
INSTRUCTIONS TO PROSPECTIVE BUYERS FOR SUBMITTING PURCHASE 
PROPOSALS FOR THE LITTLE THOMPSON FARM 

 

 
Background and Description: Larimer County acquired the 211-acre Little Thompson Farm in 
2016 with the intent to protect and ensure conservation of the property in perpetuity.  The Little 
Thompson Farm is approximately 211 deeded acres and located along Highway 287, one mile 
south of the Town of Berthoud in Larimer County, as described in the legal description attached as 
Exhibit A and shown on the map attached as Exhibit B.  A summary of existing property infrastructure, 
to be included in the sale, is attached as Exhibit C. 
 
Water:  To accompany the sale of the farm, the County is also offering the following water 
portfolio, to be tied to the conservation easement: 80 units of Colorado-Big Thompson (C-BT) 
water that is subject to a water sharing agreement (see Exhibit D) for which the Buyer will be 
assigned the County’s interest, 20 units Dry Creek Lateral and 16 shares of Handy Ditch water. 
The conservation easement will encumber these water rights to ensure they are used to support the 
protection of the farm’s conservation values. 
 
Sale Process and Evaluation Criteria: The Little Thompson Farm will be sold subject to a 
conservation easement held by Larimer County. Or another qualified entity if the County so 
chooses. The conservation easement will effectively lower the purchase price, thereby helping a 
buyer acquire land and water at a reduced price in exchange for a commitment to conserve the 
property. Interested parties should complete the enclosed “Buyer’s Questionnaire” and submit 
their purchase proposals by mail or email anytime on or before December 15, 2022 to: 
 
Larimer County Engineering Department 
Attn: Justin Core 
200 W. Oak Street, Suite 3000 
P.O. Box 1190 
Fort Collins, CO 80522-1190 
jcore@larimer.org 
970-498-5710 

 
A prospective buyer will be selected to negotiate a purchase and sale agreement, conservation 
easement, and management plan for the farm. It is anticipated that a closing and possession of the 
property will occur in 2023. Larimer County reserves the right to reject any offer for purchase of 
the property in its sole and absolute discretion, including any offer that meets the terms and 
conditions of purchase stated in this proposal. 
 
Conservation Easement: A conservation easement, subject to final review and approval by the 
County Attorney and buyer (and/or buyer’s legal counsel), will be placed on the entire property. 
The conservation values to be protected by the conservation easement include, but are not limited 
to ecological, agricultural, cultural/historic and scenic values. These values will be protected by a 
set of reserved rights and prohibited uses that are defined in the conservation easement.  The 
conservation easement will also encumber the water rights described above to ensure they are 
utilized to protect the conservation values.  A copy of a form conservation easement prepared by 
the County is available upon request.  
 
The conservation easement will address the following issues, although specific terms will be 
negotiated in conjunction with execution of an Option or Agreement for Purchase and Sale: 
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 Activities such as ranching, farming, hunting, conservation activities and 
recreational uses are generally allowed. 

 Repair of existing buildings and construction of new buildings around the existing 
developed area on the property (to be described as a “Building Envelope” in the 
conservation easement) is allowed.  A second building envelope could be reserved. The 
County prefers to limit development to these areas, but we are willing to evaluate 
proposals for alternative building sites in other areas that do not negatively impact the 
conservation values of the farm. 

 Agricultural improvements such as fences, stock tanks and corrals may be constructed. 
 No partitioning or subdividing of the property is preferred; however, we will entertain 

proposals that allow for a single division of the property into two parcels. 
 Prohibited uses generally include development of buildings outside of designated building 

envelopes, industrial operations, wind farms and billboards or signs. 
 The County and/or a qualified conservation easement holder will have limited access to 

the property for monitoring of the conservation easement. 
 Surface mining will be prohibited. Oil and gas leasing on certain portions of the Ranch 

may be permitted, subject to the terms of the conservation easement and prior approval by 
Larimer County and/or a qualified conservation easement holder to minimize the impacts 
of such development. 

 Alteration, modification or destruction of springs, seeps and wetlands will be prohibited. 
 Other terms as appropriate, including restrictions on any activity that is detrimental to or 

inconsistent with the conservation values. 
 
The conservation easement may be accompanied by a management plan, developed by the buyer 
and Larimer County, to address certain property management goals. When implemented, 
management plans typically cover the following: 

 Plans for soil, water and habitat management to protect and enhance the conservation 
values of the property. 

 A description of the property health goals and an explanation of how the buyer 
intends to manage the farm to help accomplish these goals. 

 
Offers from prospective buyers should indicate whether these terms are acceptable, recognizing 
that further negotiations will be necessary to finalize the conservation easement terms. Our 
preference is to finalize terms of the conservation easement and management plan, on or before 
executing a purchase and sale agreement. 
 
Trail Easement:  The County or other entity as assigned, will retain the right to develop a 
trailhead parking area within a designated building envelope and a 10-foot wide public trail 
easement around the perimeter of the property that can be constructed and maintained at the 
County’s (or assignee’s) sole cost.  A copy of a form trail easement prepared by the County is 
available upon request. 
 
The final purchase price will be based on the appraised value of the land (with a conservation 
easement and trail easement in place) and value of the C-BT water (encumbered by the existing 
sharing agreement and tied to the conservation easement) and value of the Handy Ditch water (tied 
to the conservation easement).  An appraisal prepared by a qualified appraiser will be completed 
prior to closing to ensure that the County receives full fair market value for the sale of these 
interests.   
 
Site Visit: There will be an opportunity to visit the property on November 9th, 2022 at 9 am 
(weather permitting – the backup date for a visit should weather cause a cancellation is November 



17th at 9 am). Please limit your party size to two people. If you plan to attend the site visit, please 
RSVP by calling or emailing Justin Core by 5 pm on November 7th to receive information on 
meeting location, directions and time for the visit. 
 
Disclaimer: Offering subject to errors, omissions, prior sale, change or withdrawal without 
notice. All information provided by Larimer County or their representatives is intended only as 
general guidance and we cannot guarantee its accuracy. Prospective purchasers should 
independently verify all items of interest with their own sources and conduct their own due 
diligence. 
 
Sale Terms: 

 Cash at closing. 
 Earnest money deposit in the amount of $100,000.00 within five days of signing a 

purchase and sale agreement. 
 Closing within 120 days of signing a purchase and sale agreement. 
 Larimer County will provide standard coverage title insurance, closing fees will be split 

equally and other costs will be paid according to local custom. 
 The fee-simple land interest will be conveyed by Special Warranty Deed. 
 All land, buildings and infrastructure are being sold on an “AS IS, WHERE IS” basis 

without any representations or warranties. 
 Employees of Larimer County, and their close relatives, are prohibited from 

submitting proposals. 
 
Offers from prospective buyers should address each of the required sale terms in addition to the 
attached Buyers Questionnaire; further negotiations will be expected and necessary. 
 



BUYER QUESTIONNAIRE 
 

Please answer the following questions as part of your purchase proposal. 
 

1. Please include the name(s), phone number(s), email address(es) and address(es) for the 
individual(s) and/or companies interested in buying the property and associated water 
portfolio. 

 
2. The estimated range of value for the sale of the land and water described, subject to a 

conservation easement, is between $2.5M - $4M.  Please acknowledge that you are 
prepared and willing to pay the fair market appraised value for the land and water, to be 
determined, knowing the value lies within this range.  

 
3. Please address each of the required sale terms listed on Page 3. 

 
4. Please indicate if you intend to apply for a loan to purchase the property. 

 
5. Please indicate your level of understanding and comfort with the general conservation 

terms outlined.  Do you have any specific concerns or questions around the placement 
of a conservation easement on the land and water rights?  

 
6. Please indicate if you are willing to consider placing a conservation easement on other 

land that you own. 
 

7. Preference points will be given for certain types of ranching and farming activities 
including local food production, organic farming, sustainable grazing, etc.  Please 
indicate the types of land uses you intend to employ on this property.   
 

8. Preference points will be given to land use/management practices that include enhanced 
conservation outcomes and best practices around land management and 
herbicide/pesticide use, etc.  What additional conservation actions and opportunities will 
you employ on this property (for example, soil regenerative practices, wildlife friendly 
fencing, habitat improvements, water conservation measures, etc.)? 
 

9. Please describe if you have other water rights/shares that you intend to use on this 
property to meet your management goals. 

 
10. If you have past experience with conservation in your work, for example participating in 

conservation programs with local or federal agencies or placing a conservation easement 
on land you own, please describe those here.  

 
11. Is there anything else you'd like to add about your interest in this property or yourself? 

 
 

 



EXHIBIT A 
Legal Description 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



EXHIBIT B 
Map of the Property 

 
 
 



EXHIBIT C 
Little Thompson Farm Buildings & Infrastructure* 

 
 
 
 
 
 
 
 
 
 
Fences 
The fences on the property are delineated as follows: 
 Approximately 2 miles of perimeter barbed wire fences. 
 0 - miles of internal barbed wire fences. 
 0 - linear feet of corral fencing. (removed) 

 
There may be areas where perimeter fences do not follow legal boundaries,  

 
Water Systems and Deliveries 
• Irrigation water is delivered to the property via the Dry Creek Lateral from the turnout via a short earthen ditch. 

A Parshall flume for water measurement is installed in the earthen ditch just downstream of the turnout. The 
earthen ditch delivers water to a concrete splitter box located on the west side of the north field and then south 
via a concrete-lined lateral that runs along the west property boundary. In addition, water can also be conveyed 
to the north via an earthen ditch from the splitter box to flood irrigate the northeast corner of the north field.  A 
second concrete splitter box is located at the southern end of the concrete lateral, where water can either be 
conveyed through an underground pipe to a forebay and holding/settling pond or can be conveyed through 
surface pipe to fields on the southern part of the property. 

• Water conveyed via the underground pipeline is delivered first to a small forebay to allow some settlement and 
removal of sediment before water enters the holding pond and to help prevent sprinkler clogging in the center 
pivot. From the holding pond water is then pumped to the center pivot on the north field. While unlined, the 
holding pond has relatively low seepage rates because fine sediments accumulate in the bottom of the pond over 
time and reduce permeability of soils lining the pond. A diversion gate is also present at the southern end of the 
holding pond, but is not functional, and can be used to release water from the holding pond to irrigate the south 
field.  

• The Handy Ditch headgate is located on the south side of the Big Thompson River (in the SE ¼ SW ¼ of 
Section 3, T5N, R70W). The Dry Creek Lateral is unlined and is approximately 8 miles long. The property is 
the second to last head gate on the lateral, and the lateral runs along the north property boundary once it 
reaches the property. Seepage losses in the Handy Ditch and Dry Creek Lateral are an important consideration 
in determining the quantity of water that will be delivered to the farm. The seepage losses are assessed by the 
Company differently depending on the source of water and this rate is specified in the Company Bylaws. 

 
Water improvements on the property are described below: 

 The center pivot operates. Pumps and timers are located at the wells powered with electricity. 
 Holding pond with approximately 150,000 +/- gallon capacity impounded behind earthen embankments of 

compacted soil.  Diversion gate outlet and forebay for sediment settling. 
 0 - stock tanks 
 Approximately 1,430 feet of waterline or piping 

Residential Area 
Horse Barn (2,016 sq. ft.) c. 1907 
Corrals and loading chute (removed) 
Residence (1,064 sq. ft. + basement) c. 1948  
Brooder House (64 sq. ft.) c. 1944  
Chicken Coop (200 sq. ft.) c. 1907  
Beet shack (280 sq. ft.) and owned by Berthoud 
Historic Society c. 1910 
Loafing shed (720 sq. ft.)  c. 1907 
Traveler’s Grave c. 1860 with monument 
 

Agricultural Infrastructure 
2003 Center Pivot Sprinkler 
with “arm” or cornering 
machine (irrigates 148 ac. 
total) 
Holding pond with sediment 
forebay 

 
 

 



EXHIBIT D 
Agreement by and between the 
City and County of Broomfield 
and Larimer County, including 

associated Subcontracting 
Agreement for 80 C-BT Units 

 
(on following 50 pages.) 
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