they are not sure that is such a good idea
now.

A. This area has been zoned A (Agriculture, Weld County) since the 1980s. Generally,
residential development in industrial zones is not a good idea, and in Greeley it is not
allowed, although existing residential uses may be “grandfathered.”



Potential Train Impacts
17.Q. Similar issue for property NW of Loveland Industry as in question #15. The concern is
that increased “O” Street and unit train traffic (up to 112 cars) at the intersection of the
railroad tracks & “O” Street will be a real back-up of “O” Street traffic.
A. As noted above, car and truck traffic are only going to get heavier with continued
development. The same is true with rail traffic. Planning for key corridors and avoiding the
creation of new conflict points can mitigate these affects and even improve them over time.

18.Q. How many trains per day are eventually anticipated on the Great Western Railroad?
A. Great Western hopes to draw industries that are significant rail users that want to be in
northern Colorado. At build-out there could be ten or more trains of over 100 cars each per
day.

19.Q. Many residents were concerned about the unit train and sounding of the horn — will it
be hard to sell my house if it is located next to tracks with the increased noise?

A. The increased train traffic may have an impact on residential properties. Most likely the
residential property impacts will be a function of distance from the tracks and individual
tastes, just as the usefulness and value of properties for industrial uses increase based on
how close the property is to the railroad. As the number of trains increases with
development, sounding of horns will certainly become more frequent.

20.Q. Can the railroad tracks be moved further north?

A. The railroad has been in its present alignment for over 125 years. The Great Western
tracks are privately owned and the company has not indicated that it would move their line
further north, particularly now that industrial rail users have been located for years adjacent
to the current tracks. In addition, the approval process and acquisition of property for
relocated tracks would take years, and the cost of moving the tracks further north appears
to be prohibitive. As a result, this does not appear to be a viable option. In general, there
are few new rail corridors built anywhere in the U.S., and the transportation effort is almost
always to preserve and build upon existing corridors, rather than build new ones. Also,
moving the rail north will simply have the same impact to those properties that currently
exist.

21.Q. Will the trains be blocking the streets crossing the GW tracks for a long time?

A. As a policy, the trains try not to block roadways for more than 15 minutes and they are
typically very responsive to emergency services (fire, police, sheriff, ambulance) when
dispatch calls, so there hasn’t been a real health/safety issue so far. From a public
inconvenience perspective, Longmont and Fort Collins have studied this question, with
limited changes. Train transport rights to use existing rights-of-way are well-established;
last year the lllinois Supreme Court said that it was unconstitutional for governments to limit
the time a train can block a road. In the future, this could become a larger issue for
North/South traffic. For example, a single unit train could simultaneously block g 11"
14" 21t and 23" Avenues. However, with advance planning such as that intended by the
sub-area plan, such conflicts can be mitigated, and new conflicts in the future can be
avoided or reduced. The purpose of planning for such challenges in the future is to limit
negative effects, while still recognizing the broader economic benefits that come from fully
utilizing an existing resource, such as the rail line.



Flood Study
22.Q. What is status of the Poudre Flood Study and what will be the impact on my property?
A. The study has been approved by the Army Corps of Engineers. It is currently under review
by the Federal Emergency Management Agency (FEMA), and will hopefully be adopted by
Greeley and Weld County sometime in 2010 or 2011. Greeley will then need to adopt the
amended study and begin the rezoning process based on the study

Build-Out
23.Q. What is “ultimate build-out scenario”?

A. See scenarios | — V handouts and identify your preference and reasons. Actual “build out,”
however, will be a function of market forces, and industrial demand for local resources such
as water, an educated workforce, and the trail line. The policies proposed by the Sub-Area
Plan are intended to coordinate land use and these resources to create as optimal of an
economic development environment as possible.

24.Q. Will Greeley annex the entire study area?

A. Annexations only occur at the request of the landowner (with some limited exceptions - for
enclave properties). Sometime in the next 50 years Greeley will probably annex most of
the study area, simply based on historic trends and market motives. The entire sub-area is
located in the Greeley long-range growth area as identified in the Greeley 2060
Comprehensive Plan.

25.Q. Will this whole area be one continuous development up to Eaton?
A. The Greeley Comprehensive Plan calls for community separators and buffers between
neighboring jurisdictions. This can be accomplished with such tools as the Weld County
cluster subdivision alternative or lower-density, large-lot development concepts.

Property Compensation
26.Q. Some property owners were concerned that they would not get a fair price for their
home if “O” Street became a four-lane major arterial.
A. The procedure for acquiring property and determining a fair price is controlled by state
statute. Typically property values tend to go up as development gets closer.

27.Q. Will they (City/County) pay to relocate me?

A. Typically no. Just as if you were to sell your property to an individual you would not expect
the individual to pay for your relocation. In very limited circumstances and only as a last
resort would land be condemned and individuals be relocated after being paid a fair market
price for the land by Weld County or Greeley. Under the Constitution, a property owner
cannot be relocated by the government without just compensation. The Sub-Area Plan
does not contemplate or rely on any involuntary relocation of residents.

Zoning
28.Q. The zoning map shows industrial zoning on property in the old Budweiser annex — will
the owner build industrial uses close to my house?

A. That is really the decision of the property owner. Greeley originally annexed much of the
land north of the Poudre River in the early 1980s and zoned it industrial to accommodate
anticipated construction of the Anheuser-Busch brewing plant. The brewery was built in
Fort Collins, but zoning typically remains on a property unless a rezoning is sought by the
landowner. Any rezoning of the land, however, will include public noticing and opportunities



for public comment. Neither the City nor the County have received indications of any
immediate development of this area.

29.Q. Why can’t | have a mobile home for my grandmother next to my house (located in the
industrial zone about 13" Avenue & 2" Street?

A. Mobile homes within the City of Greeley can only be placed in the Residential Mobile Home
(R-MH) Zone District. Mobile homes are typically not allowed in industrial zones or other
residential zones in Greeley. Temporary mobile homes are allowed as an accessory
dwelling unit in certain circumstances in unincorporated Weld County; however, this is not
an option for this property.

Other Questions
30.Q. Why does Clover Creek Homeowners Association and Hillcrest Estates have to pay
additional fees for stormwater to cross the railroad?
A. Greeley charges a stormwater utility fee to anyone living within the city, but no Greeley fee
is known to be used for financing a specific pipe across the railroad tracks. This appears to
be a fee the developer privately negotiated for the transfer of the stormwater.

31.Q. What will happen with the gravel pits on the east and the one being mined now?
A. The City hopes to make the gravel pits into a series of parks as part of the Poudre Tralil
system. As with several other gravel pits, they will be filled with water and made into lakes.

32.Q. How are gravel pits being converted to fishing ponds, as discussed in the North
Greeley Profile? When?

A. Former gravel pits near Island Grove Park that are owned by Greeley are being converted
to water storage and fishing ponds as a part of the gravel pit reclamation. The fishing pond
element is being assisted through various grants such as the Colorado “Fishing is Fun”
program.

33. Q. How much capacity for industrial already exists within the City limits? Has this been
analyzed? Also, how much industrial use already exists within the City limits?

A. The City contains industrially zoned properties and industrial uses along the Hwy 85 and
UP Railroad corridor, as well as the area surrounding the Greeley Municipal Airport.
Another large industrially zoned area within the City is located generally north of the Great
Western rail line between 59™ Avenue and 47" Avenue. The majority of the industrial land
along the Hwy 85 and UP Railroad corridor has been developed. The City and County
recognize the demand for industrial property with rail access and that the existing industrial
areas along the Hwy 85 and the UP Railroad corridor may have limitations depending on
the nature of the industry (access, size of property, etc). Evidence of the demand for large
industrial sites in proximity to the rail corridor can be seen with the development that has
occurred northwest of Greeley, in the City of Windsor. The North Greeley Rail Corridor is a
logical expansion of the existing industrial development/employment in this area and
provides the opportunity for businesses to have direct access to the rail line.

34. Q. Can the railroad fix the crossings at CR 23 34? Can a new sign be put in?

A. The railroad is responsible for the maintenance of the railroad crossings, which is typically
the basic upkeep. If a higher quality crossing is desired, someone else would need to pay
for the upgrade and the railroad would do the work after payment. Depending on the
problem and the proposed solution, there may be some shared expenses between the
railroad and the other party (i.e., city, county, or developer). Additional signage could be a



county and/or city consideration, while a formal railroad crossing sign would be the
railroad’s jurisdiction.

35. Q. How will CR 23 % continue west with the right angle turn in the road?
Typically, if realignment is needed, the City and County would work closely with adjacent
and impacted property owners while having the engineering departments design the safest
realignment options. Potential options would be based on current engineering roadway
design standards.

36. Q. Does this study include the expansion of Hwy 392? Will the goals of this plan result in
more traffic for Hwy 392? Concerns with increased noise, especially truck traffic, from
Hwy 392.

A. The North Greeley Plan does not include Hwy 392. This corridor is under the jurisdiction of
CDOT. The City and County have included CDOT in our transportation stakeholder
meetings concerning the North Greeley Plan. The Plan will consider the impacts of the
preferred land use scenario(s) with the existing access points along the Hwy 392 corridor.

37. Q. Are there improvements planned for 59" Avenue?
A. Not at this time. Development is market-driven by the private sector. When future

development occurs, improvements would be based on the impacts of the development
and the Greeley Transportation Master Plan. Fifty-ninth Avenue is currently identified as a
major arterial in the City’s Transportation Master Plan. While recommendations for
improvements may be made as part of the Greeley and Weld County Transportation
Master Plans, or at least thresholds established for when improvements should be made,
improvements are not currently a part of either the Greeley or Weld County five-year CIP
(Capital Improvement Plan).

38. Q. How long do you anticipate for industrial development along the rail line between
59" Avenue and 47" Avenue? Do you think industry will be interested in these
properties or is the floodplain an issue? | am interested in selling.

A. This depends on many factors, including national, regional and local economic conditions,
as well as industrial market for this area. Additionally, the timing of infrastructure will play a
major role in when industrial develops in this area. Floodplain and floodway constraints
would need to be considered with any land use decision or proposal. Development in the
floodplain is possible, as noted in the Flood Plain Fact Sheet, particularly for bridges and
water and sewer lines crossing the river, as long as they make no impact on the floodway.

39. Q. Why is the area around Seeley Lake zoned commercial?
A. The area is actually zoned “A” for Agriculture in Weld County, but just has a similar color
scheme that Greeley uses for commercially zoned properties.

Other Comments Received

40.C. We would love to see a traffic light at CR 31 and 66. People traveling north-south do
not stop.

41. C. Concerned with the new waste transfer facility. There should have been more noticing
than the 500-foot (radius from proposal) notification.

42.C. Would like to see magnesium chloride on the west end of CR 66 (leading up to the
curve).



43. C. | live by C Street. So far, the rail traffic at the crossing has been okay.
44. C. Concerned with height (of future buildings) and the transition of land uses.
45. C. Concerned with how adjacent land uses would be buffered.

46. C. Supported the continuation of Two Rivers Parkway to the north because it will
hopefully reduce area traffic beside Bracewell Subdivision.

47. C. | have a business at 59" Ave and “O” Street. It sounds like this plan will support
business growth.

48. C. We moved from a community where they didn’t plan for a more active rail line.
Avoiding future conflicts with residential and rail is a good idea.

49. C. We have a farm in the study area and always thought this area would turn into
industry some day, especially now because of the developments in Windsor. No real
concerns with putting together a land use plan for this area.

50. C. We need the industrial to improve the economy. Loveland and Fort Collins have
changed. They have large industrial in the area. If we keep saying no to industrial, it will
move to Windsor, Fort Collins and Loveland. Let’s keep it here.

51. C. We need industrial area close to Greeley with rail service.

52. C. There are already too many accidents on 392 and any increase in truck traffic will
make the situation worse.

53. C. CR 66 has a 90-degree south turn at CR 23 3z and this would not be a good main road.
Also, there are already homes on small acreages east of CR 27.

54. C. Quality of life concerns with the rail corridor and existing residential.

55. C. The City should not put infrastructure in the floodplain or floodway.



