TOWN OF ERI E 645 Holbrook Street

Erie, CO 80516

Meeting Agenda

Planning Commission

Wednesday, January 7, 2026 6:30 PM Council Chambers

In Person Meeting
To View Meeting Virtually on Zoom: https://bit.ly/7Jan26PCMtg
To Sign Up for Public Comment: www.erieco.gov/PublicComment

. CALL TO ORDER & PLEDGE OF ALLEGIANCE TO FLAG

6:30 p.m.

Il. ROLL CALL
lll. APPROVAL OF THE AGENDA

IV. APPROVAL OF MINUTES

2026-37 Approval of the November 19, 2025 Planning Commission Meeting
Minutes
Attachments: Nov. 19, 2025 Planning Commission Meeting Minutes

V. PUBLIC COMMENTS

6:35p.m. - 6:45 p.m.

(This agenda item provides the public an opportunity to discuss items other than items
that are on the agenda. The Planning Commission is not prepared to decide on matters
brought up at this time, but if warranted, will place them on a future agenda.)

VI. GENERAL BUSINESS
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Planning Commission Meeting Agenda January 7, 2026

2026-1 PUBLIC HEARING: A Resolution of the Planning Commission of the Town
of Erie Recommending Approval of the Canyon Creek Planned
Development Amendment No. 11

Attachments: Staff Presentation

Staff Report

Applicant Presentation

Application and Narrative

Proposed PD Amendment

Additional Application Materials

DRT Comments

Neighborhood Meeting Notice and Summary

Public Hearing Notices

PC Resolution P26-1

Public Comments Received as of 12222025
6:45p.m. -7:15 p.m.

VIl. STAFF REPORTS
7:15 p.m. - 7:25 p.m.

(This agenda items is reserved for specific items from Staff requiring Commission
direction or just relaying important information.)

Vill. COMMISSIONER REPORTS AND DISCUSSION ITEMS
7:25 p.m. - 7:40 p.m.

(This agenda item is for all Planning Commission reports and items of information as well
as Commission discussion items, not listed on the agenda.)

IX. ADJOURNMENT

7:40 p.m.
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TOWN OF ERIE e, 0080816

Planning Commission

Board Meeting Date: 1/7/2026

File #: 2026-37, Version: 1

SUBJECT:
Approval of the November 19, 2025 Planning Commission Meeting Minutes

DEPARTMENT: Planning & Development

PRESENTER(S): Melinda Helmer, Secretary

TIME ESTIMATE: 0 minutes

For time estimate: please put 0 for Consent items.

FISCAL SUMMARY:
N/A

POLICY ISSUES:
The minutes are provided for Commission verification and approval to confirm the accuracy of
recorded decisions and discussions.

STAFF RECOMMENDATION:
Staff recommends approval of the Nov. 19, 2025 Planning Commission Meeting Minutes

SUMMARY/KEY POINTS
The minutes are provided for Commission verification and approval to confirm the accuracy of
recorded decisions and discussions.

BACKGROUND OF SUBJECT MATTER:
N/A

ATTACHMENT(S):
1. Nov. 19, 2025 Planning Commission Meeting Minutes
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TOWN OF ERIE

645 Holbrook Street
Erie, CO 80516

Meeting Minutes

Wednesday, November 19, 2025
6:30 PM

Link to Watch or Comment Virtually: https://bit.ly/19Nov25PCMtg

Council Chambers

Planning Commission




Planning Commission Meeting Minutes November 19, 2025

. CALL TO ORDER & PLEDGE OF ALLEGIANCE TO FLAG

Chair Hemphill called the November 19, 2025 Planning Commission Meeting to
order at 6:30pm.

Il. ROLL CALL

Roll Call:
Commissioner Booth - present
Commissioner Burns - present
Commissioner Dreckman - present
Commissioner Sawusch - present
Commissioner Baham - absent
Vice Chair Braudes - present
Chair Hemphill - present

A quorum was present.

lll. APPROVAL OF THE AGENDA

Commissioner Booth moved to approve the agenda of the November 19, 2025
Planning Commission Meeting. The motion, seconded by Commissioner
Dreckman, carried with all present voting in favor thereof.

IV. APPROVAL OF MINUTES

25-634 Approval of the November 5, 2025 Planning Commission Meeting Minutes

Attachments: November 5, 2025 Planning Commission Meeting Minutes

Commissioner Booth moved to approve the Meeting Minutes of the November 5,
2025 Planning Commission Meeting. The motion, seconded by Commissioner
Burns, carried with all present voting in favor thereof.

V. PUBLIC COMMENTS

No public comments were taken.
VIl. GENERAL BUSINESS
25-604 PUBLIC HEARING: Resolutions of the Planning Commission

Recommending Approval of a Site Plan and Special Review Use for the
Erie Police Department Station Expansion with a Condition
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Planning Commission

Meeting Minutes November 19, 2025

Attachments:

Staff Report

Staff Presentation

Proposed Site Plan

Applicant Presentation

Application and Narrative

Additional Application Materials 1

Additional Application Materials 2

DRT Comments

Neighborhood Meeting Notice and Summary

PC Public Notice
PC Resolution P25-15 SRU
PC Resolution P25-16 Site Plan

Chair Hemphill announced Agenda Item 25-604: Public Hearing - Resolutions of
the Planning Commission Recommending Approval of a Site Plan and Special
Review Use for the Erie Police Department Station Expansion with a Condition.

Chair Hemplhill clarified that there will be two votes for this item - one for the
Special Review Use and one for the Site Plan.

Chair Hemphill opened the Public Hearing for this agenda item at 6:33pm.

Harry Brennan, Senior Planner presented this agenda item to the Commission,
outlining the review process and next steps. Following the presentation, Mr.
Brennan confirmed that all noticing requirements were met, a neighborhood
meeting was held, and staff recommends that the Planning Commission forward
the Site Plan and Special Review Use to Town Council for consideration.

Chad Alexander, Facilities Manager was present at the meeting and provided
additional information to the Commission regarding the proposed expansion of
the Police Department. As the town continues to grow, the expansion is
necessary to maintain a high level of service to the community and to position
the department for future growth. The existing building was originally designed
to accommodate 50 officers and lacks sufficient space for long-term expansion.

Mr. Alexander outlined the two phases of construction and the anticipated
timelines, noting that Phase Il is expected to be completed in 2027.

Lee Mathis, Chief of Police provided additional background information on the
need for the expansion, noting that increases in population, calls for service, and
crime reports have driven demand. He also stated that growth in civilian staff has
further intensified the need for additional space.

Elvin Santiago, D2C Architects provided additional information on the proposed
design for the Police Department expansion, with consideration given to how
department staff interact with and engage the public. In recognition of the
adjacent residential properties, the design incorporates walking paths,
landscaping, and appropriate screening and fencing to provide effective
buffering.
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Planning Commission Meeting Minutes November 19, 2025

At 6:58pm, Chair Hemphill asked whether anyone had signed up online or in
person to provide public comment on this agenda item. There were no
individuals present or online to offer public comment.

At 6:59pm, Chair Hemphill brought it back to the Commission for comments and
questions. Some comments and questions included the following:

- Will this expansion take us to full build out?

- Do parking minimums include employee parking?

- What is the proposed fencing material around parking lot?

- Fencing in Section 10-6-4 of the UDC states allowances for 4 ft. fencing around
parking lots and if there's outdoor storage, we allow 6ft. to 8 ft. but the fencing
cannot be metal. How are we doing a 6 ft. fence - is this part of the application?
- Confirmation: Is the Special Review Use application requesting to allow for
deviation away from the fence code requirements?

- There were many geotechnical issues when this building was built - what was
seen in the past, and what had to be done to build the building of this size?

- This expansion will have a similar way of construction based on the previous
soils condition?

- How many public events are held per year?

- Out 159 total proposed parking spaces, how many are public parking? Will this
be enough for the events that are held each year?

- With phased construction, is there going to be sufficient parking during
construction while parking is being re-done?

- It's important to consider the phasing of construction with limited parking.

- Is there a reason for the retaining walls on the south side of the property? Are
we creating a significant grade difference?

- What is the proposed area in the front where it's pink on the 'Site Plan" slide?
- Is the hardscape going to be porous? Will the detention pond change?

- Can you explain the gravel road going to the detention area?

- Bike parking: Are there code minimums? What was the logic behind the
number of spaces?

- Enclosed parking: Is it being expanded?

- Is the renovation of the existing building being considered with this
construction?

- Did we receive a geotechnical for subsidence and undermining? That was
going to a depth of no more than 35 feet, correct?

- There is significant undermining in that area.

- In the way of size of the building, there is a large concern regarding the
significant undermining. Has any historical information been reviewed, have we
looked at any borings where the expansion is intended to go?

- Had the borings been looked at with the original building construction?

- Immediately to the south there is extensive coal mining in this area.

- Has there been any consideration to complete any borings in this area to verify
that a 2 story building of this length can be situated here.

- Regarding the original building: Would CGS had looked at the reports for what
was proposed at that time?

- Is the intent to have the building extension on piers?

- Concerned about the settling/underground conditions.

- Is the recommendation for the piers to be drilled to a depth of 40 feet? Are we
expecting to extend the piers beyond the soil layer and drill into the bedrock?

- The southern pedestrian path near the entrance - is it currently concrete or a
gravel path?

- Is there a connection from County Line to the south of the station?

- The balance of the enclosed parking vs. public parking - is the parking going to
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Planning Commission Meeting Minutes November 19, 2025

be adequate for the public?
- Neighborhood Meeting: Were there any community attendants? What was
some of the feedback or comments that came from that meeting?

Chair Hemphill closed the Public Hearing at 7:35pm and opened it up for
Commissioner deliberation.

The current building hosts multiple events and has reached its maximum
capacity, creating a strong need for the proposed expansion. The project must
remain compatible with surrounding uses and comply with development code
requirements. Fencing is addressed as part of the Special Review Use. It was
recommended that staff and the applicant also review other applications
immediately to the south to confirm whether they fall outside the mining area
and to verify applicable requirements. No issues were identified with approving
the application.

Commissioner Burns moved to approve Resolution P25-15, a Resolution of the
Planning Commission of the Town of Erie recommending that the Town Council
approve the Erie Police Department expansion Special Review Use with a
condition. The condition being the applicant shall make all necessary technical
corrections and update all application materials prior to the Town Council
hearing as directed by Town Staff.

The motion, seconded by Commissioner Dreckman, carried with all those present
voting in favor thereof.

Chair Hemphill noted that the motion (for Resolution P25-15) passes unanimously.

Commissioner Burns moved to approve Resolution P25-16, a Resolution of the
Planning Commission of the Town of Erie recommending that the Town Council
approve the Erie Police Department expansion Site Plan with a condition. The
condition being the applicant shall make all necessary technical corrections and
update all application materials prior to the Town Council hearing as directed by
Town Staff.

The motion, seconded by Commissioner Dreckman, carried with all those present
voting in favor thereof.

Chair Hemphill noted that the motion (for Resolution P25-16) passes unanimously.

25-611 A Resolution of the Planning Commission of the Town of Erie
Recommending that the Town Council Adopt an Ordinance Amending Title
10, Chapter 13 of the Erie Municipal Code for the Installation of Wireless
Communication Facilities within the Town
Attachments: Presentation

Resolution P25-14
Exhibit A - Draft Ordinance
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Planning Commission Meeting Minutes November 19, 2025

Chair Hemphill announced Agenda Item 25-611, a Resolution of the Planning
Commission of the Town of Erie Recommending that the Town Council Adopt an
Ordinance Amending Title 10, Chapter 13 of the Erie Municipal Code for the
Installation of Wireless Communication Facilities within the Town.

Chair Hemphill opened the public hearing at 7:40pm.

Deborah Bachelder, Deputy Director of the Planning & Development Department
presented the Unified Development Code (UDC) updates related to Wireless
Communication Facilities, prompted by the adoption of House Bill 25-1056. The
legislation amends definitions for Wireless Communication Facilities, establishes
deemed approval for failure to act on an application within specified timelines,
and prohibits municipalities from issuing permits for Eligible Facilities Requests
(EFRs) unless related to building code or safety requirements.

Mrs. Bachelder met with the town attorney who specializes in Wireless
Communication Facilities. Their recommendations included clarifying review
timelines by application type, adding tolling provisions, addressing approval of
applications that exceed statutory time frames, and incorporating permit
requirements to ensure compliance with building code, engineering standards,
and public safety. The proposed amendments include minor adjustments to
existing review timelines.

Mrs. Bachelder also presented information comparing current and revised review
times for Wireless Communication permits. She added that House Bill 25-1056
takes effect on January 1, 2026.

The proposed amendments meet the approval criteria by promoting public
health, safety, and general welfare; remaining consistent with the
Comprehensive Master Plan and the stated purposes of the UDC; and responding
to changing legal and regulatory conditions. Staff recommends approval of the
resolution to ensure compliance with the adopted state legislation.

At 7:49pm, Chair Hemphill brought it back to the Commission for questions and
comments. Some questions and comments included the following:

- Who determines tolling of an application?

- In the proposed ordinance it talks about tolling, is there value in adding a
definition of what tolling is?

- How many Wireless Communication applications are applied for?

- Have we had any issues with timing in the past?

- How is a small cell facility defined?

Chair Hemphill would add a condition that we add the definition of tolling to the
municipal code.

Chair Hemphill moved to approve with conditions Resolution P25-14, a
Resolution of the Planning Commission of the Town of Erie Recommending that
the Town Council Adopt an Ordinance Amending Title 10, Chapter 13 of the Erie
Municipal Code for the Installation of Wireless Communication Facilities within
the Town. The condition being adding a definition of "tolling"” to 10-13-2 of the
municipal code.

The motion, seconded by Vice Chair Braudes, carried with all present voting in
favor thereof.
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Planning Commission

Meeting Minutes November 19, 2025

VII. STAFF REPORTS

Chair Hemphill noted that the motion passes unanimously.

Deborah Bachelder noted that the Commission's next meeting is December 3,
2025 with no items on the agenda and would request the Commission consider
canceling the meeting.

Mrs. Bachelder noted that the December 17, 2025 and the January 7, 2025
Planning Commission meetings have tentative agenda items - to include another
UDC update and potentially a preliminary plat.

Chair Hemphill approved of the December 3, 2025 meeting cancellation and will
stay updated on the December 17, 2025 meeting date.

VIIl. COMMISSIONER REPORTS AND DISCUSSION ITEMS

IX. ADJOURNMENT

Commissioner Sawusch wanted to wish everyone in the room and those
watching a happy and joyful Thanksgiving.

Chair Hemplhill also had Thanksgiving on his list.

Commissioner Booth moved to adjourn the November 19, 2025 Planning
Commission meeting. The motion, seconded by Commissioner Dreckman,
carried with all those present voting in favor thereof.

Chair Hemphill adjourned the November 19, 2025 Planning Commission meeting
at 7:59pm.
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Planning Commission

Board Meeting Date: 1/7/2026

File #: 2026-1, Version: 1

SUBJECT:
PUBLIC HEARING: A Resolution of the Planning Commission of the Town of Erie Recommending
Approval of the Canyon Creek Planned Development Amendment No. 11

DEPARTMENT: Planning & Development
PRESENTER(S): Harry Brennan, Senior Planner
TIME ESTIMATE: 30 minutes

POLICY ISSUES:
The Planning Commission has the authority to review zoning changes including Planned
Development (PD) Amendments and to make a recommendation to Town Council.

STAFF RECOMMENDATION:

Staff find the Canyon Creek Planned Development (PD) Amendment No. 11 complies with the
Planned Development Approval Criteria and recommend Planning Commission approve the resolution
recommending approval to Town Council.

SUMMARY AND BACKGROUND OF SUBJECT MATTER:

This PD Amendment would replace the existing residential use designation with a commercial
designation and a new list of permitted commercial uses. The applicant’s stated intent is to provide
neighborhood-scale commercial development on this small 1.8-acre site.

The next steps for development of the subject site will include Site Plan(s) and Minor Subdivision Plat
(s) applications. Future Site Plan applications may be administratively reviewed or reviewed by
Planning Commission, depending on building square footage. The future Minor Subdivision Plat
applications and Development Agreement(s) will be reviewed by staff with final acceptance by the
Town Council.

ATTACHMENT(S):
1. Staff Presentation
2. Staff Report
3. Application Presentation
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File #: 2026-1, Version: 1

Application and Narrative

Proposed PD Amendment

Additional Application Materials

DRT Comments

Neighborhood Meeting Notice and Summary
. Public Hearing Notices

10.PC Resolution P25-17

11. Public Comment Received as of 12/22/25

© 0N ;S
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ERIE

S COLORADO

Canyon Creek Planned Development
Amendment No. 11

Planning Commission
Harry Brennan, Senior Planner

January 7, 2026

13



e ? .‘;"’_ P 175
s Ve Y
e I ¥

TOWNOF Request

Review of Planned Development Amendment
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e EXxisting Zoning: Canyon Creek PD Amendment No. 11

« EXisting Use: Undeveloped
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Location

Southeast corner
of Erie Parkway
and Meller Street
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Comprehensive Plan

o C.1.4 Activity Centers: Ensure each neighborhood includes an
activity center for its residents.

« Design activity centers to include a mix of commercial development,
parks, open space, and other community facilities, where appropriate,
to serve the needs of neighborhood residents. Larger, commercially-
oriented activity centers may serve more than one neighborhood.

« Evaluate integrating small-scale retail uses into existing single use
neighborhoods to help reinforce availability of services and amenities.

« E.1.2. Encourage infill development and adaptive reuse of
existing structures and properties.

o E.3.3 Cultivate a mix of local, unique, and creative businesses.

20



Location

MELLER ST,
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Uses

Under the EXISTING PD
Daycare
Medium Density Residential

Proposed PD Amendment -

Allowed Uses for the Site Under the PROPOSED PD

Daycare
Retail
General Commercial & Business

Food & Beverage
Other commercial uses allowed in the CC zone district in the UDC except

those specifically prohibited (see below):
Prohibited Uses in this Area: Animal clinic/hospital, auto repair heavy or
light, bingo parlor, building material sales, carwash, cemetery,
crematorium, funeral home, golf course/driving range, light industrial,
kennel or animal daycare, mortuary, gas station, restaurant with drive-
through, stadium.
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Proposed PD Amendment -

Standards
Development Standards in PROPOSED PD
Front Yard Side Yard Rear Side or Rear When Building Height
7o To Interior ~ Along Yard Abutting a R_es@enhal
Garage Bldg. Lot  Street Zone District
NJA- Omin Omin 0 min 20’ min 20’ min 35’ max

The PD Amendment also stipulates that commercial development will be
required to meet the applicable commercial design standards in the UDC that
address site layout, building orientation, building materials, parking,
architecture, and landscaping.

13

25



T

e M'~
OWN

OF ERIE
1874

Overview

v" Background
v" Proposal

e Decision

26

14



Approval Criteria ubcsection
10.7.20.C.2.

a. The PD district zoning is generally consistent with the purpose of the
PD zone district as set forth in UDC sections 10-2-5 and 10-7-6.

b. The modification to the UDC regulations is based on creative and
Innovative design and amenities incorporated in the PD zone district
that could not otherwise be achieved through other standard zone
districts or through another modification processes such as
alternative equivalent compliance in UDC subsection 10-6-1 C.

c. The PD zone district will promote the public health, safety, and
general welfare.

27
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Approval Criteria

d. The PD zone district is generally consistent with the town's
comprehensive plan; transportation master plan; parks,
recreation, open space, and trails master plan, and other
pertinent town plan and policy documents.

e. Adequate and sufficient public safety, utility facilities and
services, recreation facilities, parks, open space, and schools
are available to serve the property, while maintaining sufficient
levels of service to existing development.

f. The PD zone district provides adequate vehicular circulation
and parking facilities in terms of traffic volumes, convenience,
safety, access, screening and noise.

16
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Approval Criteria

g. A pedestrian and bicycle circulation system that provides
connections to adjacent properties, existing and future trails,
parks, open space, recreational facilities, schools, and other
places of public gathering.

h. The PD zone district is not likely to result in significant adverse
Impacts to the natural environment, and significant scenic and
historic features.

I.  The PD zone district will not result in significant adverse
Impacts on properties in the vicinity of the PD zone district, or
such impacts will be substantially mitigated.

29
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Approval Criteria

J.

Proposed uses will be compatible in scale with uses on properties in
the vicinity of the PD zone district.

The residential areas of a PD zone district allocate a variety of housing
types and densities appropriate to the size of the residential
development area.

Visual relief is provided through building placement, shortened or
Interrupted street vistas, visual access to open space, parks, and other
design methods.

. The modifications permitted in the PD zone district have been made

In exchange for greater public benefits that would not have otherwise
be achieved through development under another zone district.
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Public Notice
Public Notice of Town Council Hearing:
Published in the Colorado Hometown Weekly:

Property Posted:

Letters to Adjacent Property Owners:

12/17/25
12/19/25
12/19/25
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Nerghborhood Meeting
December 19, 2025

Questions/Concerns:
« Buffering - lights, privacy, landscaping as screening

e Uncertainty over future uses, concerns about compatibility in
terms of uses

e Pedestrian safety

32
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Staff Recommendation

Staff finds the Canyon Creek Planned Development (PD)
Amendment No. 11 complies with the Planned Development
Approval Criteria and recommends Planning Commission
approve the resolution recommending approval to Town
Council.
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Key Points for Future
Applications

Future required applications include at minimum:
 Site Plan, Minor Subdivision Plat
Key Considerations:

« Arrange building(s) and site features to minimize offsite
Impacts on residential neighborhood.

e Ensure adequate screening with landscaping and fencing.

* Promote walkability with pedestrian connections, bike
Infrastructure, and bus stop improvements.

34
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ERIE

S COLORADO

Canyon Creek Planned Development
Amendment No. 11

Planning Commission
Harry Brennan, Senior Planner

January 7, 2026
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TOWN OF ERIE
PLANNING COMMISSION AGENDA ITEM
January 7, 2026

SUBJECT: PUBLIC HEARING:
Planned Development (PD) Amendment

A Resolution of the Planning Commission of the Town of Erie
Recommending Approval of the Canyon Creek Planned
Development Amendment No. 11

CODE REVIEW:  Erie Municipal Code, Title 10

PURPOSE: Consideration of a Planned Development Amendment to allow
commercial development.

DEPARTMENT: Planning and Development
PRESENTER: Harry Brennan, Senior Planner

STAFF RECOMMENDATION:

Staff find the Canyon Creek Planned Development (PD) Amendment No. 11 complies with
the Planned Development Approval Criteria and recommend Planning Commission approve
the resolution recommending approval to Town Council.



SUMMARY AND BACKGROUND OF SUBJECT MATTER:

Applicant: Emerald Development
4949 N. Broadway #105
Boulder, CO 80304

Existing Conditions:

Zoning: PD-Planned Development
Project Size: 1.8 Acres (Amendment Area)
Existing Use: Undeveloped

Future Land Use: Residential Medium
Location:
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Adjacent Land-Use/Zoning:
ZONING LAND USE
NORTH Low Density Residential (LR) Residential (Sunwest)
SOUTH PD — Canyon Creek Residential (Canyon Creek)
EAST PD — Canyon Creek Residential (Canyon Creek)
WEST PD — Canyon Creek Residential (Canyon Creek)

Site History and Specific Development Information:

The subject site is a component of the larger Canyon Creek Planned Development
(PD). The Town approved the original Canyon Creek PD zoning in 2000, along with 10
additional amendments and numerous additional plats to lay out individual filings within
the neighborhood. The subject site was added to the PD in 2001 as a daycare center
site. The daycare center never developed, and in 2016 a new property owner amended
the PD to change the land use designation for the site to add residential. The owner
subdivided the property with the intent to develop townhomes. Still, no development
occurred.

The property exists today in the same lot configuration from 2016, and the current
applicant proposes this PD Amendment with the intent of re-consolidating the property
into one or a small number of commercial lots.
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PD Amendment Overview:

This PD Amendment would replace the existing residential land use designation with
commercial with a new list of permitted commercial uses. The applicant’s stated intent is to
provide neighborhood-scale commercial development on this 1.8-acre site. The table below
summarizes the proposed change in use:

Allowed Uses for the Site Allowed Uses for the Site Under the PROPOSED PD

Under the EXISTING PD
Daycare Daycare

Medium Density Residential | Retall

General Commercial & Business

Food & Beverage

Other commercial uses allowed in the CC zone district in

the UDC except those specifically prohibited (see below):
Prohibited Uses in this Area: Animal clinic/hospital,
auto repair heavy or light, bingo parlor, building material
sales, carwash, cemetery, crematorium, funeral home,
golf course/driving range, light industrial, kennel or
animal daycare, mortuary, gas station, restaurant with
drive-through, stadium.

The proposed PD Amendment utilizes previously established development standards

for nonresidential development in the Canyon Creek PD and also adds new standards
to help tailor future development to the context of the site. The proposed development
standards for this area are:

Development Standards in PROPOSED PD

Front Yard Side Yard Rear Side or Rear When Building Height
To To | Interior | Along | Yard | Abutting a Residential

Garage Bldg. Lot Street Zone District
N/A |0'min| O'min 0’ min | 20’ min 20’ min 35" max

Finally, the PD Amendment adds language to specify that development in this area will
be required to meet the design standards for commercial development in the UDC. The
standards address:

e Site Layout

¢ Building Orientation

e Ground Floor Design

e Building Materials

e Architecture and Articulation
e Landscaping

Future Required Applications:
The next steps for development of the subject site will include Site Plan and Minor 4



Subdivision applications. The Site Plan may be administratively reviewed and
approved, or subject to Planning Commission review and approval, depending on the
size of the development. The Minor Subdivision Plat and Development Agreement (if
required) will be reviewed by staff with final acceptance by the Town Council.

Compliance with Town of Erie Comprehensive Plan:

The Comprehensive Plan’s Future Land Use Map is intentionally general in nature to
allow for flexibility and is intended to provide broad guidelines for land use. The Future
Land Use Map designates this site Residential-Medium. The Residential-Medium
category anticipates allowing limited Neighborhood Commercial uses into existing
neighborhoods.

This project’s small scale encourages development that is specifically consistent with
this vision of neighborhood-serving commercial uses. Furthermore, this PD Amendment
proposes prohibiting drive-through uses, gas stations, and other auto-oriented uses to
promote more pedestrian-oriented development. The proposed dimensional standards
encourage a neighborhood scale of development with a required setback from the
existing residential neighborhood and through the 35-foot building height limit.

The subject site is outlined on the Future Land Use Map in the dashed black line below.
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The Medium Residential Density land use classification description is below.

. . . Dwelling Units per Acre: 8-18
Residential - Medium Minimum FAR: 0.30

Residential-Medium contains attached and detached housing types of 8 to 18 dwelling units per acre. Access
to transit and/or proximity to the Employment designation can lead to an increase in densities. Parks and open
spaces provide integral gathering spaces within the Residential - Medium category.

PRIMARY USE

» Residential-Medium accommodates a mix of housing types, from small-lot single family developments and
duplexes to townhouses and garden apartments.

L OCATION

» Residential-Medium can be a transition between lower-density and higher-density residential types and
non-residential uses.

»  Access to Residential-Medium developments can occur off many street types, depending on the scale of the
project, capacity, and design of the road.

» Housing in Residential-Medium can be clustered to provide open space and preserve natural features, whilel
maintaining the overall gross density of the designation.

SECONDARY USES

» Incorporate Parks, Open Space, and Protected Lands within the residential neighborhood in alignment witl
code requirements.

» Allow limited Neighborhood Commercial uses in Residential-Medium to integrate services and amenities
into existing neighborhoods.‘

Staff find this application is also consistent with the following specific policies in the
Comprehensive Plan:

C.1.4 ACTIVITY CENTERS: ENSURE EACH NEIGHBORHOOD INCLUDES AN
ACTIVITY CENTER FOR ITS RESIDENTS.

e Design activity centers to include a mix of commercial development, parks, open
space, and other community facilities, where appropriate, to serve the needs of
neighborhood residents. Larger, commercially-oriented activity centers may
serve more than one neighborhood.

e Evaluate integrating small-scale retail uses into existing single use
neighborhoods to help reinforce availability of services and amenities.

Staff find that this PD Amendment proposes uses that would add a small activity center
for the Canyon Creek Neighborhood and would integrate small-scale retail into this
existing single-use neighborhood. Future development would help bring new services
to the neighborhood.

E.1.2. ENCOURAGE INFILL DEVELOPMENT AND ADAPTIVE REUSE OF
EXISTING STRUCTURES AND PROPERTIES.

This Canyon Creek site has remained undeveloped for many years. Infill development
on the site will have the advantage of easy access to utilities and existing roadway
infrastructure. 6
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E.3.3 CULTIVATE A MIX OF LOCAL, UNIQUE, AND CREATIVE BUSINESSES

The Town of Erie has a strong community of small, local businesses that look for
appropriately zoned properties. The Town has multiple opportunities for auto-oriented
commercial property, but fewer areas that are specifically geared towards pedestrian-
oriented development.

Compliance with Town of Erie Zoning Map:

The existing Canyon Creek PD designates this site as daycare and residential use. The
property is outlined in black on the zoning map below. Staff find that this application is
generally consistent with the scale of development in the area, and that the proposal
promotes compatibility with nearby residential uses by limiting auto-oriented commercial
uses.

"DR ' Y MITCHELL WAY,

L O )

e

S \BONNELL'AVE
i ‘EX 1

Traffic, Utilities, and Infrastructure:

The application includes a preliminary impact assessment that addresses traffic, public
services and utilities, and infrastructure at a high level. This assessment provides the
necessary level of information for staff review of the proposed zoning change. No additional
detail on specific businesses or uses is available or required for this application. Future Site
Plan and Plat application(s) will provide additional detail for staff analysis. Additional
analysis will include an in-depth traffic impact analysis, utility report, drainage and grading
report.

This site currently has planned access from Meller Street, and not from Erie Parkway. Staff
will require this condition to continue, with no new curb cut on Erie Parkway. The existing
traffic signal at Meller Street and Erie Parkway will serve the site. Staff will evaluate future
applications to determine if additional traffic improvements are needed. 7
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Both water and sanitary sewer are “stubbed out” for this site, meaning that future
development can take service from existing utility lines with minimal improvements needed.
An existing storm sewer line will serve this site and convey stormwater to a regional pond to
the west along Erie Parkway. Staff will conduct additional analysis with the Site Plan and
Plat applications to determine if any additional utility improvements are needed.

STAFF REVIEW AND ANALYSIS

Staff reviewed the Canyon Creek Planned Development (PD) Amendment No. 11 for
conformance with the Municipal Code, Title 10, UDC Section 10-7-20 Approval Criteria.
Staff find the PD Amendment is in compliance with the Approval Criteria as listed below.

a. The PD Amendment is generally consistent with the purpose of the PD zone
district as set forth in UDC sections 10-2-5 and 10-70-20.

Staff: This PD Amendment is consistent with the purpose of the PD zone district.
The amendment will create benefits by adding allowance for neighborhood-
serving commercial development.

b. The modification to the UDC regulations is based on creative and innovative
design and amenities incorporated in the PD zone district that could not otherwise
be achieved through other standard zone districts or through another modification
processes such as alternative equivalent compliance in UDC subsection 10-6-1
C.

Staff: The PD Amendment, in association with the broader Canyon Creek PD,
creates a specific mix of housing types, land uses, and parks that could not be
achieved through straight zoning or alternative equivalent compliance.

c. The PD zone district will promote the public health, safety, and general welfare.

Staff: This PD Amendment promotes health, safety and welfare by requiring a
level of design consistent with the UDC and ensuring the project is integrated into
the surrounding neighborhood fabric through sidewalk connections, landscaping,
and development.

d. The PD zone district is generally consistent with the town's comprehensive plan;
transportation master plan; parks, recreation, open space, and trails master plan,
and other pertinent town plan and policy documents.

Staff: The Future Land Use Map in the Town’s Comprehensive Plan designates
the site for Residential - Medium. Neighborhood-scale commercial is anticipated
as a secondary use in the Residential — Medium designation. The proposed PD
Amendment also directly addresses multiple policies in the Comprehensive Plan
such as encouraging infill development, creating mixes of uses, and providing
neighborhood-serving retail and services.

e. Adequate and sufficient public safety, utility facilities and services, recreation
facilities, parks, open space, and schools are available to serve the property, while
maintaining sufficient levels of service to existing development.

Staff: Town staff referred this application to the relevant public agencies for review.
There are no outstanding concerns related to provision of utilities, public services,
8
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or public safety. This site also benefits from access to existing infrastructure and
utilities.

The PD zone district provides adequate vehicular circulation and parking facilities
in terms of traffic volumes, convenience, safety, access, screening and noise.

Staff: Staff find that there are no traffic, access, or safety issues presented at this
time. Further analysis of these factors will occur at time of Site Plan and Plat. The
PD Amendment also anticipates the need for screening by requiring a setback
from residential development.

. A pedestrian and bicycle circulation system that provides connections to adjacent
properties, existing and future trails, parks, open space, recreational facilities,
schools, and other places of public gathering.

Staff: The site will integrate with the existing sidewalk system in the neighborhood
and will meet all requirements regarding pedestrian safety and bicycle
infrastructure. The selection of allowed commercial uses also limits those that are
overly auto-oriented.

. The PD zone district is not likely to result in significant adverse impacts to the natural
environment, and significant scenic and historic features.

Staff: The PD Amendment will not result in significant adverse impacts to the
natural environment or significant scenic/historic features.

The PD zone district will not result in significant adverse impacts on properties in
the vicinity of the PD zone district, or such impacts will be substantially mitigated.

Staff: The PD Amendment will not result in significant adverse impacts on properties
in the vicinity of the project. The PD Amendment includes a 20-foot setback from
existing residential. Staff will continue to evaluate these factors at time of Site Plan
and Plat.

Proposed uses will be compatible in scale with uses on properties in the vicinity
of the PD zone district.

Staff: This PD Amendment limits building height to 35 ft, consistent with the 35-ft
limit for nearby residential homes. Setbacks from the residential area will also help
ensure compatibility.

. The residential areas of a PD zone district allocate a variety of housing types and
densities appropriate to the size of the residential development area.

Staff: Not Applicable — this PD Amendment proposes commercial uses.

Visual relief is provided through building placement, shortened or interrupted
street vistas, visual access to open space, parks, and other design methods.

Staff: Visual relief and interest will be provided through design standards and
landscaping enforced though the future Site Plan application.

. The modifications permitted in the PD zone district have been made in exchange
for greater public benefits that would not have otherwise be achieved through
development under another zone district.

Staff: The PD Amendment will create specifically tailored development standards
9
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and land use allowances that would not be possible under a straight zone district.

NEIGHBORHOOD MEETING

As required by the Municipal Code, a Neighborhood Meeting was held on December 18,
2025. The required notice for the Neighborhood Meeting was provided. The summary and
notice information are attached. Additional public comments received by email are also
attached to the record.

PUBLIC NOTICE

Notice of this Public Hearing has been provided as follows:

Published in the Colorado Hometown Weekly: 12/17/25
Property Posted: 12/19/25
Letters to adjacent property owners within 500’ 12/19/25
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Canyon Creek PD Amendment No. 11 - Community Meeting

December 19, 2025
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Uses

This proposal is for a small scale shopping center at the corner of Erie Parkway and Meller Street.

The project will serve residents in the surrounding neighborhoods by providing local retail. Currently
available grocery options are all more than 3 miles away. Spending analysis shows that Erie residents
do the vast majority of their shopping in neighboring communities.

Anticipated tenants are a local market and other storefront retail. The market will offer fresh produce,
a small selection of groceries, and prepared foods. Other businesses would be selected based on
neighboring residents’ needs.

Spaces will be small and local businesses will be prioritized when leasing.

The proposed uses differ from those permitted by the PD, which currently allows Medium Density
Residential (MDR) and Daycare Center (DC).
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Site

The proposed PD amendment will provide Commercial, Business, Retail, and/or Food and Beverage
uses that will be within walking distance of numerous residential neighborhoods. Promoting a
pedestrian-oriented community can improve physical and social health.

The proposed plan includes multiple single story buildings.
Adequate parking will be provided with access from Meller Street.
The buildings and parking will be screened by landscaping on all sides. Screening will be particularly

important along the sites south and east property lines, where it will separate the project from
adjacent residential lots.
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PD AMENDMENT ATTACHMENT

Site Plan Diagram

LAND USE SUMMARY

Zoning District
Planned Development (PD)

Proposed Use
Commercial/Business/Retail at Grade or
Food and Beverage at grade

sidewalk

30’ utility easement

30’ landscape easement

ERIE PARKWAY

RETAIL property line
8,500 S.F.
SITE + BUILDING INFO ]—sfory bUIIdlng Wlth PY 501x'| 701 OI side SebeCk

Gross Lot Area
80,278 s.f.

Setbacks Requirements '
Front: O’

retail at grade

|
)

NN
NN
- —

o

o

P
;
<\ /

X

1150

Side Interior: 0’

Side Street: O’

Rear: 20'

Max Front Setback for Principal Building: 10

4

W
v
R
\\
]
N
VAN

A

N~

86 parking spaces

RN

\
|

MELLER STREET

Additional Requirements'
Max Lot Coverage: n/a
Max FAR.:n/a

Max Building Height: 45’-0”

I
\VY7,,

\
\

.

tree buffer adjacent to
residential properties

\
|

1-story building with

7/

retail at grade RETAIL
Min. Landscaping: 15% of site area 8 500 S.F
3rd Story Setback: ¢’ from all facades 5,0' ]76;
landscaping throughout x

Parking Requirements':
1 space per 200 s.f. for general retail

Proposal
Total Building Area: 17,000 s.f.

Building Height: 20"-0", 1 story
86 parking spaces shown (85 required)

2-way access drive

20’ rear setback

s |
/
-\

ot

A% \ / \

Tt PL 231" Y,
\

I-Zoning standards based on Neighborhood Mixed Use
(NMU) standards for similar use; principal building shall
occupy a minimum of 35 percent of a front lot line



TOWN OF ERIE

Planning & Development — Planning Division
645 Holbrook Street — PO Box 750 — Erie, CO 80516
Tel: 303.926.2770 — Website: www.erieco.gov

LAND USE APPLICATION

Please fill in this form completely. Incomplete applications will not be processed. Application fees must accompany application.

STAFF USE ONLY

FILE NAME:

FILE NO:

DATE SUBMITTED:;

FEES PAID:

PROJECT/BUSINESS NAME: Erie Parkway Shops

g Erie Parkway and Meller Street, Erie CO 80030

PROJECT DESCRIPTION: Planned Development Amendment application to change the permitted uses on a parcel of land from Medium Density

Residential and Day Care uses to Retail, Office, & Auxillary uses.

LEGAL DESCRIPTION (attach legal description if Metes & Bounds)
Subdivision Name: Canyon Creek

Filing #: mo.s, 15t amencment Lot #: Lots 1-12 Block #: Tracts B-1, Hand |

Section: Township: 1 North

Range: 69 West of the 6th P.M.

Southeast Quarter of Section 24

OWNER (aftach separate sheets if mulitiple)
Name/Company:Heshmat Properties LLC

AUTHORIZED REPRESENTATIVE
Company/Firm: Emerald Development

Contact Person:

Contact Person: Ryan Garney

Address: Address:4948 N. Broadway St. Suite 105
City/State/Zip: City/State/Zip; Boulder, CO 80304
FPhene: Fax: Phone: 303-444-4552 Fax:
E-mail: E-mali; Veh@emeraidoomettsicoml e

[ ]Check here if Owner is responsible for Application Billing

[\/i Check here if Authorized Representative is responsible
for Application Billing

MINERAL RIGHTS OWNER (attach separate sheets if multiple)

MINERAL LEASE HOLDER (affach separate sheets if multiple)

Name/Company: Name/Company:
Address: Address:
City/State/Zip: City/State/Zip:

LAND-USE & SUMMARY INFORMATION
Present Zoning: Planned Development - Medium Density Residential and Day Care

Gross Site Density (du/ac): n/a

# Lots/Units Proposed: n/a

Proposed Zoning: Planned Development - Retail

Gross Acreage; 184 acres

Gross Floor Area: 17.000s.f.

SERVICE PROVIDERS
Electric:

Metro District;

Gas:

Fire District:

Water (if other than Town):

Sewer (if other than Town):

PAGE TWO MUST BE SIGNED AND NOTARIZED

LAND USE APPLICATION FORM — JANUARY 2022

Page 1 of 2
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DEVELOPMENT REVIEW FEES

ANNEXATION/DE-ANNEXATION

SUBDIVISION

O Major (40+ acres) $ 2000.00 | o Sketch Plan $ 500.00 + 5.00 per lot
O Minor (20 acres to 40 acres) $ 1000.00 | o Preliminary Plat $ 1000.00 + 20.00 per lot
O Minor (up to 20 acres) $500.00 | o Final Plat $ 1000.00 + 10.00 per lot
COMPREHENSIVE PLAN AMENDMENT O Minor Subdivision Plat $1000.00
0 Major (40+ acres) $ 1000.00 | O Annexation Plat $ 200.00
D Minor (Less than 40 acres) $ 200.00 | o Minor Amendment $200.00
ZONING/REZONING O Vacation ROW or Easement $200.00
0 Planned Development (PD) $ 5000.00 + 10.00 per acre | VARIANCE $300.00

* Planned Dev (PD/PUD Amdt) | $ 1500.00 + 10.00 per acre

$ 500.00 + 10.00 per acre | METRO DIST SERVICE PLAN Cost to Town - $10000.00 Deposit

0 All Other Zoning/Rezoning
o SITE PLAN

SPECIAL REVIEW USE O Residential $ 200.00 + 10.00 per unit

O Oil & Gas $1200.00 | o Non-Resi. (>10,000 sq. ft.) $ 1000.00
O All Other Types $500.00 | O Non-Resi. (<10,000 sq.ft.) $500.00
MISCELLANEOUS 4 Residential Amdt $ 200.00 + 10.00 per unit
O Temporary Use Permit $50.00 | o Non Res Amdt {major) $500.00
0 Architectural Review w/o Subd or Site Plan $300/model | o Non Res Amdt (minor) $100.00

OTHER FEES . . WIRELESS COMMUNICATION

O 3rd Party Review of Any App (incl. Legal Review) ((é%satrg)eg::‘{(”) O Wireless Facility - Admin $250.00
m 00 Wireless Facility - Planning $500.00

Commission

All fees include both Town of Erie Planning & Engineering review. These fees do not include referral agency review fees, outside
consultant review fees, or review fees incurred by consulitants acting on behalf of staff.

The undersigned is fully aware of the request/proposal being made and the actions being initiated on the referenced property. The
undersigned understand that the application must be found to be complete by the Town of Erie before the request can officially be
accepted and the development review process initiated. The undersigned is aware that the applicant is fully responsible for all
reasonable costs associated with the review of the application/request being made to the Town of Erie. Pursuant to Title
10, Section 7.2.B.5 of the Town of Erie Municipal Code, applicants shall pay all costs billed by the Town for legal,
engineering and planning costs incurred by staff, including consultants acting on behalf of the Town, necessary for project
review. In addition, the undersigned is aware that the applicant is responsible for all recording and publication costs
associated with this application. By this acknowledgement, the undersigned hereby certify that the above information is
true and correct. An application is not deemed accepted by the Town until the Town acknowledges in writing that the
application materials and fees submitted are complete.

ﬂm /l{ﬁ (/ oy /"M ,/ﬁﬁj[gz Date: / /3 b ﬁ
6;\ /‘/ﬁfjfﬂ/;ﬂf Date;
Applicant: /7 - éa/z’/g//aa{mx ............ pate: )/ 3/ ‘ﬂf

STATE OF COLORADO ERIN OBRAY

Notary Public
State of Colorado
Notary ID # 20224026094
My Commission Expjres 07-05-2026

) ss.
County of )

The foregoing instr%rnent V\fsjacknowledged before

me this q i

by \ '
My commission expires = '

Witness my hand and official seal. |

LAND USE APPLICATION FORM — JANUARY 2022 Page 2 of 2
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Dete TS5

ToWn of Erie

645,_}461!;21’001(18’*{. ‘
PO Box 7560.
- Erie,C0-80516

" Re: Cenyon“Creek’ Pleh‘nedfﬂeve{opment Amendment No. 11

- Please accept this letter of authonzatton from Heshmat LLC for: Emerald Development, to

" process the PD Amendment and any subsequent necessary land use: applications for

‘ assomate the preperty owned by Heshmat, LLC atthe southwest corner of Erie Parkway
ang Meiier Street

///; h /JL%

OwnerrSign ture

Date_

~ State of Colorado '
 County ofgﬁléx( &{,@V

Theforegping: 1ns,txrgment wes acknemedged before me this: f i éay of August, 2025 by

Wltness myhend an/}rcl !

Notary Pubhc

" ERIN OBRAY
Notary Public’
state of Colorado
Motary 1D £20224026094
My Commission Expires 07-05-2028

j Scanned with
fﬁ CamSca nne—r



Independent
Architecture

Canyon Creek PD Amendment No. 11
Written Narrative
February 7, 2025

a.

General project concept and purpose of the request.

This proposal is for a small scale shopping center at the corner of Erie Parkway and Meller Street. The
project will serve residents in the surrounding neighborhoods by providing needed local retail.
Anticipated tenants are a local market and other storefront retail. Spaces will be small and local
businesses will be prioritized when leasing. The buildings and parking will be screened by
landscaping on all sides. Screening will be particularly important along the sites south and east
property lines, where it will separate the project from adjacent residential lots. Buildings will be single
story and adequate parking will be provided. The proposed uses differ from those permitted by the
PD, which currently allows Medium Density Residential (MDR) and Daycare Center (DC).

b. List the approval criteria (see Section 10.7.20.C.2) and how the proposal complies with each.

The PD district zoning is generally consistent with the purpose of the PD zone district as set forth in
UDC sections 10-2-5 and 10-7-6.
The proposed PD amendment is a minor change to an existing PD district, proposing new
approved uses on a particular site within the existing PD district. The proposed uses, which
include Commercial, Business, and Retail, are already permitted uses on several other sites
within the PD district and therefore are generally consistent with the intent of the existing PD
zone district.
The modification to the UDC regulations is based on creative and innovative design and amenities
incorporated in the PD zone district that could not otherwise be achieved through other standard
zone districts or through another modification processes such as alternative equivalent compliance in
UDC subsection 10-6-1 C.
The alternative equivalent compliance items listed in UDC subsection 10-6-1 C are not
applicable for the proposed PD amendment. It is our understanding that the appropriate
process to modify the permitted uses on a site within an existing PD is through a PD
amendment.
The PD zone district will promote the public health, safety, and general welfare.
The proposed PD amendment will provide Commercial, Business, Retail, and/or Food and
Beverage uses that will be within walking distance of numerous residential uses and
communities. This will promote the idea of a “pedestrian-oriented community”, which can
improve the physical and social health of the community atlarge.
The PD zone district is generally consistent with the town's comprehensive plan; transportation master
plan; parks, recreation, open space, and trails master plan, and other pertinent town plan and policy
documents.

2017 Larimer Street 303-433-5303
Denver, CO 80205 independentarchitecture.com


https://library.municode.com/co/erie/codes/code_of_ordinances?nodeId=TIT10UNDECO_CH2ZODI_10-2-5OTDI
https://library.municode.com/co/erie/codes/code_of_ordinances?nodeId=TIT10UNDECO_CH7REAPPR_10-7-6PLUNDEPU
https://library.municode.com/co/erie/codes/code_of_ordinances?nodeId=TIT10UNDECO_CH6DEDEST_10-6-1GEPR

Independent
Architecture

The Town of Erie Comprehensive Plan lists three core values that are the root beliefs that
guide Erie when making decisions: sustainability, livability, and connectivity. The proposed
PD amendment considers and satisfies all three core values. By providing a neighborhood
hub of Commercial, Business, Retail, and/or Food and Beverage to an existing residential
community, the project will promote the idea of a “pedestrian-oriented community”. These
types of communities decrease reliance on vehicular transportation (sustainability), provide a
positive lived experience through local community services (livability), and promote social
support networks that contribute to the wellbeing of the community (connectivity).

The Town of Erie Comprehensive Plan provides a list of current and future land use
classifications, which include primary and secondary uses, that should be considered for
each parcel of land. The proposed PD amendment will provide Commercial, Business, Retail,
and/or Food and Beverage uses to an existing residential neighborhood. The site, which is
classified as “Residential - Medium” per the Town’s Comprehensive Plan, lists
“Neighborhood Commercial” as a secondary land use. “Neighborhood Commercial” uses
include “a mix of retail, restaurants/cafes, small-scale professional office, childcare centers
and other daily convenience shopping and services in a pedestrian-oriented environment.”
Therefore, the proposed PD amendment directly conforms to the Town's guidance for current
and future land use.

The Town of Erie Comprehensive Plan recognizes Erie Parkway as one of the “Corridors and
Areas of Special Consideration”. The site of the proposed PD amendment fronts Erie Parkway
and final development will comply with the design guidelines, which include enhanced
landscape and streetscape design, screened parking areas, and open/low fencing.

The Town of Erie Comprehensive Plan acknowledges the shift to more remote and hybrid
work, and that the opportunity to access services within or close to your neighborhood is
now much more important to many residents. Additionally, the Comprehensive Plan
recognizes that creating adaptable and mixed-use neighborhoods can help with the
expected demographic shift the Town anticipates seeing through 2050. The proposed PD
amendment responds well to both of these by providing a neighborhood hub of Commercial,
Business, Retail, and/or Food and Beverage to an existing residential community where local
residents will be able to meet their daily needs.

The Town of Erie Comprehensive Plan indicates that building and supporting a local
workforce is a key priority for residents. Additionally, expanding opportunities for
employment and commercial development is vital to enhance tax revenues generated in the
Town and to limit traveling to neighboring communities to work, shop, and meet other daily
needs. The proposed PD amendment will help the Town’s economic development base by
providing new jobs within the Town’s limits, while also providing local neighborhood services
such as shopping and/or dining that will enhance the Town's tax revenues.
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The proposed PD amendment involves a site that is currently undeveloped but is surrounded
by development, including low-density residential uses and a series of roads, sidewalks, trails,
and open space. While the small site will minimally impact the overall neighborhood from a
transportation perspective, the development will provide walkable connections to and
through the site to promote the idea of a “pedestrian-oriented community”.

e. Adequate and sufficient public safety, utility facilities and services, recreation facilities, parks, open
space, and schools are available to serve the property, while maintaining sufficient levels of service to
existing development.

The proposed PD amendment involves a particular site that is already surrounded by
development, primarily low-density residences, so utilities and services are already present on
or adjacent to the site. For example, the northern edge of the site includes a 30" utility
easement. Numerous parks, open space, and recreational facilities are nearby, including the
Thomas Reservoir, the Brennan by the Lake community garden, the Boulder Valley
Velodrome, and the Erie Community Center. The proposed uses of Commercial, Business,
Retail, and/or Food and Beverage will not require the use of any school services. In general,
the proposed uses are not intended to increase the permanent population or population
density of the immediate area, and therefore existing levels of service outlined above should
be minimally impacted, if at all.

f. The PD zone district provides adequate vehicular circulation and parking facilities in terms of traffic
volumes, convenience, safety, access, screening and noise.

The site of the proposed PD amendment is at the corner of Erie Pkwy and Meller St, and
vehicular access to the site will be provided as far from this intersection as possible. The
development will include an adequate amount of parking for the final use, as agreed upon
with the Town of Erie. The current design, subject to change, intends to screen parking from
both streets with building and landscaping elements.

g. A pedestrian and bicycle circulation system that provides connections to adjacent properties, existing
and future trails, parks, open space, recreational facilities, schools, and other places of public
gathering.

The site of the proposed PD amendment has sidewalks on two sides that provide access to
and from other parts of the community, including local parks such as the Thomas Reservoir
and the Erie Community Center. The proposed PD amendment will provide Commercial,
Business, Retail, and/or Food and Beverage uses that will be within walking distance of
numerous residential uses and communities, and the existing network of sidewalks and trails
will promote a “pedestrian-oriented community” bringing people to and from the site.

h. The PD zone district is not likely to result in significant adverse impacts to the natural environment, and
significant scenic and historic features.

The site of the proposed PD amendment does not contain significant natural, scenic, or
historic features.
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i. The PD zone district will not result in significant adverse impacts on properties in the vicinity of the PD
zone district, or such impacts will be substantially mitigated.
The final development will include some type of landscape screening between the
development and the adjacent residential uses. This screening will work as both a visual and
audible buffer between residential and non-residential uses
i Proposed uses will be compatible in scale with uses on properties in the vicinity of the PD zone
district.
The proposed development will house small local businesses. They will serve residents in the
surrounding neighborhoods. They will be compatible in scale to similar retail and commercial
uses approximately 1/2 to 1 mile east of the site.
k. The residential areas of a PD zone district allocate a variety of housing types and densities
appropriate to the size of the residential development area.
The proposed PD amendment includes proposed uses of Commercial, Business, Retail, and/
or Food and Beverage. The surrounding residential uses are part of the current PD zone
district.
. Visual relief is provided through building placement, shortened or interrupted street vistas, visual
access to open space, parks, and other design methods.
The proposed PD amendment involves a site that is not particularly large, and therefore
inherently does not require as much visual relief as an entire PD zone district. However, the
proposed uses of Commercial, Business, Retail, and/or Food and Beverage will differ visually
from the existing adjacent low density residential uses in several ways, such as building form,
building materials, buildingto-site relationship, and building orientation. All of these
characteristics will help provide visual relief from adjacent properties.
m. The modifications permitted in the PD zone district have been made in exchange for greater public
benefits that would not have otherwise be achieved through development under another zone district.
The proposed PD amendment is working within the confines of an existing PD zone district
and therefore has no other alternative zone district. It is our belief that our proposed uses of
Commercial, Business, Retail, and/or Food and Beverage directly benefits the greater public,
especially the local public, by providing services in and for the local community.

c. Identification of the greater public benefit provided within the PD zone district.
The proposed development would provide the PD zone district with much needed local retail. The
cornerstone will be a local market offering fresh produce, a small selection of groceries, and
prepared foods. Other businesses would be selected based on neighboring residents’ needs. The
spaces for lease will be small and local businesses will be prioritized when leasing.

d. A development schedule that identifies timing and phasing of the development.
Given the project’s small scale there is no intention for phasing the design and construction of the
development. Below is brief outline of the projected timeline to construction:
2025 February - July: PD Amendment Application
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2025 August - September: Schematic Design

2025 October - December: Minor Subdivision and Site Plan Review Applications
2026 January - March: Design Development and Construction Documentation
2026 April - June: Building Permit Application

2026 July: Construction Begins

e. How the proposal relates to the existing land-use of the subject property and the zoning and land-use of

adjacent properties, including statements describing the effects on adjacent properties; areas of compatibility

and conflict and the mitigation measures utilized.
The subject property of the proposed PD amendment is currently classified as “Residential - Medium”
land use and is surrounded by “Residential - Low” land use classifications. The Town’s Comprehensive
Plan lists “Neighborhood Commercial” as a secondary land use for both of these residential land use
classifications. “Neighborhood Commercial” uses include “a mix of retail, restaurants/cafes, small-
scale professional office, childcare centers and other daily convenience shopping and services in a
pedestrian-oriented environment.” The proposed PD amendment will provide a neighborhood hub of
Commercial, Business, Retail, and/or Food and Beverage uses to an existing residential community
where local residents will be able to meet their daily needs. The concept of a “pedestrian-oriented
community” and adaptable, mixed-use neighborhoods directly align with the Town'’s visions and
goals as outlined in the Town’s Comprehensive Plan. Additionally, so as to mitigate any negative
impacts to adjacent residential properties, landscaping will be used around the perimeter of the site
where possible to provide adequate visual and audible screening between residential and non-
residential uses.

f. How the proposal complies with the Town’s Comprehensive Plan; Transportation Master Plan; Parks

Recreation, Open Space, and Trails Master Plan, and other pertinent Town plan and policy documents.
The Town of Erie Comprehensive Plan lists three core values that are the root beliefs that guide Erie
when making decisions: sustainability, livability, and connectivity. The proposed PD amendment
considers and satisfies all three core values. By providing a neighborhood hub of Commercial,
Business, Retail, and/or Food and Beverage to an existing residential community, the project will
promote the idea of a “pedestrian-oriented community”. These types of communities decrease
reliance on vehicular transportation (sustainability), provided a positive lived experience through
local community services (livability), and promote social support networks that contribute to the
wellbeing of the community (connectivity).

The Town of Erie Comprehensive Plan provides a list of current and future land use classifications,
which include primary and secondary uses, that should be considered for each parcel of land. The
proposed PD amendment will provide Commercial, Business, Retail, and/or Food and Beverage uses
to an existing residential neighborhood. The site, which is classified as “Residential - Medium” per the
Town’s Comprehensive Plan, lists “Neighborhood Commercial” as a secondary land use.
“Neighborhood Commercial” uses include “a mix of retail, restaurants/cafes, small-scale professional
office, childcare centers and other daily convenience shopping and services in a pedestrian-oriented
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environment.” Therefore, the proposed PD amendment directly conforms to the Town's guidance for
current and future land use.

The Town of Erie Comprehensive Plan recognizes Erie Parkway as one of the “Corridors and Areas of
Special Consideration”. The site of the proposed PD amendment fronts Erie Parkway and final
development will comply with the design guidelines, which include enhanced landscape and
streetscape design, screened parking areas, and open/low fencing.

The Town of Erie Comprehensive Plan acknowledges the shift to more remote and hybrid work, and
that the opportunity to access services within or close to your neighborhood is now much more
important to many residents. Additionally, the Comprehensive Plan recognizes that creating
adaptable and mixed-use neighborhoods can help with the expected demographic shift the Town
anticipates seeing through 2050. The proposed PD amendment responds well to both of these by
providing a neighborhood hub of Commercial, Business, Retail, and/or Food and Beverage to an
existing residential community where local residents will be able to meet their daily needs.

The Town of Erie Comprehensive Plan indicates that building and supporting a local workforce is a
key priority for residents. Additionally, expanding opportunities for employment and commercial
development is vital to enhance tax revenues generated in the Town and to limit traveling to
neighboring communities to work, shop, and meet other daily needs. The proposed PD amendment
will help the Town’s economic development base by providing new jobs within the Town’s limits, while
also providing local neighborhood services such as shopping and/or dining that will enhance the
Town’s tax revenues.

The proposed PD amendment involves a site that is currently undeveloped but is surrounded by
development, including low-density residential uses and a series of roads, sidewalks, trails, and open
space. While the small site will minimally impact the overall neighborhood from a transportation
perspective, the development will provide walkable connections to and through the site to promote
the idea of a “pedestrian-oriented community”.

f. A brief description regarding the availability of fire protection, school services, water/sewer services, and
utility providers.
The proposed PD amendment is part of a larger developed PD zone district with various services and
utilities already in place. The site of the proposed PD amendment is served by Mountain View Fire
Rescue and the local school district is St. Vrain Valley. According to the Town’s Services App, the site
of the proposed PD amendment is serviced by the following utilities:
» Water: Town of Erie
« Power: Xcel
» Gas: Xcel
« Phone, internet, and cable: Comcast/Centurylink/DirecTV
* Recycling: Erie Recycling Center
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g. Recovery cost statements.
This is difficult to confidently say at this time. The anticipated date of profitability depends on the
timeline for Town reviews and construction. A more detailed analysis can be provided if needed.

h. A description regarding the status of mineral rights and the substance of any existing or proposed

covenants, special conditions, grants of easements, or other restrictions applying to the proposed subdivision.
Please see uploaded document “5 - Affidavit and Indemnity” that was provided at the most recent
closing. It mentions no known encumbrances or easements affecting the property.

303-433-5303
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-MERALD

DEVELOPMENT

Market Study: Proposed Commercial Center at Erie Parkway & Meller
Street (Erie, CO)

This market study evaluates the viability of a small neighborhood commercial center at
the intersection of Erie Parkway and Meller Street in Erie, Colorado. The center is
intended to serve local merchants and nearby residents. The analysis covers local
demographics, existing competition, consumer spending patterns, and traffic flows
relevant to the site.

Demographics

Erie is a fast-growing community with a population of approximately 38,500 in 2025, up
about 26% since the 2020 Census.

The town’s growth rate (4—5% annually in recent years) is expected to continue, with
forecasts of ~40,966 residents by 2028 (about 3.3% yearly growth).

This growth is fueled by an influx of families and professionals attracted to Erie’s small-
town feel and proximity to Denver/Boulder. The table below summarizes key
demographic indicators for Erie:

Demographic Indicator Value
Population (2025 est.) 38,503 (26.6% increase since 2020)
Projected Population (2028) 40,966 residents
Median Age 37.6 years
Population Under 18 ~31% of population
Population 65 and Older ~9.6% of population
Number of Households ~11,100 households
Average Household Size 2.9-3.0 persons
Median Household Income $149.000-$163.000 (very high)
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https://worldpopulationreview.com/us-cities/colorado/erie#:~:text=Erie%20is%20a%20%20town,population%20of%2030%2C417%20in%202020
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=Population%20,40%2C966%20Number%20of%20Households%2011%2C882
https://worldpopulationreview.com/us-cities/colorado/erie#:~:text=Erie%20is%20a%20%20town,population%20of%2030%2C417%20in%202020
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#page=2
https://worldpopulationreview.com/us-cities/colorado/erie#:~:text=recorded%20a%20population%20of%2030%2C417,in%202020
https://www.neilsberg.com/insights/topic/erie-co-population/#:~:text=,04
https://www.neilsberg.com/insights/topic/erie-co-population/#:~:text=,04
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=Population%20,40%2C966%20Number%20of%20Households%2011%2C882
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#page=2
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=Market%20Study%20ERIE%2C%20CO%20%24149%2C049,FOOD%20%26%20BEVERAGE%20RETAILERS%20%2482M

Per Capita Income $62.726 per year

Persons Below Poverty Line ~3% (very low)
censusreporter.org

The population is predominantly middle-aged adults and children. The median age (~37)
is on par with Colorado overall (censusreporter.org), but over 30% of residents are under
18, indicating many families with children.

By contrast, only about 9—10% are senior citizens, lower than the national average, which
underscores Erie’s family-oriented demographics.

Households are relatively large (about 3 people on average) and 68% of adults are
married, with 57% of households having kids under 18.

Educational attainment is high — roughly 65% of residents hold a bachelor’s degree or
higher, far above the Colorado average (~43%). These factors reflect a community of
young, educated families.

Income levels in Erie are notably high. Median household income is in the $150K range,
which is ~58% higher than the Denver metro median.

About half of households earn over $150,000 annually, and only ~5% earn below
$25,000.

This affluence translates to significant purchasing power and disposable income among
residents. The combination of a growing population, family-oriented age mix, and high
incomes creates a strong customer base for neighborhood retail and services.

Source: U.S. Census & ACS data. Erie’s population skews toward families — 31% are
under 18 and only about 10% are seniors.
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Population by Age Group, Erie CO
65+

10%

59% 18-64
31%
Under 18

This age distribution (see chart) highlights a large youth cohort relative to the U.S.
average, reflecting the many young families in the area.

Competition Analysis

Despite its growth, Erie has been underserved in retail — many residents currently travel
to nearby towns for shopping and dining. However, new commercial developments are
emerging. The proposed site at Erie Pkwy & Meller will face competition from both
existing and upcoming retail centers in the vicinity. Key competing commercial areas
include:

Commerecial Distance Key Tenants / Features
Center
Nine Mile Corner | ~4 miles | New regional shopping area on a high-traffic commuter
(Hwy 287 & SW route. Anchored by a 103,000 sq ft King Soopers
Arapahoe Rd) grocery (opened Oct 2024) with an 18-pump fuel

center, and a Lowe’s home improvement store. Also
includes eateries (Five Guys, Taco Bell) and services

(UCHealth clinic).
Vista Ridge ~5 miles | Established neighborhood center anchored by a King
Marketplace (Hwy | SE Soopers Marketplace (125,000 sq ft grocery/general
7 & Sheridan merchandise store) opened in 2016. Offers a full line of
Pkwy) groceries, pharmacy, and household goods to Erie’s

southeastern residents. Surrounding shops include fast
food, banks, and small retailers.
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https://www.erieco.gov/1304/Nine-Mile-Corner
https://progressivegrocer.com/king-soopers-unveils-new-store-boulder-county#:~:text=A%20new%20King%20Soopers%20opened,closed%20earlier%20in%20the%20week
https://dhlb.com/our-properties/vista-ridge/
https://dhlb.com/our-properties/vista-ridge/

Erie Town Center ~1.5 Planned mixed-use town center at Erie’s west end.

— “Four Corners” miles W | Slated for ~97,000 sq ft of retail/restaurant/office space
(Erie Pkwy & (opening ~2025), including an outdoor promenade and
County Line Rd) potentially an anchor grocery store (developer

Evergreen Devco in negotiations). Will add much-
needed retail capacity “at the heart of Erie.”

Downtown Erie ~1 mile | Traditional Main Street district with local boutiques,
(Old Town) W restaurants, brewpubs, and services. While charming
(Briggs St area) and popular for dining, downtown lacks large-format

retailers or grocery; its commercial space is mostly
independent shops and eateries serving
evening/weekend visitors.

Local Market Context: At present, Erie’s primary grocery options are on its periphery
— the two King Soopers stores at Nine Mile Corner and Vista Ridge. There is no
supermarket in central Erie, meaning residents near the Meller site must drive several
miles for full grocery trips. Other big-box retail (home improvement, general
merchandise, apparel) is also found outside Erie (e.g. Lowe’s at Nine Mile; Costco and
Walmart at Larkridge, ~8 miles east). This relative scarcity of retail within the town has
historically resulted in retail “/eakage” — Erie consumers spending their dollars in
neighboring communities. The new retail projects (Nine Mile, Town Center) aim to
recapture some of that demand.

For a small neighborhood center at Erie Pkwy & Meller, the most direct competition
will come from convenience-oriented offerings nearby. Currently, there are limited
convenience retail options in the immediate area (e.g. a Circle K gas station opened 1
mile west.

The center could differentiate by focusing on community-serving businesses (local
eateries, cafes, daycare, fitness, etc.) that cater to daily needs of residents in adjacent
neighborhoods (like Canyon Creek and new subdivisions).

Old Town’s restaurants are close by for evening outings, but day-to-day services are less
prevalent. In summary, the competition is relatively sparse within a 1-2 mile radius,
but larger centers 4—5 miles away provide many staples. This presents an opportunity for
the proposed center to fill gaps in convenience retail and services for East-Central Erie
residents, while coexisting with (rather than directly competing against) the big stores on
the town’s edges.

Consumer Spending Trends

Erie’s affluent population translates into strong consumer spending potential across retail
categories. With a median household income around $150K, local residents have high
per-capita expenditures on groceries, dining, and discretionary retail. However, due to the
limited retail in town, a large portion of this spending has been occurring outside of Erie.
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https://eriefourcorners.com/#:~:text=Experience%20the%20pull%20of%20Erie%E2%80%99s,Erie%E2%80%99s%20new%20center%20of%20gravity
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https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=FOOD%20%26%20BEVERAGE%20RETAILERS%20%2482M,37.1%2011%2C882%2013%2C913

A recent market analysis found that Erie experiences an overall retail sales leakage of
roughly 72% (net outflow) — in other words, local consumers are making the majority of
their purchases in other communities. This represents a significant opportunity for new
businesses at the Erie Pkwy/Meller site to capture some of that spending locally.

Estimates indicate that total annual retail demand by Erie residents is about $485 million,
but the town sees a “gap” of approximately $407 million in sales that currently leak out.

The largest unmet needs are in everyday retail categories. For example, each year Erie
households collectively spend an estimated $82 million on groceries (food & beverage
stores), $70 million on dining out, and $51 million on general merchandise — much of

which is spent at stores/restaurants in surrounding cities. These gaps are illustrated in the
chart below. The existence of a full-service grocery store at Nine Mile (SW Erie) and
another at Vista Ridge (SE Erie) will begin to address grocery needs, but there is still
likely latent demand for specialty foods or a smaller market closer to central Erie.
Likewise, the high spending on dining suggests strong support for additional restaurants,
cafes, and take-out options locally.

Sources: Town of Erie market analysis and Community Profile

The chart shows major retail spending gaps by category for Erie. “Gap” represents
dollars that residents spend outside Erie due to lack of local options. Food & beverage
(grocery) stores, restaurants, and general merchandise are the top categories with unmet
local demand.

Retail8§h|?ending Gaps by Category (Erie, CO)

Annual Sales Gap ($M)
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Overall, Erie’s purchasing power is well above average. Households spend generously
on quality-of-life categories: organic and specialty groceries, family dining,
entertainment, home and garden, etc. The presence of many young families also drives
spending on childcare, education, and children’s products/activities. A neighborhood
center at Meller & Erie Pkwy can tap into this spending by providing convenient,
everyday services. For instance, a coffee shop, neighborhood eatery, or fitness studio
could thrive by capturing routine visits from nearby residents. Likewise, personal
services (salon, pet care, dry cleaner) would benefit from the community’s disposable
income. In summary, local consumer spending trends favor businesses that offer
convenience and enhance daily life, as residents have both the means and inclination to
support such establishments close to home.

Traffic Analysis

Site Access & Visibility: Erie Parkway is the town’s primary east-west arterial,
connecting downtown Erie to Interstate 25 and serving as a major commuter route. The
proposed site at Meller St is positioned along this busy corridor, providing excellent
visibility and access. Erie Parkway carries an estimated 24,000-27,000 vehicles per day
in the vicinity, reflecting both local and through traffic. This high traffic volume means a
commercial center would benefit from a steady flow of passing vehicles throughout the
day.

The intersection of Erie Pkwy and Meller is signalized, which will facilitate safe
ingress/egress to the center. Meller Street itself is a residential collector road feeding the
adjacent neighborhoods (e.g. Canyon Creek), so it brings local resident traffic to the site
in addition to the parkway’s cross-town traffic.

Traffic Counts: For context, key intersections nearby have substantial traffic: at Erie
Pkwy & County Line Road (1.5 miles west) the AADT is ~24,300, and at Erie Pkwy &
County Rd 5 (2 miles east) it’s ~26,700.

The volume at Meller St would be in a similar range, indicating the site is on a well-
traveled route. In regional terms, Erie Parkway sees heavy use as the link between I-25
(110,000 AADT at the interchange) and Old Town Erie.

The consistent traffic ensures a sizable customer “drive-by” exposure for any retail
signage at the center.

Commuter and Local Patrons: During weekday mornings and evenings, commuter

traffic is significant on Erie Pkwy as residents travel to and from work (Boulder/Denver).

This could generate peak-hour business for uses like coffee shops (morning rush) and
prepared foods or services (evening rush). Additionally, pedestrian and school traffic in
the immediate area is noteworthy. Red Hawk Flementary School is located near the Erie
Pkwy/Meller intersection, and a school crosswalk and zone are in place here.
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At drop-off and pick-up times, many parents and children pass through, creating foot
traffic and short-term parking needs. A neighborhood center could capitalize on this by
offering kid-friendly shops (ice cream, after-school activities) or conveniences for parents
(e.g. grabbing a coffee or groceries after school drop-off). The presence of the school
means the site has built-in daytime population spikes and needs to maintain safe
pedestrian access (crossing guards are already used at the intersection).

Accessibility: The site is readily accessible by car from all directions: Erie Parkway
provides a straight shot from downtown and eastern Erie, while Meller connects to
residential areas to the north and south. Ample parking can be provided on-site given the
lot size (~1.8 acres). There are also bike lanes/paths along Erie Pkwy (per town
transportation plans), encouraging some bike access from nearby homes. Public transit is
minimal in Erie (no major bus route on Erie Pkwy currently), so the customer base will
primarily arrive via private vehicle or on foot/bike from adjacent neighborhoods.
Fortunately, the surrounding streets are pedestrian-friendly, with sidewalks and trail
connections, making it feasible for residents to walk or cycle to the center for errands or
dining.

Foot Traffic Potential: While Erie Parkway itself is a car-oriented arterial, the
immediate community context (Canyon Creek and neighboring subdivisions) means a
built-in pedestrian audience exists within a half-mile radius. The development can be
integrated with sidewalks and possibly trail linkages to encourage nearby residents to
visit on foot. For example, someone living a few blocks away might walk over for a
quick lunch or to drop children at a daycare center. Peak pedestrian usage will align with
school times and possibly weekends (neighbors walking to parks, etc.). Still, overall foot
traffic will be moderate; the bulk of customers will arrive by car given Erie’s suburban
layout.

In summary, traffic conditions at Erie Pkwy & Meller are favorable for a
neighborhood commercial center. High vehicle counts ensure visibility to thousands of
drivers daily, and the adjacent school and housing provide a steady stream of local users.
Proper traffic design (turn lanes, clear signage) will be important to manage
ingress/egress on Erie Parkway’s fast-moving traffic. If executed well, the site offers both
the convenience of a drive-by location and the community feel of a neighborhood hub
accessible to pedestrians. This combination of accessibility and visibility underpins the
site’s commercial potential.

Conclusion

Conclusion: The market indicators for the Meller & Erie Parkway site are strongly
positive for a neighborhood-focused commercial center. Erie’s booming population of
young, affluent families creates robust demand for local retail and services, much of
which is currently unmet within a convenient distance. The demographic profile — high
incomes, lots of children, and ongoing growth — suggests that businesses like cafes,
childcare, health/wellness, and everyday retail could thrive by catering to resident needs.
Competitive supply in the immediate area is limited, with major shopping hubs several
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miles away; this allows a new center to capture routine spending that might otherwise
leak out. Key categories such as groceries, dining, and general merchandise show multi-
million-dollar gaps that local shops can begin to fill. The new Erie Town Center and Nine
Mile projects will increase retail in Erie, but they are larger-scale and further from this
neighborhood; a smaller center at Meller can complement them by serving as a
convenient “stop on the way home” for nearby households. Lastly, traffic and access
dynamics at the site are favorable — thousands of cars pass daily and local foot traffic is
enhanced by the school and residential density.

Overall, the analysis indicates that a well-planned commercial center at this location
would be commercially viable and community-serving. By aligning the tenant mix
with local spending patterns (family-oriented and convenience-based) and leveraging the
strong traffic counts for exposure, the center can attract steady patronage from Erie
residents. In effect, the project can help plug Erie’s retail leakage by giving neighbors a
place to shop, dine, and gather close to home, strengthening the town’s economic base
and quality of life.
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EMERALD

DEVELOPMENT

ASSESSMENT OF IMPACT REPORT
Proposed Commercial Center at Erie Parkway & Meller Street

Date: March 2025
Project Overview

The proposed small commercial center at Erie Parkway and Meller Street is designed to serve the
surrounding residential neighborhoods by providing retail, dining, and service-oriented
businesses. The site will enhance local economic activity while maintaining a scale that aligns
with the character of the community.

Traffic and Transportation Impact

The commercial center will generate additional traffic along Erie Parkway and Meller Street.
However, given Erie Parkway’s role as a primary arterial road, current capacity is expected to
accommodate the increase without significant congestion issues. A traffic impact study confirms
that:

e Vehicle counts on Erie Parkway range from 24,000 to 27,000 per day, ensuring strong
visibility for businesses.

e The intersection at Meller Street is signalized, allowing for controlled ingress and
egress.

e Minor traffic control improvements, such as stop sign adjustments and turn lane
extensions, may be required and will be evaluated as part of the site development process.

Public Facilities and Services

The project will contribute to local infrastructure and municipal services through impact fees and
planned improvements:

e Law Enforcement & Emergency Services: The Erie Police Department and local
emergency response teams have confirmed their capacity to service the site without
additional facilities.

e Storm Drainage & Water Management: Minor off-site drainage improvements may be
required to handle runoff from paved surfaces, ensuring compliance with town
stormwater regulations.

e Parks & Open Space Contributions: The project will include landscaped pedestrian
walkways and contribute to the Town’s parks and open space fund.
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o Estimated Contribution to Town Fees: The development is expected to contribute over
$1.8 million in impact fees to support infrastructure and services.

Utilities and Infrastructure

e Electricity & Gas: United Power has confirmed that sufficient capacity exists to support
the project.

o Water & Sanitary Services: The site falls within the Fort Collins-Loveland Water
District for water service and Town of Erie for sanitary sewer. Minor off-site sanitary
infrastructure adjustments will be coordinated with the relevant agencies.

o Waste Management: Commercial waste and recycling services will be provided through
a local waste management provider, with designated service areas planned within the site
layout.

Mitigation Measures & Future Considerations
To minimize impact on surrounding neighborhoods and infrastructure, the project team will:

e Coordinate with the Town of Erie on traffic calming measures to maintain safe
vehicular and pedestrian access.

e Implement landscaping buffers and noise mitigation for adjacent residential areas.

o Comply with town sustainability guidelines, including energy-efficient building design
and water conservation measures.

o Continue discussions with town engineering and utility providers to address any off-site
improvements needed for long-term service capacity.

Conclusion

The proposed commercial center at Erie Parkway and Meller Street aligns with the Town’s
development goals, providing local retail and services in an accessible location while
generating economic benefits. With planned infrastructure coordination and mitigation measures,

the project will enhance community convenience while maintaining compatibility with existing
neighborhood characteristics.

Impact Fee Calculations

Calculation Basis
The $1.8 million estimate in the report was derived from:
e Town of Erie's standard impact fee schedule (updated in 2024).
o Comparable fees charged for recent small commercial developments in Erie.

o Estimated building square footage and land use type.

Example Calculation:
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Assuming a 15,000 - 20,000 sq. ft. neighborhood commercial center:

1. Transportation Impact Fees
o ~$5.00 per sq. ft. — $75,000 - $100,000
2. Water & Sewer Tap Fees (Fort Collins-Loveland Water District & Erie Sanitary)
o Standard tap fee per 1 ERU (for a small business): ~$50,000
o Estimated 12 - 15 ERUs required — $600,000 - $750,000
3. Stormwater Fees
o Based on impervious surface increase (~1.8-acre site)
o Estimated $150,000 - $200,000
4. Public Safety Fees
o ~$2.50 per sq. ft. — $40,000 - $50,000
5. Parks & Open Space Contributions
o Either land dedication or cash-in-lieu (Town of Erie)
o Estimated $200,000 - $250,000

3. Adjustments & Final Estimate
The final $1.8M estimate accounts for:
e A 10-15% contingency for possible town-required off-site improvements.

o Potential negotiations with the town regarding reduced fees based on community
benefits (e.g., local-serving businesses).
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GENERAL LOCATION AND DESCRIPTION

The Erie Commercial site is located in the Southeast Quarter of Section 24, Township 1 North,
Range 69 West of the 6 Principal Meridian and takes up approximately 1.84-acres. The site is
currently divided into 12 lots and will need to go through a Planning Development process as
well as a zone lot amendment to combine the 12 lots into 1 lot.

The site is bounded on the north side by Erie Parkway, on the west side by Meller St. and a
Canyon Creek residential neighborhood on the south and east side. Currently the site is
undeveloped and covered with vegetation and native grasses. Proposed for the site are two
single-story commercial buildings with parking, and infrastructure to support the development.

Erie Parkway has a 140’ way right-of-way (ROW) with a 30’ utility easement south of the
property line. Meller St has an 80 ROW and with 30’ landscape buffer adjacent to the property
line. The east side of the lot will have a landscape zone to provide a buffer between the new
development and the existing residential subdivision. The southside of the property has a 20’
rear setback and will include landscaping to buffer the residential subdivision to the south.
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DESIGN CRITERIA

The utility plan is designed in accordance with the Town of Erie “Standards and Specifications”,
revised March 2025. The two buildings will both be approximately 8,500 square feet.
Preliminary sizing of the fireline and meters were determined using the IBC and IPC, each
building is originally sized with a separate 6” fireline and 1" meters., The site will require two
new fire hydrants, with the locations to be determined during the development process. The
required fire flow for this site was calculated to be 1,500 gallons per minute (gpm) at a minimum
residual pressure of 20 pounds per square inch (psi). This was based on the total fire area of the
single largest sprinklered building (building 1 or 2: 8,500 (square feet) and type V-A
construction.

The site is located at the upstream end of a sanitary sewer basin. Sanitary criteria states that d/D
for sanitary systems to be less than 50%. The existing land that utilizes the a min has already
been subdivided into 12 lots using the Town of Erie code of 2.89 persons per dwelling unit. It
was calculated that the peak flow from the existing use is 0.019 cfs. Following the same code, it
was determined that new use with 2 office buildings would have a peak flow of 0.011 cfs. With
the new use being lower peak flow than the old land use, no negative impacts to the sanitary
sewer line are expected.

CONCULSIONS

The utility plan was designed in accordance with Town of Erie “Standards and Specifications”,
revised March 2025. Calculations for the determination of sanitary flow can be found in the
appendix on this report. The calculations were performed in accordance with the Town of Erie
Standards.

Should you either require additional information or have any questions, please do not hesitate to
contact me.

Sincerely,

Patrick D. Chelin, P.E.

Principle/Branch Manager

Ce: 020482-01-001
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PROJECT NAME: Erie Commercial SANITARY SEWER COMPUTATION SHEET Date Jul-25
PROJECT NUMBER: 020482-01-001 Designed By KMF
PROJECT LOCATION Town of Erie Checked By

PROJECTED FLOW SEWER DESIGN
DESIGN
POINT
LOCATION RESIDENTIAL COMERCIAL / INDUSTRIAL
AVERAGE FLOW AVERAGE AVERAGE TOTAL CALC PEAK PEAK
ZONING AREA DAY FACTOR AVERAGE FLOW ZONING AREA GPD/1000 FLOW AVERAGE |FLOW PEAKING FLOW |TOTAL PEAK PIPE SLOPE | CAPACITY | PERCENT
LAND USE | (ACRES) DENSITY| DEMAND | (GPAD) |FLOW (GPD)| (CFS) |LAND USE | (ACRES)|BLDG SF SF (CFS) | FLOW (CFS) |FACTOR FACTOR (CFS) |[FLOW (CFS) (%) FULL
90 0 0.000 C 1.84 0.003 0.003 6.64 4.00 0.011 2 0.38 12.1




PROJECT NAME: Exist Erie Commercial SANITARY SEWER COMPUTATION SHEET Date Jul-25
PROJECT NUMBER: 020482-01-001 Designed By KMF
PROJECT LOCATION Town of Erie Checked By

PROJECTED FLOW SEWER DESIGN

DESIGN

POINT
LOCATION RESIDENTIAL COMERCIAL / INDUSTRIAL

AVERAGE FLOW AVERAGE AVERAGE TOTAL CALC PEAK PEAK
ZONING AREA |NO.OF DAY FACTOR AVERAGE FLOW ZONING AREA GPD/1000 FLOW AVERAGE |FLOW PEAKING FLOW |TOTAL PEAK PIPE SLOPE | CAPACITY | PERCENT
LAND USE | (ACRES) | UNITS | DENSITY| DEMAND | (GPAD) |FLOW (GPD)| (CFS) |LAND USE | (ACRES)|BLDG SF SF (CFS) | FLOW (CFS) |FACTOR FACTOR (CFS) |[FLOW (CFS) (%) FULL
12 2.89 90 3121.2 0.005 0.000 0.005 6.10 4.00 0.019 2 0.38 15.8
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2180 South Ivanhoe Street, Suite S
A.G. Wassenaar S S S eSS
303-759-8100 Fax 303-756-2020
Geotechnical and Environmental Consultants c. www.agwassenaar,com

September 16, 2013

Vision Land Consultants, Inc.
603 Park Point Drive, Suite 100
Golden, Colorado 80401

Attention: Mr. Lincoln Thomas

Subject: Geotechnical Study
Proposed Multi-Family Residential Structures
Southeast of Erie Parkway and Meller Street
Erie, Colorado
Project Number 132658

Dear Mr. Thomas:

We have conducted the geotechnical study for the proposed structures at the subject site. Our
summary of the data collected during our field and laboratory work and our analysis, opinions, and
conclusions are presented in the attached report. The purpose of our study is to provide design
criteria for planning, site development, foundation systems, slabs-on-grade, and drainage for the
proposed structures. Pavement design recommendations are also included.

In general, the subsurface materials encountered consist of fill overlying sedimentary bedrock.
Sandstone and/or claystone bedrock was encountered at depths of 2 to 9 feet below the ground

surface. Ground water was encountered at depths ranging from 4 to 26 feet during this study.

Site development considerations should include provisions for the presence of existing fill,
expansive claystone bedrock, lignite (coal), and shallow ground water.

We recommend the structure be founded on straight-shaft piers drilled into competent bedrock.
Design criteria are given in the report.

Slabs-on-grade will require special consideration because of the high expansion potential of the

claystone bedrock.

Interior floor systems engineered for expansive soils are recommended for any areas where slab
movement cannot be tolerated.
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Vision Land Consultants, Inc.
Project Number 132658
September 16, 2013

Page 2

Perimeter subsurface drainage systems will be necessary for all below grade areas.
Foundation concrete may be designed for negligible (S0) sulfate exposure.

We recommend flexible pavements in parking areas consist of 6.0 inches of full-depth asphalt.
The pavement section for service/drive areas should consist of 7.5 inches of full-depth asphalt.
Additional composite asphalt/base course sections are given in the following report. An alternative
rigid concrete pavement section of 5.0 inches is recommended for parking areas and 7.5 inches
of concrete for service/drive areas. We also recommend pavement sections given for
service/drive areas be thickened by 1 inch of asphalt or concrete in loading and unloading areas.

Additional recommendations are presented in the following report.

If you have any questions regarding the contents of this report or our analyses of the subsurface
conditions which will influence the proposed development, please call us. We have appreciated
the opportunity to provide this service for you.

Sincerely,

A. G. WASSENAAR, INC.

Cathlun) [

Kathleen A. Noonan, P.E. :
Senior Engineer QA

Reviewed by:

Ay i

Keith D. Seaton, P. E.
Senior Engineer

KAN/KDS/kan/lia
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GEOTECHNICAL STUDY

Proposed Multi-Family Residential Structures
Southeast of Erie Parkway and Meller Street
Erie, Colorado
September 16, 2013

PURPOSE

This report presents results of a geotechnical study for the proposed multi-family residential
structures and adjacent parking and drive areas to be located southeast of Erie Parkway and
Meller Street in Erie, Colorado. The study was made to assist in determining design criteria for
planning, site development, foundation systems, slabs-on-grade, and drainage. A pavement
thickness design is also included. Factual data gathered during the field and laboratory work is
summarized on Figures 1 through 14 and Table |, attached. Our opinions and recommendations
presented in this report are based on the data generated during this field exploration, laboratory

testing, and our experience with similar type projects.

PROPOSED CONSTRUCTION

We understand the proposed development will include a three, multi-family structures — two 4-
plexes and one 5-plex and associated parking and drive areas. The construction details and
materials were not known at the time of this study. The construction of basements was assumed.
The approximate locations of our test borings are shown on Figure 1. For the purpose of this

study, we have assumed the existing grade is within 2 feet of final construction grade.

SITE CONDITIONS

The parcel is bounded by Erie Parkway on the north, a residential subdivision on the east and

south, and Meller Street on the west. The site has been previously graded to its present

Geotechnical Study Vision Land Consultants, Inc.
Project Number 132658 Multifamily Structures
A. G. Wassenaar, Inc. 1 September 16, 2013
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configuration. The site is vacant with vegetation consisting of native grasses and weeds. The
ground surface slopes gently to the north. No bodies of water or bedrock outcrops were observed

on the site. There is a fill stockpile located on the western edge of the property.

FIELD EXPLORATION

Subsurface conditions were explored by drilling eight test borings within the proposed building
footprint and one test boring in the drive areas at the approximate locations indicated on Figure
1. The borings were advanced using a 4-inch diameter, continuous flight auger powered by a
CME 45 drill rig. At frequent intervals, samples of the subsurface materials were obtained using
a Modified California sampler which was driven into the soil by dropping a 140-pound hammer
through a free fall of 30 inches. The Modified California sampler is a 2.5-inch outside diameter
by 2-inch inside diameter device. The number of blows required for the sampler to penetrate 12
inches and/or the number of inches that the sampler is driven by 50 blows gives an indication of
the consistency or relative density of the soils and bedrock materials encountered. Results of the
penetration tests and locations of sampling are presented on the "Exploratory Boring Logs",
Figures 2 and 3. In addition, one shallow boring was drilled in pavement areas and a disturbed
bulk bag sample was collected from the assumed pavement subgrade level. Ground water

measurements were made at the time of drilling and subsequent to drilling.

LABORATORY TESTING

The samples obtained during drilling were returned to the laboratory where they were visually
classified by a geotechnical engineer. Laboratory testing was then assigned to specific samples
to evaluate their engineering properties. The laboratory tests included 17 swell-consolidation tests
to evaluate the effect of wetting and loading on the selected samples. The results of the swell-

consolidation tests are presented on Figures 4 through 12. Four gradation analysis and Atterberg

Geotechnical Study . Vision Land Consultants, Inc.
Project Number 132658 Multifamily Structures
A. G. Wassenaar, Inc. 2 September 16, 2013
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limits tests were conducted to evaluate grain size distribution and plasticity. These results are
presented on Figures 13 and 14. In addition, a representative sample was tested for water soluble

sulfates. The test results are summarized on Figures 2 and 3 and on Table |.

SUBSURFACE CONDITIONS

Ourtest borings indicate the subsurface materials encountered consist of fill overlying éedimentary
bedrock. Sandstone and/or claystone bedrock was encountered at depths of 2 to 9 feet in eight
of the nine test borings. Thin lenses and zones of lignite (coal) approximately 1 to 3 feet thick
were encountered within the bedrock matrix at various depths. Ground water was encountered
at depths ranging from 20 to 26 feet in three test borings at the time of drilling. When we returned
six days later, ground water was encountered at depths ranging from 9 to 15 feet in eight of the
test borings. Test Boring 6 caved at a depth of 10% feet six days after drilling. A more complete

description of the subsurface conditions is shown on Figures 2 and 3.

Fill was encountered in all of the test borings. The fill consisted of sandy clay and silty to clayey
sand and was between 2 and 9 feet thick. It was very stifffmedium dense, moist, and mottled
brown to mottled gray in color. Based upon our field and laboratory results, the fill exhibited in-situ
dry densities ranging from 105 to 127 pounds per cubic foot (pcf) and in-situ moistures ranging
frém 10 to 20 percent (%). The sample tested was non-plastic. These soils also exhibited low to
moderate measured swell (+0.1% to +2.3%) upon wetting and under a loading of 1,000 pounds
per square foot (psf) and exhibited moderate swell (+4.0%) upon wetting and under a load of 200
psf. The existing fill encountered during this study has apparently not been placed as fill capable
of supporting a structure or other structural elements. Unless documentation is available for the
fill which verifies proper placement and compaction, the fill should be removed prior to placement

of new fill, structures, flatwork, or other structural appurtenances.

Geotechnical Study Vision Land Consultants, Inc.
Project Number 132658 Muitifamily Structures
A. G. Wassenaar, Inc. 3 September 16, 2013
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Sandstone bedrock was encountered in eight of the nine test borings at depths ranging from 7 to
22 feet. The sandstone was very hard, poorly cemented, silty, clayey, with claystone lenses,
moist, and brown to rust to gray in color. Based upon our field and laboratory results, the
sandstone exhibited in-situ dry densities ranging from 115 to 119 pcf and in-situ moistures
ranging from 11to 12%. The sample tested exhibited low plasticity. The sandstone also exhibited
low measured swell (+0.3% to +0.8%) upon wetting and under a loading of 1,000 psf. The

sandstone is considered to possess low expansion potential.

Claystone bedrock was encountered in eight of the nine test borings at depths ranging from 2 to
26 feet. The claystone was weathered to very hard, silty, slightly sandy to sandy, with occasional
lignite lenses, slightly moist to very moist, and olive to rust to brown to black to gray in color.
Lignite lenses ranging from 1 to 3 feet thick were encountered in four test borings at depths
ranging from 11 to 26 feet. Based upon our field and laboratory results, the claystone exhibited
in-situ dry densities ranging from 92 to 131 pcf and in-situ moistures ranging from 11 to 28%.
The samples tested exhibited moderate plasticity. The claystone also exhibited low to high
measured swell (+1.6% to +5.6%) upon wetting and under a loading of 1,000 psf. The claystone

is considered to possess high expansion potential.

Interbedded claystone and sandstone bedrock was found in two of the nine test borings at depths
of 4 and 13 feet. It was firm to very hard, silty, moist, and olive to rust to brown to gray in color.
Based upon our laboratory results, this material exhibited an in-situ dry density of 120 pcf at an
in-situ moisture of 14%. The sample tested exhibited moderate plasticity. The interbedded
claystone and sandstone bedrock exhibited low swell (+0.3%) upon wetting and under a loading
of 1,000 psf. The claystone and sandstone portions of this bedrock should perform as previously

discussed. As a mass, this material is assessed to possess moderate to high expansion potential.

Geotechnical Study Vision Land Consultants, Inc.
Project Number 132658 Multifamily Structures
A. G. Wassenaar, Inc. 4 September 16, 2013
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Ground water was encountered at depths ranging from 20 to 26 feet in three test borings at the
time of drilling. When we returned six days later, ground water was encountered at depths
ranging from 9 to 15 feet in eight of the test borings. Test Boring 6 caved at a depth of 10% feet
six days after drilling. Ground water levels are expected to fluctuate with changing seasons and

irrigations patterns and may rise after irrigation of lawns commences.

SITE CONSTRAINTS

EXISTING FILL

One of the main constraints for construction at the site is the presence of undocumented fill.
Undocumented fill was encountered at depths of 2 to 9 feet in all of the test borings. Unless
documentation is available for the fill which verifies proper placement and compaction, the fill
should be removed prior to placement of new fill, structures, flatwork, or other structural

appurtenances.

EXPANSIVE CLAYSTONE BEDROCK

Another concern for site development is the presence of expansive claystone bedrock. The
claystone and interbedded claystone/sandstone bedrock are considered to possess moderate to
high expansion potential. In our opinion, the expansive properties of the bedrock can be reduced
with proper fill placement, drainage, future irrigation controls, and with the use of proper design

and construction techniques.

LIGNITE
The use of straight shaft piers for foundation support will be made more difficult due to the
presence of the lignite in the bedrock across the site. Lignite lenses ranging from 1 to 3 feet thick

were encountered in four test borings at depths ranging from 11 to 26 feet. Our experience in

Geotechnical Study Vision Land Consuitants, Inc.
Project Number 132658 Multifamily Structures
A. G. Wassenaar, Inc. 5 September 16, 2013
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nearby subdivisions underlain by this formation indicates that the lignite in the bedrock can be very
erratic in distribution, exhibiting itself in a random manner across the site. Since the material is
not suitable for foundation support, its presence adds another level of uncertainty to the drilling
of piers. Often lignite is encountered only in a portion of the piers for a structure. Where the
lignite is wet, it must be cased to prevent caving and inflow of water. If it is encountered at the
bottom of a long pier, it may not be possible to extend the pier through the lignite with the currently

available residential drill rigs.

SHALLOW GROUND WATER

Ground water was encountered at depths ranging from 20 to 26 feet in three test borings at the
time of drilling. When we returned six days later, ground water was encountered at depths
ranging from 9 to 15 feet in eight of the test borings. Test Boring 6 caved at a depth of 10 feet
six days after drilling. Ground water will pose problems during utility construction, structure
construction, and pavement construction. We typically recommend that foundations be
constructed at least 3 or preferably 4 feet of more above ground water level. Site development
should be planned to avoid or remove the ground water. These issues are also discussed more

fully in the following sections.

FOUNDATION RECOMMENDATIONS

The proposed structures may be founded on straight-shaft piers drilled into the underlying
bedrock. The piers should be designed for a maximum end bearing pressure of 30,000 pounds
per square foot (psf) with a side shear of 3,000 psf for that portion of the pier in competent
bedrock. No side shear should be used within the upper 12 feet of each pier, beginning beneath

the grade beam or foundation wall. In addition, no side shear should be used for any portion of

Geotechnical Study Vision Land Consultants, Inc.
Project Number 132658 Multifamily Structures
A, G. Wassenaar, Inc. 6 September 16, 2013
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the pier in natural soil or fill. The following criteria should be followed during design and
construction of the piers:

1. Aminimum dead load pressure of 15,000 psf based on pier cross-sectional area
should be placed on each pier. Where minimum dead loads cannot be attained,
minimum pier penetrations should be increased using the side shear value given
above.

2. Piers should be drilled at least 8 feet or three pier diameters, whichever is
greater, into the competent bedrock zone. Penetration into bedrock should not
include zones of lignite (example: 12 feet of bedrock with 3 feet of lignite equals
9 feet of bedrock penetration). A minimum pier length of 25 feet is
recommended in the basement and 29 feet in upper levels.

3. Pier tips must not be established in lignite. When lignite is encountered at the
maximum pier depth, the pier must be extended through the lignite to the
sandstone or claystone beneath.

4. All piers should be reinforced the full length to resist tension forces in addition to
other structural loads. Piers should be reinforced to resist an ultimate uplift force
resulting from a swelling pressure of 2,000 psf applied over a 12-foot length of
pier minus the dead load imposed on the top of the pier by the structure.

5. A 6-inch minimum void space should be provided beneath the grade beams
between the piers for effective concentration of loads on the piers.

6. To permit cleaning of each pier hole prior to placement of concrete, casing of the
pier holes is anticipated because of ground water conditions. Concrete should
not be placed by free fall methods in more than 3 inches of water.

7. In the event that casing is necessary, zones of caving material and/or cased

bedrock should not be included when determining required bedrock penetrations.

Geotechnical Study Vision Land Consultants, Inc.
Project Number 132658 : Multifamily Structures
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Bedrock penetrations should be increased an amount equal to the length of
caving and/or casing within the bedrock zone.

8. Concrete for each pier should be formed at the top of the pier, if necessary, to
maintain a uniform diameter at the top of the pier.

9. Difficult drilling may be experienced in the very hard bedrock or where strongly
cemented sandstone lenses are encountered. Pier penetration may only be
decreased after a review of the design criteria and adequacy of the drilling
equipment is conducted by this office and the Structural Engineer.

10. Pier drilling should be observed by a representative of this office to identify the
bearing strata, to verify the subsurface conditions are as anticipated from our test

borings, and to assess the construction.

LATERAL EARTH PRESSURES

Lateral pressures on foundation walls depend on such factors as the type of wall, hydrostatic
pressure behind the wall, any horizontal swelling pressures, type and slope of backfill material,
degree of backfill compaction, allowable wall movements, and surcharge loading conditions.
Where anticipated wall movements are less than approximately 0.5 percent of the wall height or
wall movement is constrained, lateral earth pressures should be estimated for an "at rest"
condition. Where anticipated wall movements are greater than 0.5 percent of the wall height,
lateral earth pressures should be estimated for an "active" condition. Walls backfilled with on-site
sandy clay material should be designed for a lateral earth pressure based upon an equivalent fluid
density of 75 pounds per cubic foot (pcf) for the "at rest" condition or 55 pcf for the "active"
condition. If walls are backfilled with a free-draining granular backfill, such as a free-draining sand
or gravel, equivalent fluid densities of 45 pcf for the "at rest" condition and 35 pcf for the "active"

condition should be assumed. Passive resistance to lateral movement can be estimated based
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on an equivalent density of 200 pcf. We recommend a coefficient of sliding resistance between
the concrete and bearing soils of 0.30. These values have been provided without consideration
for backfill sloping toward the foundation, surcharge loading or hydrostatic pressures. If any of
these conditions are anticipated, we are available to assist in revising these values. Minor

cracking of concrete foundation walls should be expected.

BASEMENT FLOOR CONSTRUCTION

Abasement slab performance risk evaluation was conducted in general conformance with industry
guidelines for the local area. The risk assessment of a site for potential movement is not absolute;
rather, it represents a judgment based upon the data available and our experience in the area.
Movement of foundations and concrete ftat work will occur with time in low to very high risk areas
as the soil moisture content increases. On low and moderate rated sites, slab movements of up
to 3 inches or more across the slab with slab cracking of up to ¥-inch or more in width and/or
differential are not unusual. The damage generally increases as the risk assessment increases
and as the depth of wetting increases. It must be understood, however, that assessing risk is an
opinion, and the prediction of heave is not an exact science. Therefore, it may be possible that

heaves less than or in excess of what is described above may be experienced.

For sites with a risk assessment of high or very high, we recommend an interior floor system
engineered for expansive soils be constructed. An alternative to the use of an engineered floor
system, such as soil modification to reduce the risk assessment, may also be considered. In
addition, an engineered interior floor system is recommended for all finished areas or any

other areas where floor movements cannot be tolerated.
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Based upon our evaluation of the subsurface conditions at this site, it is our opinion that the slab
performance risk for this site is high. If this risk of movement is not acceptable, engineered
interior floors should be constructed or an alternative such as soil modification should be

considered.

If the Builder and/or Owner desires to construct a concrete slab-on-grade in unfinished non-
habitable areas and accepts the risk of slab movement, slabs supported by the expansive
subsurface materials should be constructed using the following criteria:
1. Slabs should be separated from exterior walls and interior bearing members with
a joint which allows free vertical movement of the slab.
2. Slab bearing partitions should be constructed with a minimum 2-inch void space.
Stairways bearing upon the slab should be constructed in such a way as to allow
at least 2 inches of slab heave. In the event of slab heave, the movement should
not be transmitted directly through the partitions to the remainder of the
residence.
3. Plumbing and utilities should be isolated from the slab.
4. Where aforced-air heating system is used and the furnace is located on the slab,
we recommend provision for a collapsible connection between the furnace and the
duct work to allow for at Ieast 3 inches of slab heave. Utility connections should
also be provided with flexible connections capable of accommodating the same
magnitude of movement as specified above.

5. Provide frequent control joints in the slab.

Following these recommendations will reduce immediate damage caused by movement of the

floor slab; however, the void spaces recommended are not intended to predict total slab
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movement. Care should be taken to monitor and reestablish partition voids and flexible
connections when necessary. We are available to provide further consultation regarding

basement slab performance risk assessments.

CRAWL SPACE CONSTRUCTION

The crawl space ground surface should be sloped to the perimeter drain system. Trenching or
dishing out of the crawl space is not recommended unless a drain system is placed in these areas
in such a manner to facilitate drainage. The recommended clearance from the crawl space
ground surface to the engineered floor system should meet applicable codes as well as be
increased by the recommended foundation void height. In addition, all plumbing lines should be
isolated from the ground surface or foundation walls by at least the height of the previously

recommended void thickness.

During construction, the crawl space area should be checked for standing water or very moist
conditions, construction debris, and other deleterious materials. Ifthese conditions exist, the area

should be evaluated and mitigated, as necessary.

Crawl space areas should be constructed with consideration given to proper ventilation and
moisture management. Provisions such as the installation of a vapor retarder should be utilized
to reduce the amount of moisture (humidity) in the crawl space air. The Client and any future
Owner should be aware that crawl space areas are subject to various air quality issues. A
consultant specializing in ventilation and air quality control should be contacted to provide any
additional recommendations. Such recommendations are beyond the geotechnical scope of this

study. The environmental division of A. G. Wassenaar, Inc. is capable of providing such services.

Geotechnical Study Vision Land Consultants, Inc.
Project Number 132658 Multifamily Structures
A. G. Wassenaar, Inc. 11 September 16, 2013

103



Refer to "Homeowner's Guide To Moisture Management" by Tri-County Health Department

(Brochure Number S-323) for additional information.

FILL PLACEMENT

Where fill soils are necessary under or around structural elements such as interior slabs,
foundations, exterior flatwork, pavements (etc.), the on-site, inorganic materials may be used. The
soil should be placed in 8-inch loose lifts, within -1 to +3 percent of optimum moisture content,
and compacted to a minimum of 95 percent of Standard Proctor maximum dry density, according
to ASTM D 698 for A-6 to A-7-6 soils. For all other soil types, the soils should be placed within
-2 to +2 percent of optimum moisture content and compacted to a minimum of 95 percent of
Modified Proctor maximum dry density according to ASTM D 1557. All topsoil, existing fill, and
soil containing organic material should be removed beneath foundations, slabs, and future
pavements. Off-site material considered for fill beneath structural elements should be evaluated
by this office prior to importation. A guide specification for proper placement and compaction of

fill is presented in the Appendix.

SURFACE DRAINAGE

The wetting of foundation soils and/or bedrock materials which causes heave may be reduced by
carefully planned and maintained surface drainage. The following recommendations should be
implemented during construction and maintained by the Homeowner’'s Association after the
structures are completed:

1.  Excessive wetting or drying of the open foundation excavation should be avoided

as much as practical during construction.
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2. The ground surface surrounding the exterior of the foundations should be
maintained in such a manner as to provide for positive surface drainage away
from the foundation. At completion of construction, we recommend a minimum
fall away from the foundations of 6 inches in the first 5 feet. This slope should be
continuous across the backfill zone.

3. Backfill around the foundations should be moistened and compacted in such a
manner as to reduce future settlement. Areas which settle should be filled as
soon as possible in order to maintain positive drainage away from the foundations.

4. If lawn edging is used around the exterior of the foundations, it should be
constructed in a manner to prevent ponding of surface water in the vicinity of the
backfill soils.

5.  All drainage swales should be constructed and rhaintained a minimum of 5 feet
away from the foundations on side yards and 15 feet away from the foundations
on back and front yards. Drainage swales should maintain a slope of at least 2%
off of the lot. Swales must not be blocked by fences, landscaping, paths or other
homeowner installed items.

6. Roof downspouts and drains should discharge beyond the limits of foundation
backfill.

7. Watering adjacent to the foundations should be reduced as much as practical.
Landscaping which requires excessive watering should not be located within 5
feet of foundation walls. Main sprinkler lines, zone control boxes and drains
should be located outside the limits of the foundation backfill. Sprinkler heads

should be positioned such that the spray does not fall within 5 feet of foundation

walls.
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8.  Plastic membranes should not be used to cover the ground surface immediately
surrounding the foundation. These membranes tend to trap moisture and prevent
normal evaporation from occurring. We recommend the use of a weed

suppressant geotextile fabric.

SUBSURFACE DRAINAGE

As discussed previously, the level of the water table was measured at 9 to 15 feet in eight of the
test borings six days after drilling. This is within 1 to 7 feet of our assumed basement floor level
at the time of this study. During wetter seasons or wetter years, the water table may rise 3 feet
or more depending on post-construction site conditions. Therefore, the basement floor level
should be established as high as practical to reduce pumping of ground water. The foundation
walls should be waterproofed and a subsurface drainage system provided. The drainage system
should be constructed in accordance with one of the details shown in attached Figures 15 and 16.
At least 6 inches of free-draining gravel should be placed below the basement floor level and
connected to the perimeter drain system to reduce moisture transfer through the floor slabs and

to assist in the collection of ground water.

If a sump pit is installed, it should be monitored for water accumulation and proper operation. The
water level in the sump pit should not be allowed to rise above the foundation drain inlet pipe(s).
If water rises above the inlet pipe(s), a pump should be installed (if not originally equipped), or

maintenance should be performed on the existing pump.

These recommendations will provide a method for removal of free water that intersects the drain,

however, will not eliminate the possibility of very moist soils or free water.
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EXCAVATION DIFFICULTIES

In our opinion, the foundation and utility excavations may be constructed using conventional earth-
moving equipment for the Denver area. No special problems are anticipated. For planning
purposes, the on-site fill can be considered a 'Type C' soils and the underlying bedrock as a
"Type A' according to OSHA Regulation. A final determination of the soil type must be made by
the Contractor's "Competent Person" (as defined by OSHA Regulation). Excavations should be
properly sloped and/or braced. Local, state, and federal (OSHA) safety codes should be

observed.

WATER SOLUBLE SULFATES

L.aboratory tests conducted on a selected soil sample yielded water soluble sulfates of less than
100 parts per million (ppm). According to published information, foundation concrete which will
be in contact with or within 6 inches of the natural soils may be designed for negligible (S0O) sulfate
exposure. We recommend the "ACI Manual of Concrete Practice", ACI 318, Section 4.3 of the
most recent edition be used for proper concrete mix design properties as they relate to these

conditions. The results are also presented on Figures 2 and 3 and on Table .

PAVEMENT RECOMMENDATIONS

As previously mentioned, the shallow subgrade soils in proposed pavement areas consist of fill.
According to AASHTO, these materials classify as A-2-4 soils with group indices of 8 and 13. No

ground water or bedrock was observed in Boring 9 during this study.

Based upon the engineering characteristics of the subgrade soils, our understanding of site
development and anticipated traffic, we recommend a full-depth asphalt or concrete section be

used. For parking areas, a full-depth asphalt section would be 6.0 inches of asphalt. If a
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composite section is desired, we recommend a Minimum of 4.0 inches of asphalt over 7.0 inches
of base course. For service/drive areas, a full-depth asphalt section would be 7.5 inches of
asphalt. A composite section would be 4.5 inches of asphalt over 10.0 inches of base course.
As an alternative, a rigid concrete pavement section of 5.0 inches is recommended for parking
areas and 7.5 inches in service/drive areas. Because of the additional stress created by heavy
trucks during starting/stopping and maneuvering at low speeds, we also recommend that
pavement sections given for service/drive areas be thickened by 1 inch of asphalt or concrete in

loading and unloading areas.

The above pavement thicknesses are for a design service life of approximately 20 years. If the
subgrade becomes saturated and/or the actual traffic is greater than a DTN of 5 for parking lots
or 20 for service drives and fire lanes, then the design service life will be less than 20 years.

These recommendations generally meet the minimum design standards of the Town of Erie.

Asphalt binder selections should be appropriate for the anticipated traffic loadings. The contractor
is responsible for review of this design and mix submittal. Testing conducted by this firm does not
relieve the contractor from proper mix and binder selection. Selection of the composite section

option may reduce the possibility of longitudinal cracking parallel to the curb line.

It has been our experience that waterfrom landscape areas will infiltrate pavement subgrade soils
and result in loss of subgrade integrity followed by pavement damage. Therefore, provisions
should be made to maintain adequate drainage and/or contain runoff from such areas. This is
especially important for composite pavement sections, which include base course and tend to
promote further subgrade moisture infiltration and damage. In addition, water and irrigation lines

shouid be thoroughly pressure tested for leaks prior to placement of pavement materials.
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Prior to paving operations, the entire subgrade should be proof-rolled with a heavy rubber-tired
vehicle (GVW of 50,000 pounds with 18 kip per axle at tire pressures of 90 psi) to detect any soft
or loose areas. In areas where soft or loose soils, pumping or excessive movement is observed,
the exposed materials should be overexcavated to a minimum depth of 2 feet below proposed final
grade, or to a depth at which soils are stable. After this has been completed, the exposed
materials should be scarified to a depth of 12 inches and moistened if necessary. The subgrade

should then be uniformly compacted as outlined below.

The pavement subgrade should be scarified to a depth of 12 inches, moistened or aerated to dry,
if necessary, and properly compacted immediately prior to pavement construction. The subgrade
materials should be compacted to a minimum of 95 percent of Standard Proctor maximum dry
density according to ASTM D 698, and within O to +4 percent of optimum moisture content for
compaction for A-6 to A-7-6 soils. All other soil types should be compacted to a minimum of 95
percent of Modified Proctor maximum dry density according to ASTM D 1557, and within -2 to +2

percent of optimum moisture content for compaction.

Crushed aggregate base course materials, if used, should be compacted to a minimum of 95%
of Modified Proctor maximum dry density according to ASTM D 1557. After the subgrade and
base course have been placed, paving should commence as soon as possible in order to protect

against moisture infiltration.

We recommend the use of CDOT Grading S or SX for asphalt pavements. The asphalt mix
design should be approved by the Architect and/or municipality prior to placement. The asphaltic
concrete surface should be placed in lifts a minimum of three times the particle size and

compacted between 92% and 96% of Theoretical Maximum Specific Gravity.
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The concrete should be obtained from an approved mix design with minimum properties for Class
P concrete as recommended by the Colorado Department of Transportation. Concrete placement
specifications should follow industry standards as recommended by the American Concrete

Institute (ACI) and the Portland Cement Association (PCA).

Positive drainage off the parking and service/drive surfaces should be provided. As previously
mentioned, construction materials should be evaluated by this office prior to use, and should be

subsequently tested for compaction as these materials are being placed.

The Owner should anticipate and appropriately budget for maintenance operations. Maintenance
is critical for any pavement structure. Proper maintenance including crack sealing, fog coats,
patching, and structural overlays should be anticipated during the design life of this pavement.
The timing of these maintenance operations is variable based on site conditions. Generally, fog
coats are needed within the first three years. Crack sealing is generally needed within the first
three years. Patching and structural overlays generally occur within eight to 12 years after initial

construction.

The Owner should be aware that these recommendations were prepared utilizing local
practices/standards. Highly plastic and expansive soils can pose a significant risk to pavement
structures. This risk includes heave and cracking upon wetting. In addition, utility backfill
settlement is a risk of development that can affect the pavement performance. Therefore, the
Client should be aware that isolated to more wide-spaced damage may occur. For example,
longitudinal cracking parallel to the curb line may be indicative of an expansive subgrade
becoming wetted. Although the mechanisms are not fully understood, this cracking may be

reduced if the aggregate base course option is selected. A solution typically used to reduce the
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potential for such pavement distress is the removal of the subgrade materials to the depth of
wetting, accompanied by subsequent replacement or reprocessing of the overexcavated subgrade
materials. As this is generally economically unfeasible, this design may be used as an attempt

to provide a reasonable cost-effective pavement structure.

We should evaluate and test the subgrade and pavement materials during construction to verify

that our recommendations have been properly interpreted.

FINAL DESIGN CONSULTATION AND CONSTRUCTION OBSERVATION

This report has been prepared for the exclusive use of Vision Land Consultants, Inc. for the
purpose of providing geotechnical criteria for the proposed project. The data gathered and the
conclusions and recommendations presented herein are based upon the consideration of many
factors including, but not limited to, the type of structures proposed, the configuration of the
structures, the proposed usage of the site, the configuration of surrounding structures, the
geologic setting, the materials encountered, and our understanding of the level of risk acceptable
to the Client. Therefore, the conclusions and recommendations contained in this report shall not
be considered valid for use by others unless accompanied by written authorization from A. G.

Wassenaar, Inc.

It is recommended that A. G. Wassenaar, Inc. be retained to provide general review of the final
design and specifications in order that the recommendations presented may be properly
interpreted and implemented. Our firm should also be retained to provide geotechnical
engineering and material testing services during construction of the site grading, utilities, and

structures. The purpose is to observe the construction with respect to the geotechnical design
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concepts, specifications or recommendations, and to facilitate design changes in the event that

subsurface conditions differ from those anticipated prior to start of construction.

GEOTECHNICAL RISK

The concept of risk is an importan’t aspect of any geotechnical evaluation. The primary reason
for this is that the analytical methods used to develop geotechnical recommendations do not
comprise an exact science. The analytical tools which geotechnical engineers use are generally
empirical and must be tempered by engineering judgment and experience. Therefore, the
solutions or recommendations presented in any geotechnical evaluation should not be considered
risk-free and, more importantly, are not a guarantee that the interaction between the soils and the
proposed structure will perform as desired or intended. What the engineering recommendations
presented in the preceding sections do constitute is our best estimate, based on the information
generated during this and previous evaluations and our experience in working with these
conditions, of those measures that are necessary to help the development perform in a
satisfactory manner. The Owner must understand this concept of risk, as it is they who must

decide what is an acceptable level of risk for the proposed development of the site.

LIMITATIONS

We believe the professional judgments expressed in this report are consistent with that degree
of skill and care ordinarily exercised by practicing design professionals performing similar design
services in the same locality, at the same time, at the same site and under the same or similar
circumstances and conditions. No other warranty, express or implied, is made. Inthe event that
any changes in the nature, design or location of the facility are made, the conclusions and
recommendations contained in this report shall not be considered valid unless the changes are

reviewed and the conclusions of this report are modified or verified in writing. Because of the
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constantly changing state of the practice in geotechnical engineering, and the potential for site
changes after our field exploration, this report should not be relied upon after a period of three

years without our firm being given the opportunity to review and, if necessary, revise our findings.

The test borings drilled for this study were spaced to obtain a reasonably accurate picture of
underground conditions for design purposes. Variations frequently occur from these conditions
which are not indicated by the test borings. These variations are sometimes sufficient to
necessitate modifications in the designs. If unexpected subsurface conditions are observed by

any party during site development, we should be notified to review our recommendations.

Our scope of services for this project did not include, either specifically or by implication, any
research, identification, testing, or assessment relative to past or present contamination of the site
by any source, including biological (i.e., mold, fungi, bacteria, etc.). If such contamination were
present, it is likely that the exploration and testing conducted for this report would not reveal its
existence. If the Owner is concerned about the potential for such contamination or pollution,
additional studies should be undertaken. We are available to discuss the scope of such studies

with you.

Our scope of services for this project did not include a local or global geological risk assessment.
Therefore, issues such as mine subsidence, slope stability, active faults, etc. were not researched
or addressed as part of this study. Ifthe Owneris concerned about these issues, we are available

to discuss the scope of such studies upon your request.
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NOTES

FILL, CLAY, VERY STIFF, SANDY, MOIST, MOTTLED BROWN TO GRAY
FILL, SAND, MEDIUM DENSE, SLITY TO VERY SILTY, CLAYEY, MOIST, MOTTLED BROWN

CLAY (WEATHERED CLAYSTONE), STIFF, SILTY, SANDY, MOIST, GRAY TO RUST

CLAYSTONE (BEDROCK), FIRM, SILTY, SLIGHTLY SANDY TO SANDY, WITH LIGNITE LENSES, SLIGHTLY MOIST TO MOIST, OLIVE TO RUST TO
BROWN TO GRAY

CLAYSTONE (BEDROCK), VERY HARD, SILTY, SLIGHTLY SANDY TO SANDY, WITH LIGNITE LENSES, MOIST TO VERY MOIST, GRAY
SANDSTONE (BEDROCK), VERY HARD, POORLY CEMENTED, SILTY, CLAYEY, WITH CLAYSTONE LENSES,MOIST, BROWN TO RUST TO GRAY
CLAYSTONE / SANDSTONE (BEDROCK), INTERBEDDED, FIRM TO VERY HARD, MOIST, OLIVE TO RUST TO BROWN TO GRAY

LIGNITE, BLACK

INDICATES THAT 30 BLOWS OF A 140-POUND HAMMER FALLING 30 INCHES WERE REQUIRED TO DRIVE A 2.5-INCH OUTSIDE DIAMETER
SAMPLER 12 INCHES.

INDICATES THE DEPTH TO THE FREE WATER TABLE AND THE NUMBER OF DAYS AFTER DRILLING WHEN THE MEASUREMENT WAS TAKEN.

INDICATES THE DEPTH AT WHICH THE TEST BORING CAVED AND THE NUMBER OF DAYS AFTER DRILLING WHEN THE MEASUREMENT WAS
TAKEN.

INDICATES DEPTH AT WHICH AUGER SAMPLE WAS RECOVERED.

INDICATES DEPTH AT WHICH PRACTICAL DRILLING REFUSAL WAS ENCOUNTERED.

INDICATES NO SAMPLE RECOVERED

INDICATES DRY DENSITY OF SAMPLE IN POUNDS PER CUBIC FOOT

INDICATES MOISTURE CONTENT AS A PERCENTAGE OF DRY WEIGHT OF SOIL
INDICATES PERCENT SWELL UNDER A SURCHARGE OF 1000 PSF UPON WETTING
INDICATES PERCENT SWELL UNDER A SURCHARGE OF 200 PSF UPON WETTING
INDICATES PERCENT COMPRESSION UNDER A SURCHARGE OF 1000 PSF UPON WETTING
INDICATES PERCENT PASSING THE NO. 200 SIEVE

INDICATES LIQUID LIMIT

INDICATES PLASTICITY INDEX

INDICATES NON-PLASTIC

INDICATES NO VALUE

INDICATES WATER SOLUBLE SULFATES IN PARTS PER MILLION

1. TEST BORINGS WERE DRILLED AUGUST 7, 2013 WITH A 4-INCH DIAMETER, CONTINUOUS FLIGHT POWER AUGER.
2. LOCATIONS OF TEST BORINGS WERE STAKED BY OTHERS AT LOCATIONS CHOSEN BY THIS FIRM.

3. THE HORIZONTAL LINES SHOWN ON THE LOGS ARE TO DIFFERENTIATE MATERIALS AND REPRESENT THE APPROXIMATE BOUNDARIES BETWEEN
MATERIALS. THE TRANSITIONS BETWEEN MATERIALS MAY BE GRADUAL.

4. DRILL LOGS SHOWN IN THIS REPORT ARE SUBJECT TO THE LIMITATIONS, EXPLANATIONS, AND CONCLUSIONS OF THIS REPORT.

A.G. Wassenaar

Geotachnical and Environmental Consultants FAdL.
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|

|

B SWELL UNDER CONSTANT
1 PRESSURE BECAUSE OF WETTING
L1
i\\
£
A
WATER ADDED ——]

100 1,000 APPLIED PRESSURE - PSF 10,000 100,000

SAMPLE DESCRIPTION _CLAYSTONE, SILTY DRY UNIT WT. 109 PCF

LOCATION

TEST BORING NO. 1 @ DEPTH OF 19'

SWELL - CONSOLIDATION TEST RESULTS
FIGURE 4

MOISTURE CONTENT __ 22 %
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|
—— SWELL UNDER CONSTANT
PRESSURE BECAUSE OF WETTING
4 \ﬁk
WATER ADDED ——
100 1,000 APPLIED PRESSURE - PSF 10,000 100,000
SAMPLE DESCRIPTION _FILL, CLAY, SANDY DRY UNIT WT. 117 PCF

LOCATION TEST BORING NO. 2 @ DEPTH OF 2' MOISTURE CONTENT 10 %
l
|
*\\\ |

> - SWELL UNDER CONSTANT
— PRESSURE BECAUSE OF WETTING
-
N |
|
*\ |
WATER ADDED 1/
100 1,000  APPLIED PRESSURE - PSF 10,000 100,000
SAMPLE DESCRIPTION _CLAYSTONE, SILTY DRY UNIT WT. 120 PCF

LOCATION TEST BORING NO. 2 @ DEPTH OF 34'

SWELL - CONSOLIDATION TEST RESULTS

FIGURE 5

MOISTURE CONTENT __ 14 %
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|
\ |
AN || 41| SWELL UNDER CONSTANT
X(//// PRESSURE BECAUSE OF WETTING
/ \\ I
AN
\\
t——] N
\\
N
WATER ADDED —

100 1,000 APPLIED PRESSURE - PSF 10,000 100,000
SAMPLE DESCRIPTION _GLAYSTONE, SLIGHTLY SANDY DRY UNIT WT. 123 PCF
LOCATION TEST BORING NO. 3 @ DEPTH OF 14' MOISTURE CONTENT _ 13 %

|
|
N\ B SWELL UNDER CONSTANT
\ T PRESSURE BECAUSE OF WETTING
\\
N
\--...__\& ‘\
|
\
/
WATER ADDED —— A\
N\
100 1,000  APPLIED PRESSURE - PSF 10,000 100,000

SAMPLE DESCRIPTION _CLAYSTONE, SILTY

LOCATION

TEST BORING NO. 3 @ DEPTH OF 24'

SWELL - CONSOLIDATION TEST RESULTS
FIGURE 6

DRY UNIT WT. 111 PCF
MOISTURE CONTENT __ 20 %
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|

I

|11 SWELL UNDER CONSTANT
// PRESSURE BECAUSE OF WETTING
| A ~
N
4 .
WATER ADDED -1/

100 1,000  APPLIED PRESSURE - PSF 10,000 100,000
SAMPLE DESCRIPTION _FILL, CLAY, SANDY DRY UNIT WT. 127 PCF
LOCATION TEST BORING NO. 4 @ DEPTH OF 4' MOISTURE CONTENT 10 %

|
I
SWELL UNDER CONSTANT
// PRESSURE BECAUSE OF WETTING
\+\\
\\\\\‘ \.
E
WATER ADDED —]
100 1,000  APPLIED PRESSURE - PSF 10,000 100,000

SAMPLE DESCRIPTION _CLAYSTONE, SILTY

LOCATION

TEST BORING NO. 4 @ DEPTH OF 9'

SWELL - CONSOLIDATION TEST RESULTS
FIGURE 7

DRY UNIT WT. 131 PCF
MOISTURE CONTENT __ 11 %
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° |
4 |
|
3 |
| | SWELL UNDER CONSTANT
PRESSURE BECAUSE OF WETTING
. |
]
0 \\
1 e
2
WATER ADDED —
3
4
5
100 1,000 APPLIED PRESSURE - PSF 10,000 100,000
SAMPLE DESCRIPTION GLAYSTONE, SANDY DRY UNIT WT. 119 PCF
LOGATION TEST BORING NO. 5 @ DEPTH OF 14 MOISTURE CONTENT __ 12 %
° |
4 |
|
3 |
P SWELL UNDER CONSTANT
o PRESSURE BECAUSE OF WETTING
2
P |
| =<
X \o\
1 \T
2
WATER ADDED ——
3
4
5
100 1,000 APPLIED PRESSURE - PSF 10,000 100,000
SAMPLE DESCRIPTION CLAYSTONE, SILTY DRY UNIT WT. 92 PCF

LOCATION

TEST BORING NO. 5 @ DEPTH OF 34'

MOISTURE CONTENT __ 28 %

SWELL - CONSOLIDATION TEST RESULTS

FIGURE 8
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° |
4 |
‘\ |
3 < '
|| |- SWELL UNDER CONSTANT
T PRESSURE BECAUSE OF WETTING
2 A
P
N |
;
0 A
\\\\ \
» \
: e
2
WATER ADDED —]
3
4
5
100 1,000 APPLIED PRESSURE - PSE 10,000 100,000
SAMPLE DESCRIPTION CLAYSTONE, SILTY DRY UNIT WT. 121 PCF
LOCATION TEST BORING NO. 6 @ DEPTH OF 9 MOISTURE CONTENT _ 12 %
° |
4 |
|
3 |
SWELL UNDER CONSTANT
PRESSURE BECAUSE OF WETTING
: |
]
. | r<
1 R
2
WATER ADDED ~—|—]
3
4
5
100 1,000 APPLIED PRESSURE - PSF 10,000 100,000
SAMPLE DESCRIPTION SANDSTONE, CLAYEY DRY UNIT WT. 115 PCF

LOCATION

TEST BORING NO. 8 @ DEPTH OF 24'

SWELL - CONSOLIDATION TEST RESULTS
FIGURE 9

MOISTURE CONTENT __ 11 %
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° |
4 |
|
3 * |
|| - SWELL UNDER CONSTANT
P PRESSURE BECAUSE OF WETTING
2 { ‘
1 \\
0 T —
— ]
1 \\
N

2 N

WATER ADDED ——]
3
4
5

100 1,000  APPLIED PRESSURE - PSF 10,000 100,000
SAMPLE DESCRIPTION CLAYSTONE, SILTY DRY UNIT WT. 110 PCE
LOCATION TEST BORING NO. 7 @ DEPTH OF 7' MOISTURE CONTENT __ 19 %
° |
4 |
|
3 |
\ B SWELL UNDER CONSTANT
L+ PRESSURE BECAUSE OF WETTING
2 N ]
1 \.\
0 ____} \\
4 N

L e
2

WATER ADDED ——
3
4
5

100 1,000 APPLIED PRESSURE - PSF 10,000 100,000

SAMPLE DESCRIPTION _CLAYSTONE, SILTY

LOCATION

DRY UNIT WT. 108 PCF

TEST BORING NO. 7 @ DEPTH OF 34’

MOISTURE CONTENT __ 19 %

SWELL - CONSOLIDATION TEST RESULTS

FIGURE 10
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—— SWELL UNDER CONSTANT
PRESSURE BECAUSE OF WETTING

|

WATER

ADDED —}

100

1,000  APPLIED PRESSURE - PSF

SAMPLE DESCRIPTION _FILL, CLAY, SANDY

LOCATION

10,000 100,000
DRY UNIT WT. 105 PCF

TEST BORING NO. 8 @ DEPTH OF 4'

MOISTURE CONTENT __ 20 %

_‘/X

SWELL UNDER CONSTANT
PRESSURE BECAUSE OF WETTING

WATER

ADDED vy

100

1,000  APPLIED PRESSURE - PSF

SAMPLE DESCRIPTION _CLAYSTONE, SILTY

LOCATION

10,000 100,000

DRY UNIT WT. 116 PCF

TEST BORING NO. 8 @ DEPTH OF 19'

MOISTURE CONTENT __ 16 %

SWELL - CONSOLIDATION TEST RESULTS

FIGURE 11
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®
| SWELL UNDER CONSTANT
| T PRESSURE BECAUSE OF WETTING

WATER ADDED —k

100

1,000  APPLIED PRESSURE - PSF

SAMPLE DESCRIPTION _ FILL, SAND, VERY SILTY

LOCATION

10,000 100,000

DRY UNIT WT. 116 PCF

TEST BORING NO. 9 @ DEPTH OF 1'

MOISTURE CONTENT __ 7 %

SWELL - CONSOLIDATION TEST RESULTS

FIGURE 12
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HYDROMETER ANALYSIS SIEVE ANALYSIS
SAND GRAVEL
CLAY (PLASTIC) TO SILT (NON-PLASTIC) EINE I VEDT |COARSE FINE | COARSE COBBLES
DIAMETER OF PARTICLE IN MILLIMETERS
001 .002 005 009 .019 087 .074 149 .27 590 149 238 476 952 194 381 762 127 200
100 0
P
90 — 10
80 20
0
o 7 30 g
5 =
& 60 w0 Z
< . i
L 80 s0 &
= =
Z z
G 40 60 &
T
I i
) 70 00
20 80
10 90
0 100
Bhe o Ihe 60min 19min 4min Tmin  #200 #100 #50 #40#30  #16 #10#8 #4 38 94 142 & 5o o
| TIME READINGS | U.S. STANDARD SERIES | CLEAR SQUARE OPENINGS
LOCATION TEST BORING NO. 1 @ DEPTH OF 4' GRAVEL 1 % LIQUID LIMIT 42
SAMPLE DESCRIPTION __ CLAYSTONE, SLIGHTLY SANDY (CL) SAND 12 % PLASTICITY INDEX 24
CLASSIFICATION _ AASHTO A-7-6 (21) SILT & CLAY 87 %
HYDROMETER ANALYSIS SIEVE ANALYSIS
SAND GRAVEL
CLAY (PLASTIC) TO SILT (NON-PLASTIC) e I VDI ICOARSE e I COATSE COBBLES
DIAMETER OF PARTICLE IN MILLIMETERS
001 .002 005 009 .019 037 074 149 297 590  1.19 238 476 952 194 381 762 127 200
100 0
=
90 10
80 20
@ 70 30 A
a 2
60 0 I
2 m
& 5 50 ©
s =
& z
O 40 60 &
i
L i
a. 30 70 0.
20 80
10 90
0 100
Bl The  60min 19min 4min 1min  #200 #100 #50 #40#30  #16 #10#8 #4 Y8 94 142 & &6 8
| TIME READINGS | U.S. STANDARD SERIES | CLEAR SQUARE OPENINGS
LOCATION TEST BORING NO. 3 @ DEPTH OF 9 GRAVEL 0 % LIQUID LIMIT 35
SAMPLE DESCRIPTION _ CLAYSTONE, SLIGHTLY SANDY (CL) SAND 9 % PLASTICITY INDEX 19
CLASSIFICATION AASHTO A-6 (17) SILT & CLAY 91 %
GRADATION TEST RESULTS

FIGURE 13

PROJECT NO. 132658 126



A.G. Wassenaar

Geotechnical and Environmental Consultants

HYDROMETER ANALYSIS SIEVE ANALYSIS
SAND GRAVEL
CLAY (PLASTIC) TO SILT (NON-PLASTIC) FINE I VEDIOM ICOARSE FINE I COARSE COBBLES
DIAMETER OF PARTICLE IN MILLIMETERS
.001 .002 005 .009 019 .037 074 149 297 580  1.19 238 476 952 191 381 762 127 200
100 0
90 f 10
y4
II
80 y 20
II
70 / 30 QO
(0]
P g
9D 60 0
2 I
a. o
. 50 s
Z z
Lt ]
QO 40 60 ¢y
o s
) 70 &
20 80
10 90
0 100
Gohe Zhe  60min 19min  4min 1min  #200 #100 #50 #40#30  #16 #10#8 #4 3/8" 34 1120 3 5"6" 8"
| TIME READINGS | U.S. STANDARD SERIES | CLEAR SQUARE OPENINGS
LOCATION TEST BORING NO. 5 @ DEPTH OF 14' GRAVEL 2 % LIQUID LIMIT 26
SAMPLE DESCRIPTION __ CLAYSTONE, SANDY (CL) SAND 29 % PLASTICITY INDEX 11
CLASSIFICATION _ AASHTO A-6 (5) SILT & CLAY 69 %
HYDROMETER ANALYSIS SIEVE ANALYSIS
SAND GRAVEL
CLAY (PLASTIC) TO SILT (NON-PLASTIC) ENE YT |COARSE T | COATSE COBBLES
DIAMETER OF PARTICLE IN MILLIMETERS
.001 .002 005 .009 .019 .087 074 149 297 590 1.19 238 476 952 194 381 762 127 200
100 0
90 10
.
80 < 20
V4
70 ,’l 30 N
g’, 60 f 0 I
< / Ly
L
= 50 7 50 "z'
i /- i
O 40 ya 60 3
if - i
0. 30 70 E
20 80
10 90
0 100
2hr z rr'\{ln 60min 19min  4min 1min  #200 #100 #50 #40#30  #16 #10#8 #4 3/8" /4 120 3 5'6" g
| TIME READINGS | U.S. STANDARD SERIES | CLEAR SQUARE OPENINGS
LOCATION TEST BORING NO. 9 @ DEPTH OF 1" GRAVEL 2 % LIQUID LIMIT NV
SAMPLE DESCRIPTION __ FILL, SAND, VERY SILTY (SM) SAND 64 % PLASTICITY INDEX _NP_
CLASSIFICATION __ AASHTO A-2-4 (0) SILT & CLAY 34 %

GRADATION TEST RESULTS
FIGURE 14 PROJECT NO. 132658 127
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NOTES:

1. DRAIN MUST SLOPE TO A POSITIVE
GRAVITY OUTLET AND/OR TO SUMP
WHERE WATER CAN BE REMOVED

BY PUMPING
o %//// \\\\///)\\\\ 2. SLOPE BOTTOM OF TRENCH AND PIPE AT A

Z MINIMUM OF 1/8" PER FOOT (i.e. 1 %)
7d OR AS APPROVED BY THE GEOTECHNICAL ENGINEER

\\\\ 3. 4-INCH DIAMETER RIGID PERFORATED PVC
PIPE (ASTM D2729 MINIMUM SCHEDULE 20), OR
SUBSTITUTE APPROVED BY GEOTECHNICAL ENGINEER

4. GRAVEL SPECIFICATION: 2" MINUS WASHED
ROCK/GRAVEL, POORLY GRADED WITH NO MORE
FOUNDATION THAN 30% PASSING THE 3/8" SIEVE AND NO
WALL MORE THAN 10% PASSING THE #4 SIEVE, OR AS
APPROVED BY THE GEOTECHNICAL ENGINEER

BACKEFILL

STRUCTURAL .
FLOOR SYSTEM

CRAWL SPACE
(PROPERLY CONSTRUCTED AND VENTILATED)

MINIMUM 10 MIL VAPOR RETARDER, OR EQUIVALENT,
OVER ENTIRE CRAWL SPACE FLOOR AND

ATTACH TO FOUNDATION WALL AT LEAST

8" ABOVE TOP OF VOID. OVERLAP 3' AND SEAL.

mmm—

FOUNDATION
VOID SPACE |

KA ,04: :”‘/
DRILLED PIER ~———————— | SETA A
I 8"
, MINIMUM
o 12"
k\ /\ ~ 1[’ MAXIMUM {

DRAIN PIPE - (SEE NOTES #2 & 3)

GROUND SURFACE
SLOPED TO THE DRAIN.

DRAIN GRAVEL (SEE NOTE #4)
GRAVEL SHALL FILL ENTIRE TRENGH AND
EXTEND LATERALLY OVER TO FOUNDATION

AT LOCATION OF HIGH POINT, WALL AND EXTEND APPROXIMATELY 2" ABOVE
ESTABLISH BOTTOM OF DRAIN BOTTOM OF THE FOUNDATION VOID WITH A
PIPE AT LEAST 8" BELOW MINIMUM OF 4" OF GRAVEL COVER ABOVE THE
BOTTOM OF VOID. PIPE AT THE HIGH POINT.

PIER-2 INT SF PIER FOUNDATION
SEPTEMBER 2007 TYPICAL INTERIOR DRAIN DETAIL
FIGURE 15
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NOTES:

1. DRAIN MUST SLOPE TO A POSITIVE
GRAVITY OUTLET AND/OR TO SUMP
WHERE WATER CAN BE REMOVED
BY PUMPING

2. SLOPE BOTTOM OF TRENCH AND PIPE AT A
MINIMUM OF 1/8" PER FOOT (i.e. 1%)

OR AS APPROVED BY THE GEOTECHNICAL ENGINEER
3. 4-INCH DIAMETER RIGID PERFORATED PVG
PIPE (ASTM D2729 MINIMUM SCHEDULE 20), OR
SUBSTITUTE APPROVED BY GEOTECHNICAL ENGINEER
4. GRAVEL SPECIFICATION: 2" MINUS WASHED
ROCK/GRAVEL, POORLY GRADED WITH NO MORE
THAN 30% PASSING THE 3/8" SIEVE AND NO
MORE THAN 10% PASSING THE #4 SIEVE, OR AS
APPROVED BY THE GEOTECHNICAL ENGINEER
FOUNDATION
MINIMUM 10 MIL POLYETHYLENE BARRIER, OR WALL
EQUIVALENT APPROVED BY GEOTECHNICAL
ENGINEER. ATTACH TO WALL AFTER BACKFILL
DAMPPROOFING AND EXTEND AT LEAST 1 FOOT
UP ON WALL AND BENEATH FLOW LINE OF PIPE.
NON-WOVEN GEOTEXTILE FILTER FABRIC
(MIRAFI 140N OR EQUIVALENT APPROVED BY
GEOTECHNICAL ENGINEER) PLACED
OVER ENTIRE WIDTH OF DRAIN GRAVEL. STRUCTURAL S
FLOOR SYSTEM
DRAIN GRAVEL (SEE NOTE #4).
FILL ENTIRE TRENCH WITH GRAVEL AND CRAWL SPACE
EXTEND TO TOP OF VOID. MINIMUM GRAVEL (PROPERLY CONSTRUCTED AND VENTILATED)
COVER OF 4" IS REQUIRED. MINIMUM 10 MIL VAPOR
RETARDER OR EQUIVALENT
APPROVED BY GEOTECHNICAL
ENGINEER OVER ENTIRE CRAWL
SPACE FLOOR AND ATTACH TO

FOUNDATION WALL AT LEAST 8"
ABOVE TOP OF VOID. OVERLAP 3'
AND SEAL.

DRAIN PIPE - (SEE NOTES #2 & 3) | \ GROUND SURFAGE SLOPED TO DRAIN

AT LOCATION OF HIGH POINT,
ESTABLISH BOTTOM OF DRAIN
PIPE AT LEAST 8" BELOW
BOTTOM OF VOID

- FOUNDATION VOID SPAGE
EXTEND POLYETHYLENE TO OUTSIDE P
EDGE OF BOTTOM OF TRENCH MINIMUM
PIER FOUNDATION
PIER 4 EXT-SF TYPICAL EXTERIOR DRAIN DETAIL
SEPTEMBER 2007 STRUCTURAL FLOOR

FIGURE 16
PROJECT NO. 132658 129
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2180 South Ivanhoe Street, Sulte 5
A.G. Wassenaar LZRu e, S Sy s
303-759-8100 Fax 303-756-2020
Geotechnical and Environmental Consultants c. www.agwassenaar,com

APPENDIX
SPECIFICATIONS FOR PLACEMENT OF STRUCTURAL FILL

GENERAL

The Geotechnical Engineer, as the Owner's representative, shall observe fill placement and
conduct tests to determine if the material, method of placement, and compaction are in reasonable
compliance with the specifications. Specifications presented in this Appendix are general in
nature. They should be used except where specifically superceded by those presented in the
attendant Geotechnical Study.

For the purpose of this specification, structural areas include those areas that will support
constructed appurtenances (e.g., foundations, slabs, flatwork, pavements, etc.) and fill
embankments or slopes that support significant fills or constructed appurtenances. Structural
areas will be as defined by the Geotechnical Engineer.

FILL MATERIAL

Fill material shall consist of on or off-site soils which are relatively free of vegetable matter and
rubble. Off-site materials shall be evaluated by the Soil Engineer prior to importation. No organic,
frozen, perishable, or other unsuitable material shall be placed in the fill. For the purpose of this
specification, cohesive soil shall be defined as a mixture of clay, sand, and silt with more than 35%
passing a U. S. Standard #200 sieve and a Plasticity Index of at least 11. These materials will
classify as an A-6 or A-7 by the AASHTO Classification system. Granular soils shall be all
materials which do not classify as cohesive.

PREPARATION OF NATURAL GROUND

Vegetation, organic topsoil, any existing fill and any other deleterious materials shall be removed
from the fill area. The area to be filled shall then be scarified, moistened if necessary, and
compacted in the manner specified below prior to placement of subsequent layers of fill.
PLACEMENT OF FILL MATERIAL

The materials shall be delivered to the fill in a manner which will permit a well and uniformly

compacted fill. Before compacting, the fill material shall be properly mixed and spread in
approximately horizontal layers not greater than 8 inches in loose thickness.

Geotechnical Study Vision Land Consultants, Inc.
Project Number 132658 Multifamily Structures
A. G. Wassenaar, Inc. September 16, 2013

132



APPENDIX
SPECIFICATIONS FOR PLACEMENT OF STRUCTURAL FILL
Page 2

MOISTURE CONTROL

While being compacted, the material shall contain uniformly distributed moisture for compaction.
The Contractor shall be required to add moisture to the materials if, in the opinion of the
Geotechnical Engineer, proper and uniform moisture is not being obtained for compaction. If the
fill materials are too wet for proper compaction, aerating and/or mixing with drier materials may
be required.

Moisture content shall be controlled as a percentage deviation from optimum. Optimum moisture
content is defined as the moisture content corresponding to the maximum density of a laboratory
compacted sample performed according to ASTM D 698 for cohesive soils or ASTM D 1557 for
granular soils. The moisture content specifications for the various areas are as follows:

Cohesive Soils Granular Soils
1. Beneath Structural Areas: -1 to +3% -2 to +2%
2. Beneath Non-Structural Areas: -3to +3% -3to +3%

COMPACTION

When the moisture content and conditions of each layer spread are satisfactory, it shall then be
compacted by an approved method. Moisture-density tests shall be performed on typical fill
materials to determine the maximum density. Field density tests must then be made to determine
the adequacy of the fill compaction. The compaction standard to be utilized in determining the
maximum density is ASTM D 698 for cohesive soils or ASTM D 1557 for granular soils. The
following compaction specifications should be followed for each area:

1. Beneath Structural Areas: 95% of Maximum Dry Density
2. Beneath Non-Structural Areas:  90% of Maximum Dry Density

Note: In areas where fill depths exceed 20 feet, additional compaction considerations will
be required to reduce fill settlement. We recommend any fill placed within 20 feet
of final subgrade elevation be compacted as required above, and that deeper fills be
compacted to 100% of maximum dry density at a moisture content of 2 percent of
optimum moisture content.

If the structural fill contains less than 10 percent passing the No. 200 sieve, it may be necessary
to control compaction based on relative density (ASTM D 2049). If this is the case, then
compaction around the structures and beneath slabs shall be to at least 70% relative density, and
compaction beneath foundations and pavements shall be to at least 80% relative density.

Geotechnical Study Vision Land Consultants, Inc.
Project Number 132658 Multifamily Structures

A. G. Wassenaatr, Inc. September 16, 2013
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T Bevelonment Plan is authorized by chager & 1. Dedication 8. PD Amendment No. 2 ’ :

is Development Plan is authorized by chapter 5 - - | Th t makes The Tollowinz chances: 3
Planned Development District of the Town of Erie Zoning IE'III'mgN 1 Tract Area (AC) Usage _ _ e amendmen s he loflowing changes N ©
Ordinance adopted pursuant to the Colorado Planned fing NO. A B K - [ands T 1. Removal of the Maximum Lot Coverage requirements for the Filing 6 and ﬁ
Unit Development Act of 1972. . B, 113 Al andscape Tract Filing 7 Single Family Detached Land Use Category on Sheet 2 Table VII. z s
C 18.15 AC Open Space; Park; Drainage 2. All single-family home building permits for Canyon Creek Filing 6, applied z . TN
Applicability . E 2.88 A Llpen Space; Park for after approval of Resolution 07-10, will meet UDC Section 6.7 E. : o
F, (?' H gg‘i ﬁg 88:: gj:g:_’ I[D);?el:;?i%i Additional Standards for Single-Family Detached Dwellings. As Canyon z N e kOAD REALIGRMENT
' = Creek Filing 6 is platted and has existing homes built within the Filing, UDC z |
The provisions of this Development Plan shall run with J 0.08 AC Pedestrian Access Section 6.7 E. Additional Standards for Single-Family Detached Dwellings e MELLER BBAD
the land. The landowners, their successors, heirs, or L 0.31AC Park; Open Space shall not apply to existing homes and homes with building permits issued s
assigns shall be bound by this Development Plan, as _ M 0.02 AC Landscape Entry Feature before the approval of Resolution 07-10. ERIE PARKNAY: 19
amended and approved by the Director or Town Board of g ho e 3. Richmond Homes Plans 781, 783, 784, 1101, 1102, 1103 and 1104 that SR
Trustees. AE 1.37 AC pen op acF? ” Hilies; Aan Scape ouller have been reviewed by the Town and found in substantial compliance with
] = 0.06 AC o o oo TIan fO0ess UDC Section 6.7 E. Additional Standards for Single-Family Detached — -
AdoPt’ on D 121' 12% Drai p eLTt‘l'tpacieli rglnage,B af; “Park Dwellings shall be allowed to be constructed in Canyon Creek Filing6. MEADOW SWEET FARM
H | 14 36 AC rainage, ISfclﬁf),o I asﬁe_sgaa‘?. i ufler, rar 4. Canyon Creek 7 single-family home designs will meet UDC Section 6.7 E. THOMAS RESERVOIR
The adoption of this Development Plan shall evidence Filing No. - ' . . Additional Standards for Single-Family Detached Dwellings. - "
the findings and decision of the Town of Erie Town Board 2 - e : . .
of Trusteegs that this Development Plan for Canyon A 5.14 AC Open Space; l;ramage; Utilities; Landscape Buffer; Trail 9. PD Amendment No. 3 Scale: 1" - 2000
e L : B 0.98 Open Space; Utilities; Landscape Buffer
Creek is in general conformity with the Town of Erie pen =p ; g Filing No. 6: Add a note to Table V that eaves, and fireplace cantilevers are
C hansive Plan: i fhorzad By-th f C 1.13 AC Open Space; Park . _ .
CTRpEOnRIIvE FIAM, 5 GERNIPac F Tia Provisiit & L B permitted to encroach into the sideyard setback of SFD homes a
Chapter 5 of the Town of Erie Zoning Ordinance; and D 0.05AC andscape Buffer y , - . .
bt el e e o 1 e ; I G 166 AC School Site maximum of two (2) feet. Window well_s may encroach into the Planning & Development Approval Certificate
i SLan LNAper-o and iis Ueveopment Fian comply : - Drainace: Uliities: Trai sideyard setback of SFD homes a maximum of three (3) feet. N e |
with the Colorado Planned Unit Devebpment Act of i H 0.08 EVA ACCESS, Open Space’ Dramage’ UtIIItIeS, Trail This Plat is hereby approved by the Town of Erie Planning and Development Director
1972, as amended. Flling No. = 037 AC - _ 10. PD Amendment No. 4 ot dayol 20
. " . A B DEF 2.56 AC Open Space; Utilities; Drainage; Landscape Buffer Filing No. 6: - Add Religious Assembly as a Permitted Land Use to Tract D
Relationship to Town Regulations Filing No. - Add CBR district as a Permitted Land Use to Tract F.
- A,C,DE 1.96 AC Open Space; Utilities; Landscape Buffer - Modifications to Table |l on Sheet 2 Planning and Development Director
The provisions of this Development Plan shall prevail and B 1.84 AC Commercial; Business; Retail; Food and Beverage Service - Request maximum building height of 45 feet with 55 feet
govern the development of Canyon Creek provided, F 0.50 AC Park B allowed for the domed portion of a Church only. . .
however, that where the provisions of this Development Filing No. - A cross may be placed on top of the domed portion, however ~ Clerk & Recorder’s Certificate
Plan do not address a particular subject, the relevant A B 2.37 AC Open Space; Utilities; Landscape Buffer the dome may not exceed 55 feet and the total height of the
provisions of the Town of Erie Municipal Code, Title 10, _ C 3.99 AC Open Space; Drainage; Tot Lot dome and cross may not exceed 60 feet. Sk
as amended, or any other applicable ordinance or E 12.19 AC Open Space; Regional Detention; Landscape Buffer - A bell tower is permitted but shall not be considered an County of Boulder )
regulations of the Town of Erie, shall be applicable Fiing No_7 NC;\ 4'OP?AAC Open Space; Phc‘egestnan Access appurtenance and shall not exceed 45 feet in height. | hraby cartll that this PO Amendment Pin vess flad In iy oie on
Enforcement angﬁO: 8 NA NA NA 1 1- Amendment #5 this __day of ,20___ and was recorded at Reception Number
S C 5.53 AC Drainage; Open Space Fichiyle

To further the mutual interest of the residents, occupants, D, G 19.23 AC Park; Open Space h?e?éf&ﬁ?ﬁg s:)e u?iﬁwsiﬂga:‘g?&vli:rzgrg;%}ggg ?sutsc;nget%l;rg Density Boulder County
and owners of the Planned Development and of the E 11.60 AC Reservoir A Dublex- : Clerk & Recorder
public in the preservation of the integrity of the Plan, the F 0.10 AC Landscape Buffer; Utilities B To\‘:mhéuse'

provisions of this Plan relating to the use of lands and the
location of common open space shall run in favor of the
Town of Erie and shall be enforceable at law or in equity
by the Town without limitation on any power or
regulation.

Conflict

Where there is more than one provision within the
Development Plan that covers the same subject matter,
the provision which is most restrictive or composes
higher standards or requirements shall govern unless
determined otherwise by the Director.

Maximum Level of Development

The total number of dwellings or the total commercial,
business, or industrial intensity approved for

2. On-site or Off-site Improvements

Fees, development responsibilities and construction of all required on and off-site improvements shall be identified and
enforced through the Development Agreement.

3. Wildlife Preservation Plan

Studies have determined that the areas to be developed do not impact the wildlife, and that a wildlife preservation plan
is not necessary.

4. Wetlands / Riparian Preservation Plan

No wetland conditions exist in the Canyon Creek PD as stated by Western Ecological Resource, Inc.

5. Fire Protection

This site is located within the boundaries of the Mountain View Fire Protection District.

C. Stacked Tri-plex / Quad-plex;
D. Manor Home
-Remove maximum lot coverage for MDR.

Filing No. 9:
-Realignment of planning areas in Filing 9 due to relocation of Brennan Street
in Minor Amendment Plat.

12. Amendment #6

Filing No. 5 - TRACT B:
-Add Medium Density Residential (MDR) as a permitted land use, for a
maximum of 13 dwelling units, with the following permitted housing types:
A. Duplex;
B. Town Home;
C. Stacked Tri-plex / Quad-plex;
D. Manor Home

13. Amendment #7
Filing No. 5 - Tract B

15. Amendment #9

Filing No. 10

- Changed zoning and associated land use categories and realigned planning
area boundaries

- Added MR (Medium Density Residential), HR (High Density Residential) and
CC (Community Commercial) as Principal Land Use

- Added minimum lot sizes

- Added setbacks

- Added Sheet 4 of 8 addressing Architectural Standards

16. Amendment #10

Filing No. 8
Revised rear yard setbacks for alley loaded homes in Filing No. 8

development within the Planning Areas is the maximum Establish Setbacks

development requested for platting or construction (plus )

approved density transfers, if any). The actual number 6. Payment of Taxes on Land to be Dedicated 14. Amendment #8 17. Amendment #11
of dwellings or level of development for commercial, -~ for Public Filing No. 9

business, or industrial properties may be less due to
subdivision or site improvement plan requirement plan
requirements or other requirements of the Town Board of
Trustees.

Project Tracking

At the time of subdivision final plat, the applicant shall
provide a summary of the development, to date, along
with the final plat submittal to ensure maximum
development limits are not exceeded.

of Trustees

Tax pro-rations to be determined at a later date.

7. Other Commitments Imposed by the Board

To be determined at a later date and documented in the Development Agreement.

- Changed land use categories and realigned planning area boundaries

- Added Single Family Detached - Patio Homes (SFD-P) as a Principal Land

Use

- Added pocket parks as a use in the SFD-P and TH Categories

- Added minimum lot sizes

- Added setbacks

- Added permitted encroachments into building setbacks

- Added that Accessory Buildings are not permitted in the TH and
SFD-P Land Use Categories

-Removed maximum lot coverage

-Added Sheet 3 of 7 addressing Architectural Standards

Filing No. 5 - Tract B

Changed land use categories from Medium Density Residential (MDR) and
Day Care (DC) to Commercial, Business, Retail (CBR) and Food and
Beverage Services (FB). Setbacks were added for new uses.

DEVELOPMENT PLAN !
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I. PLANNING AREAS & PRINCIPAL LAND USE CATEGORIES

' PLANNING | PRINCIPAL LAND USES LAND |

- usc svmeoL anyon (ree mendment NO

__(Filing No's) | g ‘ ‘ ®

Filing No. |1) Single Famiy Detached SFD A Portion of the Southeast One-Quarter of Section 13, and A Portion of the Southeast One-Quarter

2) Open Space, Parks & Recreation os of the Southwest One-Quarter of Section 13, and A Portion of the South One-Half of Section 24, Township 1 North,
Filing No. 1) Single Famiy D'etalc‘:hﬁd SFD Range 69 West of the Sixth Principal Meridian, Town of Erie, County of Boulder, State of Colorado
2) Open Space, Parks & Recreation 0s
3) School Eementary ELE 553.43 ACRES
Filing No. |1) Single Famiy Detached SFD These three uses will no longer be permitted in Filing 5, so we can
2) Open Space, Parks & Recreation (s 13 PD A_ remove from this table
Filing No. |1) Single Famiy Detached SFD
2) Open Space, Parks & Recreation oS
Filing No. |1) Single F. Detached SFD - , : S — S _
N et s w0k III. MINIMUM LOT SIZES (per Planning Area) | V. MINIMUM SET BACK TO ACCESSORY BUILDINGS VL ADDITIONAL STANDARDS
3) Day Care Fa'cty DC , [ MIN. MIN. All set backs measured from the Property Line (PL) to the structure as noted. MIN. MAX. LOT COVERAGE | MAXBLDG. HEIGHT
2) Medium Densty Resdental ~ Faod and Beverage In | G AREA “":'_b';fs' INTERIOR | CORNER PLANNING AREA |FRONT YARD SIDE YARD REAR YARD PLANNING AREA | SETBACK (percent %) (feet)
%) Commercil/ Busiess / Reiai _~ |CBR / fling PLARNIN PRINCIPAL LAND USE RES.LOT | RES.LOT (Filing No.) (feet) (feet) (feet) - BETWEEN |
mmercil / Business / FB (Filing No.) AREA - (Filing No.) ILDING L L |
6) Food and Beverage Service FB feet WIDTH WIDTH Interior lot  |Along street BUILDINGS ' prindpal ” Principal | Accessory
Fiing No. 6__|1) Sngle Famly Detached SFD | ) (8. feut) (feet) (feet) Fiing No.1 - SFD 30° 5 20’ 5 | (feet)
2) Open Space Parks & Recreation oS th NOI 5,000 7 50’ 60’ Fi’)g No.2 - SFD 30’ 5’ 20’ 5 Fm No. 1 -SFD 10 30% 30% 35 25
3) C.omme'cial:/ Business / Retai CBR [Fiing No.2 5,000 50 60’ |Fiing No.3 - SFD 30° -3 20’ 5’ / Fing No. 2 - SFD 10’ 30% 30% 35 25
| 4) Religious Assembly RA Fiing No.3 /5,000 50° 60" Fiing No.4 - SFD 30 5’ 20’ 5 * Fing No. 3 - SFD 10 30% 30% 35 25
Filing No. 7 - Filng No.4 5,000 50° 60’ FingNo.5-SFD——— 30" * “ [* ¥ 5" © 'Y © 20" ' U8 FingNo.4 -SFD__ | 100 0% v 35 | 25
: l) %Famw [Hxhw SFD - a " - — 7 7 - 7 X X N—X1 W = —X 7 N N A IR
Fiing No. 8|1 - - e Fing No.5 5,000 50 60 -DC 30 20" 5 9 FingNo.5 (SFB— 10" 30% o
. ) Medium Density Residential MDR L : . - - - !
2) Open Space, Parks & Recreation oS \Fiing No.6 5,000 50’ 60" -MQR’:_,V 40’\\/\v\/\¥) 5 | 20 T 53— _ibc 10 ——30%——— 30% 35 25
Hilng M. 9 |1) Sngle Famiy Detached SFD Fing No.7 5,000 50 60 -CBR™ 3 \ 2 TS \MBR [, 100 s s M4 L L MA, e NN,
2) Town Homes TH Filing 10 is no Fing No.8 N/A N/A N/A - - FB 30’ 5 20’ 5’ -CBR 0 NA NA 45 25
[3) Open Space, Parks & Recreation oS longer in this Fiihg No.9 SFD 9,500 80 o0 Fing No.6 - SFD 30’ 5 20° 5’ - FB 0' NA NA Y 45 {\\25'\1\> Staff propose limiting this
T SrgE o D~ P e~ SFDP e~~~ PD, so if we FingNo.9 SFD-P 5,500 35’ 40’ - RA 30’ 5 20’ 5 Fing No. 6 - SFD 10 NA NA D - 25’ height to 35' for compatibility
Filing No—10— um Density Resdental | MR could remove it ng No.9 TH e e 30 L 200 35 - CBR 30 s’ 20’ 5’ - RA 10 30% 30% 45™%* 25
2) High Densty Resdenta— —____|HR from the table o R&HR [SFD - Aley loaded = = | 3,150 t30 T | 35 Fing No.7 - SFD 30° 5 20’ 5 -CBR 10’ 30% 30% 35 25'
3) Communty Commercel c—— that would be Fing No.10 MR & HR_[SFD~Patio Aley Loaded 3,800 30 35 Fing No.8 - MDR 30° 5’ 20° 5 Fing No. 7 - SFD 10 NA NA 35 25
— A T helpful cleanup Fing No.10 MR & HR | Dupkx 2,250 per DU 25 30 . NOT NOT NOT NOT Fing No. 8 - MDR 10 NA NA 35 25
AN PR TN YW, | Fing No.10 MR & HR |Town Home - Aley Loaded | 1,450 per DU | NA i PERMITTED | PERMITTED | PERMITTED | PERMITTED FingNo. 9_- SFD 10 30% 30% 35 25
PERMITED USES* Fiing No.10 MR & HR [Mukfamiy 1,250 per DU NA “TH NOT NOT NOT NOT TH 0' NA NA 35 NOT
LAND USE WRITTEN SYMBOL Use By Right (Y) PERMITTED | PERMITTED | PERMITTED | PERMITTED PERMITTED
CATEGORY SYMBOL SHOWN ON PD | Special Review (SR) -SFD 30 5 20° 5 0" NA NA 35 NOT
Not Permitted (N) ) X ~ X Y%l‘( X Y Y ‘(SWYY N X Yib’l X XYIXY' XY Ysl‘( X Y -SFD-P ) m
RESIDENTIAL ZONES / USES - — - IV. MINIMUM SET BACK TO PRINCIPAL BUIL S : , : _ — W SRR A GG S S L
. - : - - HR 300 —58 10 5 Fing No. 10 ¥ - MR “NA NA NA
Single Family Detached SFD SFD Y All setbacks measured from the Property Line (PL) to the structure as noted. TCC 30’ 5 —2r—1 & : CRR*F* NA 77— 7 45 >0
Elementary School ELE ELE Y R Nt N / T e — NA —— NA NA 25 55
Neighborhood Park N-PK N-PK Y Multipie principal buildings on a single lot shall be separated a distance equal to the WMWMW
Tot Lot T Tg-l_ _ Y distance that would be required if they were separated by a lot line. Filing 10 is no 5 o st T e -
- . g ‘ Y - r " &m‘ -‘ ‘h. "l“’ ‘.Mv.
' Esgﬁgﬁogf&niﬁgquown of Erie gREI‘I; IIEDRIE Y — These three uses will longer in this -A a':nl::y h(:IaM on topp:fﬁt::‘ domed portion, howeu::r the dome may
= - el X - no longer be TYARD SIDE YARD SIDE OR REAR PD, so if we : ,
Single Family Detached - Patio SFD-P SFD-P Y _ : not exceed 55 feet and the total height of the dome and cross may not exceed 60
Tot Lot T/L T/L Y ‘ PLANNI permitted, so we can  2et) (feet) REAR YARD | SETBACK WHEN could remove it A bell . itted but shall not be idered and
Detention/Drainage Fadility DET DET Y (Filir remove from this To bidg. | Interior |Along street (feet) ABUTTING A from the table - tower is permitted ¢ not be const an appurtenance
Medium Density Residential MDR MDR Y | table lot RESIDENTIAL ZONE that would be ":t" not exceed 45 feet in height. _
" Duplex - Y Fiing No.1 20’ 5 15’ 15’ DISTRICT helpful cleanup *%* A maximum of three (3) stories is allowed: however, a mezzanine or entresol
' Filng No.2 - SFD 20’ 20’ 5’ 15’ 15’ space is permitted if it has an interior entrance connection to the third floor unit,
Townhouse Y Fiing - - i i i ilding, and the
Stacked Tri-plex / Quad-plex Y Fiing No.3 - SFD 20 20" 5 15’ 15’ does not provide a separate, primary exterior entrance to the building,
Manor Home Y Filng No.4 - SFD 20° 20° 5 15’ 1y building height remains at or under 45 feet.
Detention/Drainage Facility DET DET Y Filng No.5 (-SSP~ [~ 30° v 20 ' 5 ° AT B AN | Lot T icals
Publicly Owned Facility - Town of Erie ERIE _ERIE Y e ; ; : yp
~(-bC 20 o0 — 20 20
Tot Lot T/L T/L Y 'C ~—MBR——_ qu ]\0' - -5/0'* [XRX B ——] r
Neighborhood Park N-PK N-PK Y ‘\t‘m\)\)\/‘\) A\/\\/ ‘\/0).) V\/‘b.,)\/‘\ \\/\\/0\,./\\/\\./\\/\\/\26:\/\; >0 ED-60 .
Town Homes TH TH Y - . - . - ' =
Detention/Drainage Facility DET DET Y - FB N/A o -8 g 20 20 2 Rearl T
"~ Publicly Owned Facility - Town of Erie ERIE ERIE Y Fiing No.6 - SFD 20 20 5% 15" 15 Staff propose adding this 2 Rear |
298 L% ' 24 I 1) .. 20 20, 10;* 20, 20, provision (it wouldn't change .
Nelghborhood Park NTPK N-PK Y - CBR N/A 20 5]’0 20 20, the rear SetbaCk, but would 4 4
Medium-Density Residential*"** MR MR Y Fiing No.7 - SFD 20 20" 5 15 15 add a minimum 20’ side : il L
Siqgle Family Detached-l?aﬁo Y F'iim No.§ - MDR 20° 15’ 5/0'* 10’ 15 / 5 Alby setback when abutting 5 id Sset?iek
Detention/Drainage Facility , Y Loaded Garage residential district) 58&; " ; 3 -
igh-Density Residential” HR HR Y - ; ; ; ; ] Building |,

B e - ¢ [Fiing No.9_- SFD 25 25 10 20 20 | Building L},
Dll::pglex amity ! - Y - ]H* ¥ K XK 5l 5/01/* 7 sl 5' | J Propertg Line TSP 4‘.. p ’
Detention/Drainage Facility Y - SFD-pHex 20 A 5 10 10 g e N/ .

\ ' 1t o
NON-RESIDENTIAL ZONES / USES - - = BAAS AAARALRAT .\ ASSA \\ Setback o arage
ShpAsi Spmiccn, W, oo . os 0os Y 20'/ 10° 5y0' Filing 10is no \ ' ['{ Doors '
Facnlmeg _ _ w longer in thi oaded Garage 15' Rear 20" ¥
Detention/Drainage Facility DET DET Y =5 if we , Setback N FUPAS M.
Regi L % - , TR SRS 113
ﬁgi Iﬁgzlﬁ?t?;kd Park :}IF;E PI::’E I ] Tj * KKK 207/ , could remove it~ 20'/ 5 Aley = et g % — —
ghoo 15" % the table  Loaded Garage — —
Tot Lot T/L /L Y | 15" ] *
Mil‘ling and Mineral Extrtaction i MINE MINE SR ) heloful cl 5' 8ide Fz‘ropgrtg Line THP
~Publicly Owned Facility - Town of Erie ERIE ERIE Y /}ef,;,* NA 1070 elp ut cieanup | ° Setback Semimmets | tan Toin
Community Commercial” __Cc cc Y SDP-P 5,500 s. f. Lot - 50' X 110" min.
i::rnm&;ir;dwe : *Side Yard setbacks are 0-feet for attached buidings only.
Detention/Drainage Facility Y **Eaves and freplce cantilevers are permitted to encroach into the side yard setback of SFD
Commercial / Business / Retail’ CBR CBR Y homes a maximum of two (2) feet. Window wels may encroach into the side yard setback of
Animal Clinic Hospital, Small Animals N 5FD ::mes 2 "‘a""‘?“:"d“ . (1fe“' e st yard setback & maximam of two (2) fes W\
Automotive Repair, Major N - Eaves are permitted to encroach nto the side yard setl a maximum of two . - ' ' : iy,
Bingo Parlor N Window wels may encroach into the side yard setback a maximum of three (3) feet. 5’000 s. f. Lot - 50" X 100" min. 20" Rear >,
Building Material Sales “SR— N *¥x*¥Incidental Architectural Features such as Cornices, eaves, canopies, chimneys, bay _.'__53{1.1;2_5’61{._ _ T
Cemetery N windows, ornamental features and other similar architectural features may project not more -0 &L
Crematorium N than two (2) feet into any required setback provided these projections are at least three (3) 12" Side
Funeral Home _ . = _ N_ feet from any kot line on the Townhomes and side bt Ines on the SFD Patib Homes; and five LT & I Setback ” -
Gelne:jral Outdoor Recreation, Commercial SR (5) feet from the front and rear bt ine on the SFD Patio Homes. B' Side [ ... i Bk ';e tE:ZL ‘
Vgot:f ::Oomurese - *exkxGde boad garage. Setback 1:;[ -ﬁb ‘ _ Blicitg Envelops
Golf Driv}ing Range N XX Awnings, blade signs, incidental architectural features such as cornices, eaves, canopies, -4 .. I
Helistop N chimneys, bay windows, omamental features and other smilar architectural features may :
Indﬁstrial. Light N project not more than five (5) feet into any required setback. Property Buiiclllng d |
Mortuary N B Line Typ.  \ : Envelope 747
Nursing Home SR % il P
Pet Cemetery N o _ 20" Front : ~ e,
"~ Stadium SR N Principal Land Use Categories, Contd. Satiback x zsit;‘;oc“: :
Day Care Center DC DC Y Commercial/Business/Retail e Sl
Religious Assembly _ RA RA Y Kennel or Animal Day Care (indoor or outdoor) i
Food and Beverage Service FB FB Y Gas Station Staff propose further refining Froperty Line Tyo.—
NOTE: Carwash the allowed uses in this PD

+ Permitted Uses shall be those permitted in the Town of Erie Municipal Code Table 3-1: Table of Permitted
Uses for the comparable zone district. Those uses listed above that differ from the Municipal Code shall apply to

this PD.

++ Land Uses Categories, within 200 feet of the western boundary of the property, shall be limited to Duplex
and Single Family Detached - Patio / Alley Loaded.

Vehicle Service and Repair (light or heavy)

Restaurant with d

rive through

Z|ZZ21Z2|Z2

6,000 s. f. Lot - 60' x 100" min.

9,500

s. f. Lot
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ARCHITECTURAL STANDARDS FOR SINGLE FAMILY DETACHED - PATIO

DWELLING UNITS

(Standards to modify portions of MC10.6.7.E)

1. Architectural Variety and Character

A. Architectural Variety

Design Standards.

a. No identical model plan elevation shall be repeated directly across any street from the same model
plan and elevation.

b. No identical model plan elevation shall be repeated more than once within every four (4) lots on the
same side of any street.

c. A minimum of three (3) alternate elevations for each model plan shall be submitted to the Town for
review.

B. Architectural Character
Each single family detached model plan and elevation shall demonstrate the following design attributes:

Design Standards

a. Each elevation shall include a minimum of two (2) windows (or one (1) window and one (1) door) per
floor.

b. Each front elevation and rear elevation shall include more than one (1) wall plane.

Articulation shall add shadow and visual interest.

c. A variety of roof forms should be used. Single unbroken roof pitches should be avoided except where

a single roof treatment is an essential element of the Architectural Style (e.g. Mansard).

The main roof should extend beyond the primary facade by a minimum of one (1) foot.

e. An elevation of the home that faces a street, park, trail corridor or open space area shall provide an

“Enhanced Elevation”. An “Enhanced Elevation” shall provide three (3) or more of the following design
enhancements listed in (1) through (5) below. Application of the design enhancement shall be applied
in @a manner that is consistent with the style of the home. Side and rear elevation's design
enhancements shall be consistent with the design elements of the front of the elevation.

(1) The addition of one (1) window unit.

(2) A change in wall plane by providing one (1) or more of the following options:

e An additional wall plane change of a minimum of 6' wide with a minimum
of one (1) foot projection.

e A projecting or cantilevered living space.

e A bay or boxed windows.

(3) A covered porch or deck.

(4) Architectural detail elements such as: shutters, eave brackets, exposed rafter tails, corbels,
lintels, trellises, columns or pilasters.

(5) The use of a minimum of two (2) exterior cladding materials that can include materials such
as masonry, (cultured stone, stone, brick, stucco or tile), lap siding, shingles, board and
batten, or other decorative siding treatment.

f. Columns and posts extending more than 36 inches above the ground which support structural
elements such as porches, decks or roofs should appear to be of adequate mass to support the
structure above. (No exposed 4 inch by 4 inch posts shall be allowed more than 36 inches above
ground.) Columns supporting upper story decks should be 8 inches by 8 inches minimum finished.

Q.

C. Materials

a. All exterior materials shall be of high quality, used in applications and treated appropriately to provide
an attractive and long lasting appearance.

b. When masonry cladding is used it should be used in locations where its mass is logical and
appropriate. In instances where masonry wraps the exterior corner of the home the masonry should
continue to a natural transition point such as an inside corner of a projecting wall, a column, a door or
window, or other logical point. In cases where no such feature exists near the corner, the masonry
wrap shall extend at least six (6) feet from the outside corner.

553.43 ACRES
PDA-

2. Orientation of Dwellings to the Street

Each residence shall have at least one (1) primary pedestrian doorway for access to the dwelling unit
generally facing and visible from the front lot line of the property, and within 12 feet of the most forward plane
of the ground level living space. On corner lots, the pedestrian doorway may face any adjacent street.

3. Garages

These regulations for garages shall apply to non-living space or storage areas within garages whether used
for storage of automobiles or other items.

A. Diversity of Garage Orientation
a. All single family homes shall provide garages that meet one (1) of the requirements below, and, a
variety in garage orientation by providing a minimum of two (2) of the following orientations on any
single block: -

(1) Recessed garages: Where the primary garage door generally faces the front lot line and the
garage is recessed a minimum of two (2) feet behind the most forward plane of main floor
living space or a front porch.

(2) Projecting garages: Where the primary garage door generally faces the front lot line and the
garage projects no more than fifteen (15) feet from the front door.

(3) Side-loaded garages.

B. Width/Fagade Ratio
The width of a front loaded garage shall not exceed 65% of the width of the front elevation.

C. Three (3) or More Garage Orientation
The third or more bay of any three (3) or more car garage shall either:
(1) Have a different orientation from the first two (2); or
(2) Shall be recessed behind the first two (2) by at least two (2) feet when having the same
orientation; or
(3) Shall be tandem to the first two (2).

4. Front Stoop

For model plans with a front stoop, the front stoop shall include the platform and stairs that are generally in
front of a door that can be covered or uncovered. The maximum width of a covered front stoop shall be three
(3) feet in width from the side of the front door. Covered platforms that exceed three (3) feet in width from the
side of the front door shall be considered a front porch.

5. Front Porches

Home model plans with a front porch shall have a front porch that is a minimum size of 50 square feet,
excluding the stoop, with a minimum depth of five (5) feet.

STANDARDS FOR PEDESTRIAN FACILITIES IN SFD-P SINGLE FAMILY
(Standards to modify portions of MC.10.6.5F)

1. Sidewalks
(MC.10.6.5F.1.b.)

Attached sidewalk shall be installed where SFD-P dwelling units front the street. Detached sidewalks shall be
installed on all other street frontages with SFD-P.

STANDARDS FOR LOT LAYOUT & DESIGN IN SFD-P SINGLE FAMILY DETACHED

- PATIO
(Standards to modify portions of MC.10.5.5 E.12.)

Double frontage residential through lots are permitted with a landscape buffer outside of the double frontage
lot in a separate tract of not less than twenty-five (25) feet between the rear of a lot and the Austin Avenue
street right-of-way.

DEVELOPMENT PLAN
SHEET 3 OF 8
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ARCHITECTURAL STANDARDS FOR SINGLE FAMILY DETACHED - PATIO

DWELLING UNITS
(Standards to modify portions of MC10.6.7.E)

1. Architectural Variety and Character

A. Architectural Variety

Design Standards

a.

No identical model plan elevation shall be repeated directly across any street from the same model
plan and elevation.

b. No identical model plan elevation shall be repeated more than once within every four (4) lots on the

same side of any street.

c. A minimum of three (3) alternate elevations for each model plan shall be submitted to the Town for

review.

B. Architectural Character

Each single family detached model plan and elevation shall demonstrate the following design attributes:

Design Standards

a.

b.

Q.

Each elevation shall include a minimum of two (2) windows (or one (1) window and one (1) door) per
floor.

Each front elevation and rear elevation shall include more than one (1) wall plane.

Articulation shall add shadow and visual interest.

A variety of roof forms should be used. Single unbroken roof pitches should be avoided except where
a single roof treatment is an essential element of the Architectural Style (e.g. Mansard).

The main roof should extend beyond the primary facade by a minimum of one (1) foot.

An elevation of the home that faces a street, park, trail corridor or open space area shall provide an
“Enhanced Elevation”. An “Enhanced Elevation” shall provide three (3) or more of the following design
enhancements listed in (1) through (5) below. Application of the design enhancement shall be applied
in @ manner that is consistent with the style of the home. Side and rear elevation's design
enhancements shall be consistent with the design elements of the front of the elevation.

(1) The addition of one (1) window unit.

(2) A change in wall plane by providing one (1) or more of the following options:

e An additional wall plane change of a minimum of 6' wide with a minimum
of one (1) foot projection.

e A projecting or cantilevered living space.

e A bay or boxed windows.

(3) A covered porch or deck.

(4) Architectural detail elements such as: shutters, eave brackets, exposed rafter tails, corbels,
lintels, trellises, columns or pilasters.

(5) The use of a minimum of two (2) exterior cladding materials that can include materials such
as masonry, (cultured stone, stone, brick, stucco or tile), lap siding, shingles, board and
batten, or other decorative siding treatment.

Columns and posts extending more than 36 inches above the ground which support structural
elements such as porches, decks or roofs should appear to be of adequate mass to support the
structure above. (No exposed 4 inch by 4 inch posts shall be allowed more than 36 inches above
ground.) Columns supporting upper story decks should be 8 inches by 8 inches minimum finished.

C. Materials

a. All exterior materials shall be of high quality, used in applications and treated appropriately to provide

an attractive and long lasting appearance.

b. When masonry cladding is used it should be used in locations where its mass is logical and

appropriate. In instances where masonry wraps the exterior corner of the home the masonry should
continue to a natural transition point such as an inside corner of a projecting wall, a column, a door or
window, or other logical point. In cases where no such feature exists near the corner, the masonry
wrap shall extend at least six (6) feet from the outside corner.

553.43 ACRES
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2. Orientation of Dwellings to the Street

Each residence shall have at least one (1) primary pedestrian doorway for access to the dwelling unit

generally facing and visible from the front lot line of the property, and within 12 feet of the most forward plane

of the ground level living space. On corner lots, the pedestrian doorway may face any adjacent street.

3. Garages

These regulations for garages shall apply to non-living space or storage areas within garages whether used

for storage of automobiles or other items.

A. Diversity of Garage Orientation

a. All single family homes shall provide garages that meet one (1) of the requirements below, and, a
variety in garage orientation by providing a minimum of two (2) of the following orientations on any

single block:

(1) Recessed garages: Where the primary garage door generally faces the front lot line and the
garage is recessed a minimum of two (2) feet behind the most forward plane of main floor
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