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From your perspective as a community leader in Northern Colorado, what is your key 
takeaway from today’s session? 

● To hear from Hartford Homes the breakdown of how the "Wet Water" requirements 
by certain municipalities hamstring the builders. I found it interesting to hear that the 
amount of CBT shares is running out quickly. I'm wondering if one will have to buy a 
farm with senior water rights in order to have any growth... And even then, are 
municipalities going to be able to use the ag water?  

● I learned a lot from Patrick when he presented on the financial impacts of water 
policy.  I now have a much better understanding of why a cash in lieu policy is 
preferred by the development community.  

● Reflecting the fact that water is a finite resource, local water prices have increased 3 
fold or more in the last decade.  The C-BT project will soon be delivering all that it 
can for municipal use.  Now that the water required by a residence costs more than 
the raw land, developers are looking for more supply and questioning the amount of 
water required for a house.  By changing from the old “use it or lose it” for a single 
benefit mentality of traditional water law to cooperative alternative transfer methods, 
there appears to be some room to increase municipal supplies without ending 
agriculture.  As usage becomes more efficient, it looks like there is also some 
opportunity to reduce the requirements.  It is interesting that as the cost of water is 
being blamed for limiting housing affordability that the comparable cost of real estate 
transactions is not, yet the realty business is extremely inefficient in my experience. 

● One key takeaway was reinforced. Future water needs are based primarily on 
projected population growth, and yet projected population growth is based on access 
to more water. The prevailing assumption is that unlimited growth is the only way 
forward for economic prosperity and community well-being. With climate change and 
limits to our state and region’s carrying capacity, a compelling case needs to be 
made for a more sustainable economic model. The fact that 2/3 of our economic 
activity is based on consumer consumption is not sustainable. The FC Chamber 
presentation was extensive – lots of data and good information to help us make 
informed decisions. Here is some food for thought: economic and community 
development require innovative and smart collaboration; regional economic 
development occurs, and NoCo is top performer; FC MSA median wage is $18.87, 
$24.10 is median wage needed to afford 2-bedroom; oil and gas energy sector 
provides huge economic benefits – do we consider externalities such as future public 
health and environmental costs when calculating ROI? Factors underlying housing 
affordability are more complex than supply-demand. The increasing scarcity that 
impacts the price of water is one of the most significant cost-drivers that undermines 
housing affordability, and the Hartford Homes presentation drove this point home like 
a laser beam. There remains a serious disconnect between land/water use planning. 
With growth, water use is not linear – there are changes in demand patterns.  

● I really appreciated David May's look at the economic outlook for Northern CO. My 
firm does a very similar event in January so I look forward to comparing the two 
outlooks. My key takeaway was that a workforce shortage caused by an increasingly 
expensive cost of living could slow our economic growth. I had always assumed that 
because the workforce of the regional economy was bolstered by several universities 
and a diversity of industries this is was  driving our growth and not what could hold it 
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back.  This tied very well into Patrick's presentation on water and affordable housing. 
I'd really like to learn more about what can be done to reduce water usage, tap fees 
and the overall cost of development. Especially in the context of shifting to drought 
tolerant landscaping and low flow fixtures or other methods of documented 
decreases in consumptive use.  

● This session expanded the role water has in every aspect of our daily activities. 
David May's chamber presentation of city demographics and future growth of 
northern front range, reinforced the fact of undeveloped land's access to water will 
influence the direction of city size and limits. The Big Thompson River Master Plan, 
by Chris Carlson, defines the need to control water’s path and seasonal flow, if 
buildable land is to be increased and taken out of the flood plain. This plan also 
attempts to ease the destruction of flooding and improve the health of the river, which 
provides a better quality of water.  

● Water is expensive. It was pretty shocking to hear Patrick McMeekin say that the 
water rights to develop housing on an acre of land are five times as expensive as the 
land itself.  

● The cost of water tap acquisition/fee as a significant factor in establishing cost for 
homes and businesses.  Also as a person not engaged in real estate price setting, 
the breakdown of costs associated with developing raw land into new homes was 
interesting.  

● I thought it was another great session packed full of content. I would say that my 
biggest take away was from the presentation on “The Nexus Between Affordable 
Housing and the Price of Water”. It was incredibly helpful to see the economics of 
that business and the impact that the pricing of water has on an entire development 
project. It was meaningful to see all the pieces of the puzzle that go into the pricing of 
a house. I can see how this will be a challenge going forward based on the changes 
we have seen in the past few years – both in pricing, and in the process and 
requirements placed on the developers. 

● Many different drivers/components to economic development. Whether it is work 
force, transportation, housing (both availability and affordability), broadband, 
education, amenities, all plus many others are important to attract and to maintain 
quality employers and employees.  The “have” communities (such as water and 
housing) are at a distinct advantage over the “have nots”.   The challenges seem to 
be overwhelming for some of the smaller communities.   How some type of 
coordinated effort, much like the South Metro Water Supply Authority operates within 
a region may be a longer term type of solution.  The suppliers of the water can help 
accomplish a housing and affordability dilemma while both would need to work on 
viable transportation issues.  

● I am concerned about the ability to protect both our local economy, and our local 
climate/conservation goals.  It was interesting to hear from the Fort Collins Chamber 
of Commerce about economic development in Northern Colorado, however that 
organization has been hard for our company to work with due to their lack of support 
for environmental efforts.  Affordability is difficult for everyone in our community, from 
the small businesses that fight to thrive here, to their employees who work hard to 
live here.  The cost of doing business and life is greatly impacted by the cost of 
water.  The cost of water is not something the average business owner has any 
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control over.  At what point does the conversation switch to working on water & 
climate solutions together as a factor of business success?  How can our Chamber of 
Commerce (and City Leadership) lead positive messaging around the importance of 
this?  We need to start those conversations NOW to inspire creative solutions that 
are economically feasible for small businesses. 

● Today's focus reiterated the complexity of water concerns in Northern Colorado. 
Water isn't just an agriculture or environment issue, it affects daily business and 
development in equal measure which in turn impacts the individual consumer in ways 
they don't really comprehend.  

● My key takeaway from the December session was realizing the importance of water 
to the health of our northern Colorado economy on the one hand, but realizing the 
stresses that expensive and scarce water also has on the economy with 
(un)affordable housing prices.  

● My key takeaway was understanding how the adage, “water will flow uphill to money” 
really applies to home development in Northern Colorado.  With a unit of CBT now 
costing about $60,000, the economics of home development have changed 
dramatically over the last 20 years. It was startling to see Patrick McMeekin walk 
through the costs going into a typical small single-family home and realized that a 
developer will have about $160,000 sunk into land, utilities, water and fees, with the 
cost of water contributing about $35,000 of that pre-construction cost.  It helps to 
explain the popularity of Metro Districts as a method to cover those up-front costs 
without the need for developers to risk and finance huge sum.  

● One of my key takeaways from this months meeting was wondering if the permit fees 
and fees imposed by municipalities to build a new home prevent new growth due to a 
lack of profit per home or will the costs of homes just continue to rise so home 
builders will still be able to keep their same profit margin per house. 

 
What questions do you have based on what you heard from today’s speakers and 
group discussion? 

● Can a municipality buy a farm that has ag water rights and turn them into municipal 
water rights? If you are able to adjudicate the water to be used by municipalities, 
does your seniority in those rights become junior?  

● Our projected population is 10M people by 2036—it really does beg the question of 
where the water is going to come from. NISP will certainly help, but I’m not certain 
where the next large water project will come from and suspect that in the end, water 
will be a limiting factor in this population growth projection.  

● My biggest concern is that local leaders will not accept that water availability and 
quality set the size to which Northern Colorado can grow and that they will try, to the 
detriment of our economy and quality of life, to use public policy to resist the 
inexorable market forces that are establishing that limit.  As Mr. May expressed 
concern about the quality and reliability of electric power as we transition to 
renewable generation, where is the corresponding concern about the reliability of 
using the last excess water in our rivers and about the quality of reusing water more 
intensely to enable more growth?  Where is the discussion on what NoCo should look 
like as it reaches this limit and how to get there in a smooth and balanced fashion? 
How will we avoid adding water customers that the next prolonged drought will show 
that we really couldn’t supply?  In an increasingly energy-constrained economy, 
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where is the clean energy going to come from to perform the more elaborate 
treatment and additional pumping that water reuse entails?  

● Can we learn more about specific practices related to demand management and 
conservation? Which city/town is doing what and can we somehow regionalize best 
practices?; Can we learn more about specific smart/responsible growth and land 
use/water use practices that emphasize; water conservation and efficiency? How can 
we use tiered water-fee structures to encourage smaller square footage homes with a 
smaller carbon footprint?; Does the State Demographer use different population 
growth rates based on factors that could influence growth rates and patterns in the 
future?; How do we scale up water sharing/alternative transfer management 
agreements in northern Colorado and implement partnerships such as the WISE 
Partnership?; Is the size of Glade Reservoir related to a particular population growth 
model for the 13 entities that will directly benefit from the Poudre River water?; Are 
there water quality technologies available to allow water to flow downstream in the 
Big Thompson and Poudre Rivers that can be used for drinking water?  

● I'd like to know more about the relationship of water, metro districts and development 
costs. With the average home prices in Fort Collins now well over $425,000 we need 
to find new ways to cover infrastructure costs in order to make home ownership 
attainable for everyone in the community. Patrick's explanation of developments 
using "wet water" vs "Cash in lieu"  to bring water to a project certainly shed light on 
the process of bringing new neighborhoods to market. I'd like to know what can be 
done both on the developer's end and through policy changes to bring down or slow 
the increase of home prices along the Northern Front Range. 

● The most important one, how can we increase supply with a dwindling source of new 
waters. Is modifying prior adjudications, to allow for reuse and return flows 
efficiencies, in using captured water to its full potential, or rely on conservation to 
provide for future needs with dwindling sources for water?  Will the supply/ demand 
equation naturally solve the regional growth and influx of business?  With 310,000 
units of CBT water in use on the front range, only decreed for a single use before 
returning to flow basin, a multiplier effect could be created for available supply, if 
allowed to reuse?  Would allowing return augmentation to occur at different locations 
on a river basin  provide a healthier river flow and greater use of captured water? 
Does relying on supply/demand theory to solve part of problem, knowing what 
happens to a community, e.g. Boulder housing, just delay the out come? What 
combination of cities, agricultural design, and market forces will change the future 
look of the front range growth, knowing the dwindling supply of water to be further 
reduced by a warming climate and changes in weather patterns from the previous 
one hundred and seventy years, from which water policy has evolved. How will 
outside demands,e.g Western states water compact, affect the outcome?  

● I would like to have a group discussion on Patrick McMeekin's premise that the 
municipalities are over-dedicating the amount of water needed for each home. I was 
wondering what folks were thinking about that.  

● While it seems to becoming more consistent, the variety of ways in which 
communities set tap fees and water rates seems to vary widely, in a geographic area 
in which we share commerce driven activities, residents, jobs, shopping etc.  Is the 
disparity in setting treated water costs in individual areas a factor in driving up costs 
regionally?  If so, with anticipated limits on water as population grows will housing 
costs increase even faster driving cost of living beyond the reach of workers and 
residents inNE Colorado?  I have two daughters both with Master’s degrees working 
as teachers and while they are absolutely devoted to their career and students, with 
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their current pay structure they can barely afford a one bedroom apartment and have 
no hope of ever owning their own home.  

● I thought that the presentation from Chris Carlson about the Big Thompson River 
Corridor Master Plan was fascinating. It is quite alarming to hear fragile some of our 
water systems are and how close we were to losing the water supply to that region 
during the 2013 flood. I am impressed with the scope of the Big Thompson master 
plan, and all the varied purposes it intends to serve. I would be curious about what 
master plans (if any) that the other northern Colorado communities have in place or 
are working on.  

● What type of understanding or IGAs have local communities, not just the chambers, 
but economic development organizations, like Upstate Colorado, and governments 
done or have plans for economic development for the Northern Colorado done 
together? Sharing revenues as well as spreading the expenses among the 
stakeholders seems like a “long shot”, but maybe something to discuss for long term 
planning benefits. 

● Is it the scarcity of C-BT shares left on the market the factor driving up the price? ;  
● Why is every city so different for developers to navigate water planning, specifically 

whether a city requires a developer to bring water vs. just cash in-lieu?  Does it vary 
based on whether the city has secured enough water itself or not?  Are dedication 
decisions set by the water providers or the municipalities?; Patrick McMeekin 
mentioned that based on “dedication requirements by water utility providers, it looks 
like we are dedicating 40% more water than new houses actually use.”  Where does 
that 40% surplus go?  

● Reflecting on Patrick's presentation, I have a follow up question. He talked about how 
Hartford Homes won't start a project unless a comprehensive water plan is in place. It 
seems there are other developers who don't follow that same best practice to the 
letter. With the varied policies across municipalities and counties, it appears to be a 
difficult proposition to reign in the less responsible builders. With less and less water 
for sale, I hope that the regulations on residential housing will begin to reflect the 
supply.  

● Questions I have based on our speakers was do we have the pool of talent to replace 
the older retiring workers with younger, less experienced employees who may find it 
more difficult to afford housing in Northern Colorado with the new housing prices so 
impacted by the increasing costs of water.  I also am very concerned about our 
economy in Northern Colorado with the impact of SB19-181.   How are we 
addressing the potential enormous impact of this attitude and policy of our state 
government which could very possibly derail our healthy economy in Northern 
Colorado?  The negative ripple effect could be truly mind boggling!  

● How will the lack of availability of affordable water change the number and types of 
homes and businesses that are being built?; How can communities be encouraged to 
provide cash-in-lieu water?; Are there other mechanisms besides metro districts that 
can assist with the financing of up-front housing and water costs?; How can 
communities collaborate on the calculation of the water that should be dedicated for 
various types and sizes of development?; I’d like to learn more about “alternative 
transfer methods” and how they can help provide raw water without requiring a buy 
and dry approach. 

● Based on our discussion my biggest question would be that even though CBT shares 
now cost around 60k per share wouldn't it still be cost advantageous or be technically 
worth more in the future to go ahead and still buy shares on the open market now at 
that price since it’s a finite resource and more shares won't be as readily available in 
the future?  
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What did you learn today that encouraged you, discouraged you, or captured your 
attention to the extent that you could see yourself engaging in it further?  

● Seeing that Loveland has a plant that gives them room for growth, having not one 
source of water but two. And soon to be three... It's really encouraging to see a 
model that looks to be run the way it is supposed to be run. I'm very discouraged to 
look at our own town and know we have only one supply, and it's very expensive at 
this point. Reason being, it's based on the value of CBT units. We need to have 
redundant water supplies like Loveland, Fort Collins and Greeley.  

● I’d like to continue to explore alternative transfer methods.  Buy and dry is 
unsustainable and certainly isn’t in the best interest of the macro-economy of NOCO. 
As leaders, we need to discuss other methods of meeting our needs that don’t come 
through the lens of winner take all/damn the consequences. 

● This class further motivates me to assure that my water district continues to improve 
how it sets its water resource requirements by more accurately modeling and 
assigning the irrigation and domestic water usage of a property.  It continues to 
motivate me to look for ways that my district could provide non potable irrigation 
water perhaps to reuse treated wastewater.  The last two classes have rekindled my 
interest in using greywater in my own home, which I almost constructed with separate 
grey and black water drain lines. 

● I am encouraged that we have access to good data and facts to help inform our 
decision-making and that we have a good track record of problem solving and 
regional collaboration. I am discouraged that we remain grounded in old paradigms. 
2020 will be a critical year on many fronts, and I will be fully engaged in these water 
matters. 

● I moved to Northern CO soon after the flooding that ravaged the Big Thompson but 
have since worked with Trout Unlimited and the Big Thompson Watershed Coalition 
on a number of restoration projects both in Loveland and The Big T Canyon. I 
enjoyed Chris Carlson's presentation on the City's continued improvements to 
reconnect the river with it's natural floodplain while also working to protect 
infrastructure and homes in Loveland. I can say with certainty that I will continue to 
volunteer and support this type of work in both the Thompson and Poudre basins as 
long as I live in Larimer County. It has brought me immense joy and fulfillment to see 
other members of the community coming together to protect our rivers and 
watersheds. 

● The numbers from Patrick Mcmeekin's presentation of housing subdivision growth is 
paramount on water usage requirements per dwelling, then land costs, when creating 
cost-benefit analysis. The need for cities to change this percentage, as conservation 
increases, will determine destiny and unit costs in future buildout of the housing 
market.  By modifying use rates, higher density and more affordable living units can 
be built, allowing cities to plan for cost efficient delivery of water.  

● I was talking to a friend of mine about the high price of water and how it affects the 
affordability of homes in Northern Colorado. After some back-and-forth, she said 
maybe homes are actually being priced right - as in since water is so expensive, 
maybe the cost of living has to reflect that. I wonder what others think about that. Is 
that the end of the story or are there ways to keep the cost of living down and keep 
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homes affordable? Can we make economy homes, smaller homes? What impact can 
governments have?  

● While the Weld-Larimer region is an interconnected community where people travel 
regionally for work, shopping and a place to live our communities compete for 
business perhaps at the expense of our neighbors. This current plan creates demand 
for more roads, more trips, increased use of fossil fuel, perhaps redundant 
government operations and infrastructure with water availability perhaps one of the 
prime drivers in how and where development will continue to focus. It seems that 
communities are and do compete for new business and residents. With the issues we 
have developing from crowding and limited water does it make sense to work more 
regionally to place business, residential and industrial growth in proximity to cut down 
the miles we travel, the roads we need, the emissions our vehicles produce, and to 
develop more efficient regional methods of utilizing water and other natural resources 
in being the best possible stewards of our corner of this world?  

● I would like to continue to explore the concept of ATM’s and other creative ways that 
various industries/users can look at working together in the future. It will take creative 
partnerships to meet the future water needs in our region.  

● I am impressed that given the amount of service (customers) water providers have 
and the long term planning infrastructure, maintenance and growth, how few 
personnel is needed to run the actual facilities keeping in mind backup plans as well 
as redundancy.  

● I think it is fascinating to see the cost breakdown of a single family home in 
construction. It really puts into perspective the cost of water at the development scale 
and what contributes to housing “affordability.”  I repeat these stats anytime I get a 
chance to educate homeowners and friends on how their home price is impacted by 
water. This should be an educational piece that is available to all community 
members.  I would be really interested in seeing a model that shows what the water 
requirements are for a multi-family unit.; Several years ago there was a presentation 
in Loveland, hosted by the Community Foundation of Northern Colorado, where an 
Urban Land Institute professional spoke about the significance of activating and 
honoring the river corridor through a city as a way to stimulate economic vitality. I 
wish I could remember the speaker’s name, but I will never forget his message. Both 
the Big Thompson Master Plan and the Poudre River Master Plan will be significant 
projects for our Northern Colorado communities. As our Colorado watersheds face 
more drought and uncertainty with climate change, often times the best place to 
protect our water will be high in the mountains yet far from where the majority of us 
live.  In a world of competing priorities for our time and attention, why would the 
majority of our population care about protecting these watersheds if they are not able 
to experience its benefit themselves. These urban river corridors will be so important 
to secure now.  I have been familiar with the Poudre River Master Plan in Fort 
Collins, and have helped raise awareness and fundraising for the project.  I was 
excited to hear that Loveland also was working on a similar plan for the Big 
Thompson.  

● I was really intrigued by the tour of Loveland's water treatment facility with Chris 
Giesting. I found every aspect of that tour interesting and informative. Given the 
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security of the area, it is unlikely I could engage further but I'm happy to have the 
knowledge and share what I can with others.  

● I really enjoyed the Big Thompson River Corridor Master Plan, especially after having 
experienced the flood through Loveland. I am fascinated by all the input they 
received (especially making themselves so available in creative ways) and appreciate 
the all encompassing decisions they have made. I will be watching this Master Plan 
unfold with greater interest!  I also was fascinated by the Loveland Water Treatment 
Plant tour.  We should all be so lucky as to have an employee who enjoys his job as 
much as our plant manager does!  Loveland is also extremely fortunate to have the 
two sources from which to draw water. I would take others on that tour.  

● It’s discouraging to learn that such a small number of CBT units remain available for 
further development. It’s encouraging to know that conservation and efficiency 
measures can continue to decrease water demand/capita and make our water supply 
stretch further. I’m intrigued about ways to better calculate the amount of raw water 
necessary per home.  

● One of the things that intrigued me based on our conversation and if possible that I’d 
sure like to discuss more would be regarding Alternative Transfer Methods (ATM’s) 
and how they can create “new supplies of water” for municipal use. With 
municipalities scrambling to secure enough water based on their specific levels of 
growth this may be just one of many options that may prove wise to enact sooner 
than later.  

 

8 


