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Sketch Plan Narrative
Copper Ranch at Erie, CO
216 Family Apartments

Ranchwood Minor Subdivision (Tract B)

Project Concept and Summary of Request
This sketch plan application proposes to subdivide and rezone 28.65 acres known as 
Ranchwood Minor Subdivision (Tract B) into four lots with a mixture of High-Density Residential 
(HR) and Community Commercial (CC) from its existing state of a single tract zoned Community 
Mixed-Use (CMU).  Two of the lots, comprising of 13.5 acres, would be immediately developed 
as HR creating 216 family apartment units with a density of 16 units per acre.  The remaining 
lots, comprising of 12.56 acres, would be rezoned to CC for future development.  Additionally, 
2.59 acres of the development would become public ROW.  The 28.65 acre site fronts both E. 
County Line Road and Erie Parkway although is separated from their intersection by another 
parcel not part of the application, Ranchwood Minor Subdivision (Tract A) which is zoned 
Business (B).  The proposed HR land is located in the northwest portion of the site leaving CC 
zoning to front the major arterials.

Interestingly, the current zoning of CMU actually allows both use types proposed by the rezone.  
The HR and CC uses shown on the sketch plan are in fact allowed uses within the current CMU 
zoning designation, however the CMU zoning requires that at least three uses from different 
categories are included, and no more than one use can contain more than 50% of the entire 
building area.  The rezone really serves to more appropriately size both the multifamily 
residential and commercial uses, with the multifamily uses helping drive demand for high 
quality, diversified commercial uses.  

The intent of this application is to provide detailed concept information about our proposed 
216 unit apartment community and receive input from the Town of Erie’s Staff, Planning 
Commission, and Board about its feasibility and the level of interest the Town may have for 
expanding its housing accommodations.

Further detail in this sketch plan submittal applies only to the residential acreage, as the 
commercial acreage would be reserved for future development.

Land Area & Lots
Total land area: 28.65 acres
Proposed HR: 13.5 (2 lots consisting of 2.25 & 11.25 acres)
Proposed ROW: 2.59 acres
Proposed future CC: 12.56 (2 lots consisting of 10.81 and 1.75 acres)

The sketch plan includes a conceptual commercial use shown for the 1.75 acre CC lot in order to 
help visualize its potential.  This lot would be a future development.
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Open Space
The proposed multi-family development doesn’t allow for preservation of park or open space 
within the lot area and we will be requesting to pay fees in lieu.  We calculated our area to be 
dedicated as defined in Section 10.6.3 of the UDC using 2.79 persons per dwelling unit as: 1.81 
acres for Neighborhood Park, 3.01 for Community Park, and 10.23 acres for Open Space.  Our 
proposed plan does include .47 acres to meet the Pocket Park requirement of .3 acres.

Our site plan does preserve 42% of the total area for landscaping and private open space.  If the 
Town’s parking requirement could be reduced to our proven parking demand for this product 
type (1.8 stalls per unit), the landscaping and private opens space could be increased to 47% of 
the site.

Our site plan proposes to underground the Leyner Cottonwood Ditch drainage as it passes 
through the multi-family site.  The existing trail system will be continued through the sites 
pocket park and reconnect on the east side of the proposed Ranchwood Avenue.

Phasing
The multi-family site will be built at once over a period of 16 months.  There is no active plan 
for the commercial sites and no time line for its construction.

Utilities and Services
The site is served by: Town of Erie for water, waste water, and storm water outfall system, Xcel 
Energy for gas & electric, Comcast for television, and Century Link for telephone.  We have 
preliminary confirmation that all of these utilities are within close proximity to the site and can 
provide service for the proposed 216 unit multi-family project.

St. Vrain has confirmed capacity within its school district to serve the project and the site is 
within the operation areas of Erie Police Department and Mountain View Fire Protection 
District, station #6.

Maintenance
The multi-family development will remain under the ownership and management of the Inland 
Group.  All of the maintenance for the private facilities will be conducted by or directed by an 
on-site staff responsible for implementing the Inland Group’s “Maintenance Plan” that 
establishes the apartment community’s need for a well maintained property as a primary goal 
for attracting and retaining tenants.

We assume the public street easements bordering and dividing the site would become 
dedicated ROW at the end of construction and maintenance along with ownership would be 
turned over to the Town of Erie.
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Native Tree & Vegetation Survey
The site is currently native grass with fewer than 10 small trees located on the entire 28 + acres.  
All but two of these trees are located within the Leyner Cottonwood Ditch, which would be 
relocated underground on the multi-family site.  None of the existing trees will be preserved as 
the concept is currently proposed.  The multi-family development will inculde approximately 
240 new trees in order to create a scenic apartment community while meeting the landscaping 
and street improvement requirements of the UDC.
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ENGINEER’S STATEMENT: 

I hereby state that this Phase I Drainage Report for Copper Ranch was prepared by me (or under my 

direct supervision) in general accordance with the Town of Erie Standards and Specifications and the 

Urban Storm Drainage Criteria Manual. 

 

 

 

 

 

 

 

       

Todd A. Johnson, P.E.   Date 

State of Colorado No. 37660 

For and on behalf of Calibre Engineering, Inc. 
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SCOPE 
The purpose of this report is to review at a conceptual level the feasibility and design characteristics of 

the proposed Copper ranch development and drainage system.   

I. INTRODUCTION  
A. Location  

 The Copper Ranch site is north of Erie Parkway, and west of East County Line Road. 

 The site is located in the Northeast quarter of Section 24, Township 1 North, Range 69 
West of the 6th Principal Meridian, Town of Erie, County of Boulder, State of Colorado.  

 The Leyner-Cottonwood Ditch runs through the site into existing 42”-60” RCP storm 
drainage conveyance under Erie Parkway and County Line road and eventually east to 
Coal Creek. 

 The site bound on the west by the Sunwest Subdivision, the south by Erie Parkway and 
on the north and east by undeveloped land. 

B. Description of Property  

 Copper Ranch is approximately 16.54 acres in size. 

 The site is currently undeveloped land with native grasses. According to the Natural 
Resources Conservation Service Web Soil Survey for the County of Boulder, the site 
dominantly Hydrologic Soil Group B as Ascalon Sandy Loam and some Manter Sandy 
Loam, and some Group C soils as Hargreave fine sandy loam. 

 The Leyner-Cottonwood Ditch runs through the site from northwest to southeast, and is 
lined with shrubs and native grasses.  

 The site slopes to the northeast at approximately 3-4%.  

 The development will consist of 240 multifamily units.  

 There are no delineated wetlands onsite. 

II. DRAINAGE BASINS 
A. Major Basin Description 

 The proposed site is located within the limits of the Town of Erie Outfall Systems Plan 
(West of Coal Creek) Alternatives Analysis Report (OSP).  Copper Ranch is within the 
OSP major Basin 461 and 469. The OSP indicates that Basin 461 will drain to detention 
facility 1048 and Basin 469 will drain to detention facility 1046.  Copies of the applicable 
pages from the OSP are included in Appendix B.   

 A FEMA Flood Insurance Rate Map (FIRM) is in Appendix A. The site is shown on 
Community Panel No 0801810016E. No mapped 100 year flood plains are shown for the 
site.  



 

 

 The site is within the Coal Creek watershed and drains east to Coal Creek. 

 There are currently no detention facilities on the site.   

 There are no lakes or ponds which either influence or may be influenced by the local 
drainage. There are no dams under the State Engineer’s Office jurisdiction on site. 

B. Sub-Basin Description 

 Detention facilities will need to be constructed on the site to attenuate outflow from the 
site during the 100 year flood event.  

 Currently, a portion of the site drains the Leyner-Cottonwood ditch, a portion drains off-
site to the east and the portion north of the Ditch drains northeast off-site.  There are 
some areas of the adjacent properties that were considered for off-site storm drainage 
onto the project.      

 The increase in storm runoff due to the proposed development will be detained in two 
separate detention ponds, and released per Town of Erie criteria.  The proposed 
development will not increase historic runoff and therefore downstream properties should 
not be adversely affected by the development of the proposed site. 

III. DRAINAGE FACILITY DESIGN 
A. General Concept 

 The onsite drainage will be, in general, captured by proposed curb and gutter and storm 
sewer.  The minor storm event will be conveyed by inlets and storm pipes.  The major 
storm event will be conveyed by streets and result in a pressurized storm sewer system. 

 The proposed drainage patterns will follow existing drainage patterns as closely as 
possible.  Runoff will flow from the southwest to the northeast, either by the streets or the 
proposed storm sewer system.   

 All storm runoff will flow to one of two proposed onsite full-spectrum detention facilities. If 
Regional Ponds 1046 or 1048 come online before the construction of the Copper ranch 
site, the onsite full-spectrum detention facilities may be unnecessary. 

B. Drainage Design Criteria 

 Criteria used in the development of this Phase I Drainage Report include: 

 The Town of Erie Standards and Specifications Storm Criteria. 

 The Urban Drainage and Flood Control District’s Urban Storm Drainage Criteria 
Manual was also used as a reference and guide for criteria. 

 Town of Erie Outfall Systems Plan (West of Coal Creek) Outfall Systems Plan 
prepared by Respec Consulting & Services, Inc., January 2014. 

 Hydrologic criteria to be used in the development calculations include: 

 The Rational Method will be used for all hydrologic calculations. 



 

 

 The minor event is the 2-year storm with a one-hour design rainfall depth of 1.01 
inches per hour.  

 The major event is the 100-year storm with a one-hour design rainfall depth of 2.70 
inches per hour. 

 Per the Town of Erie Standards and Specifications Storm Criteria, Table 800-3 will be 
used to determine appropriate runoff coefficients. 

 Hydraulic Criteria to be used in the development calculations include: 

 Per Town of Erie Standards and Specifications Storm Criteria, Tables 800-7 and 800-
8, allowable flow depths within the streets are: 

 To the top of curb flow may spread to crown of street for the minor event. 

 Residential dwellings should be no less than 12 inches above the 100-year flood 
at the ground line or lowest water entry of the building.  The depth of water over 
the gutter flow line will not exceed 18 inches for the major storm.   

 Urban Drainage Spreadsheets for inlet and detention pond design will be used to 
size inlets, calculate street capacity and design the detention facilities.   

C. Specific Details 

 The proposed development will be comprised of drainage basins that are divided by the 
Leyner-Cottonwood Ditch.   

 The north basins are comprised of access roadways, multifamily units, and sub-
basins that flow toward a proposed detention pond located near the northeast corner 
of the site.   

 The south basin is comprised of a portion of the Leyner-Cottonwood Ditch, an access 
roadway, multifamily units, and sub-basins that flow toward a proposed detention 
pond located on the eastern side of the basin.  The south basin detention pond will 
outfall, east, into the re-aligned Leyner-Cottonwood Ditch at historic rates.   

 The proposed site improvements include constructed roadways that will become a part of 
the Town of Erie network.  The storm drainage from this site will be detained in proposed 
full-spectrum detention ponds and be released per Town of Erie criteria 

 The Leyner-Cottonwood Ditch may be diverted through the property re-connecting with 
the existing ditch alignment off-site.  The re-aligned ditch may be open channel or 
contained within a pipe network.  The network will be reviewed and approved by the 
Town of Erie and the Leyner-Cottonwood Ditch Company. 

D. Adaptions of Criteria 

 No deviation from criteria is requested for this drainage design at this time. 



 

 

IV. SUMMARY 
A. Compliance with Standards  

 This drainage report is in general compliance with the Town of Erie, Standards and 
Specifications for Design and Construction of Public Improvements. 

 The Urban Drainage and Flood Control District’s Urban Storm Drainage Criteria Manual 
was also used as a reference and guide for criteria.  

B. Summary of Concept  

 Onsite flow will be conveyed in storm sewer systems designed for the minor storm event.  

 Two separate proposed onsite full-spectrum detention facilities will provide adequate on-
site drainage and enhancement to stormwater quality. 

 If proposed Regional Ponds 1046 and 1048 come online before the construction of the 
Copper ranch site, the onsite full-spectrum detention facilities may be unnecessary.  

 The proposed development will not increase historic runoff, therefore downstream 
properties should not be adversely affected by the development of the proposed site.  

  



 

 

V. LIST OF REFERENCES 
 

1. The Town of Erie, Standards and Specifications for Design and Construction of Public 

Improvements, Section 800, Storm Drainage Facilities, 2012 Edition. 

2. Urban Storm Drainage Criteria Manuals, Urban Drainage Flood Control District, Jan 

2007. 

3. Town of Erie Outfall Systems Plan (West of Coal Creek), prepared by Respec Consulting 

& Services, January 2014. 

4. Flood Insurance Rate Map, Map Number 0801810016E, Effective Date December 2, 

2004, Federal Emergency Management Agency. 

5. Hydrologic Group Rating for Adams County, CO, USDA Natural Resources Conservation 

Service. 
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Hydrologic Soil Group

Hydrologic Soil Group— Summary by Map Unit — Boulder County Area, Colorado (CO643)

Map unit symbol Map unit name Rating Acres in AOI Percent of AOI

AcA MLRA 67B - Ascalon
sandy loam, 0 to 3
percent slopes

B 16.7 56.3%

AcC Ascalon sandy loam, 3 to
5 percent slopes

B 9.3 31.4%

HaD Hargreave fine sandy
loam, 3 to 9 percent
slopes

C 0.0 0.1%

MdD Manter sandy loam, 3 to
9 percent slopes

B 3.6 12.2%

Totals for Area of Interest 29.6 100.0%

Hydrologic Soil Group—Boulder County Area, Colorado

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/13/2014
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Description

Hydrologic soil groups are based on estimates of runoff potential. Soils are
assigned to one of four groups according to the rate of water infiltration when the
soils are not protected by vegetation, are thoroughly wet, and receive precipitation
from long-duration storms.

The soils in the United States are assigned to four groups (A, B, C, and D) and
three dual classes (A/D, B/D, and C/D). The groups are defined as follows:

Group A. Soils having a high infiltration rate (low runoff potential) when thoroughly
wet. These consist mainly of deep, well drained to excessively drained sands or
gravelly sands. These soils have a high rate of water transmission.

Group B. Soils having a moderate infiltration rate when thoroughly wet. These
consist chiefly of moderately deep or deep, moderately well drained or well drained
soils that have moderately fine texture to moderately coarse texture. These soils
have a moderate rate of water transmission.

Group C. Soils having a slow infiltration rate when thoroughly wet. These consist
chiefly of soils having a layer that impedes the downward movement of water or
soils of moderately fine texture or fine texture. These soils have a slow rate of water
transmission.

Group D. Soils having a very slow infiltration rate (high runoff potential) when
thoroughly wet. These consist chiefly of clays that have a high shrink-swell
potential, soils that have a high water table, soils that have a claypan or clay layer
at or near the surface, and soils that are shallow over nearly impervious material.
These soils have a very slow rate of water transmission.

If a soil is assigned to a dual hydrologic group (A/D, B/D, or C/D), the first letter is
for drained areas and the second is for undrained areas. Only the soils that in their
natural condition are in group D are assigned to dual classes.

Rating Options

Aggregation Method:  Dominant Condition

Component Percent Cutoff:   None Specified

Tie-break Rule:  Higher

Hydrologic Soil Group—Boulder County Area, Colorado

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

3/13/2014
Page 4 of 4
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July 25, 2016

Robert Ketner
Inland Group
120 West Cataldo Avenue, Suite 100
Spokane, Washington 99201

Subject: Copper Ranch Mine Subsidence Potential and Proposed Investigation 28.650         
                        Acres Northeast Quarter, Section 24, Township 1 North, Range 69 West, Erie,       
                        Colorado.  Western Environment and Ecology, Inc. Project Number 627-001-02

Dear Mr. Ketner; 
At your request, Western Environment and Ecology, Inc. (Western Environment) has prepared

the following “Mine Subsidence Potential” of the proposed Planed Unit Development (PUD)
referenced above.  Included in this review is an August 5 , 2014 letter from Jill Carlson of theth

Colorado Geological Survey (CGS) and the results of a Western Environment report titled “Mine
Subsidence Investigation Lumry Estate Property Section 24, Township 1 North, Range 69 West,
Erie, Colorado” dated November 15, 1996 (revised July 15, 1997). 

It is our understanding, since first working on this project in 2013, that Inland in
interested in developing the site including approximately 216 apartment units.  The current
sketch plan indicates  12 apartment buildings, a club house an a 9,500 square foot commercial
building are proposed for the PUD.  The 1996 subsidence investigation conducted by Western
Environment identified three abandoned coal mines beneath or directly adjacent to the project.  
The records maintained by the CGS indicated that the Garfield (Upper and Lower seam), Lister
and Stewart Mines impact the site.  Our drilling located the Garfield Upper seam at 85 to 95 feet,
the Lower seam at 110 to 115 and the Stewart seam at 150 to 155 feet. 

During a November 20 , 2013 meeting between Inland, Western Environment and Jillth

Carlson of the CGS we discussed the requirement that additional (to the 1996 drilling) borings be
performed to 1) confirm the location of the mines and 2) their condition.  As such, we proposed a
drilling program including four additional borings and provided a map (dated November 18,
2013) locating the holes.  This map showed 10 multi-family buildings and a club house.  As
previously mentioned the current sketch plan locates 14 buildings on the 28 acre project.  This
modification would require that 2 to 3 additional borings be proposed to complete the
assessment.  The attached Figure 1 represents the approximate extent of mine workings shown
on the original Garfield #1 Mine map dated 1886 (attached), however, it has been our experience
that numerous discrepancies often are present on these maps. 

It is the opinion of Western Environment that development of the Copper Ranch PUD is
possible if the proposed subsidence investigation confirms that the majority of the development
is NOT undermined, and that those areas that are undermined are collapsed with limited
potential for significant future subsidence.  Due to the inherent uncertainty with mine
subsidence predication, we would also recommend the use of strain mitigation technics possibly
including isolation trenches and building segmentation.  

Thank you again for the opportunity to provide this assessment.  Do not hesitate to
contact us with any questions you may have. 

Respectfully Submitted 

Greg D. Sherman P.G.
President
att. 
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