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1. EXECUTIVE SUMMARY
The City of Dacono (City) has engaged the services of Frachetti Engineering, Inc. (FEI) to
prepare this Potable Water Master Plan (Master Plan), as part of their commitment to operate
their water utility as efficiently as possible.
This plan provides the City with a comprehensive evaluation of their existing water system
operations. A performance assessment is also prepared to identify the strengths and weaknesses
of the City’s water utility as compared to recognized industry standards. Most importantly, this
Master Plan provides the framework for future capital improvements and decisions related to
how the City will design and operate their water utility.
This Master Plan will assist the City in the development of their water utility within the Growth
Management Area (GMA). Within the GMA, the Master Plan specifically focuses on providing
service to existing platted developments; generally west of WCR 15. As with all working
documents, implementation of changes will require updating of the plan. FEI recommends the
City update this Master Plan every 5 years; depending on the extent and timing of changes to the
City system from development to implementation of the improvements recommended herein.
1.1. BACKGROUND
The City entered into an Intergovernmental Agreement (IGA) with the Central Weld County
Water District (District) on November 9, 1987 for the District to be the sole provider of potable
water service to the City. Copies of the IGA are provided in Appendix A. The IGA is set to
renew in 2017 and every 10 years thereafter; if no written notice is submitted by either party a
minimum of three years prior (November 9, 2014) to the renewal date.
As part of the IGA, District water is delivered to the City via District owned transmission mains
and Master Meter Vaults (MMVs) located throughout the City. Figure A in Appendix B shows
the location of the District transmission mains, MMVs, pump stations and storage facilities in
addition to the City’s storage facilities and major distribution mains.
In addition to responsibility for infrastructure beyond the MMV’s, the City owns and operates a
one (1) million gallon (MG) water storage tank located south of historic Dacono. Infrastructure
beyond the MMVs is operated and maintained by the City. Thus, there are essentially two
distinct water systems; the City system and the District system. As shown, most of the water
infrastructure surrounding the City is owned and operated by the District.
1.2. PURPOSE
This Master Plan provides the City with a plan on how best to construct future infrastructure to
address existing system limitations and to support future development. The Master Plan is
written to better enable the City to design, construct, and operate a water utility that meets
industry standards. These standards have been deemed “service level goals” within the context of
this report. These goals are guiding principles that establish minimum standards related to
providing water service. Failure to adhere to the service goals will result in reduced levels of
service and/or reliability.
City of Dacono
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1.3. SCOPE
This Master Plan covers the City’s existing potable water distribution system and
interconnectivity to the District water system. The following tasks have been accomplished in
this Master Plan:
1. Use of population projections and historical water data to develop estimated water use
demands for residential and commercial land use, in addition to projecting average day,
max day and peak hour water demands.
2. Develop service level goals and design criteria including maximum and minimum service
pressures, storage requirements, fire flow quantities and maximum pipeline velocities.
3. Develop a water model of the existing City water system to evaluate the existing systems
compliance with service level goals.
4. Use historical water data and the City Comprehensive Plan to project the location and
extent of future water system demands.
5. Identify current and projected future system deficiencies based on service level goals.
6. Identify the system improvements needed to correct the deficiencies identified and
develop a staged plan that is linked with growth that minimizes the amount of City
sponsored infrastructure projects.
7. Prepare maps of the water system; summary tables indicating the locations, functional
data (size, capacity, material, etc.), estimated costs and implementation timeframes for
the recommended system improvements.
8. Prepare a Capital Improvements Plan (CIP) for the City's future assistance in
development of their water infrastructure.
1.4. SYNOPSIS
All water used by City residents comes from the District via MMV’s connected to the Districts
transmission pipelines. These pipelines are fed from the Districts “Zone 5” 2 Million Gallon
(MG) tank located just east of I-25 and north of Weld County Road (WCR) 8. Water pressures
within the City’s entire GMA are driven from the Zone 5 tank. In turn, water pressures within
the City are driven from the 1 MG elevated City tank.
The District system serves all users within the City’s GMA from MMVs. These master meters
are simply large taps off the District’s system. Each MMV include a water meter and a pressure
reducing valve (PRV). The PRVs allow each sub-system to independently set system pressures
to meet their needs. Thus, the existing City water utility consists of a series of noninterconnected “sub-systems”. This system of MMVs assists both the District and the City in
their billing procedures, however the non-interconnectivity does not provide the redundancy
typical of most water distribution systems.
More specifically, reliable urban water systems focus on providing redundant feeds to all
properties. With redundant feeds, service can be provided to all properties even when operations
personnel must perform system repairs or maintenance. All else being equal, an interconnected
system is hydraulically more efficient than a single-feed system. Single feed systems must be
oversized to achieve the same hydraulic capacities as compared to a redundant dual-feed system.
City of Dacono
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One of the primary goals of this Master Plan is to provide the framework for the City to build a
redundant water utility. The District’s transmission and storage systems provide a strong
“backbone” upon which the City can build their water utility. Properly managed, the District can
serve the needs of the City while meeting the service level goals established by the City.
In many locations, the District system supplies pressures in excess of the City’s established
service level goals. Excess pressures can be mitigated by the use of PRVs and implementation of
the CIP recommended herein.
The major issues addressed within this Master Plan focus on redundancy and the construction of
future improvements to assure adherence to the service level goals established by the City while
utilizing the “backbone” infrastructure provided by the District. Accomplishing the goals
defined within this Master Plan will require a shift from the City defaulting to the District on
how best to provide service to future developments to a more City driven focus. The most
notable difference will be how the City utilizes future District MMVs.
1.5. CAPITAL IMPROVEMENT PLAN
The City’s CIP has focused on improving the existing system of predominantly single feed
pipelines into an integrated redundant utility. The recommended CIP improvements have been
built around two (2) phases. Phase A improvements are recommended to be constructed within
the next five (5) years and Phase B improvements will be projects constructed outside of the five
(5) year timeframe.
These improvements support the transformation from a series of non-interconnected systems fed
from MMVs and each sub-system operating in accordance with its own unique operating
conditions to an interconnected system fed from either the City or the District Zone 5 pressure
zone. The recommended pressure zones are shown on Figure C in Appendix B. The first step in
this integrated plan is to establish the recommended pressure zones. This is accomplished by
resetting the hydraulic gradeline (HGL) within each MMV to that of the tank serving the
pressure zone. As part of the first phase of recommended improvements, we have also
recommended the City open the interconnecting pipeline between Sharpe Farms and the City
proper. This will provide the City with a permanent redundant fed to the City proper, however
will also change the accounting of water by the District. As such, the proposed changes should
be discussed with the District prior to their implementation.
Table 1.1 provides the recommended CIP. Figure D in Appendix B also shows the location of the
recommended system improvements.
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Capital Improvement Plan
Capital Improvement Plan

City
Priority

Project

Estimated Cost

Comment

Within 5 Years (A Improvement)
A1

Sharpe Farms & City Proper
Interconnect

Maintenance
Costs

Open current interconnect valve
and adjust PRV’s to same HGL

A2

MMV7 to MMV8 Interconnect

By Developer

5,000 LF of 12" main

A3

Reset all PRV's in Sections 1 and
2

Maintenance
Costs

Adjust PRVs to New Pressure
Zone Service Goals and HGL of
the City Pressure Zone

Beyond 5 Years (B Improvement)

B1

Looped Connection to Glen
Creighton Dr

$200,000

B2

Integrate/Loop Master Meters in
Sections 1 and 2

$650,000

B3

Colorado National Speedway

$450,000 by
Owner

B4

IMI Motorsports Complex

$450,000 by
Owner

Connect 8" main in Glen
Creighton Dr to WCR12 & WCR
13 Intersection - 2,500 LF of 12"
main
Connect Master Meters MMV2;
MMV1; MMV5 - 8,000 LF of 8"
main
Connect to District System with
Master Meter ($250,000) and
2,500 LF of 12" main
($200,000)
Connect to District System with
Master Meter ($250,000) and
2,500 LF of 12" main
($200,000)

1.6. MANAGERIAL AND ADMINISTRATIVE RECOMMENDATIONS
Current City design standards and policies defer to the District to size future infrastructure based
on a MMV located to best serve the needs of each individual development. To accomplish the
goals defined within this Master Plan will require a shift to a more collaborative process between
the City and the District related to the planning and design of future system improvements. As
such, we recommend the City revise their policies and procedures to return primary
responsibility of the planning and design of future water system improvements to the City. In
turn, the City would work with the District using the guiding principles and service level goals
within this Master Plan to expand the existing system.
We recommend the City restrict the number of MMVs to not more than one connection for each
linear mile and not more than four (4) within a section (640 acres) of land. Implementation of
this policy will present unique challenges as the City grows. These challenges will need to be
dealt with on a case-by-case basis pending the location of future growth.
With the layout of commercial properties shown in the Comprehensive Plan, it is imperative that
the entire City system be capable of providing commercial fire flow to each section (640 acres)
of land on either side of future transmission mains. As such, we recommend the City construct
12-inch water mains along each section line. Sections containing any commercial/industrial land
use will require 12-inch pipelines along their respective quarter section lines. Sections containing
only residential developments will require 8-inch pipelines along quarter section lines.
City of Dacono
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FEI recommends the City review and update their current IGA with the District. It is our
understanding that the existing IGA was intended to cover the existing MMV connection and
accompanying storage within the area served by the City tank. It is unclear if the IGA outlines
the responsibilities for construction or payment of future transmission, distribution, and storage
systems outside the area served by the City tank. The IGA is set to renew in 2017 and every 10
years thereafter; if no written notice is submitted by either party a minimum of three years prior
(November 9, 2014) to the renewal date.
Current City standards do not require a geotechnical investigation to support construction of the
water utility. As such, the City must deal with pipeline construction projects in a reactive
manner based on conditions encountered in the field. We recommend the City standards be
revised to require an analysis of existing soil conditions to support the City during planning and
construction of future water infrastructure projects.

City of Dacono
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2. BACKGROUND
2.1. REPORT OBJECTIVES AND ORGANIZATION
The primary objective of this document is to develop a Master Plan that supports the
construction of future infrastructure that addresses existing system limitations while supporting
future development in a logical manner in accordance with the City’s service level goals.
This Master Plan evaluates the current state of the City water distribution system with respect to:
§
§
§
§
§

Current demands
System capacity and condition
Evaluation of probable future demands and requirements based on projected
development
Identification of needed improvements and estimated costs for same
Recommended policies, practices, capital improvements and other measures for the
orderly provision of municipal water service within the City.

This Master Plan is organized into seven sections:
§

Section 1 – Executive Summary
This section presents a synopsis of the Master Plan including short-term and long-term
goals and a recommended Capital Improvement Plan (CIP). It also provides
recommended management and administrative policies and procedures to support the
City in implementation of the goals of the Master Plan and implementation of the CIP.

§

Section 2 – Background and Introduction
This section provides an understanding of how the District provides water to the City;
functionally and administratively.

§

Section 3 –Service Area and Population
This section describes the City’s potable water service area, populations and demands
along with 30 year population and growth projections.

§

Section 4 – Historical and Projected Water Demands
This section presents historical water consumption within the City for both residential
and commercial uses. Based on historical demands per user type and the City’s
Comprehensive Land Use Plan (Comprehensive Plan); projections are made regarding
the location and extent of future water demands within the City’s Growth Management
Area.

§

Section 5 – Service Level Goals
This section provides the design and operational standards recommended for the City’s
water utility along with the criteria used in the analysis and preparation of this Master
Plan.

§

Section 6 – System Analysis
This section provides an analysis of the existing system’s compliance with the service
level goals. In addition, the analysis provides the framework with which the City can
utilize existing infrastructure in conjunction with future improvements to meet projected
future growth within the service area.

City of Dacono
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Section 7 – Proposed Improvements
This section presents a recommended CIP based on the ability of the existing
infrastructure to comply with service level goals and the long-term needs of the utility to
accommodate future growth. In addition, this section provides recommendations on
policies and procedures to address existing system limitations and how to extend service
to future developments consistent with the City’s service level goals.

2.2. EXISTING SYSTEM OPERATIONS
Under the terms of the IGA between the City and the District, the District is the sole provider of
all potable water to the City. As shown on Figure A in Appendix B, the District has constructed
a water transmission system based on mains that primarily run north to south in WCR 9, 11 and
13. For operational reasons, the District closes off the pipelines north of WCR 12 except the 30”
main in WCR 13, thus forcing most of the water used in the area through the meters within the
Dacono Pump Station.
The Dacono Pump Station is owned and operated by the District and is located west of Colorado
Boulevard and 6th Street. The station houses two (2) 125 horsepower pumps that are capable of
providing a capacity of 3,800 gpm with both pumps in operation and a capacity of 1,900 gpm
with one pump out of service. However, the District system is currently capable of meeting
system demands without the Dacono Pump Station pumps in operation. As such, the pump
station is used primarily for metering downstream use.
The District provides water to two water storage tanks via transmission mains that run through
the service area. The 1.0 MG City tank is fed from MMV-6 and feeds the City proper (Old Town
and the Glens). The water distribution system for the City’s core area is fed from the 1.0 MG
City tank laid out in an interconnected grid typically found within urban areas.
The District transmission system supplies the remainder of the City service area via their
transmission mains, MMVs, and the Zone 5 tank. Water is provided to developments/users
through a series of MMVs. These MMVs connect the City owned infrastructure downstream of
the vault with the District system. The MMVs monitor and record water use in addition to
controlling downstream users pressures. The District currently owns and maintains seven
MMVs. Figure A in Appendix B shows the locations of the major components of the existing
City and District systems, including the location of existing MMVs.
The IGA between the District and the City defines the maximum rate at which the District must
supply water to the City. The IGA defines this rate as “the District will supply a minimum flow
of two and one-half times the average day use (ADD) of the prior three years, but not greater
than one gallon per minute (gpm) per single family equivalent (SFE)”. The City currently uses
approximately 165 million gallons (MG) per year or, an average of 450,000 gallons per day
(gpd). Two and one-half times this average day use (ADD) is just over 1.1 MGD. In addition,
the IGA requires the District to “maintain storage available to the City equal to two times the
average historical daily use from the prior three years”. More simply, the District is required to
provide storage to the City equal to two times the City’s ADD. This equals 900,000 gallons
based on current demands. The IGA also states that “because the City is responsible for
management of their internal peak demand requirements and fire flows, the City shall establish
and maintain its own storage requirements”. It is not clear if the IGA covers the area served by
the District Zone 5 tank or just the City proper.
City of Dacono
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3. SERVICE AREA AND POPULATION PROJECTIONS
This section presents a general description of the service areas, land uses, current and projected
populations for the anticipated 30 year planning period upon which this Master Plan was written.
3.1. SERVICE AREA
The City is a home rule municipality located in Weld County, Colorado. The current service
area/existing City limits extend from the north boundary at Highway 52 to the south boundary
just north of WCR 6, and from Interstate 25 on the west boundary to WCR 17 on the east. Figure
B provided in Appendix B shows the City’s current service area boundary.
Many areas within the existing City limits are not yet developed. In addition to providing service
to these undeveloped parcels, the Comprehensive Plan identifies additional areas that are
anticipated to be annexed and become part of the future water utility service area. The City’s
Comprehensive Plan was developed in 2005. Figure B in Appendix B also highlights the
projected future growth boundary, existing developments, and proposed future land use and
densities. As shown, future growth within the City consists of a mix of residential and
commercial developments within the same geographic area. This mix of commercial and
residential growth requires the planning of future infrastructure to meet the highest demands
between development type (typically commercial fire flows) for all service areas.
3.2. LAND USE
Land use types (i.e. residential or commercial), densities (low to high), historical water demands
and any projected changes in historical demands are the primary tools used to predict the
location and extent of future water demands for a specific service area. Comprehensive land use
plans are generally recognized as the primary planning tool communities use to direct the type of
use and density within a city’s growth boundaries. The City’s Comprehensive Plan was one of
the primary tools used to size infrastructure within this Master Plan. The Comprehensive Plan
identifies both existing, planned commercial, and residential developments as its two major
subsets of land uses; in addition to anticipated dwelling units per acre. This is used as a tool to
understand the desired range of densities within specified planning areas.
The Comprehensive Plan dwelling unit (DU) is analogous to the concept of a Single Family
Equivalent (SFE) within this Master Plan. An SFE is a commonly utilized measurement of water
usage within the industry and translates into the amount of water a typical single family would
use in a typical year. Future water demands for any given area are estimated by multiplying
estimated SFEs per unit of land (acre) by the number of land units (acres) and projected water
consumption for that type of use category.
Residential land use types in the Comprehensive Plan are further broken down into the following
categories and land use densities:
Residential
§ High Density (11-20 SFE/acre)
§ Medium Density (6-10 SFE/acre)
§ Low Density (2-5 SFE/acre)
City of Dacono
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§
§

Service Area and Population Projections

Very Low Density (1 SFE/acre)
Estate, Ultra Low Density (1 SFE/5 acres)

Commercial land use densities are not defined in the Comprehensive Plan. Determination of their
estimated water demands are use specific and discussed further in Section 4.
3.3. POPULATION PROJECTIONS
Population projections are necessary to estimate the anticipated growth and associated
development within a community. According to the Colorado State Demographer, the City’s
population in 2011 was estimated to be 4,266 people.
As discussed above, the City Comprehensive Plan is the planning tool that provides a vision of
how Dacono will develop in the future. Unfortunately, there is no link as to when that vision
might transpire. For example, the Comprehensive Plan indicates that someday populations within
the City could exceed 50,000 people. Providing a plan to construct infrastructure to support this
increase in population within the 30-year planning period of this Master Plan would place an
unrealistic financial burden on the City. Accordingly, this Master Plan is built to support realistic
growth rates for the foreseeable future, and utilizes the Comprehensive Plan as a tool to assist in
determining the locations of planned future developments and their associated land use densities.
To account for the incongruity between the Comprehensive Plan vision and realistic growth, it
was assumed that not all areas in the Comprehensive Plan would be developed by 2043. As such,
this Master Plan focuses on sizing infrastructure to support the areas adjacent to I-25 and Hwy 52
and those properties currently annexed west of WCR 17.
Accurate assessments of future water demands and accompanying infrastructure is directly tied
to the communities projected growth rates. The Colorado Department of Local Affairs (DOLA)
provides population projections for all counties in Colorado. In general, DOLA predicts that
Weld County and the City are projected to grow between two and three percent per year over the
next 30 years, placing the population in 2043 at 9,930 people.
The population projections utilized for the 30 year planning period of this Master Plan are shown
in Table 3.1.
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Table 3.1

Service Area and Population Projections

Population Projections to the Year 2043
Projected Populations

Year

Estimated
Growth Rate

Estimated
Population

Annual
Population
Increase

Annual SFE
(1)
Increase

2013

2.0%

4,467

-

-

2014

3.0%

4,601

134

50

2015

3.0%

4,739

138

51

2016

3.0%

4,881

142

53

2017

3.0%

5,027

146

54

2018

3.0%

5,178

151

56

2019

3.0%

5,333

155

58

2020

3.0%

5,493

160

59

2021

3.0%

5,658

165

61

2022

3.0%

5,828

170

63

2023

3.0%

6,003

175

65

2024

3.0%

6,183

180

67

2025

3.0%

6,368

185

69

2026

3.0%

6,559

191

71

2027

3.0%

6,756

197

73

2028

3.0%

6,959

203

75

2029

3.0%

7,168

209

77

2030

3.0%

7,383

215

80

2031

3.0%

7,604

221

82

2032

3.0%

7,832

228

84

2033

3.0%

8,067

235

87

2034

2.0%

8,228

161

60

2035

2.0%

8,393

165

61

2036

2.0%

8,561

168

62

2037

2.0%

8,732

171

63

2038

2.0%

8,907

175

65

2039

2.0%

9,085

178

66

2040

2.0%

9,267

182

67

2041

2.0%

9,452

185

69

2042

2.0%

9,641

189

70

2043

3.0%

9,930

289

107

(1) Based on 2.7 persons per SFE
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4. WATER USE
This Section analyzes the City’s current water system demands and projects future demands
based on the anticipated growth discussed in Section 3.
Annual water use is provided simply to add context to the report as, in practice, water systems
are designed to meet maximum system demands, not averages as that provided in annual use
values. Rather, peak monthly use values are used to predict maximum daily flows which, in turn
are used to predict max day flows and peak hour flows.
4.1. ANNUAL WATER USE
The City’s water master meter records from 2005 to 2012 were used as a baseline for projection
of future water demands. Figure 4.1 shows the total annual water use from 2005 to 2012. As
shown, total water use increased every year with the exception of 2007 due to an event that
severely affected production of water at the Districts’ Carter Lake water treatment facilities.
Figure 4.1

Total Annual Water Use
Total Annual Water Use
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4.1.1. Future Annual Use Projections
The population projections developed in Section 3 and historical water data above was used as a
baseline to estimate the total annual water use for the 30 year Master Plan period. As previously
discussed, future demand is directly linked to population, historic demands, and irrigation
requirements. Considerable portions of existing City residences have minimal lot sizes. Although
the City’s historical per SFE demand is less than many surrounding municipalities, it is
important to note that as residential development evolves in the City, water use per SFE will
likely increase due to higher irrigation demands from increased lot sizes. To account for this, a
value of 0.5 acre feet per SFE annual water demand will be used throughout 2043. This value is
further supported by its use in the City’s Raw Water Master Plan. The total estimated future
water demands for the City are shown in Table 4.1.
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Table 4.1

Water Use

Estimated Annual Water Demand throughout Buildout
Total Water Demand

Year
2013
2014
2015
2016
2017
2018
2019
2020
2021
2022
2023
2024
2025
2026
2027
2028
2029
2030
2031
2032
2033
2034
2035
2036
2037
2038
2039
2040
2041
2042
2043

City of Dacono

Residential
Water
Demand
(MG)
183
191
199
207
216
225
235
244
254
265
275
286
297
309
321
333
345
358
372
386
400
409
419
430
440
450
461
472
483
495
512

Commercial
Water
Demand
(MG)
12.4
13.7
15.1
16.4
17.7
19.0
20.4
21.7
23.0
24.4
25.7
27.0
28.3
29.7
31.0
32.3
33.6
35.0
36.3
37.6
39.0
40.3
41.6
42.9
44.3
45.6
46.9
48.3
49.6
50.9
52.2

Total Water
Demand
(ac-ft)
598.2
627.1
656.7
687.1
718.3
750.3
783.2
816.9
851.5
887.0
923.4
960.8
999.3
1,038.7
1,079.2
1,120.8
1,163.6
1,207.5
1,252.5
1,298.9
1,346.5
1,380.4
1,415.0
1,450.1
1,485.9
1,522.3
1,559.4
1,597.1
1,635.5
1,674.6
1,732.2
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Total Water
Demand
(MG)
194.9
204.3
214.0
223.9
234.0
244.5
255.2
266.2
277.4
289.0
300.9
313.1
325.6
338.4
351.6
365.2
379.1
393.4
408.1
423.2
438.7
449.8
461.0
472.5
484.1
496.0
508.1
520.4
532.9
545.6
564.4
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4.2. SEASONAL WATER USE
The City’s monthly water master meter records from 2005 to 2012 were used as a baseline for
projection of future peak water demands. Figure 4.2 shows the monthly water use from 2005 to
2012.
Figure 4.2
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As shown, July is historically the month of highest demands within the City, ranging from a low
of 20 million gallons per month to a high of 29,851,000 gallons per month.
4.3. HISTORICAL WATER USE CHARACTERISTICS
Water use in potable water systems is constantly changing depending upon time of day, season
of the year, and annual weather patterns (wet or dry year). Accordingly, interpreting the monthly
metering data provided from the District is critical in the sizing of future infrastructure. More
specifically, knowledge of the average day demand during the maximum month (MMDD),
maximum daily demand (MDD) and peak hour demand (PHD) are useful in understanding how
water use affects the planning and design of water systems.
The MMDD is a measure of the average daily demand during the month of highest demand on
the system. It is obtained by dividing the maximum month demand by the number of days in the
month. For the City, it is equal to the peak demand of 29,851,000 gallons in July of 2012
divided by the 31 days in the month or approximately 963,000 gallons per day.
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In practice, as discussed above, water systems do not deliver averages. Thus, during any time
period, the water system will deliver a range of flow that will be equal to the average. MDD is a
measure of the peak daily amount of water the District must supply to the City. MDDs typically
occur during the hottest days of the year in response to outside watering demands. MDDs in
combination with fire demands are used in the sizing of transmission mains, storage reservoirs
and pumping systems. Should the District not meet the City’s MDD on any given day, the City
will begin depleting their storage reservoirs. Appendix D provides Summer Demand Data from
the District during the same period of peak demand in July, 2012. As shown, peak District
demand equaled 21 MGD and averaged approximately 17 MGD, representing a MMDD/ADD
peaking factor of approximately 1.25.
The PHD is the value that water distribution systems must meet during day-to-day operations.
PHDs typically occur in early morning hours as residents ready for the work day or later in the
day in response to irrigation demands. The American Water Works Association (AWWA)
provides guidelines to assist in estimating peak hour demand. Appendix E provides a diurnal
curve that graphically represents how water demands typically fluctuate during any given day.
As shown, demands fluctuate between a low of 20% of daily average to a PHD close to 175% of
daily average. Accordingly, to assist in estimating the City’s demands, we have utilized a MDD
to PHD multiplier of 1.75.
Table 4.2 shows the estimated MDDs and PHDs per SFE from 2005 to 2012. These values are
in general conformance with the City/District IGA that states “the District will supply a
minimum flow of two and one-half times the average day use (ADD) of the prior three years, but
not greater than one gallon per minute (gpm) per single family equivalent (SFE)”. As such, our
analysis is based on a MDD of 0.57 gpm/SFE and a PHD of 1 gpm/SFE.
Table 4.2

Year
2,005
2,006
2,007
2,008
2,009
2,010
2,011
2,012

Demand Factors (2005-2012)

SFE's
1,271
1,447
1,487
1,500
1,517
1,540
1,548
1,553

City of Dacono

Maximum
Month
Demand
20,677,000
20,363,000
24,498,000
25,521,000
23,497,000
24,980,000
20,042,000
29,851,000

Maximum
Month Daily
Demand to
Average Day
Multiplier
1.25
1.25
1.25
1.25
1.25
1.25
1.25
1.25

Estimated
Maximum
Daily
Demand
(gpd per
SFE)
656
567
664
686
625
654
522
775
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Estimated
Maximum
Daily
Demand
(gpm per
SFE)
.46
.39
.46
.48
.43
.45
.36
.54

Peak
Hour
MDD to
Demand
PHD
Multiplier (gpm/sfe)
1.75
0.80
1.75
0.69
1.75
0.81
1.75
0.83
1.75
0.76
1.75
0.79
1.75
0.63
1.75
0.94
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5. SERVICE LEVEL GOALS
Service level goals are the standards the City strives for in the design and operation of its water
utility. Service level goals are established for minimum and maximum pressures, minimum fire
flow capabilities, water storage volumes, overall system redundancy, and reliability. The service
level goals discussed below have been utilized to evaluate the adequacy of existing infrastructure
and for planning of future infrastructure. The analysis criteria incorporated into this Master Plan
have been developed from multiple sources including the City’s Water System Design Criteria,
conversations with City staff, the District Master Plan, the Mountain View Fire Protection
District, CDPHE and AWWA.
5.1. SERVICE LEVEL GOALS
As stated above, a service level goal is the standard upon which the City strives for in
development of their water utility. An example service level goal might be “there shall be no
single feed pipelines within the City distribution system”. Failure to comply with a service level
goal does not mean the system will not function; it means the utility will have some level of
reduced serviceability by not adhering to the service level goal.
5.1.1. Redundancy
Redundancy deals with the ability to provide service when the system needs maintenance or
service (i.e. during a pipeline break). Redundant infrastructure is important to maintain
consistent and constant water service under all conditions to customers. A
redundant/interconnected water system can supply water from multiple directions. With a
redundant water system, if a pipeline breaks or system components require servicing, it does not
necessarily need to affect every customer. Redundant water systems are capable of providing
service to most customers during routine maintenance, flushing and repairs. Without redundant
systems, service would be cutoff to residents for even minor system repairs. In addition, since
water is typically fed from two directions, a redundant water system minimizes the required size
of infrastructure.
5.1.2. Pressure
A water distribution system is called upon to meet two primary functions. During day-to-day
operations, users require minimal quantities of water at relatively high pressures. Properly
designed, water pressures should have minimal pressure fluctuations during normal day-to-day
operations. Conversely, during a fire event, the system must supply much larger quantities of
water and it is generally accepted that water pressures will be reduced and can fluctuate during
fire events.
Water pressures are defined as either static or working. Static water pressure is measured by the
elevation difference between water in the systems, elevated water tanks, and the elevation of the
ground at the point of reference. Each foot of elevation equals 0.433 pounds per square inch (psi)
of static water pressure. Thus, a 100 foot high tank would provide 43.3 psi of static water
pressure. Since there will always be some topographic relief across any system, static pressures
will vary across the service area. To account for these pressure changes due to location/elevation,
pressure zones are developed to establish an acceptable range of minimum and maximum static
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pressures.
The Colorado Department of Public Health and Environment (CDPHE) recommends minimum
pressures be greater than 35 psi during the MDD. The City has expressed their desire that static
pressures not be less than 50 psi during MDD. CDPHE also requires that system pressures never
drop below 20 psi under any circumstance (i.e. during a MDD plus fire flow event). Most
jurisdictions also strive to keep maximum pressures below 100 psi to protect home appliances
and to mitigate breaks in transmission and distribution piping. City design criteria specify an
acceptable range between 60 psi and 90 psi and those service level goals have been used in
development of this Master Plan. Table 5.1 shows service level goals used within this Master
Plan.
Table 5.1

Distribution Design Pressures

Design Pressures
Maximum Minimum
Pressure Pressure
Scenario
(psi)
(psi)
Static
90
50
MDD
90
40
MDD + Fire Flow(1)
(1)

90

20

2,500 gpm for a 2 hour duration

5.1.3. Fire Flow
Water systems must be capable of meeting fire demands concurrently while meeting MDDs. Fire
flow demands vary based on the zoning and land uses (i.e. residential or commercial).
Commercial fire flow requirements are determined by the Commercial Fire Rating Schedule
from the Insurance Services Office (ISO). Specific site factors used to determine required fire
flow for any structure include the size of the building, the building type, the type of construction,
its location to other structures, and other factors. Given these complexities, municipalities
establish a minimum rate and pressure their water system must meet. In conjunction with the
Mountain View Fire Protection District, those rates have been established by the City for
commercial/industrial properties at a minimum fire flow of 2,500 gpm at 20 psi working residual
pressure. All residential land uses must provide a minimum fire flow of 1,000 gpm at 20 psi
working residual pressure. It shall be the responsibility of any developments with fire flow
requirements above these service standards to meet any their needs by other measures, including
internal fire sprinkler systems or on-site supplemental storage, and pumping systems.
5.1.4. Storage
The District supplies water to the City at a constant rate typically equal to the previous daily
demand plus any drop in storage. As previously discussed, demands vary continuously
throughout the day. Thus, when water demands exceed supply, water is pulled from storage.
Similarly, storage is refilled when supply exceeds demand typically at night. The storage
required to meet these changes in demand are deemed “equalization storage”. In addition to
providing equalization storage, storage must also be provided for fire protection and emergency
events. Establishing the storage requirements for any system is a function of diurnal variations,
fire and emergency reserves.
City of Dacono
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Emergency Reserves - Water utilities strive to maintain some level of emergency reserve to
address a loss in supply. At a minimum, the City should have a minimum of one ADD in reserve.
This provides a minimum supply reserve of 24 hours should the District encounter supply issues.
Fire Flow Reserves – Fire flow reserves are established by providing the maximum required
flow within a service area (typically set by commercial or industrial applications) for a defined
time. The City’s service level goal is to provide for two hours of fire flow for the highest demand
type (commercial) fire flow within any pressure zone.
Equalization Demand - Equalization demand is the volume of water lost when demands exceed
supply. Equalization demands within the District Master Plan were defined as 25% of MDD and
we have used that same value for this Master Plan.
CDPHE defines a tanks minimum storage requirement as being able to meet fire flows in
addition to supplying the average daily flow. A more typical approach is to provide ADDs in
addition to fire flow. The service level goal of the City has been established at ADD plus fire
flow plus 25% of the MDD.
5.1.5. Pipeline Design Criteria
Water distribution systems must be designed to meet anticipated system demands. The highest
demands placed on systems are generally peak hour for transmission mains and MDD plus fire
flow for distribution systems. The City’s water distribution system is built upon District’s
transmission mains, MDD plus fire flow will likely control the sizing of most pipelines within
the City.
The AWWA provides Manuals of Practice (MOP) to assist engineers in the design of water
pipelines. AWWA MOP M32 provides the following recommended limits for pipeline designs:
§
§

Maintain system velocities to less than 5 feet per second
Design pipelines to keep headloss to less than 1 foot per 100 feet

These service level standards have been utilized in preparation of this Master Plan.
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6. SYSTEM ANALYSIS
As part of our analysis, a hydraulic model of the existing water system was constructed. A
hydraulic model aids in the analysis of the existing and future system layouts. Hydraulic models
are used by water system designers and master planners to evaluate existing operations and to
simulate future improvements to water systems to ensure the City’s service level goals can be
assured prior to construction. Water models replicate each systems major components including
pump stations, storage tanks (capacity, operational mode and elevation), pipe (type, diameter and
length), system inner connectivity, and system appurtenances including control valves and
location and extent of existing and predicted future demand.
6.1. BASIS OF HYDRAULIC ANALYSIS
A hydraulic model was developed for the distribution system analysis and to understand the
existing and future hydraulic conditions within the City’s service areas. EPANet software was
used to run the hydraulic simulations. The model was developed by combining District and City
infrastructure mapping and through discussions with City and District staff on how these two
systems are interconnected. The model includes critical system components including tanks,
pump stations, transmission and distribution mains. For undeveloped areas in the buildout
scenario, future water mains were placed on section lines and quarter section lines to act as a
water delivery “backbone” for future development.
Two water modeling scenarios were developed; an existing scenario and future scenario. The
existing scenario looks at how existing infrastructure conforms to the service level goals and
analysis criteria within this Master Plan, while identifying deficiencies related to these goals. The
future scenario establishes long-term capital improvement projects beyond five years. Both
scenarios model PHD and MDD plus fire flow conditions and their conformance with the City’s
service level goals. Both scenarios were used to develop recommended capital improvement
projects and to evaluate if the City requires administrative changes to support accomplishing the
service level goals within the Master Plan.
Water demands used in the model were developed from existing water use and planned land use
densities developed in the Comprehensive Plan. The Comprehensive Plan assisted in determining
where the developments are likely to take place within the master planning period. This was used
in the estimation of where population growth will happen; how many SFE’s and taps will be
associated with each development. Flows were developed from this information and placed into
the model at associated supply points, which were generally located at section corners and
quarter section quarters. Simulations were run to analyze existing infrastructure and to evaluate
adherence to the service level goals of the City. Simulations were also run for future conditions
to optimize system hydraulics and locate and size future infrastructure within the City.
6.2. MAXIMUM DAY AND PEAK HOUR DEMAND PROJECTIONS
The historic water use demand factors defined previously in Section 4, in conjunction with land
use densities from the Comprehensive Plan, were used to anticipate MDD and PHD demands for
required inputs to the model. To assist data entry associated with water modeling purposes, the
flows were developed from a gpm/acre unit based on land use. The densities listed below in
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Table 6.1 were then multiplied by the acreage associated with each land use type in the
Comprehensive Plan to estimate future system demands. Refer to Figure B provided in Appendix
B for anticipated land use in the future service area.
Table 6.1

Land Use Densities and Water Use Projections

Land Use
Category(1)

Land Use Densities and Water Use
Max
Water
Density Use (ac- Water Use
ADD
Max Day Peak Hour
(SFE/acre) ft/SFE) (gpd/acre) (gpm/acre) (gpm/acre) (gpm/acre)
Residential

Res - High (R-S)
Res - Medium (R-M)
Res - Low (R-L)
Res -Very Low (R-VL)
Res - Estate (R-E)
Commercial (Com)
Industrial (Com)

20
10
5
1
1/5
-

0.5
0.5
0.5
0.5
0.5

-

Commercial
1,500
1,500

1.04
1.04

11.4
5.7
2.9
.6
0.1

20
10
5
1.0
0.2

2.3
2.3

3.4
3.4

Reference Figure B in Appendix B and City of Dacono
Comprehensive Land Use Plan (2005)

(1)

6.3. ANALYSIS OF THE SYSTEM
6.3.1. Managerial
The IGA between the City and District provides that District shall be the City’s sole potable
water provider. Accordingly, the City will need to provide additional MMVs to accommodate
future growth. Effective infrastructure planning can significantly reduce the number of future
master meters by strategically placing future meters that interconnect with multiple
developments, in lieu of the current practice of providing master meters for every development.
The City standards will need to be modified to accept these changes.
6.3.2. Redundancy
As shown on Figure A in Appendix B the existing City system is built around a series of MMVs
connected to the District’s transmission pipelines. As such, each sub-system cannot provide or
receive value from any surrounding sub-system. Single feed water systems are more vulnerable
to failure and are less efficient than an interconnected utility. The highest priority of the City
should be to work on building an interconnected distribution system. The CIP in Section 7
focuses on providing interconnectivity with future improvements. We have used the term
conceptual in recognition that the City has no control over where future growth may occur and
future growth will dictate the location of the next MMV. Section 7 of this report provides
additional clarification related to how the proposed CIP will address the redundancy service level
goal.
6.3.3. Pumps Stations
The Dacono Pump Station is a booster pump station within the City service area and is owned
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and operated by the District. It is located southwest of Highway 52 and WCR 13 along the west
side of the railroad tracks. Before the construction of the pump station, pressures would drop to
unsatisfactory conditions as the Cleveland Hill tanks were being filled. The pump station was
constructed to resolve this issue. The pump station discharges to a 24 inch transmission main that
supplies water to the 2.0 MG elevated supply tank (District Zone 5 Tank) in the south portion of
the service area. The City also fills their 1.0 MG tank via a master meter that is connected to the
24 inch transmission main.
The pump station consists of two (2) 125 horsepower pumps with a maximum capacity of 3,800
gpm with both pumps in operation. These pump station was originally designed to accommodate
peak hour demand and fire flows in 2035 before Zone 5 tank was installed, which would have
been equivalent to around 3,500 gpm. Zone 5 storage requirements can be met without the use of
the pump station. The pump station is not owned and operated by the City and has been omitted
from further discussion relating to future system improvements.
6.3.4. Master Meters
There are currently seven (7) master meters in use by the City. The locations and sizes of the
master meters are shown in Table 6.2 and Figure A in Appendix B.
Table 6.2

Existing District Master Meter Vaults
District Master Meter Vaults

MM #

CW
CW
CW
CW
CW
CW
CW

MMV 1
MMV 2
MMV 3
MMV 4
MMV 5
MMV 6
MMV 7

Master Meter Location

E. I-25 Frontage Road & Laura Court
Highway 52 & Flying Circle Blvd
County Road 8 & I-25 Frontage Road
York Street & Legacy Park Subdivision
Grand View Boulevard & Mt. Elbert Ave
County Road 12 & County Road 13
York Street & Eagle Meadow Drive

Service Area
Gateway Subdivision
Sharpe Subdivision
Sweetgrass Subdivision
Legacy Park Subdivision
Silver Peaks Subdivision
City of Dacono
Eagle Meadow Subdivision

One of the service level goals of the City is to provide an inner-connected utility. Although the
existing master meters quantify the amount of water delivered to the City, they conflict with the
City’s service level goal of an interconnected water system.
The IGA between District and the City requires metering at any connection points to the District
system. Elimination of the current master meters is not possible and additional meters will be
required to support future development. The master meter issue is inherently linked to
redundancy, and we understand that future developments will endeavor to construct only the
minimal amount of infrastructure required for their perspective development. However, it is
imperative the City work to minimize the number of future vaults in favor of more
interconnectivity. Accordingly, we recommend the City implement policies that focus on
limiting the number of master meters to not more than four per square mile of land and not more
than one per linear mile. Economically, this balances the cost of a MMV (approximately
$250,000 – 2013 dollars) with the cost of constructing future pipelines while meeting the
redundancy service level goal.
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6.3.5. Pressure Zones
Figure C provided in Appendix B shows the topographic features of the City’s future growth
boundary and recommended pressure zones. As shown, the City’s future growth boundary is
bounded by a low elevation of 4,965 feet at Dry Creek along Hwy 52 near WCR 19 and a high
elevation of 5,162 feet near the District Zone 5 Tank. Table 6.3 provides the range in elevations
each Tank can service based on each tank being 50% full and meeting the City pressure service
level goals of 50 to 90 psi.
Table 6.3

Existing Pressure Zones
Water Storage Tanks

Water Surface Elevations Pressure Zone Elevations(1)
Maximum
Minimum
Service
Service
Pressure
Base
Elevation
Elevation
Zone Tank ID Elevation (ft) High (ft)
Low (ft)
(50psi)
(90psi)
City Tank
5,060
5,230
5,190
5,095
5,002
District Zone
5 Tank

5,162

5,300

5,262

5,166

5,073

(1) Pressure

Zone elevations indicate range of elevations
that meet service goals and tanks 50% full

The District Zone 5 tank currently serves the entire system except for the City proper which is
served by the City tank. Within Zone 5, nearly all of the area north of WCR 10.5 and west of
WCR 13 exceeds 100 psi, with a maximum pressure near 130 psi. The City currently mitigates
this high pressure through PRVs located within each of the MMVs. It is our understanding that
the District sets the PRVs to meet the desires of the entity being served. As the City moves
toward an interconnected system in the future, the MMVs will all need to operate to provide a
consistent hydraulic gradeline (HGL) within a pressure zone.
FEI recommends the City reconfigure their pressure zones as shown in Figure C provided in
Appendix B. This will increase the area served by the City tank. In conjunction with the pressure
zone reconfiguration, we also recommend the City open the currently closed isolation valve on
6th street to provide an interconnect between Sharpe Farms, the City mobile home park, and
MMV 6.
6.3.6. Fire Flow and Impacts to Transmission Mains
Pipeline sizes were verified via MDD, fire flows, and minimum required pressures. MDD
demands are typically a small percentage of fire flows. Thus, more often than not, fire flows
drive the sizing of water mains; especially for commercial/industrial sites that must meet a 2,500
gpm fire flow. Multiple scenarios were run from all existing consumer residential and
commercial customer nodes (i.e. supply points).
The Colorado National Speedway and IMI Motorsports Complex are fed from 2 inch and 4 inch
District water mains, respectively. These were the two fire flow deficiencies in the modeling
scenarios that should be corrected as future development commences in the areas. Both of the
undersized District mains should be replaced with City owned water mains a minimum of 12
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inches in size with respective master meters. This will sufficiently supply the existing customers
as well as provide fire flow protection for any additional future commercial customers. Service
to these two areas will also require redundant looped supply mains.
Table 6.4 highlights the capacity of various pipes in accordance with the 5 feet/second maximum
water velocity City service goal.
Table 6.4

Pipe Capacities

Pipe Diameter
(in)
8
10
12

Pipeline Capacities
Single Pipe Capacity
(5 ft/sec)
784
1,223
1,763

Headloss
(ft/100 ft)
1.05
0.83
0.70

As shown, irrespective of any system demands, to meet a residential fire flow of 1,000 gpm, the
City distribution system will require to be fed from a minimum of two (2) 8-inch pipelines. To
meet a 2,500 gpm commercial fire, distribution will require to be fed from a minimum of two (2)
12-inch pipelines. With the layout of commercial properties shown in the Comprehensive Plan, it
is imperative that the entire City system be capable of providing commercial fire flow to each
section (640 acres) of land. As such, we recommend the City construct 12-inch water mains
along each section line. Sections containing only residential developments can build their interior
and along quarter section lines with 8-inch pipelines. Sections containing any
commercial/industrial land use will require 12-inch pipelines along their respective quarter
section lines.
6.3.7. Storage
The City relies on two elevated storage tanks to provide service to properties within its service
boundary. The City Tank is located between the City’s historic community and north of the
M&C Development Property Subdivision. The tank provides 1.0 MG of storage and is owned
and operated by the City. This tank is filled directly through MMV 6.
The Zone 5 tank is located near WCR 8 and WCR 11 and is owned and operated by the District.
As shown on Figure C provided in Appendix B, the Zone 5 tank serves the vast majority of the
area within the City’s current service area.
A summary of the geometrics and operational levels for both tanks is provided in Table 6.5.
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Water Storage Tank Summary
Water Storage Tank Summary

Base
Elevation
(ft)

High
Water
Level
(ft)

Low
Water
Level
(ft)

Water
Level
Used in
System
Analysis
(ft)

170

5,060

5,230

5,190

5,210

1,000,000

138

5,162

5,300

5,262

5,281

2,000,000

Name

Diameter
(ft)

Height
@
HWL
(ft)

City Tank

65

District
Zone 5 Tank

92

Total
Storage
Volume
(gal)

City storage requirements were determined by population and water demand projections as
discussed in Sections 3 and 4. Table 6.6 shows the total storage available to the City for use and
the anticipated storage requirements throughout year 2043. We have utilized the same design
criteria as District used in preparation of their Master Plan; one day supply of the ADD, 25% of
the MDD for equalization, and a two hour duration 2,500 gpm fire flow.
Table 6.6

Recommended Storage Volumes
Recommended Storage Volumes
Existing Storage
Storage Requirements (MG)(1)

Name
City Tank

Total Storage
(MG)
1.00

District Pressure
Zone 5 Tank

2.00

Total

3.00

(1)

Current
(2012)

2020

2030

2043

1.01

1.39

1.92

2.62

1.01

1.39

1.92

2.62

ADD + %25*MDD + 2,500 gpm for 2 hours (fire flow)

Storage capacities of the tanks were modeled for both scenarios assuming that they were being
operated at 50% of their high water level. This assumption is based on the ability for the Dacono
Pump Station to pump the MDD requirements through 2043 and for the District to provide 2.5
times the ADD per the IGA.
With the City tank and District supply from their Zone 5 tank, there are no immediate water
storage concerns in the near future.
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7. CAPITAL IMPROVEMENT PLAN
Capital improvements have been forecast through the build out period of this Master Plan. The
following CIP will assist the City in infrastructure planning, and in turn will assist the City in
development of associated water rates and billing to customers.
7.1. PRIORITIZATION OF THE CAPITAL IMPROVEMENT PLAN
Prioritization of future improvements is required to correct deficiencies of the existing system as
quickly as possible while staying within projected allocated funding and budgets.
Table 7.1 and Figure D in Appendix B show the recommended CIP and the associated costs.
These recommendations have been proposed based on discussions with the City, future planning,
the service level goals, deficiencies in existing infrastructure, and future infrastructure needs.
Improvements are identified by two specific categories: immediate improvements recommended
within every 5 years; pending system growth in response to development. We recommend this
CIP be updated with every Master Plan revision or as requested by the City.
Table 7.1

Capital Improvement Plan
Capital Improvement Plan

City
Priority

Project
Estimated Cost
Within 5 Years (A Improvement)

Comment

A1

Sharpe Farms & City Proper
Interconnect

Maintenance
Costs

Open current interconnect valve

A2

MMV7 to MMV3 Interconnect

By Developer

5,000 LF of 12" main

A3

Reset all PRV's in Sections 1 and
2

Maintenance
Costs

Adjust PRVs to New Pressure
Zone Service Goals and the
HGL of the City Pressure Zone

Beyond 5 Years (B Improvement)
Connect 8" main in Glen
Creighton Dr to WCR12 & WCR
13 Intersection - 2,500 LF of 12"
main

B1

Looped Connection to Glen
Creighton Dr

B2

Integrate/Loop Master Meters in
Sections 1 and 2

$650,000

B3

Colorado National Speedway

$450,000 (By
Owner)

Connect Master Meters MMV2;
MMV1; MMV5 - 8,000 LF of 8"
main
Connect to District System with
Master Meter ($250,000) and
2,500 LF of 12" main
($200,000)

$450,000 (By
Owner)

Connect to District System with
Master Meter ($250,000) and
2,500 LF of 12" main
($200,000)

B4

City of Dacono

$200,000

IMI Motorsports Complex

26

Frachetti Engineering, Inc.
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1
1.1.

INTRODUCTION
Comprehensive Plan overview

We have many assets in Dacono:
 Land within the planning area is plentiful, easily accessed and moderately priced,
 The City is centrally located to either access the Denver metropolitan area or Northern
Colorado communities,
 A small-town atmosphere with foothill views and affordable housing,
 Schools have a low student to teacher ratio, and
 A secure water supply and thousands of acres of adjacent agriculturally productive lands
Dacono is literally and figuratively at a crossroads and in a unique
position to determine its own destiny. With a tremendous amount of
development on the horizon and plentiful land, Dacono is going to
grow. Using foresight, determination and political will, Dacono can
evolve into a community of distinctive quality. Many Front Range
communities just let growth happen without a blueprint. This
unplanned sprawl has yielded land-consumptive, auto-dependent (grid
locked), communities that promote social isolation. Many communities
would give anything to “start over” in Dacono’s position today.
Some feel that “market forces” should dictate growth. In actuality,
most U.S. cities are governed by plans. Planning and zoning
regulations have evolved over the years as a response to the
Figure 1:Components of a balanced community
impacts, and at times abuses, of development. With
determination and resolve, the
Comprehensive Land Use Plan and the
use of “smart growth” tools outlined in
this Plan, Dacono can guide development
to create a community that is healthy,
diverse and balanced.
Jane Jacobs states in The Death and Life
of Great American Cities “healthy cities
need an intricate and close grained
diversity of uses that give each other
constant mutual support, both
economically and socially.”
The Comprehensive Land Use Plan
promotes a mix of uses through new land
use designations including; City Center,
Community Commercial, Neighborhood
Figure 2:Example of a successful mixed-use community
Commercial. Mixed uses means having a
variety of different land uses – housing,
retail space, offices and other services – within walking distance of one another. This allows people to
perform daily tasks without necessarily having to drive. For example, locating stores and restaurants
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close together allows workers to walk to lunch and do errands. Mixing land uses also provides activity
at all times of the day, which makes places safer and more attractive to pedestrians.
A number of exciting new pedestrian and recreational opportunities are proposed in this update of the
Dacono Comprehensive Plan. A walkable, pedestrian-friendly City Center (See Section 4.3.1), an
extensive multi-use trails and open space network (See Section 4.7.4) coupled with an already
successful ABA (American Bicycle Association) sanctioned BMX track will provide a regional
recreational draw to the City.
This Comprehensive Plan helps chart a course that addresses key issues that will affect our future and
our ability to leave a livable city as a legacy to future generations.
This Comprehensive Plan attempts to take a long look into the future. Is this vision perfect? Probably
not. But it is a starting point. This plan provides a guide to help unify decisions we make toward a
common objective. As our needs change, and new opportunities occur, we may want to adjust our
course and modify the plan. Basing the plan on real community needs and Dacono values, using it for
all land-use decisions and ensuring funding for regular updates, will focus all of our collective efforts.
Each section of the Comprehensive Land Use Plan includes action steps toward implementation. Some
actions are simple and can be initiated immediately; others are complicated and will take some time.
1.2.

What’s new in this update – key elements of the Plan

This update to the Comprehensive Plan (See Figure 3) addresses new issues and challenges for land use
planning during the next planning period. This Comprehensive Land Use Plan update advocates for
key elements in the Planning area, which are numbered on the Comprehensive Land Use map with red
squares. The following list summarizes the key elements of the Comprehensive Plan as shown on the
Land Use Map:
#1. Planning area definition (See Section 1.9)
#2. Dacono Population projections at Comprehensive Plan build out – Approximately 56,000
population in Dacono by the year 2025 (See Section 5.1)
#3.The designation of a new City Center south of the existing City and adjacent to Colorado
Blvd. (WCR13) (See Section 4.3.1)
#4.The creation of numerous Neighborhood, Community and Regional commercial centers
(See Section 4.3)
#5.The designation of a square mile for Business Park uses in section 11. (See Section 4.4.1)
#6.The designation of a square mile for Industrial Park uses in section 24. (See Section 4.4.2)
#7.A Business/ Light Industrial land use on SH 52 between WCR15 andWCR17 (See Section
4.4.3)
#8,8a, 8b, 8c A principal of “feathering residential densities from the City Center to the eastern
edge of the planning area (See Section 4.1.1.2)
#9. Proposed new school locations to accommodate projected population growth. (See Section
5.3)
#10.Designation of new Neighborhood, Community and Regional Parks (See Section 4.7)
#11, 11a, 11b, 11c, 11d Proposed new roads throughout the planning area (See Section 4.6)
#12. The general concept that similar land uses should occur on both sides of a collector and or
local street. (See Section 4.1.1.3)
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#13.A concept that development should be set back at least 25 feet from top of ditch banks and
from the mean high water line of natural and man-made water bodies to maintain natural
buffers. (See Section 2.2.6)
#14.An extensive trail system mainly next to irrigation ditches. (See Section 4.7.4)
#15.Designation of a potential light rail stop. (See Section 4.6.6)
The Comprehensive Land Use Plan also suggests a focused effort to rewrite the City’s zoning code and
land use regulations with more specific zoning code definitions, to bring about quality development,
streamline development proposals, reduce nonconforming land uses and clarify staff administration.
New zone districts are proposed with definitions and locational criteria identified follow:
Proposed Land Use /Purpose

Res-High Density - Residential District, MultiFamily: This high–density residential zone is
primarily intended for multi-family uses. To facilitate
appropriate higher densities near viable business
centers, multi-family buildings are generally
encouraged near neighborhood commercial centers (i.e.
B-1 Business District, City Center District, Com-N
Commercial Neighborhood District and Com-C
Community Commercial District). Street and open
space designs in these areas shall be used to create
compatibility among frontages, which encourage
pedestrian interaction and discourage high automobile
speeds.

Res-Medium Density - Residential District,
Two (2) Family: - This medium –density residential
zone is intended to preserve the traditional building
pattern of mixed-use residential development, which
historically has been integrated to form a vibrant,
active and cohesive neighborhood. This district
provides for attached residential dwelling units
(townhomes, triplexes and duplexes) in addition to
single-family homes.

Res-Stnd Subdvsn - Residential District, Single
Family: This is a low-density housing district
primarily for single-family uses on individual lots.
Tree-lined local streets, interconnected pedestrian
circulation systems and proximity to schools and parks
characterize this zone.

Dacono Comprehensive Plan

Density /
Locational Criteria
DU per
(Land Uses must meet all relative
acre
locational criteria)
11 – 20 ¾ Areas adjacent to the City
dwelling
Center, shopping, educational,
units per
and recreational facilities.
acre
¾ Areas adjacent to arterial streets
or accessible to such without
passing through less intensive
land uses
¾ Areas where high-density land
uses are compatible with
adjacent land uses

6 – 10
dwelling
units per
acre

2–5
dwelling
units per
acre

¾ Areas serving as transitional
land uses between low and high
density residential uses
¾ Areas within 1 ½ miles of the
City Center, shopping,
educational, and recreational
facilities.
¾ Areas adjacent to arterial or
collector streets or accessible to
such without passing through
less intensive land uses
¾ Areas where medium-density
land uses are compatible with
adjacent land uses
¾ Areas where blight exists and
where medium density
residential is the most
appropriate method for
revitalization.
¾ Areas that will not be adversely
impacted by surrounding land
uses
¾ Areas with no physiographic
constraints
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Res-Low Density: This is a very low-density
residential district intended for no more than one
single-family dwelling per acre and one or more
accessory buildings. This district provides for large-lot,
single-family development in areas with rural
characteristics on the outskirts of the Planning Area.

Res-Ultra Low Density - Estate: This is an ultra
low-density district intended for farming and
agriculture, or for transitional states.

City Center: This Mixed Use CommercialDowntown District is intended to develop the character
of a traditional downtown and to provide for a mixture
of uses that will strengthen and expand the core
community. It should provide a concentration and
mixture of civic, office, retail, restaurant, housing and
cultural land uses, maintain and enhance the historic
character of the existing City fabric and facilitate
pedestrian movement. Individual buildings are
encouraged to mix vertically with street level
commercial and upper level offices and/or residential
dwellings.

Com-N - Commercial District, Neighborhood:
The Neighborhood Commercial District is intended to
provide for the development of a mixed-use
commercial center with convenience shopping and
services for the neighborhood. This district is a focal
point for pedestrian activities within a neighborhood
and should be scaled in size to the surrounding
neighborhood. Individual buildings are encouraged to
be mixed vertically with street-level commercial and
upper floor office and/or residences.

Dacono Comprehensive Plan

¾ Locations suitable for quiet
neighborhoods
¾ Areas within walking distance of
neighborhood shopping,
educational, and/ or recreational
facilities but not requiring close
proximity to the City Center.
Up to 1 ¾ Areas with physiographic
dwelling
constraints that make higher
unit per
densities impractical
acre
¾ Locations suitable for quiet
neighborhoods
¾ Areas within walking distance or
short drive of neighborhood
shopping, educational, and/ or
recreational facilities but not
requiring close proximity to the
City Center.
1 dwelling ¾ Areas designated for agricultural
unit per
operations
five (5) ¾ Clustered to the extent possible
acres
¾ Areas with limited utility
capacity
¾ Areas on well and septic
¾ Areas that may be part of a
transferred development rights
program
6 – 10
¾ Potential infill development
Dwelling
location
units per ¾ Adjacent to the Old Town and
acre
existing infrastructure services
¾ Bordering a major arterial
¾ Potential for pedestrian oriented
development
¾ Location that provides seamless
connectivity to existing streets
¾ Location near medium and high
density developments
6 – 10
Dwelling
units per
acre

¾ Site having frontage on two
collector streets or the
intersection of three or more
adjacent neighborhoods
¾ Accessed by walk-in trade from
an adjacent residential or
employment area
¾ Safe pedestrian connections are
established from adjacent
neighborhoods
¾ Contain amenities such as
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¾
¾

Com-C - Commercial District, Community:

N/A

This is a commercial district for the auto-oriented and
auto-dependent uses. It provides a wide range of
general retail goods and services for residents of the
entire community, as well as businesses and highway
users, primarily in enclosed structures. This district will
facilitate convenient auto and pedestrian access,
minimize traffic congestion and give consideration to
site and architectural aesthetics. This zone requires
good access to major arterial streets and adequate
water, sewer and power.

¾

¾

¾
¾
¾

Com-R –Commercial District, Regional: The
regional district is intended to be a mixed-used setting
for development of a wide range of community and
regional retail uses, offices and personal and business
services. Secondarily, it can accommodate multi-family
housing and mixed-use buildings. The regional
commercial district is intended to integrate commercial
and multi-family uses while transitioning from the
highway to adjacent lower-density neighborhoods.

Bus-1 – Business District: This zoning district
provides locations for a variety of workplaces
including offices and institutions. This district is
intended to encourage the development of planned
office and business parks, to promote excellence in the
design and construction of buildings, outdoor spaces,
transportation facilities and streetscapes. This district is
also intended to accommodate secondary uses that
complement and support the primary workplace uses,
such as hotels, restaurants, convenience shopping,
childcare and housing.
Industrial: This zoning district is intended to provide
a location for employment opportunities such as

Dacono Comprehensive Plan

6 – 10
Dwelling
units per
acre

¾

¾

N/A

¾

¾

N/A

¾

pedestrian plazas, landscaping
and design standards for overall
design cohesion
Impact of new commercial
development does not negatively
affect existing developments
Developments are integrated and
enhance surrounding
neighborhoods
Site having frontage on two
arterial streets or the
intersection of three or more
adjacent neighborhoods
Contain amenities such as
pedestrian plazas, landscaping
and design standards for overall
design cohesion
Impact of new commercial
development does not negatively
affect existing developments
Developments are integrated and
enhance surrounding
neighborhoods
Safe pedestrian connections are
established from adjacent
neighborhoods
A location at the intersection of
two arterials or on a Interstate
where such streets provide
access for the entire City and
serve markets outside of the City,
minimally impacting less
intensive adjacent uses
Locations where businesses will
not overload, create congestion,
or be incompatible with existing
and planned public facilities,
utilities or services.
A site having frontage on an
arterial street or Interstate with
opportunities for access from an
intersecting arterial or collector
street
Locations where it will not
overload, create congestion, or
be incompatible with existing
and planned public facilities,
utilities, or services.
Large sites with no
extraordinary constraints to
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manufacturing, warehousing and distributing, indoor
and outdoor storage and a wide range of commercial
and industrial operations. The Industrial District also
accommodates complementary and supporting uses
such as convenience shopping and childcare centers.
This zone requires good access to major arterial streets
and adequate water, sewer and power

Bus-LI - Business/ Light Industrial District:

N/A

This zoning district provides locations for a variety of
workplaces including light industrial uses, research and
development offices and institutions. This district is
also accommodates secondary uses that complement
and support the primary workplace uses, such as hotels,
restaurants, convenience shopping, childcare and
housing. Additionally, this district is intended to
encourage the development of light industrial parks, to
promote excellence in the design and construction of
buildings, outdoor spaces, transportation facilities and
streetscapes

Civic: This district for public parks, playgrounds,
schools, recreation facilities and public and quasipublic buildings.

N/A

Open - Open Space District: The open space

N/A

district identifies public open space within City
boundaries. This district is intended to include
permanent open space, but also allows for limited
development such as gravel extraction, golf courses,
livestock grazing, and recreational and public facilities

Dacono Comprehensive Plan

development
¾ Proximity to Interstate and
access to arterial streets without
the need to travel through less
intense land uses or with direct
access to City truck routes for
tenants with high traffic
generation
¾ Existing or planned utility
services: sewer, water and
electricity
¾ Location of heavy industrial uses
away from residential areas
when the use of site design
techniques cannot adequately
achieve compatibility with
nearby or adjacent residential
uses
¾ Large sites with no
extraordinary constraints to
development
¾ Proximity to Highway and
access to arterial streets without
the need to travel through less
intense land uses or with direct
access to City truck routes for
tenants with high traffic
generation
¾ Existing or planned uncommitted
utility services: sewer, water and
electricity
¾ Generally provided by public
agencies (City, County, State or
Federal)
¾ Intended to provide for the active
and passive recreational needs
of the community
¾ Conserve natural and cultural
areas
¾ See Section 5.3 for additional
school location criteria
¾ Areas located in floodplains and
flood zones
¾ Areas undevelopable due to
severe geological hazards
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1.3.

What is a Comprehensive Plan?

The Comprehensive Land Use Plan guides decisions related to development. It encompasses areas
within the City as well as areas that could annex into the City in the future. The Land Use Plan Map is a
visual reference for public agencies or private individuals seeking information about land development
objectives of the City.
The Comprehensive Plan is intended for use by City Council
members, Planning Commissioners, other City boards, City staff,
developers and residents concerned about the future of the
community. The purpose of the Plan is to provide a
comprehensive guide to the physical development of the City. It is
a basic tool to guide zoning, budgeting, capital improvement
decisions and policy making.
A Comprehensive Plan is seldom used by itself. It is usually one
of several documents used together or in sequence to make landuse decisions. Ideally, it is the first level in a three-level process of
documents that regulate land use:
1. The Comprehensive Plan provides broad direction regarding land use and density and the
arrangement of these uses. Densities of master plans such as the Comprehensive Plan are often
defined as ranges. The Comprehensive Plan designations (“bubbles”) generally respond to natural,
physical constraints such as steep slopes and flood plains and do not necessarily follow ownership
boundaries.
2. A Zoning plan confers legally binding rights to a landowner. Because they convey legal rights,
zoning designations usually follow property lines.
Note that a zoning designation does not usually stipulate the arrangement of uses on the land. It
merely grants a gross density for the entire parcel. This is why zoning and the Comprehensive Plan
need to work in concert with each other. The zoning plan sets the overall density or number of
units; the Comprehensive Plan suggests how those units should be arranged.
3. The third level is comprised of Subdivision regulations and building permit regulations. These
are detailed requirements regarding the process and technical requirements for subdividing land,
and constructing buildings (fire safety, etc.).
How are these documents used? In a zone change, the zoning designation given to a parcel should be
based on the land use designation given to that area in the Comprehensive Plan. For example, an area
that is designated "low density residential" in the Comprehensive Plan would subsequently be zoned for
single-family lots (rather than apartments or a gas station). A building permit would then be granted by
the City only for building uses that are in conformance with the zoning designation for the building site.
One cannot normally get a permit, for example, to build a gas station on a lot that is zoned residential.
As another example, in reviewing an application for a development that is not requesting a zoning
change, the City would first make sure that the overall density complies with the existing zoning. Next,
the City would make sure the arrangement of uses, alignment of roads, preservation of open space, etc.
is consistent with the Comprehensive Plan (its land use designations, goals, policies).

Dacono Comprehensive Plan
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Therefore, the Zoning Plan must be kept consistent with the adopted Comprehensive Plan. This may be
brought about by rezoning parcels not in conformance with the Comprehensive Plan, by amending the
Comprehensive Plan, or both. It should be noted that either rezoning or amending must follow the
City’s required procedures, including public notices and public hearings.

1.4.

Zoning map vs.
Comprehensive land use
Plan

The zoning map (a separate document) and the
Comprehensive Land Use Plan (included in this
document) work hand-in-hand. The Land Use
plan indicates general density ranges and indicates
how development is to be located on the land, with
special regard to preserving natural features. The
Zones in the Zoning Map are legal designations
that assign a specific overall density to a specific
tract of land. In most cases, the zoning is
uniformly applied to a whole parcel of land. By
contrast, the Land Use Plan follows landforms;
floodplains and road patterns (rather than
ownership boundaries) it indicates more generally
how land uses should be arranged on the land.
1.5.

A zoning designation (below left) applies a gross density to a whole
parcel of land but doesn’t stipulate the arrangement of uses.

The Comprehensive Plan designation (below left) suggests the
arrangement of net densities, in response to physical conditions.

The Comprehensive Plan is
both a short and long-range document

Some elements of the Comprehensive Plan may at first seem unrealistic. However, it should be
remembered that a Comprehensive Plan is a long-range look, at least 20 years, into the future. Consider
how much change has taken place in the last 20 years. Much of our surroundings today would have
seemed barely imaginable 20 years ago. Thus, some concepts incorporated in this document will take
years to achieve.
By seeing where we are now and where we eventually want to be, we can make decisions to get us
there. Just as importantly, a Comprehensive Plan also helps us avoid making decisions that will prevent
us from getting there.
Each Plan subsection concludes with policies and actions derived from applying the Vision, Goals and
Objectives to each subject area. Policies are specific directions to guide decisions that will lead to
accomplishing Goals and Objectives.
The Comprehensive Plan is also a valuable guide to the many small decisions that need to be made to
improve our community. These small decisions lay the groundwork for the long-range vision. Over
time, conditions will change and there may be a need to adjust the Plan to conform to new realities.
Dacono has tremendous assets in both real estate and community values. With consistency in adherence
to the Comprehensive Land Use Plan and firm political will, Dacono can become the community that
its citizens and public servants envision.
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1.6.

How was the Comprehensive Plan developed?

Figure 3: Early version of the Dacono Comprehensive Land Use Plan.

Dacono’s previous
Comprehensive Plan was
prepared in 1998. This
Comprehensive Plan
updates the 1998 plan. This
update was developed
through a lengthy process of
work sessions with the City
Council and Planning
Commission, well-attended
public workshops, focus
groups and review by City
staff and regional agencies.
Once this draft has been
circulated for public
comment, the Planning
Commission and City
Council will review the
input, after appropriate
revisions and public
hearings; the City Council
will formally adopt the
Plan.

1.6.1. Public workshops

Public workshops were held for the Comprehensive Land Use Plan throughout 2003-2004. One session
focused on economic development. Another public workshop focused on a “chip game” as a
consensus-building tool. Ten teams of at least eight members each placed “chips” representing various
densities and land use types on ¼ mile sections of the entire planning area. The possible density and
land use choices ranged from large-lot, single-family homes to denser multifamily apartment buildings
and from mixed use (residential and office or retail) to industrial land uses. All ten plans were
synthesized into one plan. This synthesis plan represented the majority choices for each land use type
and location. This synthesis plan generated spirited discussion and provided guidance on key land use
issues, such as agricultural preservation, creation of a downtown and locations for industrial uses, open
space and residential growth. The resulting concepts strongly influenced the final Comprehensive Plan.
1.7.

Consistency

Once the Comprehensive Plan is adopted, it is important that the city’s Zoning Plan be kept consistent.
This may be brought about in two ways: by rezoning parcels not in conformance with the
Comprehensive Plan, or by amending the Comprehensive Plan.
The Comprehensive Plan has little value to the community if the Comprehensive Plan and the Zoning
Plan are not brought into conformity.
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Policies:
1. All zoning and land use decisions, including the development of streets, parks, utilities and the
provision of public services shall be consistent with the Comprehensive Land Use Plan,
including its maps, goals and policies.

Figure 4: Chip Game tools and workshop photos.

Actions:


In the next 18 months, amend zoning map to bring it into conformance with the
Comprehensive Plan.



Distribute the Comprehensive Plan to all relevant City staff and Planning Commissioners
and reference for all land-use decisions in Dacono.



Incorporate Comprehensive Plan maps, goals and policies into the review process
(submittal requirements, review criteria) for land use decisions and infrastructure planning.

Dacono Comprehensive Plan

Page 15 of 102

Appendix C

1.8.

Future major updates to the Comprehensive Plan

The Plan should be changed, as community needs change. To effectively guide decision-making, the
Plan should be kept reasonably current. The Planning Commission and City Council should amend the
Comprehensive Plan as often as necessary to reflect changes in City policy directions and needs. The
Plan should be thoroughly reviewed and updated within five years (2009) and optimally,
Comprehensive Plan updates should occur every two years. (2006).
Amending the Comprehensive Plan should follow the same procedures as this update, including public
notices and public hearings. The Dacono City Code defines specific steps to amend the Comprehensive
Plan and Land Use map.
Policies:
1. Comprehensive Plan will be reviewed annually and updated within five years (optimally, Plan
updates should occur every two years).
2. The City will rezone properties consistent with the Comprehensive Plan. If necessary,
amending the Comprehensive Land Use Plan will precede rezoning.
Actions:


Set a date for the next annual review of the Comprehensive Plan.



Regularly budget funds for future Plan updates.

1.9.

Planning area boundary

The area outside Dacono city limits is under the jurisdiction of Weld County. Although most of the
land is zoned agricultural, the County also has more urban zoning categories, which, if requested, could
create conflicts with the city’s orderly growth. To avoid conflicts between City and County
jurisdictions, Weld County has established Intergovernmental Agreements (IGAs). These establish the
Planning area within Urban Growth Areas of the County.
The planning area is the area of potential annexation and growth of the City. (See map – “Planning
Area Boundary”) The total lands included within the planning area are not expected to fully build out
within the 20-year time frame of this plan.
Dacono’s planning area is about 22 square miles (14,080 acres), bounded by State Highway 52 on the
north; Weld County Road (WCR) 21 on the east; WCR 6 on the south and Interstate-25 on the west
(See
#1 on Comp Land Use Map). Within both the planning area and the region at large is the onemile grid system of county roads and section lines. Colorado Boulevard (WCR 13) bisects the planning
area in the north-south direction. This road serves as a major connector between the Tri Town area and
other outlying communities to the north and south.
1.10. How

the Comprehensive Plan is organized

Chapter 2 presents an overview of Dacono’s Context, including its history, physical setting, utilities,
and pending residential developments.
Chapter 3 provides community Vision, derived from broad public input. The vision is translated into
general Goals and measurable Objectives. A citizen survey is summarized and Dacono’s SWONs
(Strengths, Weaknesses, Opportunities and Needs) are explained.
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Chapter 4 This chapter combines all of the policies into the Dacono Comprehensive Land Use
Plan—a graphic expression of actions to achieve the Vision, Goals, and Objectives.
Chapter 5 discusses Dacono’s Comprehensive Land Use Plan projections such as population, jobs,
schools, utilities and roads.
Chapter 6 discusses key growth principals for the Comprehensive Plan such as measures to curtail
sprawl, circulation and standards for quality development.
Chapter 7 addresses suggestions for image and visibility improvements in Dacono.
Chapter 8 identifies Comprehensive Plan implementation measures such as regional cooperation and
potential funding sources. Implementation steps typically are specific actions such as building a trail or
enacting a rezoning. Implementation can also include the adoption of policies. Policies are specific
commitments, “decisions made in advance”, to guide actions by the Planning Commission and Council.
Chapter 9 is the appendix that contains supporting information.
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2
2.1.

DACONO’S CONTEXT
Dacono’s history1

Dacono’s economic history is rooted in coal mining, farming and
the railroad. Early Tri-Town (Dacono, Frederick and Firestone)
settlers immigrated to Colorado from around the world: Russia,
Turkey, Greece, France, Bulgaria, Slovenia, Mexico and Italy.
These coal beds contained a high –grade, sub-bituminous type of
coal generally found within 400 feet of the surface. More than 30
underground mines once existed around the Tri-Towns, in an area
dubbed the “Carbon Valley.” Despite difficult working
conditions, the Tri-Towns Mines were known to have had
relatively “easy” coal. The ceilings in the rooms in the mines
were about six feet high – easy to work standing up.
It was in the Tri-Town mines where one of the most important
mechanical advances in mining took place. Charles Smith, with
the assistance of an engineer, devised the first ever “continuous
mining machine.”
Farming has also made a substantial economic contribution to this
area. Tri-Town farmland primarily raised sugar beets, corn,
wheat, grains, tomatoes, pinto beans, potatoes and onions.
Canning factories were another agriculture-related source of
income for this area.

Figure 5:Sketch of coal miner by
local artist Ira Thompson.

The Tri-Town area was also once a bustle of
railroad activity. The mines of Weld County
provided a substantial source of revenue for
railroads. Dacono boasted the first railway depot in
the area.
The year 1969 brought the first large-scale
residential development, 480 acres of permanent
mobile and modular homes on individually owned
lots. The multi-million dollar development filled a
desperate need for housing for industrial and
construction workers.
Figure 6: One of the first mines in the area, The

Dacono was incorporated in 1908. The First City plan,
Firestone, and its crew in 1913.
which accompanied Dacono’s filing, showed proposed
home sites and public buildings. Seventeen residents cast ballots for incorporation and one against.

1

Source: “Green Light on the Tipple” – A History of the Frederick, Firestone, Dacono Region. The Carbon
Valley Historical Society for the Tri Towns.
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Charles Lockard Baum, president and organizer of the Consolidated Coal and Coke Co. was responsible
for naming Dacono. He chose the first two letters from three local ladies’ first names: Daisy, Cora and
Nora to form DACONO.
The completion of Interstate 25 in 1960 brought
employment opportunities and new growth in the Tri
Town area, with greater ease of access to the growing
Denver metropolitan region. In 1970, the City had
360 residents. The discovery of oil in the area in
1972 provided additional growth and development.
By 1980, Dacono had a population of 2,321. Growth
slowed in the early 1990s but the pace increased
again in 1997 and 1998 with new residential
development. This growth has occurred due to a
healthy state economy, the expansion of the Denver
metropolitan area northward, completion of Denver
International Airport and increasing growth and
development restrictions in other communities in the
region. The community currently is seeing
unprecedented growth rates. With multiple residential
subdivision annexations, the recent completion of the
E-470 beltway (4 miles south of WCR 8 &I-25) and
the passing of the regional transit initiative
(FasTracks), Dacono looks to continue significant
growth rates into the foreseeable future. Dacono’s
assets include a convenient location, and affordable
housing.
2.2.

Figure 7:Agricultural land has always and will
continue to play an important role in the Carbon
Valley

Dacono’s physical setting

The City of Dacono is located in southwestern Weld
County, about 10 miles north of the Denver
metropolitan area. The “Old Town” area of Dacono,
consisting of the original portion of the community, is
located two miles east of I-25 and south of Highway
52, a major east-west State Highway. Denver
International Airport (DIA) is about 20 miles southeast
of Dacono.

Figure 8:Local Dacono residence.

2.2.1. Topography

The Planning area is generally broad shallow valleys with intervening low ridges and divides that have
a general north-south or northeast-southwest trend. (See map – “Topography”) An elevated ridge with
scenic views both to the east and west runs in a northeasterly direction though the east side of the
Planning area. The official elevation for Dacono is 5,017 feet above sea level with elevations range
from 5,162 feet to 5,979. There are no steep slopes in any portion of the Planning area.
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Policies:
1. When appropriate, high points that offer scenic vistas should be preserved as open space. New
development or redevelopment should be reviewed as to visual impact and maintenance of
view corridors.

Figure 9 Dacono vicinity map

Dacono

2.2.2. Soils

There are two primary soil associations in the
Planning area2: The Ulm-Nunn association,
found generally west of Colorado Blvd. (WCR
13) and along the Little Dry Creek drainage are
used primarily for irrigated and non-irrigated
cropland and for rangeland. The Wiley-ColbyWeld association in the remainder of the
Planning area is used mainly for irrigated
cropland.
Using SCS classifications, the soils in the
Planning area were mapped and ranked
according to their constraints for urban
development. Constraints were rated as slight,
moderate or severe.

Figure 10:Example of plentiful open lands within the
planning area boundary.

The most constrained soils are found along the Little Dry Creek floodplain, in the south central portion
of the Planning area and west of the City paralleling I-25. The “severe” constraint classification is
primarily due to flooding potential, high shrink-swell characteristics, or location in low spots and poorly
drained areas, which could limit the suitability for urban development.
2

Soil Survey of Weld County, Colorado, Southern Part, USDA Soil Conservation Service in cooperation with the
Colorado Agricultural Experiment Station: 1980.
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These soil rankings are general and serve merely as a warning sign when development is contemplated
in a particular area. In those areas designated “severe”, special attention should be paid to hazards or
construction limitations and to proposed mitigation measures by a developer. The rankings do not
indicate that development should not take place. The City requires soil testing for specific development
proposals and review by a competent geotechnical engineer, particularly if septic systems are involved.
Policies:
1. Development is strongly discouraged in areas where soil problems, such as erosion, shrinkswell potential, and other possible building limitations, are present unless geotechnical studies
can demonstrate methods and techniques to mitigate problems during and after construction.
2.2.3. Geologic hazards

More than 18,000 feet of sedimentary rock lies under the Tri-Town area within a series of geologic
formations. The geological structure is complex because of intense faulting and folding as well as
uneven deposition and erosion. (See map – “Geological Hazards”)
The primary geologic hazard in the Tri-Town area is potential subsidence due to coal mining in the
area. Subsidence occurs due to random or haphazard removal of pillars in underground coal mines.
(“room and pillar” mining)
In 1983, the Colorado Geological Survey investigated subsidence in the Tri-Towns, which included
mapping of mined areas (based on mine records), core hole drilling and evaluation and classification of
hazards3. The Environmental Constraints Map indicates significant areas of undermining, principally
along I-25, north from the center of the Planning area (including Old Town Dacono and The Glens) and
south of Little Dry Creek. Relatively little undermining is present east of WCR 15. It should be noted
that the areas on the map are only a very general representation of undermining present in the Dacono
Planning area.
Even though the limits of undermining have been mapped and hazard zones delineated, inaccuracies are
possible and the actual probability of subsidence is site-specific. Subsidence reports based on core
drilling logs by qualified engineers are required before development in areas known or suspected of
being undermined. Subsidence insurance for existing structures is available to landowners in the TriTown area through the State Mined Land Reclamation Division of the Colorado Department of Natural
Resources.
Policies:
1. New developments will identify and determine the structural suitability of areas of undermining
before site plan review. Sound land use planning will protect development from subsidence
hazards and promote compatible land uses.
Actions:


Review submittal requirements, City review procedures and City inspection obligations for
development in any areas known or suspected of being undermined.

3

Jeffrey L. Hynes entitled “Tri-Towns Subsidence Investigation,” issued in 1984, which is available at Dacono
City Hall
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2.2.4. Hydrology

Little Dry Creek flows diagonally across the
Planning area and eventually drains to the
South Platte River. Small ponds are scattered
throughout the Planning area, along with
several irrigation ditches (Standley Ditch,
Godding Hollow Ditch, Lower Boulder
Ditch).

Figure 11:A portion of Little Dry Creek.

Groundwater in the area comes primarily from
the Laramie-Fox Hills Aquifer and from the
alluvium underlying the drainage basins.
Some ground water can be found in
abandoned coalmines and may be used to
augment irrigation water. Flows are
interrupted by faults and can be depleted
rapidly if tapped by too many wells. Potential
pollution hazards in the area that could impact
ground water resources include related to oil
wells (improperly cased wells and/or seepage
from unlined sludge pits in permeable soils);
irrigation return flows; agricultural runoff
(fertilizer and pesticide combination); and
septic systems and sewage lagoons that leach

into the water table.
Irrigation ditches in the area include the Godding Hollow Ditch, the Standley Ditch and numerous
smaller ditches. These ditches have easements that usually include room for a maintenance road. Since
they follow contours, they form a system of linear corridors that cut across the grid of roads. These
water bodies, both man-made and natural, offer both scenic and wildlife benefits. Irrigation ditches,
reservoirs and seasonal natural drainages provide habitat areas for wildlife and native plants and thus
should be protected from development impacts.
Policies:
1. The City will endeavor to avoid development with a negative impact on irrigation systems
needed for the City’s outlying agricultural areas.
Actions:


Require development applications to address protection of ditch easements and rights.
2.2.5. Wetlands

Wetland locations are primarily associated with drainages, particularly the Godding Hollow Ditch and
Little Dry Creek. These marshes appear intermittently, sometimes covering several acres. Wetlands
are valuable because of their role in flood protection and drought prevention. They protect water
quality, provide wildlife habitat and recharge aquifers. Wetland areas should be preserved wherever
possible.
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Policies
1. The City will take all practical steps to help
preserve significant wetlands and wildlife habitat
from development.

Figure 12:Example of regional wetlands.

Actions:
 Review development regulations to assure they don’t allow inadvertent destruction of wetlands.
 Work with the Corps of Engineers to explore the potential of an “advance identification” of
wetlands, especially in areas associated with the Little Dry Creek drainage.
2.2.6. Floodplains

The City of Dacono Planning area is impacted by the Little Dry Creek floodplain4. (See map –
“Floodplain”) Areas within City limits that would be inundated by 100- and 500-year storms are
generally ineligible for flood insurance, thus precluding new development within these floodplains.
(See
#13 on Comp Land Use Map)
Policies:
1. The City of Dacono will enforce its adopted floodplain regulations and encourage property
owners to comply with state and federal floodplain regulations.
2. New development will not encroach on designated floodplains, or should be set back at least 50
feet (whichever is greater) from drainageways and water bodies, both natural and man-made.
Development should be set back at least 25 feet from top of ditch banks and from the mean
high water line of water bodies, both natural and man-made, to maintain natural buffers.
Actions:


Explore/eliminate damming effect and flooding problems at 52 and Cherry Street.
(Existing flooding problem)
2.2.7. Vegetation / wildlife ecosystems

Within the Planning area are two primary ecosystems: plains grasslands and lowland riparian/wetland
areas. Riparian ecosystems occur along river banks, streams, ditches and other water bodies. These
include flood plains, woodlands and marshes. Before settlement, the grasslands extended hundreds of
miles eastward from the base of the Rocky Mountains. Front Range urbanization has dramatically
changed the character of grasslands.
Over the past century, farming and grazing have depleted much of the native grassland vegetation.
Short grass prairie species formerly present (such as blue grama and buffalo grass) have been replaced
by brush and weeds in many areas, but native species have not been completely eliminated. Riparian
areas retain stands of cottonwoods and willows and marsh-related plants such as sedges, cattails and
bulrushes. Heavy cattle grazing also affect these ecosystems by destroying natural vegetation, which is
replaced by weeds.

4

Flood Insurance Rate Map # 080236 0001A
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Both ecosystems support a wide variety of wildlife. Drainageways such as Little Dry Creek are
especially important because they serve as wildlife corridors.
Some wildlife species potentially in the Planning area include:
waterfowl (ducks, geese)
pheasant
burrowing owls
deer
small mammals
songbirds

cottontail
raccoon
prairie dog
pocket gopher
hawks
fox

The only identified habitat preservation location within the Planning area is a leased wildlife reserve
along Little Dry Creek that begins near the WCR 15/ WCR 10 intersections, extending along the creek
east to the edge of the Planning area. This leased area contains intermittent cattail marshes, weedy
areas and a few cottonwood stands. Hunting is allowed in the reserve, but it is not open to the public.
Policies:
1. Unique or distinctive natural feature and systems, critical wildlife habitats, and wetlands are
important to maintain the balance of ecological systems and other environmental resources. The
City promotes preservation and protection of these areas and advocates for sound conservation
practices.
2. Community growth should respect and incorporate existing environmental constraints and
opportunities to assure that new development and redevelopment harmonizes with the area’s
natural and human-made environment.
Actions:


Coordinate with Weld County, State and Federal officials and agencies responsible for
assessing environmental impacts of development proposals.



Require development applicants to address plant and animal resources and habitat areas,
particularly in association with Little Dry Creek and potential habitat areas, to minimize the
effect of development and encourage habitat preservation.

2.3.

Urban design
2.3.1. Existing City development

The Comprehensive Plan advocates for a mix of housing and development types based on the Historic
pattern of Dacono. Dacono was originally laid out as a traditional western City with a grid of streets,
alleys and a mix of uses and densities. The City was oriented towards SH 52. As Dacono grew, the
orientation gradually shifted south. With the completion of E-470 to the south, and additional
commercial development at WCR 8 & I-25, Dacono’s center and primary entrances will further shift
from SH 52 to Colorado Blvd. (WCR 13) where the City Center is proposed.
Dacono also includes suburban patterns such as cul-de-sac roads, large areas of similar housing types
and densities front-loaded home designs (no alleys), and limited mixed-use. This development pattern
can provide inexpensive housing but does not always result in a well-rounded community.
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Dacono’s suburban developments have been built without an overarching planning principal such as
citywide grid street network to guide the developments ensuring “a fit” into the existing community as
logical extensions. Without such guiding principals, these suburban-type developments were
constructed in a manor that created isolated developments and became expensive to provide services
for, which did not honor the existing City design and layout. Projects of this nature occur within the
planning area as well.

Figure 13:Old Town alleys (above) can set
a precedent for new development. (below)

Figure 14: Development can evolve in different
ways.
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2.3.2. Pending residential projects

Dacono has about 8,500 homes in various stages of planning. (See map – “Planned Developments and
Trails”) Assuming 2.5 people per dwelling unit, the eventual population gain represents 22, 000 new
residents. The mix of housing types proposed in these developments represents welcomed housing
options for current and future homeowners. The proposed densities of the proposed residential
developments largely conform to the key concept presented in the Comprehensive Land Use Plan,
“Feathering of Densities” (See Section 4.1.1.2.). A number of these new residential developments
include small areas of mixed use. These mixed uses range from walkable, convenience retail to
Interstate / Highway oriented commercial.
Dacono’s previous and pending annexations have resulted in a
“patchwork” development pattern south and west of Old Town core.
These remote “leapfrog” developments burden the City to provide
services. Even though developers pay for utility lines and roads, the
City can incur expensive maintenance costs.

Policies:
1. The City opposes ‘leapfrog’ development unless provisions are
made to relieve the City of associated additional maintenance
costs.

Dacono Comprehensive Plan
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3

PUBLIC INPUT - VISION AND GOALS
3.1.

Vision

The Comprehensive Plan will guide development and re-development over the next planning period –
about a 20-year horizon to benefit current and future residents. As the City grows, it will likely change
in character too. What kind of community do we want Dacono to be? Public participation in the
Comprehensive Plan resulted in these five visions.
VISION 1:

Our future development will be concentrated within a growth boundary, be actively
managed, served by adequate public facilities and will encourage economic vitality

VISION 2:

Our community will strive to balance
future land uses and ensure economic
self-sustainability

VISION 3:

Our communities will be livable,
walkable, safe and distinctive

VISION 4:

Our environmental resources will be
protected and when used, used wisely

VISION 5:
Our citizens will take part in the
decisions and actions that affect them.

Figure 15:An active Comprehensive Plan
workshop.

A variety of decisions are made every week concerning roads, sewers, parks and new developments.
Individually, the decisions may not seem related; however, the cumulative effect of such decisions has a
significant impact on the community and quality of life. Clearly defined goals and objectives help the
government focus these many individual actions for the good of its citizens.
To achieve this, the vision has been translated into Goals and Objectives. Goals are general statements
that represent “big picture” desires usually dealing with individual subject areas. Objectives are more
specific than Goals and should be measurable (one can measure accomplishment).

Figure 16: Dacono is experiencing new
growth.

Dacono Comprehensive Plan
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3.2.

GOALS

The following Goals and Objectives represent a wide array of consensus from citizens, City Council
members and staff of Dacono.
1.
2.
3.
4.
5.
6.
7.

8.
9.
10.
11.
12.
13.
14.
15.
16.
17.
18.
19.
20.
21.
22.
23.

Use the Comprehensive Plan for all City land use decisions.
Set high aesthetic standards for new developments.
Create, manage and sustain a robust, diverse, local economy to provide employment.
Ensure that new development “pays its own way.”
Provide outstanding services Dacono’s citizens ensuring an attractive quality of life.
Create great first impressions at strategic gateways in Dacono creating a distinctive identity and
ensure adequate resources to maintain the City’s improved appearance.
Protect development from flood hazards, promotes maximum compatibility between land uses;
and provides for the conservation of water and energy and the protection of air quality through
efficient land use relationships.
Provide citizens with safe, affordable, convenient and efficient transportation alternatives.
Plan for easily accessed, walkable, and interconnected neighborhoods.
Plan for residential densities appropriate to the adjacent existing and proposed land uses.
Provide a variety of housing types in attractive neighborhoods for a diverse labor force needed
for economic growth.
Ensure convenient and affordable school sites.
Encourage land use configurations that will reinforce a safe, efficient transportation system.
Ensure that the transportation impacts of new development are fully understood and mitigated
in the development review process.
Ensure that enough land is set-aside in appropriate locations to provide diverse recreational
opportunities for all ages, in aesthetically pleasing settings.
Preserve a corridor for a possible Regional Transportation District (RTD) light rail expansion
through Dacono.
Reduce/avoid traffic congestion by adhering to concepts identified in the Transportation Master
Plan.
Encourage the integration of diverse ethnicities and ages in the community.
Assure the health, safety and welfare of citizens.
Attract clean, non-polluting industries that require skilled labor to raise local wages.
Maintain and preserve scenic vistas and view corridors as development occurs.
Preserve significant wetlands and wildlife habitat from developments.
Promote maximum compatibility between adjacent land uses.

3.3.

OBJECTIVES

1. Create a new City Center for the heart of Dacono with a mix of retail, commercial, residential
and civic land uses will keep tax dollars in the City.
2. Promote a business-friendly atmosphere to attract new businesses and encourage existing
businesses to expand.
3. Create business and industrial parks to congregate similar business types near each other.
4. Encourage a healthy mix of business types in the City to ensure a sustainable and long-lasting
sales tax base.
5. Ensure that the City can accurately evaluate the total City costs incurred to provide services for
new developments.
6. Create a public campaign promoting local shopping and support of local business.
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7. Identify City entries with the highest visibility and create aesthetically pleasing gateways
welcoming visitors to the City.
8. Adopt comprehensive design standards addressing landscaping, lighting and signage for all new
development in the City.
9. Execute code enforcement for both businesses and residences.
10. Explore corridor preservation for a possible Regional Transportation District (RTD) lightrail
expansion through Dacono.
11. Include the minority groups living in our community for a higher sense of community unity.
12. Ensure that new developments are aware of the plans of adjacent proposed developments.
Developers will be required to connect to adjacent roads, trails and open space corridors.
13. Preserve the Eastern Planning area for rural lifestyles (include very large lots of 1 home per 5
acres, horse pastures, agricultural operations and “ranchettes”) consistent with local heritage.
14. Support the development and provision of homes priced and sized to meet the needs of all
community residents and workers, including low- and moderate-income families, large
families, disabled citizens, families with single heads of household and the elderly.
15. Develop a Parks and Recreation Master Plan consistent with the Comprehensive Plan.
16. Use river and creek corridors as linear greenways and passive recreation areas.
17. Bring about community development practices that conserve water and power.
18. Set aside school sites well before development so the land can be acquired at reasonable cost.
19. Ensure that new development preserves rights-of-way to accommodate future traffic needs.
20. Ensure that vehicle travel through neighborhoods will be at slow, safe speeds.
21. Reduce per-capita automobile use to decrease both congestion and the public costs of new
roads.
As time passes, there will be a need to modify the Goals. Thus, the planning process is continually
monitoring results and evaluating the relevance of the direction. City Council may update Goals and
Objectives and even the Vision Statement at any time. These will also be reviewed during the next
update of the Comprehensive Plan.
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3.4.

Public survey findings

The Comprehensive Land Use Plan design team created and distributed a public survey with the help of
City staff. Some findings reinforced facts that were already known: most citizens work outside of
Dacono (Question #2), and some new discoveries:
¾
Almost all of Dacono’s potential sales tax is “leaking out ” (See discussion in Section
4.3.3) to Longmont (Question #3);
¾
Most residents spend at least 2 hours daily in their cars to commute(that’s 500 hours
per year for each commuting citizen) (Question #4);
¾
Most citizens would prefer that Dacono develop a unique identity in the Tri Town area
(Question #11);
¾
Most citizens think Dacono should work hard to attract businesses and grow out of
being just a “bedroom community” (See discussion in Section 4.4.1). (See Appendix –
“Opinion Survey Results / SWONs” for full report)

3.5.

Dacono’s SWONs

The following is a summary of Strengths, Weaknesses, Opportunities, and Needs (SWONs) identified
in comments received in public workshops and work sessions with Planning Commission, City Council
and City staff. (See appendix for a complete list of comments). The SWON analysis is a valuable tool
for communities to gauge assets and liabilities, areas for improvement, to create a “wish list” of
community desires. (See Appendix – “Opinion Survey Results / SWONs” for full report)
¾ Strengths:
Dacono possesses many strengths. Within the current planning area (22 sq. miles) land is plentiful,
easily accessed and moderately priced. Dacono is centrally located. Residents have easy access to
either the Denver Metro area (via I-25, Colorado Blvd, US 85 and US287) or Northern Colorado
communities. Dacono possesses a small town atmosphere with foothill views and housing costs tend to
be affordable. The existing business district
has great visibility from Hwy 52. Schools
tend to have a low student to teacher ratio.
Dacono has secure water sources and
thousands of acres of productive agricultural
Dacono
lands.
¾ Weaknesses:
Weaknesses include: a small tax base due to
the lack of commercial businesses; the
current design of Hwy 52; no distinct City
Center; lack of a comprehensive trail
system; and rising property taxes and land
costs. Dacono lacks a local or regional
transit system; has no schools of its own; no
medical facilities; and numerous oil wells
and mines that breakup open spaces and
developable land and can create subsidence
hazards. Numerous auto salvage yards, the
Figure 18: Dacono is well situated in the Denver Metro Region.
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IMI speedway with its unintended adjacent land use conflicts and the challenges of reaching out to
include the Latino community all also were identified as weaknesses.
¾ Opportunities:
A number of roadways in Dacono present opportunities. For example, Colorado Blvd. (WCR 13) has
potential to become a major or north-south thoroughfare. WCR 8 could be a major east-west
thoroughfare. Residents also see an opportunity to build upon I-25’s visibility by more effectively
utilizing the two I-25 intersections (at WCR 8 and Hwy 52) in the City and expanding the utility of an I25 frontage road. Expansion of the Legacy Trail system, ditch and irrigation canal trail development,
water/ water rights, a new golf course, commercial expansion, ample developable land and
ethnic/cultural diversity were all identified as opportunities.
¾ Needs:
As Dacono grows, City services and amenities will need to expand to keep up. Residents identified the
need for:
¾ An expanded commercial base;
¾ A City Center/Main Street, entertainment and additional restaurants;
¾ A transit system, adequate schools for new residents;
¾ Additional parks and recreation facilities;
¾ Outreach to the Latino residents in the community;
¾ A medical care facility.

Figure 19: Example of a shopping area near a neighborhood in a
walkable setting
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4

THE DACONO COMPREHENSIVE LAND USE PLAN

The Comprehensive Land Use Plan map is a graphic expression of actions needed to achieve the vision,
goals, and objectives identified in this update of the Comprehensive Plan. (See fold out map –
“Comprehensive Land Use Plan”) The Dacono Comprehensive Land Use map shows designated land
uses in the Planning area as outlined in Section 4.2 below.
The Land Use Plan map is general with approximate land use designations. These are represented by
land use colors that do not necessarily follow existing property lines. The Land Use Plan is not a zoning
map. Zoning within Dacono’s City limits is controlled by municipal ordinance. Specific zoning for
development projects is usually set at the time of annexation to conform with the City’s Comprehensive
Plan. Property-specific conditions are taken into account when the Planning Commission and City
Council are requested to zone, rezone or grant a building permit for a specific parcel.
4.1.1. Key principals of the Comprehensive Plan

The following key principals are proposed to support the implementation of the Comprehensive Land
Use Plan. These wide-ranging principals apply to proposed land use projects, both small and large
within the Dacono planning area.
4.1.1.1.

Growth – Paying for Itself

Annexations and new development bring benefits to the community including alternative
neighborhoods, property taxes to help fund needed improvements and services, and new patrons for
local businesses. At the same time, new development creates demands for services and improvements –
sometimes far in advance of the property taxes that help pay for them. This is referred to as the fiscal
impacts of development. An evaluation of these impacts is useful to judge whether new growth will be
good for the community. Dacono needs to ensure that development does not place an undue burden on
its fiscal capability before the generation of an adequate revenue stream from a development project.
The Dacono City Council believes that growth should “pay its own way” and that providing
infrastructure to support growth must not place a financial burden on current residents.
Development impacts can include administrative,
professional and plan review costs; needs to expand public
services such as police protection, parks, street maintenance
and utility extensions; possible public facility expansion. To
assure that new development “pays its own way,” most
communities, including Dacono, assess “impact fees”.
These fees are collected from new development to fund
infrastructure improvements required by the new
development. Often a developer has the option to install the
facilities/improvements instead of paying the impact fee.
When a community allows development to occur in a “leapfrog” fashion (not contiguous to the community) it incurs
additional costs, even if the developer initially installs the
infrastructure connections to these sites. Unless other
provisions are made, the maintenance costs fall to the City.
This gradually becomes a burden since it is usually several
years before significant maintenance is required.
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Policies:
1. Growth should pay its own way; the development should pay the costs for new public
infrastructure.
2. The City opposes leapfrog development unless provision is made to relieve the City of
associated additional maintenance costs.
Actions:


Evaluate the total City costs incurred when providing services to new developments.



Ensure that the planning and development review process fairly allocates, and assesses the
cost of the utilities and services that will be required to serve existing and new
development.



Reevaluate impact fee structure to assure that new development “pays its own way”.



Include maintenance costs for non-contiguous development.
4.1.1.2.

Feathering densities

The Comprehensive Land Use Plan promotes a
gradual transition of residential densities from
moderately high-densities around the City
Center to relatively low densities in the Eastern
portion of the Planning area. Residential medium-density (#8): (6-10 residences per acre)
surrounds the City Center5. Higher densities
next to the City Center will support businesses
and services in this area. A lower density
(Residential standard subdivision (#8a): 2-5
residences per acre) is proposed, radiating
outwards from the Residential medium-density
areas. Still lower densities (Residential low
Density (#8b): 1 residencesper acre and
Residential Estate (#8c): 1 residence per 5 acres)
are located in the area of WCR 17, 19 and 21 in
Figure 21: Numbers 8, 8a, 8b, and 8c illustrate how
order to preserve the agricultural operations, as
densities are proposed to “feather”
they exist today. An area of “Residential low
density: 1 residence per acre” is proposed next to the irrigation ponds
What is “Feathering of
at WCR 8 & 19. This land use will allow families to enjoy and benefit
Densities?”
from the scenic beauty of these ponds and the adjacent proposed park
In the Comprehensive Land
site. The average density for all new residential development proposed
Use Plan, densities are
in the Consensus Plan is 1.5 residences per acre.
proposed to feather, that is,
reduce in intensity from the
Policies:
west to east in the Planning
1. Densities will “feather” or gradually transition, from higher
boundary. (I.e. gradual
densities nearer to City Center to lower densities toward the
reduction of densities from
eastern edge of the Planning area.
highest (11-20 du/acre) at
2. New developments will demonstrate that adequate public
the City center too lowest (1
facilities are available nearby to serve their developments’
du/ 5 acres) at the eastern
needs (water, sewer, schools, fire protection, roads etc.).
edge of the Planning
boundary)
5

Should the market allow it, high-density residential development next to City Center may be appropriate.
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Actions:


Assure that growth occurs at a pace, and in areas, that can reasonably be sustained by City
services and facilities and does not place a financial burden on residents.



In future amendments to zoning plan and maps, assure that feathering of densities is
maintained.
4.1.1.3.

Land use / zoning transitions

In general, similar land uses should occur on both sides of a collector and or local street. Changes in
land use zoning should be made at the rear of properties rather than at the front property line. (See
#12 on Comp Land Use Map) Adequate buffering (vegetative, setbacks or architectural) will be
needed to buffer dissimilar “facing” land uses.
Policies:
1. The City encourages similar land uses on both sides of a collector and or local street. To
support this, changes in land use zoning should be made at the rear of properties rather than at
the front property line. Adequate buffering (vegetative, setbacks or architectural) will need to
be provided to buffer dissimilar “facing” land uses.
2. Zoning shall not permit adjacent uses that are incompatible or create adverse impacts unless
separated by a buffer zone designed to mitigate the adverse impact.
Actions:


Prevent incompatible land use conditions with careful project review.



Eliminate the zoning of small areas of land for uses that are not in harmony with the normal
zoning plan for the area, especially if a small area is rezoned in a way that does not
conform with the surrounding neighborhood.
4.1.1.4.

Update City zoning code / land use regulations

Dacono can update its zoning code / land use regulations in bite-size pieces. The final document would
function as a “one-stop” document for Dacono’s land use regulations. It can include a new Zoning
Code; new subdivision regulations, new design guidelines and a workbook to streamline development
review and permitting. A codebook with all the above-mentioned items “under one cover” can help to
eliminate guesswork about which regulations apply and what permits are required and ultimately can
create an easier atmosphere in which to bring about quality projects while also easing staff
administration.
The City’s current zoning code is somewhat inaccurate and inconsistent. Although the code has been
amended with the best of intentions, it has evolved into a piecemeal document that can be very
challenging to administer. The goal of a new zoning code is to create a consistent, easy to use, read and
administer document that will better support and administer the Comprehensive Plan effort.
Policies:
1. Rewrite the City’s zoning code and land use regulations to incorporate more specific zoning
code definitions helping to eliminate regulation guesswork and to streamline quality
development initiatives.
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Actions:


Zone properties to ensure consistency with the density ranges identified on the
Comprehensive Land Use Plan.



Rewrite Dacono’s current land use regulations to reflect the land uses as indicated on the
Comprehensive Land Use Plan.
4.1.1.5.

Locational criteria

Each land use proposed in the Comprehensive Land Use Plan has distinctive locational criteria. A
detailed list of these criteria can be found above in Section 1.2 “What’s new in this update” and also in
each land use description below in Section 4.2. The intention of such locational criteria is for City staff
and the Planning Commission to ensure that proposed land uses are located per Comprehensive Plan
direction. An additional locational criteria checklist can be found in the Dacono Comprehensive Plan
Implementation Workbook.
4.2.

Residential land uses

Homebuyer preferences are changing regarding features and amenities in the ideal master-planned
communities. Today’s homebuyers are not content to settle for sterile-looking homogenous suburbs.
They want additional amenities such as attractive, friendly neighborhoods with tree-lined streets, a big
mix of housing styles, authenticity and local flavor, community facilities with shopping and walking
and biking trails all anchored with a strong community entrance.
The desire of residents to feel rooted in the community they live in is growing. Homebuyers want more
opportunities to become part of a “community” as opposed to just living somewhere. In a recent
national housing study, it has been found that a majority of homeowners and prospective homebuyers
found the community more important than the house itself. Thoughtful master planning is encouraged
to meet a strong, already-existing market demand for real community.

Figure 22: Many forms of residential development exist and are proposed n the Dacono planning area boundary
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The Comprehensive Land Use Plan proposes the following residential land uses:
High Density (11-20du/ac) - Residential District, Multi-Family: This high–density residential zone is
primarily intended for multi-family uses. To facilitate appropriate higher densities near business centers, multifamily buildings are generally encouraged near neighborhood commercial centers (e.g. B-1 Business District, City
Center District, Com-N Commercial Neighborhood District and Com-C Community Commercial District). Street
and open space designs in these areas shall be used to create compatibility among frontages, which encourage
pedestrian interaction and discourage high automobile speeds.

¾ Locational Criteria: Areas next to the City Center; shopping, educational, and recreational facilities; areas
next to arterial streets or accessible to such without passing through less intensive land uses; and areas where
high-density land uses are compatible with adjacent land uses
Medium Density (6-10du/ac) - Residential District, Two (2) Families: This medium–density residential
zone is intended to preserve the traditional building pattern of mixed-use residential development, which
historically has been integrated to form vibrant, active and cohesive neighborhoods. This district provides for
attached residential dwelling units (town homes, triplexes and duplexes) in addition to single-family homes.

(See

#8 on Comp Land Use Map)

¾ Locational Criteria: Areas serving as transitional land uses between low- and high-density residential uses;
areas within 1 ½ mile range of the City Center, shopping, educational, and recreational facilities; areas next
to arterial or collector streets or accessible to such without passing through less intensive land uses; areas
where medium-density land uses are compatible with adjacent land uses; Areas where blight exists, mediumdensity residential is appropriate for revitalization.
Low Density (2-5du/ac) - Residential District, Single Family: This is a low-density housing district
primarily for single-family uses on individual lots. Tree-lined local streets, interconnected pedestrian circulation
systems and proximity to schools and parks characterize this zone.
(See
#8a on Comp Land Use Map).

¾ Locational Criteria: Areas that will not be adversely impacted by surrounding land uses; areas with no
physiographic constraints; locations suitable for quiet neighborhoods; areas within walking distance of
neighborhood shopping, educational, or recreational facilities but not requiring close proximity to the City
Center.
Very Low Density (1 du/1ac) - Residential District: This is a very low-density residential district intended
for no more than one single-family dwelling per acre and one or more accessory buildings. This district provides
for large-lot, single-family development in more rural areas on the outskirts of the Planning area. (See
#8b on

Comp Land Use Map)
¾ Locational Criteria: Areas with physiographic constraints that make higher densities impractical; locations
suitable for quiet neighborhoods; areas within walking distance or short drive of neighborhood shopping,
educational, or recreational facilities but not requiring close proximity to the City Center.
Estate (1du/5 ac) - Residential District, Ultra Low Density: This is an ultra low-density district intended
for farming or transitional status. (See
#8c on Comp Land Use Map)
Locational Criteria: Areas designated for agricultural operations; clustered to the extent possible; areas with
limited utility capacity; areas on well and septic; areas that may be part of a transferred development rights
program.
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Creation of unique residential neighborhoods can be accomplished by
providing for a variety of housing choices. The term “high-density”
often conjures up images of high-rise apartments. In reality, density is
relative. Higher densities proposed in and near the City Center will
consist of traditional, walkable neighborhoods with narrow streets
providing an option for people who want a more “neighborly feel” in
the place they live.
Communities are realizing that areas such as this can support local
merchants, provide affordable housing, create walkable
neighborhoods, and protect air, water and open space. This helps create
a sense of place – a place to walk, a place to talk to neighbors, a place
to know children are safe to walk to school.

What is “Density?”
Density is the amount of
residential development on a
parcel of land. It is typically
measured in dwelling units
per acre – the larger the
number of units permitted
per acre, the higher the
density; the fewer units
permitted, the lower the
density.

In keeping with the “feathering of densities” concept outlined in Section 4.1.1.2, Dacono’s City Center
is surrounded by higher densities with a gradual decrease of densities further out towards the eastern
edge of the planning area.

Policies:
1. To encourage housing variety, the Comprehensive Land Use Plan proposes “average
minimum” densities in every land use designation. (Note: average minimum densities will not
apply to Residential Low density or Residential Estate land uses.) Property owners and
developers should not assume entitlement to the higher end of the density range when the City
assigns zoning. In determining appropriate density, the Planning Commission and City Council
will take into account the projects design, how and where density is proposed on the property
(i.e. building locations) and compatibility with adjacent land uses.
2. Residential neighborhoods should be designed, when appropriate, to mix homes with
commercial / retail uses, provide housing options, and encourage mobility without auto
reliance.
3. The City encourages neighborhoods with housing choices that will allow residents to remain in
the neighborhood through their life stages change (single, married, raising children, “empty
nesters, retirees)
4. Residential communities should be designed with alleys so garage doors do not dominate
streetscapes.
5. The City supports and encourages affordable housing dispersed throughout the community, not
concentrated in one area. Every effort should be made to blend affordable housing with
market-rate housing. Lower-income housing should look like higher-income housing, using
similar exterior materials, windows and building forms. Affordable housing should not be
segregated or clustered.
Actions:


Evaluate incentives such as density, bonuses and fee waivers to encourage affordable
housing distributed throughout the community, blending inconspicuously with surrounding
neighborhoods.



Revise subdivision regulations/standards to encourage detached sidewalks in new
residential developments.



Incorporate housing goals and policies in subdivision review criteria.
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4.3.

Commercial
4.3.1. Creating a City Center

A well-designed City Center will create a centerpiece for Dacono in which residents can live, work,
play and stay. A new City Center will play a vital economic and social role in Dacono. A mixed-use
City Center allows more choices and improves quality of life by letting people choose if they want to
live near their work, walk to a local store, or bike to the local library with their kids. A medium-density
“ring” around the City Center will provide a critical mass of nearby residents to support the economic
viability of services like a coffee shop or a local hardware store. This medium-density land use will
place more people closer to neighborhood shops, the City square and civic buildings. This adds life to
the downtown. More people in the City Center support shops and broadens the local retail base.

Figure 24: City Centers are vibrant hubs of social and
business activities.

Figure 23: The dark blue area (#3 above) is
proposed as a new City Center in Dacono
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The Comprehensive Land Use Plan proposes the following new land use:
City Center: The Mixed-Use Commercial-Downtown District is intended to develop the character of a
traditional downtown by providing a mix of uses to strengthen and expand the core community. This will
include a concentration and a mixture of civic, office, retail, restaurant, housing and cultural land uses;
maintain and enhance the historic character of the City fabric; facilitate pedestrian movement. Buildings are
encouraged to mix vertically with homes and offices over street-level shops.

(See

#3 on Comp Land Use Map)

Locational Criteria: Potential infill development locations include: next to Old Town and existing
infrastructure; bordering a major arterial; places that can be connected to existing streets; location near
medium- and high-density developments.

The City Center must become a priority; it will not happen without public and private support. The City
must be prepared to invest and take actions to support its own public policies for creating a new City
Center. For Dacono, this can set the stage for the kind of development that the community and its public
servants want as the City evolves. Public agencies, working in partnership with the private sector, need
to ensure that a comprehensive, incremental improvement program actually happens. This can be done
by making capital investments that achieve multiple purposes: for example, improving traffic flow of
Colorado Blvd, studying and advocating for a road framework that will set up scale and variation;
facilitating land assemblage; enhancing the aesthetic and environmental realm; and increasing
pedestrian safety and convenience.
The Comprehensive Plan, traffic plans and market studies provide the tools for formulating strategies to
create a successful City Center, but they are only a starting point. The City Center will depend on the
public’s implementation strategies that correlate with the agreed-upon plans and are funded. Public
consistency and discipline in this regard will encourage the private sector to invest in the City Center.

Figure 25: City Centers provide a diverse mix of uses. The image on the right shows how parking
structures can be “wrapped” with retail uses to create pedestrian friendly streetscapes.

Ideally, the City Center will have a mix of both local and national retailers. When feasible a 60/40 split
between national and local retailers is preferred to 100% national chain stores.
Careful design and planning of the City Center is crucial to its success. The design should emphasize
pedestrian-friendly, human-scale developments, safety and opportunities for social interaction.
Elements that should be incorporated are:
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Use public buildings as anchors to create identity.
Concentrate activities to create excitement.
Implement zoning, building codes, and design guidelines that foster, not hinder, mixed-use.
Make walking fun and create sidewalk level shops and restaurants. Generous sidewalks on
streets with human scaled architecture.
Create tree-lined and shaded streets.
Design streets with equitable access and spaces for vehicles and pedestrians.
Incorporate “tree lawns” and detached walks for appealing safe and shaded walkways.
Placed well-designed street furniture to reinforce the strong image and comfort of the place.
Carefully plan a parking strategy.
Reduce parking requirements in the City Center (one space per residential unit – regardless of
the number of bedrooms)
Provide on-street parking to help buffer pedestrians from vehicles). On-street parking helps to
slow traffic.
Minimize curb cuts to reduce pedestrian / vehicle conflicts.
Use compelling, informative, and consistent signage to tell the story of the place.
Provide plenty of green, shaded gathering places to promote social connections.
Support mix of businesses that promotes both day and nighttime activities.
Incorporate “soft programming” initiatives by non-profits or neighborhood groups for seasonal
events and activities; this strengthens the “social infrastructure” of the community and helps to
generate return visits.
Blend design of the City Center seamlessly into adjacent neighborhoods.

For additional information - See Section 7.1
Policies:
1. Establish new City Center District to provide a unique social and business destination. The City
Center will encompass traditional neighborhood design (TND) principles incorporating an array
of uses such as stores, restaurants, offices, residences, civic uses, schools and numerous trail
connections. Provide a logical pedestrian and vehicular connection between established and
new neighborhoods.
2. Promote a positive political and regulatory environment to encourage growth and development
of a diverse tax base.
3. The City supports a full range of housing types and work places, where ages and classes are
integrated.
4. Streets, pedestrian paths and bike paths should to a system of connected and interesting routes
to all destinations.
Actions:


Commission a market study to explore the feasibility of a City Center.



Design zoning regulations to facilitate the City Center. Adopt a Traditional Neighborhood
Development (TND) Ordinance to support the creation of a new City Center. Zoning must
be clearly linked to the public’s implementation plans, including effective by-right
development.



Provide regulatory options that facilitate land assembly to support recommended changes in
the Comprehensive Land Use Plan. This may involve combining separately owned parcels
to create new development options.
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Ensure medium-density residential zoning (6-10 dwelling units/ acre) in and next to the
City Center to provide the “critical mass” needed to support local businesses in this area.



Establish design standards for the City Center that will govern: urban design, streetscapes
(landscaping, signage and lighting), roadways, pedestrian linkages, parks and open spaces
and other planning details critical to the City Center.
4.3.2. Neighborhood Commercial

Small neighborhood commercial centers distributed throughout
the community provide convenient services and reduce the need
for cross-City traffic.

Figure 26: An example of ”walk-to”
neighborhood retail establishments.

The Comprehensive Land Use Plan proposes the following new land use:
Com-N - Commercial District, Neighborhood: The Neighborhood Commercial District is intended to
support a mixed-use commercial center for neighborhood convenience shopping, services and community
facilities. This district is a focus point for pedestrian activities and should be scaled in size to the surrounding
neighborhood. Buildings are encouraged to be mixed vertically with street level commercial and upper level
office and/or residences.

(See

#4 on Comp Land Use Map)

¾ Locational Criteria: Site having frontage on two collector streets or the intersection of three or more
adjacent neighborhoods; accessed by walk-in trade from an adjacent residential or employment area; safe
pedestrian connections from adjacent neighborhoods; contain amenities such as pedestrian plazas,
landscaping and design standards; impact of new commercial development does not negatively affect existing
developments; developments are integrated and enhance surrounding neighborhoods.

The Comprehensive Land Use Plan identifies numerous
locations for this type of commercial development. The
optimal size for such developments is from 5 to 10 acres.
A mix of retail and service uses will diversify the tax base,
strengthen the stability of the commercial center and
provide choices for nearby residents. To provide maximum
market flexibility, uses should be mixed both horizontally
and vertically and designed as attached or clustered
buildings rather than stand-alone structures. Design
standards should be established to ensure project quality.
Commercial or business buildings should be designed to
be in scale with adjacent residential buildings and be
landscaped and fenced to buffer the surrounding

Dacono Comprehensive Plan

Figure 27: A regional example of successful
neighborhood retail. Streets are vibrant and well used.
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neighborhoods. Pedestrian circulation should be designed to access convenience centers from near
neighborhoods.
Policies:
1. Neighborhood commercial centers should be encouraged at appropriate locations in residential
areas to increase convenience and reduce the need for cross-city travel. Small commercial
buildings may be considered case-by-case if the use and buildings are compatible with the
neighborhood.
2. New Community and Neighborhood commercial areas should incorporate a mix of uses,
including retail, residential and office in neotraditional (New Urbanist) development patterns.
3. The City will encourage commercial development in clusters or mixed-use centers as opposed
to strip development.
4. Parking that is placed in courtyards, behind buildings and in innovative arrangements can
reduce the visual blight of endless parking lots.
5. The City should promote a positive political and regulatory environment to encourage growth
and development of a diverse tax base.
6. The City supports compact development that reduces auto-dependence, and increases
walkability in commercial areas.
Actions:


Explore whether the city can/should provide incentives to attract retail and commercial
development to Dacono (such as sales tax sharing and infrastructure investments).
4.3.3.

Community Commercial

Community commercial areas will serve local residents but primarily are intended to serve communitywide residents – from Dacono, Fort Lupton, Frederick, Firestone and Brighton. These centers are
strategically located along the busy, community connector roads of (WCR 13) and on Highway 52. The
Comprehensive Land Use Plan proposes the following new land use:
Com-C - Commercial District, Community: This is a commercial district for auto-oriented and autodependant uses and/or uses. It provides a wide range of general retail goods and services for residents of the entire
community, as well as businesses and highway users, primarily enclosed structures. This district will facilitate
convenient auto and pedestrian access, minimize traffic congestion and give consideration to site and architectural
aesthetics. This zone requires good access to major arterial streets and adequate water, sewer and power.

(See

#4 on Comp Land Use Map)

¾ Locational Criteria: Sites having frontage on two arterial streets or the intersection of three or more adjacent
neighborhoods; contain amenities such as pedestrian plazas, landscaping and design standards; impact of new
commercial development does not negatively affect existing developments; developments are integrated and
enhance surrounding neighborhoods; safe pedestrian connections are established from adjacent
neighborhoods
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What is “Economic
Leakage?”
Economic leakage is brought
about when Dacono citizens
shop in adjacent
communities for goods and
services; thus sales tax
“leaks” out of our
community into another.

Today’s Dacono has limited retail
choices. Many residents shop in
neighboring communities. As
Dacono continues to grow, it will
become more important to keep
sales tax dollars in Dacono.
Sales tax revenues are critical
Figure 28: Community commercial area
for capital investment projects,
should accommodate easy vehicular access
such as upgrading infrastructure and providing services and
and include well-designed pedestrian areas.
facilities for City residents.
Community commercial areas will benefit from a thoughtful
tenant mix. Commercial centers should mix both local and
national retailers.
Community commercial centers require three crucial
ingredients for success:
 Convenient vehicular and pedestrian access
 Excellent visibility from major roadways, and
 Proximity to local trade area
Community commercial centers are about 15 - 25 acreslarge enough to host an “anchor” such as a grocery store.

Figure 29: National chains can be drawn to
community commercial developments.

Policies:
1. New Community and Neighborhood commercial areas should incorporate a mix of uses,
including retail, residential and office in traditional (New Urbanist) development patterns.

2. The City should promote a positive political and regulatory environment to encourage growth
and development of a diverse tax base.
Actions:


Explore incentives to attract retail and
commercial development to Dacono such
as Sales tax sharing and infrastructure
upgrades.
4.3.4. Regional Commercial

Figure 30: Regional commercial developments
draw from a regional trade area.

Dacono Comprehensive Plan

The regional commercial district is intended for
regional retail, offices and business services. This can
be known as a “power center/lifestyle center” and
incorporates destination or “big box stores” that are
set back from access roads. These regional shopping
destinations require 25 acres. Landscaped parking
lots are generally in front of stores with smaller
“inline” or “pad site” stores located at the access
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streets’ edge. These power centers require large trade areas
with excellent access. In Dacono, regional commercial centers
should take advantage of high visibility and great access and
are thus proposed for WCR 8 and I-25 and at Highway 52 and
I-25.
The Comprehensive Land Use Plan proposes the following
new land use:

Figure 31: Regional commercial developments are proposed
at I-25 and WCR8 (above) and at I-25 and SH 52.

Com-R - Commercial District, Regional. The regional district is intended to be a mixed-use setting for
development of a wide range of community and regional retail uses, offices and personal and business services.
Secondarily, it can accommodate multi-family housing and mixed use buildings. The regional commercial district
is intended to integrate commercial and multi-family uses while transitioning from the highway to adjacent lowerdensity neighborhoods. (See
#4 on Comp Land Use Map)
¾

Locational Criteria: A location at the intersection of two arterials or on a Interstate where such streets
provide access for the entire City and serve markets outside of the City, minimally impacting less intensive
adjacent uses; Locations where businesses will not overload, create congestion, or be incompatible with
existing and planned public facilities, utilities or services.

“Big boxes” are large stores of 150,000 to 250,000 square feet often housed in windowless buildings
(hence the term big box) surrounded by parking. The primary appeal of big box retail stores is low
prices. While they often bring tax revenue to a community, they also tend to place heavy competitive
pressure on smaller stores. Big box stores may well force existing stores and even major commercial
areas to reevaluate their competitive niche and seek ways to distinguish themselves in the regional
market.

Figure 32: An example of a national chain
store incorporating a public art project.

Dacono has had some initial discussions and interest from
national retailers. Soon Dacono could find that its
community is ripe for discussion with national chains.
Many communities across the nation have had success in
both achieving the benefits of a big box store in their
community and establishing and enforcing design
standards for these developments. Special consideration
should be given to design standards for big box store
construction. Elements such as architectural character and
diversity, color schemes and materials used, landscaped
parking lots and store signage will have a lasting impact on
the community and quality should be insisted upon in these
highly visible projects.

These large structures will be on Dacono’s “front doorstep”
at the highly visible intersections of WCR8, Highway 52 and
I-25 and will set a tone for Dacono’s image. Quality development along the I-25 corridor in Dacono
will tell the region that Dacono is a quality community and very much “open for business.”
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Policies:
1. The City encourages a variety of retail and commercial establishments. The Comprehensive
Land Use Plan indicates general areas for regional, community and neighborhood commercial
businesses.
2. Commercial and business development along Interstate 25 should have a pleasing appearance
as viewed from the Interstate. Facades facing the Interstate should have finish materials and
landscaping similar to building fronts.
3. The City should promote a positive political and regulatory environment to encourage growth
and a diverse tax base.
4. The City supports destination / big box developments that incorporate high-quality architecture
and site planning.
5. Major employment centers and other large traffic generators should locate near major
collectors, arterial or Interstates.

Actions:


Explore incentives to attract retail and commercial development to Dacono such as Sales
tax sharing and infrastructure investments.



Establish design standards for destination / big box projects in Dacono along the I-25
corridor.
4.3.5. Improvements to Highway 52 commercial

Highway 52 commercial areas are Dacono’s front door. The existing commercial businesses on SH 52
are important for Dacono’s tax base. The businesses oriented to SH52, have great visibility, are
accessed by the frontage road and are a combination of connected and stand alone buildings. These
businesses are well liked and in some cases long-time Dacono establishments that deserve continued
support. Yet because of their visible “gateway” locations, these establishments may consider taking
steps towards redevelopment to upgrade and enhance their market positions.
Enhancements of the physical environment make people more likely to visit, stay longer, and return
often – the magic retail formula. Not providing it means that potential buyers may go elsewhere. Image
enhancing projects such as: landscaping, lighting and signage are recommended to ensure that this
commercial strip remains regionally viable and continues to evolve as a neighborhood and community
service center.
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Figure 33: Small, incremental physical improvements can add up to something big!
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Dacono students who walk to schools in Frederick must cross Highway
52. As traffic volumes increase on Highway 52 and as the population
grows, a safe pedestrian crossing will be critical. Options should include
another signalized intersection at Highway 52 and the eventual relocated
intersection of Colorado Boulevard with a pedestrian-activated traffic
signal or an underpass at the regional trail crossing.
Policies:
1. The City should focus on measures to sustain commercial areas on
Highway 52.
2. The City supports compact development that reduces autodependence, and increases walkability in commercial areas.
Figure 34: Implementing
3. The City should promote a positive political and regulatory
design guidelines can avoid
environment to encourage growth and development of a diverse
visual clutter.
tax base.
4. Streets, pedestrian paths and bike paths should contribute to a system of fully connected and
interesting routes to all destinations.
5. The City promotes safe pedestrian crossings of major roadways within the Dacono planning
area.
Actions:


Develop a set of enforceable guidelines for Highway 52 businesses that designates types of
pedestrian-scaled street lamps, tree types, signage and landscaping.



Enforce a nuisance abatement / code enforcement program to eliminate problems that
inhibits the environment the community envisions for Highway 52. Dilapidated or
abandoned buildings, incompatible land uses and activities can be addressed with active
enforcement.



Plan for a pedestrian access from surrounding neighborhoods with signalization and
crosswalks along and across Highway52 and secondary streets.



Develop a capital improvement plan for municipal projects that will attract new business
development to Hwy 52.



Research funding sources (CDOT) to create a safe pedestrian crossing on Highway 52 at
the relocated Colorado Blvd. (WCR 13) connection and trail section at the regional trail
connection to Frederick.

4.4.

Employment

Businesses not only provide essential consumer goods, but also keep taxes and jobs within the City.
Healthy cities need working people – people who raise families, shop in neighborhood retail districts,
stroll through City streets and parks, and monitor their children’s performance in schools. To support
these working people, the City needs to create a mix of job producing land uses that facilitate a healthy
economic foundation. Manufacturing, wholesale, construction and processing jobs represent the
traditional routes entry-level workers have taken to get ahead and accumulate wealth. Ideally, these jobs
can offer above-average wages and promote opportunities for low-skilled workers to build an economic
future.
The City will emphasize attracting and maintaining small- and medium-sized businesses, as the basis
for the City’s economic fabric. Dacono recognizes that the City’s that neglect these businesses suffer
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consequences. New businesses and light industrial land uses in Dacono can strengthen small
businesses, create a significant labor pool, and maintain the population base needed to sustain a high
level of economic activity.
4.4.1. Business District

A diversity of new jobproducing land uses in Dacono
will be a key component in
transitioning from primarily a
“bedroom community” to one
where residents can live and
work. Where jobs and housing
are geographically close in a
given area or community,
workers may drive shorter
distances, walk or bike and thus,
spend more time at home or
work. Since commuting offers
employees the opportunity to
shop on their way to and from
work, more workers in Dacono
will increase local shopping
while increasing sales tax
revenues to help pay for parks,
streets and other public
amenities.
The Comprehensive Land Use
Plan proposes the following new
land use:
Figure 35: Section 11 is a proposed job-producing business district.

Bus-1 – Business District: This zoning district provides locations for a variety of workplaces including offices
and institutions. This district is intended to encourage the development of planned office and business parks, to
promote excellence in the design and construction of buildings, outdoor spaces, transportation facilities and
streetscapes. This district is also intended to accommodate secondary uses that complement and support the
primary workplace uses, such as hotels, restaurants, convenience shopping, childcare and housing.

(See

#5 on Comp Land Use Map)

¾ Locational Criteria: A site having frontage on an arterial street or Interstate with opportunities for access
from an intersecting arterial or collector street; Locations where it will not overload, create congestion, or be
incompatible with existing and planned public facilities, utilities, or services.
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Dacono’s long-term economic vitality can be impacted
by land use patterns and practices that encourage new
corporations to move in. Corporate executives and
relocation consultants often consider the quality of life
and availability of housing for employees in locating
new facilities. 6
Dacono’s attractiveness for business development is
growing. The strategic location along a burgeoning
segment of the Front Range, the Interstate 25 corridor,
foothill views and being at a crossroads between the
Metro Denver and Northern Colorado all make Dacono a
desirable community in which to locate new businesses.
To capitalize on I-25 visibility, a business park or
corporate center, comprising smaller business park
projects is proposed for section 11 between I-25,
WCR11, WCR 12 and WCR 10. The business park is
envisioned as an attractive setting for corporate offices,
research, or indoor manufacturing operations in a
campus-like setting. Also promoted in this setting are
secondary uses to support and complement the primary
workplace uses such as hotels, convenience shopping
and restaurants.

Figure 36: Regional examples of corporate business
parks.

The Colorado National Speedway (CNS) now operates
within section 11 north of WCR 10 and has drawn many
visitors into Dacono. The Comprehensive Land Use Plan
recognizes the importance of this business. The
Speedway’s use may prove compatible with an adjacent
business park use. The hours of operation for the
speedway is mostly in the evenings and on weekends –
times offices in the proposed business park will be closed. Generous landscape buffering should be
implemented on all four sides of the speedway to create a positive image and sound buffering.
Policies:
“What is a ‘bedroom’
1. As Dacono grows, the City will encourage business
community?”
development to provide a balance of jobs and housing units
A bedroom community is a
where the jobs match the skills of the workforce and the
community that is primarily
housing is available at the prices, sizes and locations for
residential in character, with
workers who wish to live our community.
most of its residents
2. The City should promote a positive political and regulatory
commuting to a nearby town
environment to encourage growth and development of a
or city work.
diverse tax base.
3. Major employment centers and other large traffic generators should locate near minor arterials
and Interstates.

6

“Community Choices – Quality Growth Toolkit. Jobs Housing Balance” Atlanta Regional Commission
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Actions:


Place a high priority on and pursue annexations of property along the I-25 corridor for
future business park and commercial uses.



Research incentives to attract retail and commercial development such as sales tax sharing
and infrastructure investments.
4.4.2. Industrial

Dacono has a number of industrial uses at dispersed locations. Industrial uses by nature need to be
buffered or isolated from residential, civic and retail land uses. With so
many industrial uses distributed throughout the community, it is
inevitable that conflicts with residential uses will increase. Therefore, it
is suggested that industrial uses be congregated into an easily accessed
640-acre, ( (one square mile) section (section 24) in Dacono.
Development of an industrial park will provide a uniform entry and look
to such development. WCR 8 provides good access with easy access to I25 and eventual upgrade of Colorado Blvd. to a major arterial. The
industrial park’s perimeter should be designed with a generous buffer
(landscape or wall) to provide both an aesthetic image and for sound
buffering of the industrial uses themselves.
The Comprehensive Land Use Plan proposes the following new land use:
Figure 37: Section 24 is
proposed as an Industrial Park.

Industrial: This zoning district is intended to provide a location for employment opportunities such as
manufacturing, warehousing and distributing, indoor and outdoor storage and a wide range of commercial and
industrial operations. The Industrial District also accommodates complementary and supporting uses such as
convenience shopping and childcare centers. This zone requires good access to major arterial streets and adequate
water, sewer and power. (See
#6 on Comp Land Use Map)
¾ Locational Criteria: Large sites with no extraordinary constraints to development; Proximity to Interstate and
access to arterial streets without the need to travel through less intense land uses or with direct access to City
truck routes for tenants with high traffic generation; Existing or planned utility services: sewer, water and
electricity; Location of heavy industrial uses away from residential areas when the use of site design
techniques cannot adequately achieve compatibility with nearby or adjacent residential uses

A well-designed visual and sound buffer will also benefit next residential developments. Those
residential developments already planned adjacent to Section 24 will eventually benefit from visual and
sound buffering.

Policies:
1. Support the development of Section 24 as an industrial park and will evaluate incentives for
industrial businesses to locate to this area.
2. Separate industrial development from residential uses by a natural, physical or land-use buffer
that gradually transitions from one land use type to the next.
3. Visually buffer industrial development requiring large outdoor storage yards or outdoor work
areas from major collector or arterial roads and residential areas.
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4. Promote a positive political and regulatory environment to encourage growth and development
of a diverse tax base.
Actions:


Explore financial incentives such as: tax breaks, infrastructure assistance and expedited
permitting to attract industry to the proposed industrial park in section 24.



Evaluate the feasibility of providing infrastructure and capital improvements incentives to
industrial park in Section 24.
4.4.3. Business / Light industrial

Many new jobs can be created on a portion of section 5 on
SH 52 for 21st century light industrial facilities, business
parks and integrated mixed-use developments.

Figure 38: A business / industrial land use is
proposed for the area at #7 above.

The Comprehensive Land Use Plan proposes the following new land use:
Bus-LI - Business/ Light Industrial District: This zoning district provides locations for a variety of
workplaces including light industrial uses, research and development offices and institutions. This district also can
accommodate secondary uses that complement and support the primary workplace uses, such as hotels,
restaurants, convenience shopping, childcare and housing. Additionally, this district is intended to encourage the
development of light industrial parks, to promote excellence in the design and construction of buildings, outdoor
spaces, transportation facilities and streetscapes

(See

#7 on Comp Land Use Map)

¾ Locational Criteria: Large sites with no extraordinary constraints to development; Proximity to Highway and
access to arterial streets without the need to travel through less intense land uses or with direct access to City
truck routes for tenants with high traffic generation; Existing or planned uncommitted utility services: sewer,
water and electricity

Business/Light Industrial tenants may see the benefit of Dacono as a centrally located City with access
to Metropolitan Denver and to a qualified labor force.
Policies:
1. Business / Light Industrial development should be separated from residential uses by either a
natural, physical buffer or a buffer of land uses that make a gradual transition from one type of
land use to the next.
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2. The City should promote a positive political and regulatory environment to encourage growth
and development of a diverse tax base.

Figure 39: Regional examples of business / light industrial land uses.

4.5.

Agriculture

Agricultural land is a non-renewable resource; meaning it cannot be replaced once consumed. Once
public and private decisions are made to convert agricultural land to non
agricultural uses, the resource is almost always forever lost. Furthermore,
Dacono’s agricultural productivity, land depends on retaining water rights with
the land.
Agricultural land has two main public
benefits: 1) self sufficiency and cost
advantages of local production, and 2)
preservation of open space and
aesthetic values associated with the
rural lifestyle and heritage.

Figure 40: An example of productive
agricultural lands.

The main productive agricultural soils
in the Dacono Planning area are at the
eastern edge of the Planning area,

roughly from WCR21 west to Little Dry Creek. Traditional crops include
alfalfa, sugar beets, corn, wheat, grains, tomatoes, pinto beans, potatoes and
onions.

Figure 41: Agricultural
lands have always been job
producing.

To sustain the land uses and patterns in this agricultural district, a “Residential
Estate” land use designation with 1 DU per 5 acres is suggested for most of the southeastern Planning
area. It is bordered to the west and has a small pocket of a denser land use a WCR 8 and 19. This use of
“Residential – Low density” with 1 DU per 1 acre is used to transition to areas of higher densities to the
west. This land use will allow families to enjoy and benefit from the scenic beauty of these ponds and
an adjacent proposed park. (See Section 4.8 for Parks information). Roads and other utilities planned
east of Little Dry Creek should be planned to retain a rural setting.
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The goal is to encourage agricultural uses as long as
possible. At the same time, it is recognized that farmers
occasionally need economic relief and often their only way
is to sell the land.
Introducing subdivided lots into farm areas usually
accelerates the demise of farming. Nonagricultural
residents complain about farming practices, equipment on
roads and smells. There are ways to provide farm owners
with some development potential while minimizing the
negative impacts on farming. These include:
Figure 42: There are numerous ways in which to

¾ Cluster development: Development is
preserve agricultural lands.
concentrated on part of the site; the rest is left
open.
¾ Transfer of development rights: Development rights are transferred to another site, allowing a
property owner to seek profit wile preserving land.
¾ Right-to-farm legislation: Laws protecting farmers from nuisance complaints from residential
neighbors.

An area within the agricultural zone has been designated for higher-density development (1/acre) to act
as a potential “receiving zone” for density transferred from other parcels.
The “Low Density and Estate” land use designations (1 DU per 1 acre and 1 DU per 5 acres,
respectively) proposed for lands in the eastern planning area are exceptions the “average minimum”
density concept as explained as a policy in Section 4.2, entitled “Residential Land Uses.”
Policies:
1. Productive agricultural land is a limited resource that should be conserved and preserved.
Preservation and enhancement of a rural lifestyle is an important component of the cultural, social
and aesthetic well-being of the region. The City encourages land use / development approaches
that preserve parcels of agriculturally productive land.
2. The City will discourage the conversion of agricultural water to urban uses except where the
proposed use would not adversely affect productive agricultural land and is consistent with the
Comprehensive Land Use Plan.
Actions:


Explore the creation of two new land use zones to protect rural and agricultural lands: Rural
conservation (RC) and Rural Residential (RR). These zoning designations may preserve
farmland and environmental resources and will encourage subdivision design that fits into a
rural landscape.
4.5.1. Tools for agriculture and open space

Cluster development can preserve a percentage of a parcel as open space, which allows preservation of
uses that people associate with the rural landscape.
Cluster development can help preserve the balance between natural systems and human activity - the
required open space is sufficiently large to accommodate rural uses and environmental processes.
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Gross densities must also be set at a level such that does not threaten rural processes or create excessive
demands for urban levels of service.
Cluster housing will not preserve the rural landscape as it exists. But conventional development will
threaten rural activities such as farming and forestry.
Actions:


Evaluate the need for, and potential application of programs with incentives to preserve
open space and agricultural lands.
4.5.2. Development clustering and/or transfer of development rights (TDR)

Clustering and TDR can shift or move development from a less desirable to a more desirable location.
For example, on four acres zoned for four 1-acre lots, a developer could be encouraged to create four
½-acre lots in a cluster that leaves the remaining two acres open. A TDR system merely allows the
same concept to be applied to non-contiguous parcels (transferring density to another parcel to leave the
first parcel open). Density increases or “bonuses” may be used as incentives to cluster development
and preserve open space.
Through the use of clustering or TDRs, the City may be able to preserve critical open spaces without:
1) the need or expense of buying the land , or 2) depriving property owners of development rights.

Figure 43: Left: A rural area before development. Middle: Conventional development that spoils the sense of open
space and threatens rural uses like farming and forestry. Right: The same amount of development “clustered’ to
preserve rural character and agricultural uses.(Sketches by Ken Last)

4.5.3. Conservation easements

An easement is a legal restriction on the use of all or a
portion of a particular property. While the ownership of the
land does not change, the owner’s right to use that portion of
the property subject to the easement is limited. Conservation
easements are used for a wide range of public goals such as
land and scenic conservation and agricultural preservation.
Acquisition of conservation easements can normally be
achieved at a much lower cost than the price of the land
Figure 44: Conservation easements can preserve
agriculturally productive land.
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since the owner can still own and use the land in a manner consistent with the easement. Conservation
easements may be obtained by either a public agency or by a nonprofit organization such as a land trust.
4.6.

Transportation
4.6.1. Transportation Master Plan and Comprehensive Land Use Plan

coordination

This section of the Comprehensive Plan identifies directions for road and transit development related to
land-use objectives. These directions will be refined in future updates of the City’s Transportation
Master Plan.
The Transportation Plan guides the City’s capital improvements planning as well as development. In
accordance with the Transportation Plan, the City can:
9 Deny development that would preclude proposed roads;
9 Require developers to locate internal streets consistent with the Transportation Master Plan
9 Require developers to construct new roads, and improve existing roads, if justified by the
anticipated traffic impacts of proposed developments.
9 Limit access to arterial streets.
The Transportation Plan should be coordinated with and reinforce the Comprehensive Land Use Plan to
assure that roads provide traffic capacity consistent with the land uses. In all cases the Transportation
Master Plan is the governing document regarding roadways in the City.
The roadway system in and next to the Dacono planning area consists of a hierarchy of street types7:
 Freeways (Interstate 25) – Freeways primarily serve long-distance travel between major
communities. Freeways provide the greatest mobility, with strict controlled access allowed only
at interchanges. No direct property access is allowed.
 Arterials (Arterial network along section lines: State Highway 52, Colorado Blvd. (WCR
13) and WCR 8) – Arterial roadways carry longer-distance traffic flows between important
activity centers. The primary difference between freeways and major arterials is access;
freeways have fully controlled accesses with no at-grade intersections, while arterials include
limited at-grade intersections.
 Collectors (2nd Street, Cherry Ave, Forest Ave and Glen Creighton Drive) – Collector roads
link local streets with the arterial street system. Mobility and access are equally important on
these roadways. Travel speeds and volumes are moderate, distances traveled are short to
medium, including intercommunity, and intra-city traffic movements, such as connections
among City Centers, schools and neighborhoods.
 Local Roads (Residential access roads in Old Town, The Glens and the Sundance
subdivision) – Local roads primarily provide access to adjacent land uses in urban and rural
areas. Typically they are low speed, closely spaced, two lanes wide, have on-street parking, and
carry relatively low traffic volumes.
8

4.6.2. Existing and proposed roads

The following improvements to roads and some new road connections are recommended for future
circulation needs in the Dacono Planning area. (See map – “Existing Roadway Network & Proposed
Road Sections”)
7
8

City of Dacono Transportation Plan - June 2003 – Felsburg Holt & Ullevig
City of Dacono Transportation Plan - June 2003 – Felsburg Holt & Ullevig
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Paving of Section Line Roads. Most of the section line arterial roadways are unpaved. Improving such
roads will include paving and constructing curb and gutter, providing turn lanes, sidewalks and bike
lanes (See Minor Arterial/ Major Collector cross sections as indicated in the Dacono Transportation
Master Plan). As Dacono grows, a sequenced, capital improvements paving plan is needed to ensure
phased improvements of these roads.
Complete Section Line Roads. There are several missing
links of the arterial street system on the section lines in the
Dacono Planning area. (See
#11d on Comp Land Use
Map) Completing these links would provide for continuity
of arterial roadways throughout the Planning area. The
roadway link extensions are as follow:
¾ WCR 10 between WCR 19 and WCR 21
¾ WCR 12 between WCR 17 and WCR 21
¾ WCR 17 between WCR 10 and WCR 12
Additional proposed roadway connections for
Comprehensive Plan consistency:
o WCR 10 between WCR13 & WCR 17 is proposed for
realignment to better road conditions, cross Little Dry
Figure 45: Proposed section line
Creek in a narrow location (warranting a smaller
connections.
bridge span) and to “open up” Little Dry Creek open
space, thus creating a new regional park. (See
#11
on Comp Land Use Map)
o A new road connection is suggested to provide additional road connectivity with the business
park, crossing the regional trail and tying into the proposed Cottonwood Acres project and
#11a. on Comp Land Use Map)
ultimately connecting to Colorado Blvd (WCR 13). (See
o New road connections are proposed extend the Dacono street grid into the proposed City Center
district. (See
#11b. on Comp Land Use Map)
Widening / Preservation of Right-of-way. Several roadways in the Dacono Planning area have been
identified for added capacity in the next 25 years. Some roadways will clearly require widening to four
lanes over this period including SH 52, Colorado Blvd. (WCR 13) and sections of WCR 8. Other
county roads may not need widening until significant development is realized, which may be beyond 25
years. For these instances, right-of-way should be preserved for a future four-lane section.
Key corridor upgrades: Colorado Blvd (WCR 13) and WCR 8 will become “class A” arterials as
suggested in the City’s Transportation Master Plan. The four lane major arterial section suggested for
both Colorado Blvd. and WCR 8 can be accommodated in a 120-foot right-of-way. This includes four
12-foot travel lanes, plus a 28-foot raised median. Also included on each side of the street are two 6foot bike lanes, tree lawns for utilities and a 8-foot detached walk. This standard will be a welcome
improvement for both Colorado Blvd and WCR 8 when implemented.
4.6.3. Road connectivity

As Dacono grows, connectivity becomes increasingly important. Current development practices tend to
emphasize individual projects isolated from each another. The City intends to make developers
responsible for communicating and coordinating with adjacent developments.
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The City of Dacono promotes “seamless” adjacent
development projects. Adjacent development
projects are seamless when roads, trails, utility,
drainage and open space easements are
coordinated and connected with each other.
4.6.4. Colorado Blvd.(WCR 13)

realignment9

Colorado Blvd. (WCR 13) is offset at State
Highway 52 due to the Union Pacific Railroad
right-of-way. Realigning Colorado Blvd. (WCR
13) would provide one continuous corridor
through the Tri Town area. Alternatives to realign
Colorado Blvd. (WCR 13) through Dacono are
now being evaluated. Refer to the Dacono
Transportation Master Plan for more
information on current alignments being studied.
#11c. on Comp Land Use Map)
(See
It is important that when alternative alignments
for Colorado Blvd. (WCR 13) are evaluated that
the concept of traffic calming in the City Center
be considered. Slower traffic in the City Center
creates a safer condition for pedestrians and
allows businesses to front onto the street rather
Figure 46: East/West Road as Main Street.
than “turning their backs” to the roadway. Traffic
calming on Colorado Blvd. (WCR 13) will also
allow for drivers to see businesses and park their
vehicles conveniently for purchases. (People do not spend money in their cars.) This section of
Colorado Blvd. (WCR 13) may warrant a narrower road section, incorporate on street parking and
include curb bulges (to ease pedestrian crossings of Colorado Blvd) reducing vehicle speeds in this
area.
Alternatives for Colorado Blvd. (WCR 13) in the City Center are as follows:
¾ Colorado Blvd. (WCR 13) may be treated as a “Main Street” in the City Center. Of note is the
industrial land use proposed for the east side of Colorado Blvd. (WCR 13) in the City Center.
Design standards for this land use will be critical to City Center success. (See Figure 46)

9

City of Dacono Transportation Plan - June 2003 –
Felsburg Holt & Ullevig
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¾ A frontage road that jogs to the east in the
City Center can create a street with
slower traffic, similar scaled buildings on
both sides of a narrower street. This will
focus most retail and commercial land
uses on an east-west oriented “ Main
Street”. (See Figure 47)
4.6.5. Modified grid road system

There is growing appreciation for merits of the
traditional street grid. For example, a grid system
provides multiple routes through a community,
allowing traffic to adjust if a particular route
becomes congested. This generally equalizes
traffic over the whole road grid rather than
concentrating congestion on a few streets (which
then become undesirable for residential use).

Figure 48: WCR 13 Frontage Road as Main Street.

Double frontage lots result when developers
orient the rear or backs of homes onto collector
streets and install privacy walls to block out
noise. This creates the need to construct another
access street on the front of the house, thus
creating double frontages. The result is a quieter
setting for residents, but more expensive double
frontage lots, and an impersonal collector street
for the public. Even with attractive landscaping,
these streets have no appeal for walkers,
encourage speeding and have no front porch “eyes
on the street” which provides a natural deterrent to
crime.

Figure 47: An interconnected grid (left) is preferred to the cul-de-sac street pattern (right)
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Collector streets can be made more livable through the traditional use of larger residential setbacks,
medians, and alleys to allow parking from the rear.
4.6.6. Future public transportation

As Dacono grows to 50,000 or more and the number of cars
increases, the need for a public transportation system will become
apparent.
In the era of streetcars, tracks were often laid before communities
were built and the streetcar route heavily influenced the form that
development took. Development was drawn to the streetcar routes.
The resulting communities were compact, with a well-established
pattern of mixed-use residential and commercial uses along a
relatively narrow corridor. Pedestrian movement was emphasized.
Dacono has an opportunity to plan similarly for a potential
extension of the Denver Light Rail system (FasTracks). The
Figure 49: A potential light rail stop
alternative is to wait and adapt mass transit to developed land use
is proposed on an abandoned rail
patterns, which will be difficult to adapt to transit. A preferred
corridor should Fastracks extend
approach is to put transit in places that will stimulate new
development so the systems can fully support transit operation. To
north.
plan for future transit through Dacono, the City must coordinate
#15 on Comp
planning activities with the Denver Metro Regional Transit District – RTD. (See
Land Use Map)

Figure 50: Light rail and busses are part of an overall transit program that can mitigate congestion.

Policies:
1. The Transportation Master Plan and the Comprehensive Land Use Plan will be coordinated to
assure that the road system balances with anticipated land uses.
2. Provide an efficient, cost-effective and safe road and street system to meet the City’s needs for
convenient movement of people, goods and services throughout the Planning area.
3. New developments will be required to improve intersections on collector and arterial road
intersections to maintain not less than Level-of-service “D” (less than 40 seconds average wait at
an intersection) during peak hours.
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4. Proposed developments will be coordinated with adjoining developments to provide connectivity
of streets, trails (off street trails and/or detached sidewalks), utilities and drainage and open space
easements. This connectivity will provide multiple routes for vehicles, pedestrians and emergency
vehicles through each neighborhood.
5. The City supports compact development that reduces auto-dependence, increases walkability in
neighborhood and community commercial areas by locating housing in the City Center and in or
near commercial centers.
6. Streets, pedestrian paths and bike paths should contribute to a system of connected, interesting
routes to all destinations.
7. The City promotes safe pedestrian crossings of major roadways within the Dacono planning area.
8. The design of Colorado Blvd. (WCR 13) should accommodate the regional trail.
9. Developments may be required to mitigate off-site traffic impacts caused by development. (i.e.,
intersections, road paving and/or lane improvement).
10. Local streets will generally be arranged to provide multiple routes through a neighborhood, and
through the City.
11. The City discourages residential developments that generate “double frontage” lots, which result
in rear walled yards facing a collector or local street. Methods to achieve this goal are:
i.
Increasing the setback from collector streets allowing houses to front on the street (with
driveway access to each house via a rear drive or alley).
ii.
Fronting houses on local streets perpendicular to collector streets, thus facing the side
yards towards the collector streets.
iii.
Creating a landscape median in the collector streets with shade trees to soften the
impact of the street.
Increased residential setbacks and width to allow for circular drives.
iv.
12. The City promotes the use of alleys for rear loaded parking.
13. Reserve adequate rights-of-way for further transit system/light rail line.
14. Encourage alternative forms of transportation.
15. The City shall continue to plan ahead for public transportation systems.
Actions:


Update Transportation Master Plan to reflect the Comprehensive Land Use Plan. Strategize
implementation methods to incorporated Transportation Plan actions.



Require that development applications address and demonstrate connectivity with existing
and potential adjacent developments.



Continue to evaluate and coordinate an alignment of Colorado Blvd. (WCR 13) that
balances through traffic and City Center access, continuity of the regional trail and
livability of neighborhoods.



At the design review stage of proposed developments, review residential projects bordering
collector streets.



Update subdivision design standards to require interconnected streets and to discourage use
of double frontage lots.



Assess public support for a future public transportation system.



Identify methods for incorporating Dacono into the Denver Regional Transportation
System.



In conjunction with Transportation Master Plan, work with RTD and local land owners to
identify and reserve rights-of-way for a transit system/light rail line that will meet future
needs.
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Locate a logical RTD transit stop location and take measures to ensure the viability of this
land for future transit stop use.



In conjunction with a Transportation Master Plan update, conduct a feasibility study for
public transportation in Dacono. Coordinate study with RTD plans for expansion.



Explore potential funding mechanisms for local transit initiatives and incorporate
appropriate language (alerts) in future development agreements.

4.7.

Parks and Trails

Parks and Recreation are important aspects of a healthy community.
Recreation facilities and events also help attract people and businesses to
the community. Recreation events can even be a source of revenue and
recognition for a community. (e.g. softball tournaments, BMX track and
children’s sports leagues) as they bring visitors to town.
Recreation in Dacono is provided as a joint effort between the City and
the Carbon Valley Recreation District (CVRD). Dacono provides land
for recreation purposes and the CVRD provides recreation services to
Dacono and the entire Tri-Town area. There are over 15,000 residents
within the district’s boundaries, which includes Dacono, Frederick,
Figure 51: Updated Carbon Valley
Firestone and surrounding rural areas. A renovation of an smaller,
Recreation Center facility.
older facility was completed in March of 2004 with the assistance of a
$7 dollar bond. The 50,000 square foot facility includes such
amenities as: full sized gym with running track, aerobics room, child care and community rooms,
racquetball court, weight and cardio rooms, gymnastics facility, locker rooms, family changing locker
rooms, full-size lap pool, (deep enough for diving team), and water-play area including , slides, hot tub,
steam room, lazy river and a log ride. The district sponsors youth and adult programs throughout the
year and has a joint use agreement with the St Vrain School District to use their facilities.
4.7.1. Park Level-of-Service (LOS)

As land becomes more expensive, acquisition of parklands can become challenging, requiring not only
that local governments have plans in place to keep up with new resident demands, but also that
jurisdictions have funding mechanisms scaled to desired service levels. To provide a quantitative
definition of service standards, many communities adopt Level-of-Service standards (LOS). Usually in
the form of acres-per-thousand population, LOS standards allow a municipality to project park needs as
the population grows.
Today, 10-acre Clem Dufour is Dacono’s only park. Its size qualifies it as a small Community park as
well as a Neighborhood park. With about 3,000 residents in Dacono, this represents a level of service
of 3.3 acres of parks per 1,000 residents. Nationally and statewide this is lower than average. As
Dacono continues to grow, it may need a total LOS of 7.510 acres per 1,000 residents, of which 5 acres
is Neighborhood parks and 2.5 acres is Community parks.
To meet the needs of a build-out population of 56,000, Dacono must acquire 185 acres of additional
parkland. Planning is also needed to reassess the current facilities and develop guidelines for new
acquisitions and construction.

10

A recent report by The State of Colorado suggests that 14 acres per 1,000 residents the General Park Land
Planning & Dedication Standard. “Small Community Park & Recreation Planning Standards” RPI Consulting
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The Comprehensive Land Use Plan proposes the following new land use:
Civic: This district is for Neighborhood, Community and Regional Parks, playgrounds, schools, recreation
facilities and public and quasi-public buildings.

(See

#10 on Comp Land Use Map)

¾ Locational Criteria: Generally provided by public agencies (City, County, State or Federal); intended to
provide active and passive recreation; conserve natural and cultural areas; (See Section 5.3 for additional
school location criteria)

Here is a general description of Dacono’s three primary park needs and their amenities.
Neighborhood Parks (3 – 5 acres)
Neighborhood parks are usually within a 5-minute walk from the
population served. Neighborhood parks usually include an interior
trail, which connects to the neighborhood served, a playground with an
open play area, a pavilion, minimal parking area, a basketball court
and/or sand volleyball. Neighborhood parks usually have a much more
intensive day-to-day use than community parks. Neighborhood parks
are not shown on the Comprehensive Plan and should be constructed in
conjunction with each neighborhood/subdivision.
Community Parks (10 – 15 acres)
Figure 52: Active, well-used
Community parks are drive-to parks that usually provide areas suited
children’s play area.
for intense recreational facilities, such as athletic complexes or large
swimming pools. They may include natural areas for outdoor
recreation such as walking, viewing, sitting or picnicking. There may be any combination of the above,
depending upon site suitability and community needs. Note that Community parks serve dual purposes,
as these areas are also used as Neighborhood parks for residences that surround the Community Park.
Clem Dufour Park is a local example of a Community Park. It includes the 7.5-acre BMX track, a
specialized recreational use with a regional benefit.
Proposed community parks are located in major residential developments in sections 7, 8, 9 and 17.
These community parks serve surrounding neighborhoods and connect to the proposed trail network.
This proximity ensures walkable options to City attractions such as open space corridors, schools and
the proposed City Center.
Regional Parks (30+ acres)
Regional Park is a term used for an area of land preserved for its natural beauty, historic interest, or
other reason.
There are three regional parks located on the Comprehensive Plan. The first is located just west of
Colorado Blvd. (WCR 13) and is a shared facility with the proposed high school. Playfields and
supporting facilities should be shared between the high school and the adjacent regional park for
economy of use to the school district and the park system. See the Comprehensive Land Use Plan for
location.
The second regional park is proposed at WCR 10 and WCR 15. This location takes advantage of the
Little Dry Creek drainage, proposed trail system and its associated floodplain / open space. This
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regional park is centrally located in the Dacono planning area and is accessible to a 360-degree service
area. This park location has the advantage of being on Little Dry Creek open space and poses little
conflict to surrounding homes with respect to nighttime ball field lighting.

Figure 53: Two of the three proposed
regional park locations

The third regional park is proposed at WCR 8 and WCR 19. This park location is next to irrigation
ponds that are scenic and provide habitat. Multiple trails are proposed through this portion of the
Planning area and tie into the larger trail network proposed in Dacono.
Policies:
1. As the City grows, it will maintain a level of service for parks of 7.5 park acres per 1,000
residents. This level of service includes 5acres/1,000 for neighborhood parks and 2.5
acres/1,000 for community parks. (2/3 of 7.5 acres shall be designated for neighborhood parks
and 1/3 shall be designated for community parks).
2. All residents of the City shall have a neighborhood, community or regional park within a ½
mile walk from their homes.
3. All properties annexed into Dacono are required to join the Carbon Valley Recreation District.
4. Embed civic, institutional and recreational uses into neighborhoods.
Actions:


Amend park dedication requirements to reflect adopted LOS standards.



Work with CVRD to develop a master plan and guidelines for new parkland acquisitions
and construction.



Identify locations and funding sources for a new cemetery, medical facility and recreation /
senior center.
4.7.2. Park dedications/impact fees

As Dacono grows, it will need expanded public parks and facilities. Hence, the City has initiated park
impact fees. Park impact fees are assessed when building permits are issued. They are intended to
transfer part of the burden of expanding public facilities needed for new development from the City to
the developer.
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Policies:
1. All new developments will provide finished neighborhood park facilities to meet the demand
created by new residents.
2. All City residents will share the cost of community and regional parks, or other special-use
areas and their amenities.
Actions:



Amend park impact fees to reflect current City park costs.
4.7.3. Park and recreation planning

While only 3,200 residents today, Dacono has 8,000 homes for 24,000 in stages of development
approval. Most of these developments have designated parkland. Therefore, it is recommended that a
recreation master plan be jointly created between Dacono and the Carbon Valley Recreation District.
Adequate planning for recreation is essential before this next wave of development.

Policies:
1. Dacono should work with the Carbon Valley Recreation District to create a recreation master
plan for Dacono that will be a guide for locating and prioritizing parkland acquisition and
development.
Actions:


Appoint a sub-committee to work with Carbon Valley Recreation District staff to discuss a
recreation master plan for Dacono.
11

4.7.4. Local and regional multi-use trails

The Dacono planning area includes numerous ditch and
irrigation canal systems, Little Dry Creek drainage and an
#14 on Comp
abandoned railroad right-of-way. (See
Land Use Map & map – “Planned Developments and
Trails”) These are assets that can be capitalized upon for a
multiuse trails. The trail system identified on the
Comprehensive Land Use Plan proposes to use most of
these existing drainage systems to benefit Dacono and
regional citizens. A trail on Little Dry Creek is proposed
as the main east-west trail connector. The abandoned
Union Pacific railroad right-of-way is the main north-south
trail connector (St Vrain Legacy Trail – See below). Other
trail networks connect these main trail systems with
schools, commercial centers, residential neighborhoods
and job centers.

Figure 54:Regional example of trail
connections through residential
neighborhoods

The St. Vrain Legacy Trail12 is an ambitious effort in
southwestern Weld County and eastern Boulder County. Five partner communities (Erie, Longmont,
Dacono, Frederick and Firestone) have worked with their respective county governments and the Great
11
12

Trails for the Twenty-First Century – Planning, Design, and Management Manual for Multi-Use Trails
See St Vrain Open Lands and Trails Plan (Legacy Trail)
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Outdoor Colorado (GOCO) Trust Fund to begin establishing a network of open lands connected by a
trail system. This $23 million, multi-faceted trail project encompasses 34 miles of trail and incorporates
education, recreation, open lands preservation and wildlife protection into its mission.
The Dacono portion of the Legacy trail is outlined in “Segment 5” and “Segment 6”. Segment 5 calls
for the use of the abandoned Union Pacific right-of-way for the trail alignment through the City, a
trailhead near SH52 and the old railroad right-of-way with equestrian access and an underpass to cross
SH 52. The trail continues southwest along the Standley Ditch to WCR8, then west across I-25 to Erie.
Pedestrian crossing across Highway 52. As traffic
increases on Highway 52, a safe pedestrian crossing on
Highway 52 will be critical. Options should include a
signalized intersection at Highway 52 and eventually
moving the intersection of Colorado Boulevard; and a
pedestrian-activated traffic signal at the regional trail
connection to Frederick.
(See appendix “Planning your multi-use trail” for
additional information.)
Figure 55:Trails are popular amenities in
Colorado.

Policies:
1. New development will provide multi-use trail connections along ditches, irrigation channels
and abandoned railroad right-of-ways to connect neighborhoods to parks, open space and other
community facilities as indicated in the Comprehensive Land Use Plan.
2. Dacono supports the St. Vrain Legacy trail system and will work with partner communities
towards trail implementation.
3. The City will strive to meet or exceed the National Recreation and Park Association’s Open
Space Standards, which suggest a ratio of one trail mile per 2,000 people for bicycling and
jogging.
Actions:


Develop trail standards and requirements for new residential and commercial
developments.



Ensure that newly constructed local trails tie into the regional trail system



Explore with ditch and irrigation companies ways to incorporate trails and pathways along
ditches and irrigation canals, as identified in the Comprehensive Plan.

4.8.

Open space

Little Dry Creek and its floodplain are Dacono’s largest natural open space. Little Dry Creek is a
centrally located open-space corridor supporting multi-use trails and connections to community
attractions. A centerpiece of the Little Dry Creek drainage is the regional park proposed at WCR 10 and
WCR 15. (See Section 4.7.1 for more information.)
In its broadest sense, open space is land that is not used for buildings or structures. It is a respite from
development. Open space includes farmland, river bottoms and publicly accessible vistas. It may also
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be parks, cemeteries, golf courses and multi-use trail
corridors. Although Dacono is surrounded by vast
agricultural lands, permanent, accessible open space
within the community is equally important to quality
of life. Open space must not be viewed merely as
land left over after development, or land waiting to
be developed. It is an essential element of the
character and livability of the City.

Figure 56:Little Dry Creek is the largest open space
area in the Dacono planning area

The Comprehensive Land Use Plan proposes the following new land use:
Open - Open Space District: The open space district identifies public open space within City boundaries.
This district is intended to include permanent open space, but also allows for limited development such as gravel
extraction, golf courses, livestock grazing, and recreational and public facilities

¾ Locational Criteria: Areas located in floodplains and flood zones; Areas undevelopable due to severe
geological hazards

Areas that may be preserved as permanent open space include areas with natural hazards (i.e.
floodplains, undermining / subsidence areas).
Techniques to help preserve open space may include:
9 Development clustering
9 Purchase / transfer of development rights (PDRs &
TDRs)
9 Voluntary dedications
9 Acquisition (when revenues are sufficient)
9 Conservation easements
Partners in open space preservation may include:
9 City of Dacono
9 Weld County
9 State of Colorado
9 Trust for Public Land
9 Farm and ranch lands protection program (USDA –
Natural Resources Conservation Service)
9 American Farmland Trust
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The most effective way to coordinate these entities is with an overall plan and strategy. An Open Space
Plan will also help focus the City’s efforts and assure the public that resources are preserved in the most
cost-effective way.
As Dacono grows, open space will become even more valued. By taking measures now to identify and
begin to preserve community open space, Dacono will preserve its natural assets for current and future
residents to enjoy.
Policies:
1. All new developments will dedicate open space based on the current city ordinance. Wellhead
setbacks will not count towards this dedication. (See Section 4.7.2 re: Parks dedication)
2. The City shall actively pursue the preservation of significant open spaces through conservation
easements, voluntary dedications, acquisition, clustering of developments; the purchase /
transfer of development rights (PDRs & TDRs); and other land preservation techniques.
3. Land designated as Open Space on the Land Use map will be preserved permanently free from
development and left in a natural state or used for recreational such as parks and
pedestrian/bicycle trails.

Actions:


Evaluate TDR and Cluster development programs – consider Boulder County’s system.



Work with Weld County, GOCO and others to explore common interest and programs
regarding open space.
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5
5.1.

IMPLICATIONS OF THE COMPREHENSIVE PLAN
Projected residential population

It is important to remember that this Plan represents a 20-year vision. These population figures (and
your new neighbors) will not materialize overnight.
Today, there are about 8,500 homes planned in Dacono. Assuming 2.5 people per home, this equates to
about 21,250 new residents. The current population is about 3,200 residents.
In addition to the 24,450 residents discussed above, the Comprehensive Land Use Plan identifies land
uses within the 22-square mile planning area. At build-out of land uses proposed in the Comprehensive
Land Use Plan (2024), Dacono could see another 12,855 dwelling units, or 32,137 people.
Thus, Dacono population could reach 56,600 by 2024. (See
#2 on Comp Land Use Map) This
Comprehensive Land Use Plan identifies and promotes tools and methods for growing in a smart and
controlled manner to conserve land, water and air quality, and promote livability.
5.2.

Job creation

The Comprehensive Land Use Plan proposes a diverse mix of
job-producing land uses. These include a mixed-use City Center,
neighborhood and community commercial, business, and
business – light industrial. These land uses can generate an array
of job types from service oriented to professional / executive
positions. By promoting job producing land uses in the
Comprehensive Land Use Plan, the City intends to balance
homes with jobs to maintain a balance of affordable housing, tax
revenues, services and traffic. (See Section 4.4.1.for jobs /
housing discussion) Projections suggest that in 2024, Dacono
could see as many as 46, 000 new jobs. In 2004, 46,000 jobs
may seem exorbitant, but recall that the projected population in
2024 is about 57,000 and many conditions can change in 2 years.
5.3.

Schools

Figure 58:Well-designed commercial / retail
areas are both local amenities and regional
draws.

Dacono is served by two school districts: Fort Lupton and St.
Vrain. (See map – “School Districts”) The district boundary
approximately splits Dacono’s service areas in half. Therefore when planning for new schools in the
Comprehensive Land Use Plan process, a conscious effort was made to distribute new school sites
evenly between the two districts.

The Comprehensive Plan population projections identify the need for eleven elementary schools, four
middle schools and two high schools. (See
#9 on Comp Land Use Map) National student facility
standards were utilized in this calculation:
¾ Elementary school – 10-acre site with 525 students
¾ Middle school – 25-acre site with 750 students
¾ High school – 50-acre site with 1,200 students
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The two school districts favor school sites within the service area; central locations within
neighborhood; and when appropriate, located in cooperation with the applicable governmental
jurisdiction as part of the Comprehensive Planning process. The districts support the concept of
neighborhood schools connected to residential areas by pedestrian trails and safe walking routes where
a most of the students are within a reasonable radius of the school site.
School locations in the Comprehensive Plan have been sited to comply with criteria outlined by the two
school districts. Desirable site characteristics include:
¾
¾
¾
¾
¾
¾
¾
¾
¾

Central to population served
Next to parks and open space (especially at the elementary level for outdoor learning)
Elementary and middle school sites within residential developments
Infrastructure next to the site, including street, gas and electric, water, sewer, storm water,
police and fire protection services.
No geotechnical or undermining constraints
Relatively flat, rectangular sites
Elementary and middle schools on collector streets
High school sites on collector or arterial streets
Linkages with pedestrian trail systems

The proposed high school site at WCR13 and WCR 12 serves multiple purposes. First, it is centrally
located to the City Center. The economic activity generated by 1,200 students will support businesses in
this area. High schools and civic uses in general tend to be great anchors for City Centers.
Secondly, the high school is located in an area with good access to both roads and trails. Many high
school age students will be driving and the existing road network provides easy access to the high
school site. Also, the regional trail bisects the high school parcel. This can be beneficial to students who
wish to walk to school and to physical education classes wishing to utilize the trail system for exercise.
And thirdly, there is a regional park proposed next to the high school. The park is proposed to share
facilities with the high school for economy of use to the school district and the park system.
The City of Dacono requires land dedication or fee-in-lieu of dedication for addressing the impacts of
development on the school district and its facilities. Collaboration and regular communication with the
St. Vrain and Fort Lupton School Districts is beneficial to the City of Dacono for purposes of siting
future schools so that locations selected best meet needs of both the districts and the City.
Policies:
1. There are two school districts within Dacono, however it is of paramount importance that the
two school systems coordinate policies to operate seamlessly toward goals that best serve
students and the community at large. An area of suggested coordination is public access to
school grounds and facilities.
2. The City will cooperative with the St. Vrain and Fort Lupton school districts to plan future
school facilities, helping to predict road and utility needs. To that end the City shall assist the
School Districts in identifying and reserving land for school facilities so as to reduce the need
for school acquisition and construction before development.
3. To reduce costs of both schools and parks the City will explore joint development of school
sites (elementary, middle and high schools) for neighborhood parks, when public accessibility
meets the neighborhood’s needs.
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5.4.

Infrastructure

Should Dacono realize the growth outlined in Section 5.1, utility infrastructure must keep pace with
development. Section 4.1.1.1 identifies methods to ensure that development “pays its own way” for
utility infrastructure.
5.4.1. Water

The City of Dacono owns and operates its own water distribution system, which is fed treated water by
the Central Weld County Water District. (CWCWD) The City’s distribution system was constructed in
two stages. Asbestos cement pipe ranging from 3 to 12 inches in diameter was installed in 1969 in the
older part of the City. The system was expanded in the 1970s with 4- to 10-inch diameter pipe to serve
The Glens. The distribution system is fed treated water from the CWCWD through a 6-inch master
meter located near the intersection of State Highway 52 and WCR 15. A booster pump station at that
location maintains operating pressure for distribution. By 1987, more improvements to the City’s
system included a 1-million-gallon elevated storage tank, distribution mains, and upgrades to the City’s
pump station. The improvements provide equalizing and emergency storage for peak demand.

Figure 59:Dacono’s water tower

In 2003, CWCWD, with funding from local developers, installed 24-inch transmission lines in WCR 8,
11, 13, and 12. This system expansion included a pumping station in the abandoned railroad right-ofway near CO 52, and a 2-million-gallon storage tank near WCR 8 and the I-25 frontage road. These
improvements to Central Weld’s “grid” system will provide water service to all of the developing areas
south of CO 52. Additional construction of the grid may be necessary to serve properties east of WCR
15.
Like many Western communities, Dacono’s growth is tied to the availability of water. Due to the low
annual precipitation rate (14 inches / year), water is Dacono’s most precious resource. For growth in an
arid setting, the central question is always, “Will we have enough water?”
An optimistic answer is that with new development “paying its own way” and thus bringing their own
water to Dacono, this gives the City the flexibility to purchase and or transfer water rights. Water
conservation measures will be needed to ensure that available water sources can support growth as it
occurs.
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In Dacono, the most significant water reduction can come through landscaping practices conducive to
an arid climate. Three strategies:
o
o
o

Evaluate using “secondary” (less than fully treated water) for irrigation;
Limit the size of irrigated lawns on residences, and
Increase the use of low-water (xeric) landscape materials.

Policies:
1. The City will adopt water conservation measures.
2. The City encourages the use of secondary water for irrigation.
3. Properties annexing to Dacono will dedicate groundwater rights to the City.
Actions:


To set a positive example, the City should adopt water conservation measures for public
facilities, including:
i.
ii.
iii.
iv.



Adopting “Xeriscape” landscape design principles, and reducing turf grass use
when feasible
Installation of water-saving plumbing
Use of secondary water for major irrigated areas
Use of irrigation control systems that respond to weather and reduce water
runoff

Users of large amounts of water for landscaping and other exterior purposes are encouraged
to use “secondary” irrigation water rather than potable water.
5.4.2. Sewer

Dacono Sanitation District
Two sanitation districts serve the City, The Dacono and Tri Area Sanitation Districts. (See map –
“Sanitary Sewer Districts”) The service area for the Dacono Sanitation District consists of the area
south of Highway 52 and north of County Road 6 and east of the Standley Ditch to about ½ mile east of
County Road 15 on the east. Much of this service area does not yet have lines extended for service.
The Dacono Sanitation District provides sewer service for the City of Dacono. The district owns and
operates the collection and outfall system and contracts with the Weld County Tri-Area Sanitation
District (WCTASD) for sewage treatment. The collection system consists of 6- and 8-inch clay pipe for
the older portion of the City west of Forest Avenue, while The Glens of Dacono has primarily 8-inch
plastic pipe.
The collection system discharges into two separate outfall pipes, which direct flows to the Weld County
Tri-Area Sanitation District treatment plant located about one-half mile north of Firestone. A 15-inch
outfall extends from the north end of Forest Avenue to the north along the east side of Frederick,
through the Town of Firestone to the plant. An 8-inch clay pipe conveys flows from the north end of
Birch Avenue northward and discharges into the WCTASD system at the south side of Frederick.
The Weld County Tri-Area Sanitation District owns and operates a collection system serving the TriArea north of Highway 52, as well as the treatment plant, which is used by Dacono Sanitation and TriArea District. The plant consists of two aerated lagoons in addition to a bypass pond and a polishing
pond. Effluent is discharged to an unnamed tributary to St. Vrain Creek. Improvements to the plant
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increased the capacity of the plant up to 750,000 gallons a day with an organic loading of 1,659 lbs/day
and improved the quality of the effluent. In the Larimer Weld Regional Council of Governments in
their 1986 General Plan Update anticipated that this facility could meet discharge requirements until the
year 2000, with a service area population of 8,500. Planning for additional treatment capacity is
underway.
St. Vrain Sanitation District
The District service area extends along the west side of the Standley Ditch to west of Colorado Blvd.
(WCR 13) on the east and as far as WCR 8 on the south.
The St. Vrain Sanitation District (SVSD) operates a 500,000 gallon-per-day capacity sewage treatment
plant 6.5 miles north of Dacono next to St. Vrain Creek. The plant serves primarily the Del Camino
area and also has trunks that extend on the east side of I-25 south to near Highway 52. An extension to
County Road 8 is planned. The plant has three aerated lagoons with a polishing pond. Additional
lagoons are master planned that would bring plant capacity to 1.5 million gallons per day.
Actions:


Evaluate options for the expansion of sewer service for
Dacono’s planning area.
5.4.3. Storm sewer

The Planning area is located within three distinct drainage basins. The
northwest portion is located in an area draining to the Godding Hollow
drainage. The drainage way, which flows northward to St. Vrain Creek,
crosses Highway 52 about one mile west of Old Town. The central and
southeast portions of the Planning area drain to Little Dry Creek, flowing
northeasterly through the southeast quadrant of the Planning area. The
third basin affecting the Planning area is the Tri-Area Drainage Basin.
Old Town, the Glens and portions of the Planning area right next to them
are located within the upper end of the Tri-Area Basin. This basin contains
about 3,560 acres including Frederick, Evanston and Dacono. Flows from
Figure 60:Storm water systems
the basin converge south of Frederick and are directed northward by an
can be both aesthetic and
open channel along the railroad tracks. This channel has proven
educational
inadequate, causing flooding within Frederick and Firestone. The
discharge point for runoff generated by the basin is a ditch, which crosses
Colorado Blvd. (WCR 13) at the north end of the Tri-Area Sanitation District Treatment Plant. From
this point the ditch flows north for 3.6 miles, where it discharges into the St. Vrain Creek. The City is
located within a sub-basin of the Tri-Area Basin, south of Highway 52, consisting of approximately 750
acres. Regional drainage facilities have been planned and some construction has occurred north of
SH52.
Runoff from the City drains to the north primarily by overland flow within streets. Runoff concentrates
at the south side of Highway 52 and is conveyed under the highway by several different pipes. The
primary crossing (one 24-inch, one 36-inch, two 42-inch pipes) is located at the north end of Forest
Avenue, where The Glens drainage is directed to a ditch north of the Highway. Several additional pipes
(one 42-inch pipe and two 31- by 50-inch elliptical pipes) handle drainage from the area west of Forest
Avenue crossing Highway 52 between Birch and Cherry streets.
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5.4.4. Electric service

Electric service to the City of Dacono is provided by Brighton-based United Power. (See map – “Major
Electrical Transmission Lines”) United Power has single-phase lines next to most county roads within
the Planning area. United Power looks to have sufficient power to service new development.
5.4.5. Natural gas service

KN Energy provides natural gas to the Planning area and has sufficient gas reserves to serve future
development in the area. Expansion of the distribution system will be needed as development proceeds.
The gas company will assist in this process.
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6

CIVIC IMPROVEMENTS—INCREASING THE ‘LIVABILITY’
OF DACONO

6.1.

Creating a City Center

Enhancement of Dacono’s physical environment will heighten the
anticipation and enjoyment of life’s daily activities, especially shopping,
#3 on Comp Land Use Map) In the
entertainment and dining. (See
new world of retailing, this means that shoppers want to be entertained in
an environment that provides a memorable and enjoyable experience.
Providing this type of environment makes people more likely to visit, stay
longer, and return more often – the magic equation for retail success. If
they can not find this in Dacono, they will go somewhere else. Create the
memory (the experience) and the people will return to relive it. Dacono
needs development standards in place to ensure quality developments.
Desired qualities and concepts for a new City Center are as follows:
1. Leadership and Vision. This critical element can come from both
the public and private sectors. Because placemaking extends far
beyond constructing a single, stand-alone project, it requires a
broad vision.
2. Preserve, strengthen, improve and interconnect the surrounding
Figure 61:Regional example of a
neighborhoods
successful retail establishment in a
3. Plan for a large scale, but encourage small-scale development
initiatives. The Comprehensive Plan should be designed for
City Center.
implementation in small steps, as the market demands.
4. A downtown must have a reason for being: The social, cultural,
governmental, and economic, success comes easier if it is clearly defined.
5. The right regional demographics. You can’t
support more than the market will bear. The
market is always right.
6. The plan should be flexible and responsive
to the marketplace. Flexibility is key. Plans
must permit the project to respond to market
forces and accommodate changes in
lifestyle. Strong communities are not static;
they grow and evolve with each new
generation.
7. The City Center should incorporate a mix of
uses throughout that allow for maximum
market flexibility. Mixed-use is the key to
the City Center. The first floors are
generally dedicated to public and retail
spaces, with the upper floors reserved for
housing, offices, service uses, hospitality
Figure 62: Regional example of a pedestrian-friendly
and entertainment. Create quality places for
street.
employment.
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8. Respect for private property rights is an important community value. When a good proposal
conflicts with the Comprehensive Plan, planners should accept the challenge to change and
adjust.
9. Build community support. The City Center’s success will depend on the community
participation and sense of ownership.
10. Form a public/private partnership. A true community place requires the leveraging of both
public and private resources. It further requires the intellectual commitment of both the public
and private sectors to make the broad-based changes that are needed.
11. Recruit and support mixed-use developers; look to “team” local and national enterprises.
12. Every City is unique. A unique approach to a new City Center for Dacono is needed.
13. Developments should increase land value and stimulate economic activity
14. Serve the residents so well that visitors are also attracted
15. Distinctive and reflect Dacono’s market, history, and demographics.
16. Promote commercial centers that include spaces for local, everyday services like pharmacies,
home decorating, hair salons, dry cleaners, and pet groomers. This helps avoid a “could-beanywhere” chain row.
17. Promote developments that benefit the community as a whole and not just the project itself,
such as, parks / open space, trail connections or wide, tree lined and safe feeling streetscapes
18. Include civic land uses. Libraries, city halls, community meeting places, schools, and places of
worship should be included too. Community uses help to network the City Center into the
fabric of the region.
19. Elevate and celebrate Dacono’s identity. Celebrate Dacono’s citizens and history by creating
public spaces with unique elements in which public functions and civic celebrations can occur.
Regional architecture, landscape, and cultural patterns must be studied and re-created.
Authenticity creates a sense of “uniqueness,” thus negating the notion that all the goods and
services are the same regardless of where one shops.
20. “Soft programming” initiatives by nonprofits and community groups are key communitybuilding functions. Special events like holiday celebrations, community fairs, block parties,
sports events, and fundraisers also strengthen the social infrastructure by bringing residents
together in a casual setting.
21. Generate design guidelines to create a walkable downtown: People don’t spend money in their
cars. Encourage design that promotes longer visits and cross shopping. Guidelines will provide
direction for urban design, roadway design, streetscape and public spaces.
22. Promote good visibility for commercial spaces from pedestrian corridors and roadways.
23. Long-term success = traditional patterns. A hot new real estate product, or a single use, is
almost always at odds with a successful City Center.
24. The City Center should complement and strengthen residential neighborhoods in and around
the downtown.
25. Establish a parking strategy. True places are filled with people, not cars. Careful thought needs
to go into the parking strategy for a new City Center. Parking should be visible and accessible
without dominating the street. Parking structures should be placed where they can be disguised
and integrated into buildings, thus contributing to the aesthetics of the City Center. Encourage
and plan for shared parking among adjacent uses. Consider the creation of a parking district to
bring multiple facilities under common management and create greater efficiencies.
26. Establish a distinct street grid. Fundamental to creating a pedestrian urban place is the
establishment of a street grid, which breaks large land areas into walkable blocks.
27. The goal of traffic management should be convenient access, rather than speedy ingress and
egress. Every City Center must balance a tension between accommodating through-trips and
providing access to the activities and services of the City Center. Too much traffic or poorly
planned traffic can strangle a City Center. Congestion and inconvenience will cause shoppers to
shop somewhere else.
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28. Limit curb cuts to avoid turning motions that snarl traffic; manage this process through zoning
ordinances, design requirements, or comprehensive codes. Driveways should be consolidated
and parcels interconnected to ensure automobile and pedestrian movement without clogging
major roadways.
29. Create buildings at least as tall as the roads are wide (1:1 ratio)
30. Focus on the public realm. Successful City Centers focus on the public realm, streets,
sidewalks, parks and open space.
31. Allow room for growth. New City Centers should have room to expand by 50 percent of the
project’s original size through infilling parking lots and residual space, or by rebuilding.
32. Plans require careful thought. The task of shaping a city that will serve future generations for
decades and perhaps centuries deserves – and should have – the City’s best effort.
33. Finally, the goal should be to serve our citizens and visitors.

Figure 63:City Centers can incorporate wonderful family gathering spaces

Actions:


City planner will provide design review and quality-control recommendations for public
projects, as well as private development and redevelopment.



Establish design standards for City Center to govern urban design, streetscapes, roadways,
parks and open spaces.



Promote shared parking lots between businesses that help minimize curb cuts on streets,
thus minimize vehicular / pedestrian conflicts.

6.2.

Image and visibility improvements

Citizens who attended the Comprehensive Plan workshops identified the need to improve Dacono’s
image and visibility. It was also suggested that Dacono develop an individual, unique identity. The
following specific projects and implementation strategies can greatly improve Dacono’s image and
identity:
6.2.1. ‘Gateway’ identification signage at key entry points

Dacono can capitalize on outstanding views of the Front Range and create “gateway” entry signage for
a new image and positive visitor impressions. Entry signs are a relatively small capital investment that
can yield big results. The signs should be constructed of permanent materials and incorporate the City
logo and or City name.
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Dacono’s water tower is a unique
regional feature and a local landmark.
Dacono may benefit from this
landmark’s visibility by painting the
tower with a whimsical or historical
motif. This is an opportunity to work
with local artists to beautify the tower,
while telling the Dacono story to
travelers and visitors.

Key locations throughout Dacono
include:

Figure 64:A sketch of the Water Tower with a memorable paint
scheme.

¾ Well-designed and consistent
signage designs to signify entry
into the commercial areas of
Dacono. (Highway 52 and
Colorado Blvd. (WCR 13)
(Colorado Blvd) and Colorado
Blvd. (WCR 13) and WCR 8)
¾ The I-25 intersection at WCR 8
(on east side of Interstate, as
viewed by northbound
travelers);
¾ Highway 52 at I-25; and
¾ The water tower.

Actions:


Commission graphic artist or signage consultant to confirm gateway locations and develop
design concepts and cost estimates.



Research artists and cost estimates for painting water tower.



Explore corporate sponsorship for signage program.



Make a comprehensive effort to coordinate graphic imagery used to market Dacono,
including logos and signs.
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6.2.2. City-wide street tree plantings

Dacono residents can literally “plant a seed” for their children and
future residents of the City. A City- wide tree-planting program will
yield tremendous benefits. For relatively low initial and maintenance
costs, the City can develop a tree-planting program bringing
welcomed shade, bird and wildlife habitat, citizen participation, pride
and ownership and aesthetic beauty.
Policies:
1. Future subdivisions and commercial development should
provide street trees as an integral part of the landscape
design.
Figure 65:Street tree plantings are
an investment in the future

Actions:


Enforce street tree planting standards for new developments to create shaded, comfortable
and walkable streets.



In conjunction with Arbor Day or a local spring or fall festival provide street tree seedlings
or ‘whips’ to residents with planting directions. Modeled after Denver’s “Park People”
program, which donates thousands of trees annually for volunteer planting.



Install irrigation and street trees in visible locations on major streets as budget permits
6.2.3. City logo on all Dacono street signs

Incorporating the City’s logo on every street sign is an inexpensive way to celebrate Dacono’s identity.
Actions:


Create a new street sign standard that includes
the City’s logo. Utilize the new street sign on all
new streets. Gradually replace existing signs
through attrition and as budgets permit. Focus
initially on major streets.

Figure 66:A concept sketch of City
entry signs that build on the water
tower concept shown in Figure 63
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7

IMPLEMENTATION

7.1.

Summary of Policies and Actions

Summary of Policies
CHAPTER 1:
1. All zoning and land use decisions, including the development of streets, parks, utilities and the
provision of public services shall be consistent with the Comprehensive Land Use Plan,
including its maps, goals and policies.
2. Comprehensive Plan will be reviewed annually and updated within five years (optimally, Plan
updates should occur every two years).
3. The City will rezone properties consistent with the Comprehensive Plan. If necessary,
amending the Comprehensive Land Use Plan will precede rezoning.
CHAPTER 2
1. When appropriate, high points that offer scenic vistas should be preserved as open space. New
development or redevelopment should be reviewed as to visual impact and maintenance of
view corridors.
2. Development is strongly discouraged in areas where soil problems, such as erosion, shrinkswell potential, and other possible building limitations, are present unless geotechnical studies
can demonstrate methods and techniques to mitigate problems during and after construction.
3. New developments will identify and determine the structural suitability of areas of undermining
before site plan review. Sound land use planning will protect development from subsidence
hazards and promote compatible land uses.
4. The City will endeavor to avoid development with a negative impact on irrigation systems
needed for the City’s outlying agricultural areas.
5. The City will take all practical steps to help preserve significant wetlands and wildlife habitat
from development.
6. The City of Dacono will enforce its adopted floodplain regulations and encourage property
owners to comply with state and federal floodplain regulations
7. New development will not encroach on designated floodplains, or should be set back at least 50
feet (whichever is greater) from drainageways and water bodies, both natural and man-made.
Development should be set back at least 25 feet from top of ditch banks and from the mean
high water line of water bodies, both natural and man-made, to maintain natural buffers.
8. Unique or distinctive natural feature and systems, critical wildlife habitats, and wetlands are
important to maintain the balance of ecological systems and other environmental resources. The
City promotes preservation and protection of these areas and advocates for sound conservation
practices.
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9. Community growth should respect and incorporate existing environmental constraints and
opportunities to assure that new development and redevelopment harmonizes with the area’s
natural and human-made environment.
10. The City opposes ‘leapfrog’ development unless provisions are made to relieve the City of
associated additional maintenance costs.
CHAPTER 4
1. Growth should pay its own way; the development should pay the costs for new public
infrastructure.
2. The City opposes leapfrog development unless provision is made to relieve the City of
associated additional maintenance costs.
3. Densities will “feather” or gradually transition, from higher densities nearer to City Center to
lower densities toward the eastern edge of the Planning area.
4. New developments will demonstrate that adequate public facilities are available nearby to serve
their developments’ needs (water, sewer, schools, fire protection, roads etc.).
5. The City encourages similar land uses on both sides of a collector and or local street. To
support this, changes in land use zoning should be made at the rear of properties rather than at
the front property line. Adequate buffering (vegetative, setbacks or architectural) will need to
be provided to buffer dissimilar “facing” land uses.
6. Zoning shall not permit adjacent uses that are incompatible or create adverse impacts unless
separated by a buffer zone designed to mitigate the adverse impact.
7. Rewrite the City’s zoning code and land use regulations to incorporate more specific zoning
code definitions helping to eliminate regulation guesswork and to streamline quality
development initiatives.
8. To encourage housing variety, the Comprehensive Land Use Plan proposes “average
minimum” densities in every land use designation. (Note: average minimum densities will not
apply to Residential Low density or Residential Estate land uses.) Property owners and
developers should not assume entitlement to the higher end of the density range when the City
assigns zoning. In determining appropriate density, the Planning Commission and City Council
will take into account the projects design, how and where density is proposed on the property
(i.e. building locations) and compatibility with adjacent land uses.
9. Design residential neighborhoods, when appropriate, to mix homes with commercial / retail
uses, provide housing options, and encourage mobility without auto reliance.
10. The City encourages neighborhoods with housing choices that will allow residents to remain in
the neighborhood through their life stages change (single, married, raising children, “empty
nesters, retirees.
11. Encourage residential communities designed with alleys so garage doors do not dominate
streetscapes.
12. The City supports and encourages affordable housing dispersed throughout the community, not
concentrated in one area. Every effort should be made to blend affordable housing with
market-rate housing. Lower-income housing should look like higher-income housing, using
similar exterior materials, windows and building forms. Affordable housing should not be
segregated or clustered. A preferred ratio is one affordable home to ten market rate homes.
13. Establish new City Center District to provide a unique social and business destination. The City
Center will encompass traditional neighborhood design (TND) principles incorporating an array
of uses such as stores, restaurants, offices, residences, civic uses, schools and numerous trail
connections. Provide a logical pedestrian and vehicular connection between established and
new neighborhoods.
14. Promote a positive political and regulatory environment to encourage growth and development
of a diverse tax base.
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15. The City supports a full range of housing types and work places, where ages and classes are
integrated.
16. Streets, pedestrian paths and bike paths should to a system of connected and interesting routes
to all destinations.
17. Neighborhood commercial centers should be encouraged at appropriate locations in residential
areas to increase convenience and reduce the need for cross-city travel. Small commercial
buildings may be considered case-by-case if the use and buildings are compatible with the
neighborhood.
18. New Community and Neighborhood commercial areas should incorporate a mix of uses,
including retail, residential and office in neotraditional (New Urbanist) development patterns.
19. The City will encourage commercial development in clusters or mixed-use centers as opposed
to strip development.
20. Place parking in courtyards, behind buildings and in innovative arrangements to reduce the
visual blight of endless parking lots.
21. The City should promote a positive political and regulatory environment to encourage growth
and development of a diverse tax base.
22. The City supports compact development that reduces auto-dependence, and increases
walkability in commercial areas.
23. New Community and Neighborhood commercial areas should incorporate a mix of uses,
including retail, residential and office in traditional (New Urbanist) development patterns.
24. The City should promote a positive political and regulatory environment to encourage growth
and development of a diverse tax base.
25. The City encourages a variety of retail and commercial establishments. The Comprehensive
Land Use Plan indicates general areas for regional, community and neighborhood commercial
businesses.
26. Commercial and business development along Interstate 25 should have a pleasing appearance
as viewed from the Interstate. Facades facing the Interstate should have finish materials and
landscaping similar to building fronts.
27. The City should promote a positive political and regulatory environment to encourage growth
and a diverse tax base.
28. The City supports destination / big box developments that incorporate high-quality architecture
and site planning.
29. Major employment centers and other large traffic generators should locate near major
collectors, arterial or Interstates.
30. The City should focus on measures to sustain commercial areas on Highway 52.
31. The City supports compact development that reduces auto-dependence, and increases
walkability in commercial areas.
32. The City should promote a positive political and regulatory environment to encourage growth
and development of a diverse tax base.
33. Streets, pedestrian paths and bike paths should contribute to a system of fully connected and
interesting routes to all destinations.
34. The City promotes safe pedestrian crossings of major roadways within the Dacono planning
area.
35. As Dacono grows, the City will encourage business development to provide a balance of jobs
and housing units where the jobs match the skills of the workforce and the housing is available
at the prices, sizes and locations for workers who wish to live our community.
36. The City should promote a positive political and regulatory environment to encourage growth
and development of a diverse tax base.
37. Major employment centers and other large traffic generators should locate near minor arterials
and Interstates.
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38. Support the development of Section 24 as an industrial park and will evaluate incentives for
industrial businesses to locate to this area.
39. Separate industrial development from residential uses by a natural, physical or land-use buffer
that gradually transitions from one land use type to the next.
40. Visually buffer industrial development requiring large outdoor storage yards or outdoor work
areas from major collector or arterial roads and residential areas.
41. Promote a positive political and regulatory environment to encourage growth and development
of a diverse tax base.
42. Business / Light Industrial development should be separated from residential uses by either a
natural, physical buffer or a buffer of land uses that make a gradual transition from one type of
land use to the next.
43. The City should promote a positive political and regulatory environment to encourage growth
and development of a diverse tax base.
44. Productive agricultural land is a limited resource that should be conserved and preserved.
Preservation and enhancement of a rural lifestyle is an important component of the cultural,
social and aesthetic well-being of the region. The City encourages land use / development
approaches that preserve parcels of agriculturally productive land.
45. The City will discourage the conversion of agricultural water to urban uses except where the
proposed use would not adversely affect productive agricultural land and is consistent with the
Comprehensive Land Use Plan.
46. The Transportation Master Plan and the Comprehensive Land Use Plan will be coordinated to
assure that the road system balances with anticipated land uses.
47. Provide an efficient, cost-effective and safe road and street system to meet the City’s needs for
convenient movement of people, goods and services throughout the Planning area.
48. New developments will be required to improve intersections on collector and arterial road
intersections to maintain not less than Level-of-service “D” (less than 40 seconds average wait
at an intersection) during peak hours.
49. Proposed developments will be coordinated with adjoining developments to provide
connectivity of streets, trails (off street trails and/or detached sidewalks), utilities and drainage
and open space easements. This connectivity will provide multiple routes for vehicles,
pedestrians and emergency vehicles through each neighborhood.
50. The City supports compact development that reduces auto-dependence, increases walkability in
neighborhood and community commercial areas by locating housing in the City Center and in
or near commercial centers.
51. Streets, pedestrian paths and bike paths should contribute to a system of connected, interesting
routes to all destinations.
52. The City promotes safe pedestrian crossings of major roadways within the Dacono planning
area
53. The design of Colorado Blvd. (WCR 13) should accommodate the regional trail.
54. Developments may be required to mitigate off-site traffic impacts caused by development. (i.e.,
intersections, road paving and/or lane improvement).
55. Local streets will generally be arranged in a “modified” grid to provide multiple routes through
a neighborhood, and through the City.
56. The City discourages residential developments that generate “double frontage” lots, which
result in rear walled yards facing a collector or local street. Methods to achieve this goal are:
i. Increasing the setback from collector streets allowing houses to front on the
street (with driveway access to each house via a rear drive or alley).
ii. Fronting houses on local streets perpendicular to collector streets, thus facing
the side yards towards the collector streets.
iii. Creating a landscape median in the collector streets with shade trees to soften
the impact of the street.
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57.
58.
59.
60.
61.

62.
63.
64.
65.
66.

67.

68.
69.

70.
71.

72.

iv. Increased residential setbacks and width to allow for circular drives.
The City promotes the use of alleys for rear loaded parking.
Reserve adequate rights-of-way for further transit system/light rail line.
Encourage alternative forms of transportation.
The City shall continue to plan ahead for public transportation systems.
As the City grows, it will maintain a level of service for parks of 7.5 park acres per 1,000
residents. This level of service includes 5acres/1,000 for neighborhood parks and 2.5
acres/1,000 for community parks. (2/3 of 7.5 acres shall be designated for neighborhood parks
and 1/3 shall be designated for community parks).
All residents of the City shall have a neighborhood, community or regional park within a ½
mile walk from their homes.
All properties annexed into Dacono are required to join the Carbon Valley Recreation District.
Embed civic, institutional and recreational uses into neighborhoods and districts.
All new developments will provide finished neighborhood park facilities to meet the demand
created by new residents.
Dacono should work with the Carbon Valley Recreation District to create a recreation master
plan for Dacono that will be a guide for locating and prioritizing parkland acquisition and
development.
New development will provide multi-use trail connections along ditches, irrigation channels
and abandoned railroad right-of-ways to connect neighborhoods to parks, open space and other
community facilities as indicated in the Comprehensive Land Use Plan.
Dacono supports the St. Vrain Legacy trail system and will work with partner communities
towards trail implementation.
The City will strive to meet or exceed the National Recreation and Park Association’s Open
Space Standards, which suggest a ratio of one trail mile per 2,000 people for bicycling and
jogging.
All new developments will dedicate open space based on the current city ordinance. Wellhead
setbacks will not count towards this dedication. (See Section 4.7.2 re: Parks dedication)
The City shall actively pursue the preservation of significant open spaces through conservation
easements, voluntary dedications, acquisition, clustering of developments; the purchase /
transfer of development rights (PDRs & TDRs); and other land preservation techniques.
Land designated as open space on the Land Use map will be preserved permanently free from
development and left in a natural state or used for recreational such as parks and
pedestrian/bicycle trails.

CHAPTER 5
1. There are two school districts within Dacono, however it is of paramount importance that the
two school systems coordinate policies to operate seamlessly toward goals that best serve
students and the community at large. An area of suggested coordination is public access to
school grounds and facilities.
2. The City will cooperative with the St. Vrain and Fort Lupton school districts to plan future
school facilities, helping to predict road and utility needs. To that end the City shall assist the
School Districts in identifying and reserving land for school facilities so as to reduce the need
for school acquisition and construction before development.
3. To reduce costs of both schools and parks the City will explore joint development of school
sites (elementary, middle and high schools) for neighborhood parks, when public accessibility
meets the neighborhood’s needs.
4. The City will adopt water conservation measures.
5. The City encourages the use of secondary water for irrigation.
6. Properties annexing to Dacono will dedicate groundwater rights to the City.
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CHAPTER 6
1. Future subdivisions and commercial development should provide street trees as an integral part
of the landscape design.
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Summary of Actions
CHAPTER 1:
1. In the next 18 months, amend zoning map to bring it into conformance with the Comprehensive
Plan.
2. Distribute the Comprehensive Plan to all relevant City staff and Planning Commissioners and
reference for all land-use decisions in Dacono.
3. Incorporate Comprehensive Plan maps, goals and policies into the review process (submittal
requirements, review criteria) for land use decisions and infrastructure planning.
4. Set a date for the next annual review of the Comprehensive Plan.
5. Regularly budget funds for future Plan updates.
CHAPTER 2
1. Develop a legal “standard of care” to protect the City from liability related to approval of
development in areas determined to be geologically unstable.
2. Review submittal requirements, City review procedures and City inspection obligations for
development in any areas known or suspected of being undermined.
3. Require development applications to address protection of ditch easements and rights.
4. Review development regulations to assure they don’t allow inadvertent destruction of wetlands.
5. Work with the Corps of Engineers to explore the potential of an “advance identification” of
wetlands, especially in areas associated with the Little Dry Creek drainage.
6. Explore/eliminate damming effect and flooding problems at 52 and Cherry Street. (Existing
flooding problem)
7. Coordinate with Weld County, State and Federal officials and agencies responsible for
assessing environmental impacts of development proposals.
8. Require development applicants to address plant and animal resources and habitat areas,
particularly in association with Little Dry Creek and potential habitat areas, to minimize the
effect of development and encourage habitat preservation.
CHAPTER 4
1. Evaluate the total City costs incurred when providing services to new developments.
2. Ensure that the planning and development review process fairly allocates, and assesses the cost
of the utilities and services that will be required to serve existing and new development.
3. Reevaluate impact fee structure to assure that new development “pays its own way”.
4. Include maintenance costs for non-contiguous development.
5. Assure that growth occurs at a pace, and in areas, that can reasonably be sustained by City
services and facilities and does not place a financial burden on residents.
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6. In future amendments to zoning plan and maps, assure that feathering of densities is
maintained.
7. Prevent incompatible land use conditions with careful project review.
8. Eliminate the zoning of small areas of land for uses that are not in harmony with the normal
zoning plan for the area, especially if a small area is rezoned in a way that does not conform
with the surrounding neighborhood.
9. Zone properties to ensure consistency with the density ranges identified on the Comprehensive
Land Use Plan.
10. Rewrite Dacono’s current land use regulations to reflect the land uses as indicated on the
Comprehensive Land Use Plan.
11. Evaluate incentives such as density, bonuses and fee waivers to encourage affordable housing
distributed throughout the community, blending inconspicuously with surrounding
neighborhoods.
12. Revise subdivision regulations/standards to encourage detached sidewalks in new residential
developments.
13. Incorporate housing goals and policies in subdivision review criteria.
14. Commission a market study to explore the feasibility of a City Center.
15. Design zoning regulations to facilitate the City Center. Adopt a Traditional Neighborhood
Development (TND) Ordinance to support the creation of a new City Center. Zoning must be
clearly linked to the public’s implementation plans, including effective by-right development.
16. Provide regulatory options that facilitate land assembly to support recommended changes in the
Comprehensive Land Use Plan. This may involve combining separately owned parcels to create
new development options.
17. Ensure medium-density residential zoning (6-10 dwelling units/ acre) in and next to the City
Center to provide the “critical mass” needed to support local businesses in this area.
18. Establish design standards for the City Center that will govern: urban design, streetscapes
(landscaping, signage and lighting), roadways, pedestrian linkages, parks and open spaces and
other planning details critical to the City Center.
19. Coordinate City infrastructures to enforce seamless integration public services and actions by
the many public agencies that will have jurisdiction over the City Center.
20. Explore whether the city can/should provide incentives to attract retail and commercial
development to Dacono (such as sales tax sharing and infrastructure investments).
21. Explore incentives to attract retail and commercial development to Dacono such as Sales tax
sharing and infrastructure upgrades.
22. Establish design standards for destination / big box projects in Dacono along the I-25 corridor.
23. Develop a set of enforceable guidelines for Highway 52 businesses that designates types of
pedestrian-scaled street lamps, tree types, signage and landscaping.
24. Enforce a nuisance abatement / code enforcement program to eliminate problems that inhibits
the environment the community envisions for Highway 52. Dilapidated or abandoned
buildings, incompatible land uses and activities can be addressed with active enforcement.
25. Plan for a pedestrian access from surrounding neighborhoods with signalization and crosswalks
along and across Highway52 and secondary streets.
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26. Develop a capital improvement plan for municipal projects that will attract new business
development to Hwy 52.
27. Research funding sources (CDOT) to create a safe pedestrian crossing on Highway 52 at the
relocated COLORADO BLVD. (Colorado Blvd. (WCR 13)) connection and trail section at the
regional trail connection to Frederick.
28. Place a high priority on and pursue annexations of property along the I-25 corridor for future
business park and commercial uses.
29. Research incentives to attract retail and commercial development such as sales tax sharing and
infrastructure investments.
30. Explore financial incentives such as: tax breaks, infrastructure assistance and expedited
permitting to attract industry to the proposed industrial park in section 24.
31. Evaluate the feasibility of providing infrastructure and capital improvements incentives to
industrial park in Section 24.
32. Explore the creation of two new land use zones to protect rural and agricultural lands: Rural
conservation (RC) and Rural Residential (RR). These zoning designations may preserve
farmland and environmental resources and will encourage subdivision design that fits into a
rural landscape.
33. Evaluate the need for, and potential application of, TDR, PDR and PACE programs, with
incentives to preserve open space and agricultural lands.
34. Update Transportation Master Plan to reflect the Comprehensive Land Use Plan. Strategize
implementation methods to incorporated Transportation Plan actions.
35. Require that development applications address and demonstrate connectivity with existing and
potential adjacent developments.
36. Continue to evaluate and coordinate an alignment of Colorado Blvd. (WCR 13) that balances
through traffic and City Center access, continuity of the regional trail and livability of
neighborhoods.
37. Develop a capital improvement plan that reinvests sales tax money into capital projects that will
attract new business development to the City.
38. At the design review stage of proposed developments, review residential projects bordering
collector streets.
39. Update subdivision design standards to require interconnected streets and to discourage use of
double frontage lots.
40. Assess public support for a future public transportation.
41. Identify methods for incorporating Dacono into the Denver Regional Transportation System.
42. In conjunction with Transportation Master Plan, work with RTD and local land owners to
identify and reserve rights-of-way for a transit system/light rail line that will meet future needs.
43. Locate a logical RTD transit stop location and take measures to ensure the viability of this land
for future transit stop use.
44. In conjunction with a Transportation Master Plan update, conduct a feasibility study for public
transportation in Dacono. Coordinate study with RTD plans for expansion.
45. Explore potential funding mechanisms for local transit initiatives and incorporate appropriate
language (alerts) in future development agreements.
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46. Ensure road maintenance funds for existing roads.
47. Amend park dedication requirements to reflect adopted LOS standards.
48. Work with CVRD to develop a master plan and guidelines for new parkland acquisitions and
construction.
49. Identify locations and funding sources for a new cemetery, medical facility and recreation /
senior center.

50. Amend park impact fees to reflect current City park costs.
51. Appoint a sub-committee to work with Carbon Valley Recreation District staff to discuss a
recreation master plan for Dacono.
52. Develop trail standards and requirements for new residential and commercial developments.
53. Ensure that newly constructed local trails tie into the regional trail system
54. Explore with ditch and irrigation companies ways to incorporate trails and pathways along
ditches and irrigation canals, as identified in the Comprehensive Plan.
55. Evaluate TDR and Cluster development programs – consider Boulder County’s system.
56. Work with Weld County, GOCO and others to explore common interest and programs
regarding open space.
CHAPTER 5
1. To set a positive example, the City should adopt water conservation measures for public
facilities, including:
a.
b.
c.
d.

“Xeriscape” landscape design principals, and reducing turf grass use when feasible
Installation of water-saving plumbing
Use of secondary water for major irrigated areas
Use of irrigation control systems that respond to weather and reduce water runoff

2. Users of large amounts of water for landscaping and other exterior purposes are encouraged to
use “secondary” irrigation water rather than potable water.
3. Evaluate options for the expansion of sewer service for Dacono’s planning area.
CHAPTER 6
1. City planner will provide design review and quality-control recommendations for public
projects, as well as private development and redevelopment.
2. Establish design standards for City Center to govern urban design, streetscapes, roadways,
parks and open spaces.
3. Promote shared parking lots between businesses that help minimize curb cuts on streets, thus
minimize vehicular / pedestrian conflicts.
4. Commission graphic artist or signage consultant to confirm gateway locations and develop
design concepts and cost estimates.
5. Research artists and cost estimates for painting water tower.
6. Explore corporate sponsorship for signage program.
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7. Make a comprehensive effort to coordinate graphic imagery used to market Dacono, including
logos and signs.
8. Enforce street tree planting standards for new developments to create shaded, comfortable and
walkable streets.
9. In conjunction with Arbor Day or a local spring or fall festival provide street tree seedlings or
‘whips’ to residents with planting directions. Modeled after Denver’s “Park People” program,
which donates thousands of trees annually for volunteer planting.
10. Install irrigation and street trees in visible locations on major streets as budget permits
11. Create a new street sign standard that includes the City’s logo. Utilize the new street sign on all
new streets. Gradually replace existing signs through attrition and as budgets permit. Focus
initially on major streets.

7.2.

Regional Planning Cooperation

Dacono is committed to honoring and expanding cooperative regional planning with municipalities and
agencies in which the City is currently engaged. Cooperative planning by mutually interested parties
represents the regions best hope for cohesive and comprehensive growth.
7.2.1. IGA with Weld County

The Interim Coordinated Planning Agreement for the Southern Weld Planning area, between Dacono,
Frederick, Firestone and Weld County was adopted in 1997. This agreement identifies each
community’s future growth area and planning coordination through a development referral process. A
basic premise of this agreement is that urban land uses should occur within municipality and that if such
uses are proposed outside a municipality, Weld County staff will recommend that the applicant pursue
annexation and development within a municipality rather than develop in unincorporated areas of the
county. Likewise, the municipalities agree to consider annexation of properties within the Planning
area that are eligible for annexation. A key facet of this agreement was the requirement to subsequently
develop a set of development standards for the geographic area covered by the agreement.
Policies:
1. Dacono’s planning area is approximately 22 square miles, bounded by Hwy 52, WCR 21, WCR
6 and I-25. For developments within this area and prior to (potential) annexation, Dacono City
staff will provide plan review feed back to Weld County to ensure that development in the
County is consistent with Dacono planning goals and to preclude development that may be to
the contrary.
2. The City will cooperate with, and participate in regional planning efforts (existing
Intergovernmental agreements - IGAs, Weld Counties’ ability to perform transfer of
development rights -TDRs), especially those that are directed toward efficient use of resources
and cost-effective development of public infrastructure (i.e., roads and utilities).
3. The City will consider regional implications in decisions about major capital improvements.
4. The IGA shall be updated on a regular basis to reflect Comprehensive Land Use Plan updates.
7.2.2. School District coordination

Collaboration and regular communication with the St. Vrain and Fort Lupton School Districts is
beneficial to the City of Dacono for purposes of siting future schools so that locations selected best
meet needs of both the districts and the City.
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8
8.1.

APPENDIX
SWONS / Opinion Survey Results

STRENGTHS
Lots of land ***
Access ****
Location *****
Small town ****
Hwy 52 **
Close to Denver
View of the
mountains
Speedway **
Bike racing
“Old town”
Moderate land cost
**
Water
Agricultural
Overall costs
Water quality
Small schools
Transportation –
access to highways
No trains

WEAKNESSES

OPPORTUNITIES

NEEDS

Lack of trail system
Lack of transit system **
No schools *****
Lack of commercial
*******
Lack of town center
******
Not prepared for growth

Colorado Blvd. ****
Road 8
Hwy 52 & Road 13
Commercial

Schools ******
Transit system ***
Commercial ***
Town center *****

Frontage road *****

Main street **

Legacy trails *****

Division between old town
& Glens
Lack of public transport
*****
High property tax

Water **

Economic
development
Cultural *****

Highway growth

Large city park

I-25 intersection

No medical ***
Oil wells *****

Golf course
Road 13 – Road 8 ****

Reach Spanish
people **
Golf course
Parks/recreation **

Mines ****
Increasing land cost ***
High property tax
US 52’s current design
Junk car sites
BMX speedway

Clean slate
Ethnic/cultural diversity **
Ditch develop

Theatres
Restaurants
Regional jail
Medical care

Trail system
Hard for Spanish people to
be included
* Indicates multiple responses
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8.2.

Opinion survey results

1. How long have you lived in Dacono?

2. Where do you work?

Less than 1 year
1 to 5 years
More than 5 years
Tri-cities
Dacono
Longmont
Other:
Thornton
Westminster

5
22
3
1
4
20
1
2

3. Where do you most often, (check one for each item)
Shop for groceries:
Dacono
Frederick/Firestone
Longmont
Other:
Thornton
Westminster
Brighton
Louisville
Denver

20
10
3
1
1
6
1
1

Shop for clothing:
Dacono
Frederick/Firestone
Longmont
Other:
Thornton
Westminster
Lafayette
Louisville
Denver
Internet

1
20
3
4
3
1
2
2
1

Shop for furniture:
Dacono
Frederick/Firestone
Longmont
Other:
Thornton

1
12
6
4
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Westminster
Denver
Metro
Louisville

2
6
1
1

Visit doctor/dentist:
Dacono
Frederick/Firestone
Longmont
Other:
Thornton
Westminster
Denver
Greeley

2
19
4
3
2
3
1

Entertainment:
Dacono
Frederick/Firestone
Longmont
Other:
Thornton
Westminster
Denver
Metro area

Visit a park:
Dacono
Frederick/Firestone
Longmont
Other:
Thornton
Westminster
Estes Park
Denver

2
12
4
1
6
7
1

10
1
7
3
1
1
1

Eat at restaurants:
Dacono
Frederick/Firestone
Longmont

5
6
21

Boulder
Other:
Thornton
Westminster

4
3
2

Brighton
Louisville
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Denver

3

Metro area

1

4. How much time a day, on average, does YOUR FAMILY spend in a car?
Total Hours
0
½
1
2
3
4
5 or more

Responses
1
1
4
13
3
3
6

5. How many cars does your family have?
# of Cars
0
1
2
3
4
5 or more

Responses
4
15
5
6
3
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6. What do you like BEST about Dacono?
 Small town feel, people, growth
 Friendly, quiet, right in middle of all towns and cities
 For right now it is out of Denver, for right now the open space
 Small town
 The farm atmosphere, the friendliness
 Peaceful
 Good location, growing community, good place to start a small business
 It’s not as crowded as Longmont
 Small town
 I used to like the small town, before they are trying to make us a big city
 The small community
 Size
 Not much
 Able to own land with my modular home, close to I25
 Proximity to Boulder-Denver
 Friendly environment, close to highway
 Quiet, traffic
 Quiet, small town, close to everything
 Cost of living, close to Post office/city hall/library, Rec. Center
 Cost of living, Recreation Center, low taxes
 Small town feeling, access to 52
 Small community-not over crowded with people and businesses, friendliness of the people
 Park, Dollar store, people
 The infighting between the 3 towns, the charm of old town, Easy access off highway 52
 Approachability
7. What 3 things would you MOST LIKE TO CHANGE in Dacono?
 More places to shop, more places for entertainment, more employment opportunities
 Restaurants, streets paved, shopping
 Get better road service
 The way the money is spent, the town can and should apply for grants, try harder to get people
involved in what is going on
 Speed limit on Rd. 13, junk yard, add some good restaurants
 Super markets, gas stations
 Not sure
 Choice of desirable neighborhoods-beautiful by design-long term, sustainable economyrespectful and diverse community, exceptional city service-safe and secure-ease of mobility
within city
 Have more shopping opportunities, city can offer incentives for businesses to start
 Streets, homes need to be cleaner/neater, All the speeding
 Less encroachment on farming communities, lower mill levy, maintaining farmland
 My neighbors are smoking me out of my house, long barbeques
 Laws-clean up-business in residential area, streets
 Grocery stores, family restaurants, replace homes that are fire hazards
 No downtown, no golf course
 Shopping, library, better city hall/recreation
 More business
 Need shopping facilities of all kinds, streets need work, clean up properties especially in the
Glens
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 Upgrade trashy sites, resurface Glen Creighton, clean-up/replace fence behind Carbon Valley
Apts.
 Clean up graffiti, bigger police force, schools and more churches
 Add character-downtown square
 Street conditions
 Streets, update businesses on 52 (strip mall)
 The people, more retail
 The fact that there is no retail in Dacono
 Condition of roadways
8. What are the 3 biggest problems confronting your neighborhood?
 Speeding
 Drugs, snow remover, no houses and apartments that are affordable
 Roads, race track
 No code enforcement, drugs, roads
 Speed on Rd. 13, road grading of roads
 Pawn shops, theft, schools
 Animals, speeding vehicles, trash along roads
 Growth, too much traffic
 Streets need fixing
 Racing-speeding down Glen Creighton, places not kept up, too much auto noise during night
 Subdivision, oil businesses
 Streets not maintained properly-needs repaving and seal coats
 Housing developments planned in area
 Streets, cleanliness
 Old streets, old modular homes that are falling apart
 IMI
 No place for kids to play except street, speeding cars, pride some neighbors do not have in
home
 Trying to establish a HOA “after the fact”
 Properties are looking unkept in Sundance
 Speed on Glen Creighton, trash in back yards, junk cars without a full cover-just a tarp over the
hood held on by a rock
 Pave entrance to Clem Dufour Park, Remove fence behind Carbon Valley Apartments on
Carbondale
 Lack of amenities to offer and entice growth, no jobs to entice growth
 Traffic control, beer cans in road. No police presence
 Street conditions
 Roads
 Code enforcing (trash, cars, weeds, etc.)
 Noise, dust
Dacono already has in the approval process developments that will grow the city to a population of
almost 30,000 people. (For comparison, Brighton has a population of 23,000, Northglenn 33,000,
and Lafayette has 25,000) In answering the following questions, think about what kind of city you
would like Dacono to become as it grows.
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9. Is there a city you think Dacono should try to be MORE like? ______________
Why/what aspect?
 Thornton
 Longmont. It has a lot of retail area and has worked to keep its heritage alive
 Adams City. You will always be able to improve
 Evans
 My hometown. No uncontrolled growth, schools are adequate, small town atmosphere
 Lafayette, Northglenn, Longmont. Newer areas
 Don’t know
 Lafayette
 Longmont. Good balance of business, Ind., and residential
 Westminster/Broomfield
 Louisville. Trails, downtown
 Frederick
 Boulder
 Keansburg
 Thornton/Westminster. Because of their commitment to quality and their citizens
 Longmont
 Broomfield. Cleanliness
 Wellington
10. Is there a city you think Dacono should try to be LESS like? Why/what aspect?
Denver (4 votes)
 Denver has too many people and everything costs too much
 Small town atmosphere is gone, neighbors don’t know or care about each other
Erie (3 votes)
 Don’t turn it into another republic of boulder
 Junky on Main St.
Brighton (4 votes)
 Don’t know
 Downgraded houses
Boulder (4 votes)
 Everybody should try to be less like Boulder
 Boulder repels business
 Small town atmosphere is gone, neighbors don’t know or care about each other
Longmont, Northglenn, Thornton (2 votes)
Frederick/Firestone (2 votes)
 Animosity toward each other
1) Commerce City
2) Fort Collins

11. Should Dacono try to develop a UNIQUE IDENTITY within the Tri-Cities (so you clearly
know when you are entering Dacono vs. Frederick)? Why or why not?
NO = 7 votes
 If the city is run good, the identity will be forthcoming
 I think we would be better off if the 3 cities are more unified
 Consolidate, pool resources
 We don’t need the traffic
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 It doesn’t matter, they are the same
 Dacono is unique enough
 All 3 towns need to be combined. You combine Frederick, Firestone and Dacono, you have
your 30,000 population town a lot quicker and dispersed evenly
 YES = 10 votes

 We are a separate community
 As long as we are an individual city - pride in your own city – people who don’t live here will
know they are in Dacono
 To further establish Dacono
 Firestone has a subdivision feel to it. Frederick has a small town feel because of town square. (a
nice amenity- Frederick home values are higher because of this) Dacono can start from scratch
basically so has it nice and unique identity. New comers to the area don’t
 Know where the town starts and the other end
 With its own shops and good restaurants
 Need to keep Dacono unique and beautiful by design
 You should be aware of where you are
 We need to maintain our own exclusive identity
 You should show that Dacono can also be clean and have nice neighborhoods. Better lighting a
sign at both ends of town that are Large enough to read
12. How important is it to you that Dacono eventually develop its own ‘downtown’?
Important
15
Not important 16

13. Do you think Dacono should continue to be a bedroom community or should we work hard to
attract businesses here too?
Stay primarily a bedroom community
Encourage a small amount of businesses and jobs
Become a full-service community, as self-sufficient as possible

3
12
15

14. What aspect of Dacono’s heritage (history) should we preserve?
 All of it (4votes)
 We should live for the future not the past
 Rural/small town
 The mining/museum (7 votes)
 Not much
 Buildings
 Not important to me
 History is that, you don’t make it go away
 Not sure
 Just what got us here, but we need to expand our horizons
 1st off, there aren’t many people who even know anything about the history of Dacono

Dacono Comprehensive Plan

Page 97 of 102

Appendix C

15. In thinking about Dacono growing to a city of 30,000, or more, how aggressive should the City
be in preserving open space?
Not very aggressive
Moderately aggressive
Very aggressive

6
12
11

16. Thinking about Dacono in 30 or 40 years, what kind of city would you like to leave for the
next generation (Suggestion: consider traffic, parks, schools, shopping areas, neighborhoods,
kinds of homes, open space, trails, affordable housing, transit, places to work, places to meet
other people, etc.). COMPLETE THE FOLLOWING SENTENCE. Use the back of this sheet
if necessary.
 “I would like Dacono to be a place where…

 The city stays out of the peoples business and leaves the citizens alone and preserves all of their
rights. The people are the head of Govt. Go back to a town and not a city!
 There is a lot of open space trails for bike travel etc.
 There are a strong racing related number of businesses. For example: The speedway and IMI
motor sports are two very important businesses. So much so that if they “go away” I can
honestly say that I’ll be going next.
 I am proud of now.
 People want to live. Good neighborhoods, schools, and shopping areas.
 Should not look like Highlands Ranch - must be “international” to create job growth - Small
enough to know your neighbors- Large enough not to overwhelm each others business Diverse housing- High development standards of entry to city - Since high school is in
Frederick, something that is the center of the community - Water plan that is cutting edge - cost
of water lower than everyone else – Back-up water storage for drought - I-25 Frontage
landscaping - High design standards - Buy race track and convert to stadium/entertainment ball
fields - We need a very high-end development to attract executives and corporations that think
the south I-25 Englewood is the only place to locate.
 I can be proud to say I am from - At times it feels we are the stepchild.
 I don’t have to drive somewhere else to get supplies or entertainment.
 All of the above.
 We have some of all of the above.
 Medium density w/ mixed use development- downtown square- parks and trails that access
each other- Businesses that support both mom and pop- Operations and larger businesses that
support both industrial type jobs as well as white collar.
 Growth is kept to a minimum, enough desks and facilities for each student. Water, where is the
water coming from. My well has gone dry.
 My grandchildren can grow and be safe. Have good schools they can attend. Have the beauty of
countryside to go for a drive and see cattle and a beautiful sun set. Colorado is quickly loosing
the open country.
 One can live in comfort without a huge tax burden of offensive noise where yards are not too
big so as there barren horse fields but not to small to be enjoyed. Where houses are well kept,
streets have Bull-de-Saco where kids can play on their bikes without fast traffic in there
neighborhoods. I think Dacono should be place people are proud to call home.
 A person can walk safely at night, children can walk to school. Multiple parks are important as
well as a large senior center and teenage center. A choice of grocery stores would be a plus.
Need refuges and plenty of trees. In the thirty years we have lived in the area, no barbershop,

Dacono Comprehensive Plan

Page 98 of 102

Appendix C








can’t keep a grocery store open, no sewage processing plant, no independent water supply.
There is so much political bickering between the Tri-Towns that a great deal of energy and
money is wasted wanting to be the big cheese. If the three cities/towns would join forces they
would be much more effective. You need a local jail.
The city must be competing with other communities around the area to attract people.
It is a financially sound city government - Dacono should revitalize aging community balanced sustainable local economy should strive to make this a beautiful and desirable place to
live. Should have a comprehensive land use plan.
A business can grow.
People can go and shop moderately and afford to live in nice housing and have access to good
schooling. I don’t think that public transit is needed yet, but I would like to see more roads to
access highway 52. All in all I think Dacono is on the right track just keep the development on
an honest pace.
People can come and say: “thank God they saved the small town and didn’t sell out to big
businesses.”


8.3.

Funding Potential
8.3.1. Enterprise Zone

Dacono is in a sub zone of the Weld County Enterprise Zone. Under the Urban and Rural Enterprise
Zone Act of 1986, in a State Enterprise Zone, businesses that make capital investments, contribute to
economic development plans, rehabilitate old buildings, and conduct research and development in
Dacono have the potential to receive tax credits each year. The following list provides a brief
description of the tax credits available:













3% investment tax credit (ITC)
New business facility job tax credit (JTC)– a $500.00 job tax credit
New business facility agricultural processing credit - a $500.00 job tax credit
New Business Facility (NBF)
i. New Colorado Business
ii. Business Expansion
iii. Qualified Replacement Facility
Employer sponsored health insurance credit - $200.00 credit
Research and development tax credit – 3% credit
Tax credit to rehabilitate vacant buildings – 25% credit
Qualified job training tax credit – 10%
State sales/ use tax exemption for manufacturing & mining equipment
Local Government tax incentives
Contribution tax credit – 25% credit

Contact
Greeley / Weld Economic Development
822 Seventh Street, Suite 550
Greeley, CO 80631
Ph: 970. 356.4565 Fax: 970.352.2436
www.gwedap.org
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8.3.2. Rails-to-Trails Conservancy

The purpose of Rails-to-Trails Conservancy (RTC) is to build a nationwide network of trails from
former rail lines and connecting corridors to create healthy places for healthy people.
Rails to Trails Conservancy
1100 17th St, 10th Floor, NW
Washington, DC 20036
(202). 331.9696
8.3.3. Great Outdoors Colorado (GOCO)

In 1992, Coloradoans took a major step toward preserving their state's outdoor heritage by voting to
create the Great Outdoors Colorado (GOCO) Trust Fund, which now forms Article XXVII of the
Colorado Constitution. The GOCO Amendment dedicates a portion of state lottery proceeds to projects
that preserve, protect, and enhance Colorado's wildlife, parks, rivers, trails, and open spaces. Since it
began awarding grants in 1994, GOCO has awarded almost $290 million for 1,700 projects throughout
the state.
GOCO receives 50% of the proceeds from the Colorado Lottery, its only source of funding. The
remainder of lottery proceeds is divided between the Conservation Trust Fund and Colorado State
Parks. GOCO's funding is capped at $35 million a year adjusted for inflation ($46.5 million in Fiscal
Year 2001/2002); if GOCO's share exceeds that amount, the remainder goes into the State Public
School Fund.
Great Outdoors Colorado (GOCO)
1600 Broadway, Suite 1650
Denver, Colorado 80202
(303). 863.7522
8.3.4. Colorado Office of Econonomic Development - Commuity Development

Block Grants (Administered through Weld County)

The Colorado Office of Economic Development (OED) allocates and administers federal CDBG funds
that are set aside for business finance projects. Loans, loan guarantees, equity investments or, under
special circumstances, grants may be available for projects that create or retain jobs principally for the
benefit of low/moderate income persons.
Colorado Office of Economic Development
1625 Broadway, Suite 1700
Denver, Colorado 80202
(303) 863.7522 Office
(303) 863.7522 Fax
8.3.5. Federal Brown Fields Grants

EPA’s Brownfields Program provides direct funding for brownfields assessment, cleanup, revolving
loans, and environmental job training. To facilitate the leveraging of public resources, EPA’s
Brownfields Program collaborates with other EPA programs, other federal partners, and state agencies
to identify and make available resources that can be used for brownfields activities. In addition to direct
brownfields funding, EPA also provides technical information on brownfields financing matters.
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US EPA
Office of Brownfields Cleanup and Redevelopment
Mail Code 5105 T
1200 Pennsylvania Ave. NW
Washington, DC 20460
Office of Brownfields Cleanup and Redevelopment:
(202) 566-2777
Fax: 202-566-2757
8.3.6. Federal Housing Grants and Programs

Housing and Urban Developments (HUD) Office of Departmental Grants Management and Oversight
(ODGMO) was established to develop a Department-wide perspective on grants management;
strengthen internal controls and enhance management integrity by separating the duties and
responsibilities of those establishing program policy from those selecting grantees; and, improve
management efficiencies by streamlining procedures, facilitating implementation of best practices from
other agencies, and improving internal controls. The ODGMO operates across Department Programs
and implements policies and procedures for the Secretary and the Deputy Secretary relating to grants.
HUD - Denver Regional Office
1670 Broadway, 23rd Floor
Denver, CO 80202
Office (303) 672-5440
Fax (303) 672-5004
8.3.7. Department of Justice “Weed and Seed” grant

Original Aurora Renewal (OAR) was successful in receiving a Department of Justice “Weed and Seed”
grant of 1 million dollars over a five year period. This grant makes specific areas of Original Aurora
eligible for technical assistance and a variety of community development resources.
Weed and Seed is designated to “weed out” crime and other negative elements in neighborhoods by
“seeding” communities with resources and services to improve the quality of life.
For more information on Weed and Seed grants please contact the Department of Justice directly or the
OAR program at:
Original Aurora Renewal (OAR)
9831 E. Colfax Ave.
Aurora, CO 80010
303.739.7928
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Planning your Multi-Use Trail13
Multi-use trails are popular amenities in any community. Unlike backcountry hiking trails or
designated bike routes, multi-use trails accommodate many types of users – including walkers, joggers,
bicyclists, people with disabilities, cross-country skiers, equestrians, and others – to share a trail
corridor collectively.
The linear corridors from which multi-use trails are formed are generally flat and frequently run along
rivers, streams and irrigation canals. Because of the continuous, linear nature of these corridors, they
link abundant resources to each other. These make ideal candidates for future trail systems. However,
liability concerns make many ditch companies reluctant to permit usage of ditch easements for public
access. Some communities have overcome this obstacle by extending the City’s liability coverage to
include trails along ditches and/or assisting ditch companies in fencing the ditch from the adjacent trail.

13

Trails for the Twenty-First Century – Planning, Design, and Management Manual for Multi-Use Trails

Dacono Comprehensive Plan

Page 102 of 102

Appendix C

COMPREHENSIVE
LAND USE PLAN
Dacono Comprehensive Plan

Appendix C

PLANNING AREA BOUNDARY
Dacono Comprehensive Plan

Appendix C

TOPOGRAPHY
Dacono Comprehensive Plan

Appendix C

GEOLOGICAL HAZARDS
Dacono Comprehensive Plan

Appendix C

FLOODPLAIN
Dacono Comprehensive Plan

Appendix C

PROPOSED DEVELOPMENTS
Dacono Comprehensive Plan

Appendix C

TRAILS
Dacono Comprehensive Plan

Appendix C

SCHOOL DISTRICTS
Dacono Comprehensive Plan

Appendix C

SANITARY SEWER DISTRICTS
Dacono Comprehensive Plan

Appendix C

MAJOR ELECTRICAL TRANSMISSION LINES
Dacono Comprehensive Plan
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Ensure safe
transportation
systems.
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Table 1: Goal /Objective
relationships

Utilize the
Comprehensive Plan
for all City land use
decisions
Create and sustain a
solid local economy
to provide
employment.
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OBJECTIVES
Create a new Town
Center that is mixed-use.
Promote a friendly
business atmosphere
Create business and
industrial parks for
business continuity.
Encourage business
diversity to establish a
solid economic base.
City to evaluate the costs
incurred with new
development
Create public education
campaign about benefits
of buying from local
merchants.
Identify City entries and
create welcoming
gateways into the City.
Adopt comprehensive
design standards for all
new development.
Execute code
enforcement for
businesses and
residential land uses.
Explore corridor
preservation for potential
light rail expansion.
Identify methods for
Dacono’s integration
into regional transport
system.

9
9

9
9

9

9

9

9

9

9

9

9

9

9

9

9

9

9

9

9
9
9

9

9

9

9

9

9

9

9
9

9

9

9

9

9

9

9

9

9

9

9

9

9

9

9
9

9

Assure the health,
safety and welfare of
citizens.

Encourage
integration of ethnic
diversities

Reduce/avoid traffic
congestion

Improved
‘liveability’ of the
city.

Ensure safe
transportation
systems.

Plan ahead for
affordable school
sites and adequate
recreation.

Set high aesthetic
standards for new
development.

Provide a variety of
housing types in
neighborhoods

Plan appropriate
residential densities
for future needs

Plan for attractive,
interconnected
neighborhoods.

Provide services for
citizens that meet
their present and
future needs.

Create a great first
impression at
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Ensure that new
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its own way)

GOALS

Table 1: Goal /Objective
relationships

Utilize the
Comprehensive Plan
for all City land use
decisions
Create and sustain a
solid local economy
to provide
employment.
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Explore outreach
methods to minority
groups.
Ensure effective
communication between
developers and the City.
Explore possible trails
along ditches and
irrigation canals.
Preserve the eastern
planning area for rural
lifestyles.
Support development
that serves the diverse
population of Dacono.
Develop a Parks and
Recreation MP that is
consistent with Comp.
Plan.
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