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CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU DIG,
GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO

Know what's below.
before you dig.Call

R

UTILITY NOTE:
THE LOCATION OF UNDERGROUND UTILITIES AS SHOWN ARE BASED ON
OBSERVED EVIDENCE AND UTILITY MARKINGS AT TIME OF SURVEY.
ADDITIONAL UTILITY LINES MAY EXIST. THE EXACT LOCATION OF ANY
UNDERGROUND UTILITIES SHOWN AND THE LOCATION OF ANY
ADDITIONAL UNDERGROUND UTILITIES SHOULD BE DETERMINED BY
CONTACTING "ONE CALL" FOR A UTILITY LOCATE.

CANYON CREEK SUBDIVISION FILING NO. 5, 1ST AMENDMENT BEING SITUATE
WITHIN AND A PORTION OF THE SOUTHEAST QUARTER OF SECTION 24,

TOWNSHIP 1 NORTH, RANGE 69 WEST OF THE 6TH P.M., COUNTY OF boulder,
STATE OF COLORADO

ALTA/NSPS LAND TITLE SURVEYPROPERTY DESCRIPTION(S):

A TRACT OF LAND LOCATED IN THE SOUTHEAST QUARTER OF SECTION TWENTY-FOUT (24), TOWNSHIP ONE NORTH (T.1N.),
RANGE SIXTY-NINE WEST (R.69W.) OF THE SIXTH PRINCIPAL MERIDIAN (6TH P.M.), TOWN OF ERIE, COUNTY OF BOULDER, STATE OF
COLORADO BEING MORE PARTICULARLY DESCRIBED AS FOLLOWS:

CANYON CREEK SUBDIVISION FILING NO. 5, 1ST AMENDMENT RECORDED FEBRUARY 6, 2019 AS RECEPTION NO. 03697079 OF
THE RECORDS OF BOULDER COUNTY.

SAID DESCRIBED PARCEL(S) CONTAIN A TOTAL OF 80,282 SQ. FT OR 1.84 ACRES, MORE OR LESS.

SURVEYING CERTIFICATE

To: BOWMAN CONSULTING GROUP LTD.

I, Aaron M. Lund, a Registered Professional Land Surveyor in the State of Colorado, do hereby state that this Land Survey Plat was
prepared under my personal supervision and checking, and that it is true and correct to the best of my knowledge and belief.
This is to certify that this map or plat and the survey on which it is based were made in accordance with the 2021 Minimum
Standard Detail Requirements for ALTA/NSPS Land Title Surveys, jointly established and adopted by ALTA and NSPS and includes
Items 1, 2, 4, 5, 6(a), 11(a), and 11(b) of Table A thereof.  The fieldwork was completed on July 2, 2025.

For and on behalf of AXIS Surveying & Land Services, LLC
Aaron M. Lund
Registered Professional Land Surveyor LS 38670

3) Gross land area is 80,282 square feet, or 1.84 acres, more or less.

4) There were NO existing buildings observed within the Subject Property in the process of conducting the field survey.

5) Access to the Subject Property is from Meller Street.

6) The lineal unit of measurement for this survey is U. S. Survey Feet.

7) The Basis of Bearings is the West line of the Canyon Creek Subdivision Filing No. 5, 1st Amendment as bearing North 00°15'20"
West a distance of 334.21' and monumented as shown on drawing.

8) Fieldwork was completed on July 2, 2025.

9) Site Addresses have not been established per Boulder County Records/Assessor Map.

10) Vertical datum is NAVD88 and NGS Benchmark "JR 53 5026" with a published NAVD88 elevation listed as 5028.0 feet and
located with GPS at an elevation of 5028.30 feet was utilized in this survey.
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NOTES:

1) Fidelity National Title Insurance Company, Order No. F0528473-158-CMN, dated November 2, 2015 at 6:00 P.M. was used in
the process of this survey and the following comments correspond to Schedule B of the commitment .

2) Schedule B - Section II Exceptions:

3. The right of proprietor of a vein or lode to extract or remove his ore should the same be found to penetrate or intersect the
premises thereby granted as reserved in United States patent recorded September 7, 1874 in Book 31 at Page 52; and any and
all assignments thereof or interest therein.

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

4. Any and all interest in all coal, oil, gas and other minerals as reserved by Carl A. Miller, Fern Miller Wikstrand and Helen
Miller in the Warranty Deed recorded June 2, 1958 in Book 1076 at Page 265, and any and all assignments thereof or interests
therein. Waiver of Surface Rights recorded November 16, 2001 at Reception No. 2220515.

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

5. Any and all interest in all coal, oil, gas and other minerals as reserved by James S. Haley, Trustee in the Warranty Deed
recorded December 30, 1969 at Reception No. 932667, and any and all assignments thereof or interests therein.

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

6. Oil and Gas Leases to J. Michael McGhee, as Lessee recorded September 30, 1981 at Reception No. 466151 and Reception
No. 466152, and Reception No. 466153 and Reception No. 466154, and any and all assignments thereof or interests therein.
Production Affidavit recorded December 12, 1985 at Reception No. 730940 given in connection with the above Oil and Gas
Leases.

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

7. Right-of-Way for a pipe line and incidental purposes granted to Panhandle Eastern Pipeline Company by the instrument
recorded October 30, 1981 at Reception No. 470726 insofar as the same may affect subject property. The exact location of
said easement was not defined or specified therein.

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

8. Terms, conditions, provisions, agreements and obligations contained in Ordinance No. 733 of the Town of Erie, Colorado
recorded April 26, 2001 at Reception No. 2142188 and in Canyon Creek PD Development Plan an Amendment of the
Homestake PUD recorded July 9, 2001 at Reception No. 2171024.

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

9. Terms, conditions, provisions, agreements and obligations contained in Ordinance No. 740 of the Town of Erie, Colorado
recorded May 29, 2001 at Reception No. 2154224, in Ordinance No. 753 of the Town of Erie, Colorado recorded August 29,
2001 at Reception No. 2190499 and in Ordinance No. 762 of the Town of Erie, Colorado recorded November 15, 2001 at
Reception No. 2219656.

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

10. Terms, conditions, provisions, agreements and obligations contained in the Canyon Creek Filing No. 5 Development
Agreement recorded October 19, 2001 at Reception No. 2209649 and in First Amendment with respect thereto recorded
February 28, 2002 at Reception No. 2259497

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

11. Covenants, conditions and restrictions but omitting any covenants or restrictions, if any, including but not limited to those
based upon race, color, religion, sex, sexual orientation, familial status, marital status, disability, handicap, national origin,
ancestry, source of income, gender, gender identity, gender expression, medical condition or genetic information, as set forth
in applicable state or federal laws, except to the extent that said covenant or restriction is permitted by applicable law, as set
forth in the document, and any and all amendments and supplements thereto

Recording Date:      July 26, 2001

Recording No:       Reception No. 2177513

- NOT PLOTTABLE, BLANKET IN NATURE, NOT INCLUSIVE OF SUBJECT PARCEL.

12. All reservations, notes and exceptions as shown on Special Warranty Deed recorded November 16, 2011 at Reception No.
2220516.

- PLOTTED EXCEPTION #12 AND EXCEPTION #15 FROM SWD

13. Terms, conditions, provisions, agreements and obligations contained in the Use Agreement as set forth below:

Recording Date: November 16, 2001

Recording No.: Reception No. 2220517

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

14. The effect of the Map for Canyon Creek PD Amendment No. 3 recorded February 13, 2008 at Reception No. 2909751.

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

15. An oil and gas lease for the term therein provided with certain covenants, conditions and provisions, together with
easements, if any, as set forth therein, and any and all assignments thereof or interests therein.

Recording Date: July 2, 2008

Recording No: Reception No. 2941007

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

16. The effect of the Map for Canyon Creek PD Amendment No. 6 recorded October 11, 2012 at Reception No. 3258805.

- NOT PLOTTABLE, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.

17. The effect of the Map for Canyon Creek PD Amendment No. 7 recorded July 23, 2015 at Reception No. 3461707.

- PLOTTED SETBACKS, BLANKET IN NATURE, INCLUSIVE OF SUBJECT PARCEL.
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SURVEYOR'S NOTES:

1)  DISTANCES AROUND THE SUBJECT PARCEL MATCH RECORD DISTANCE, HOWEVER BEARINGS SHOWN WITHIN THE DRAWING
MATCH LOCAL SITE CONDITIONS RELATIVE TO THE BASIS OF BEARINGS AND BASED UPON FOUND MONUMENTS.  THOSE
DISTANCES THAT DEVIATE FROM THE TITLE DESCRIPTION(S) HAVE BEEN SHOWN WITH A RECORD (R) AND MEASURED (M)
DENOTATION.

2)  THERE IS AMBIGUITY REGARDING TRACT I AND TRACT H RELATED TO BLANKET EASEMENTS.  GENERAL NOTE #9 FROM
CANYON CREEK SUBDIVISION FILING NO. 5, 1ST AMENDMENT STATE TRACT I AND TRACT H AS BLANKET PUBLIC ACCESS
EASEMENTS ONLY, HOWEVER, THE "TRACT SUMMARY CHART" STATE TRACT I AND TRACT H AS "PUBLIC ACCESS AND UTILITY"
UNDER USE. THIS HAS BEEN ASSUMED TO MEAN THAT WHILE THE USE IS CONSISTENT WITH PUBLIC ACCESS AS BLANKET, THE
UTILITY EASEMENT IS ONLY RESERVED IN THOSE AREAS SPECIFICALLY PLATTED AND DELINEATED AS "UTILITY EASEMENT".

3)  SETBACKS AS SHOWN ARE INTERPRETED VIA CANYON CREEK PD AMENDMENT NO. 7 (REC. NO. 03461707) AND BASED ON
MDR ZONING. SETBACKS HAVE BEEN SHOWN ON ASSUMED FRONT YARDS FOR BOTH GARAGE AND BLDG (20' VS 10'). ALL OTHER
SETBACKS ARE 5' FROM LOT LINE.

SYMBOL LEGEND

SET PROPERTY MONUMENT

FOUND PROPERTY MONUMENT

WATER VALVE

SANITARY SEWER MAN HOLE

LIGHT POLE

FOUND SECTION CORNER

SIGN

SET 18" OF #4 REBAR WITH
GREEN PLASTIC CAP, PLS 38670

AS DESCRIBED/NOTED HEREON

CURBCUT

STORM MANHOLE

FIRE HYDRANT

IRRIGATION CONTROL BOX

WATER METER

WATER CURB STOP

TRAFFIC VAULT

TRAFFIC SIGNAL POLE

FIBER OPTIC BOX

HANDICAP RAMP

CURB & GUTTER FLOWLINE

MAJOR CONTOUR

MINOR CONTOUR

BURIED WATER

UNDERGROUND SANITARY
BURIED FIBER OPTIC

UNDERGROUND STORM

BURIED CABLE

BURIED ELECTRIC

WOODEN FENCE

LINE LEGEND
RIGHT OF WAY LINE
ALTA BOUNDARY LINE
EASEMENT LINE

ALIQUOT LINE

PROPERTY LINE

DIMENSION LINE

BURIED GAS

BOLLARD

CABLE BOX

ELECTRIC BOX

FIBER OPTIC BOX

TELEPHONE BOX

CLEANOUT

COLUMN

GAS MARKER

FIBER OPTIC MARKER

SANITARY MARKER

ELECTRIC PEDESTAL

FIBER OPTIC VAULT

FIBER OPTIC PEDESTAL

WATER MARKER

WATER MANHOLE

60'30'0
Scale

1" = 30'

30'

SETBACK LINE

7/11/2025



 

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) 

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. 

https://censusreporter.org/profiles/16000US0824950-erie-co/
https://censusreporter.org/profiles/16000US0824950-erie-co/
https://censusreporter.org/profiles/16000US0824950-erie-co/
https://censusreporter.org/profiles/16000US0824950-erie-co/
https://censusreporter.org/profiles/16000US0824950-erie-co/
https://www.areavibes.com/erie-co/demographics/#:~:text=Median%20age%2037,13
https://www.areavibes.com/erie-co/demographics/#:~:text=Median%20age%2037,13
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=42.8%25%20COLORADO%2064.6%25%20ERIE%20,20.7
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=42.8%25%20COLORADO%2064.6%25%20ERIE%20,20.7
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=Market%20Study%20ERIE%2C%20CO%20%24149%2C049,FOOD%20%26%20BEVERAGE%20RETAILERS%20%2482M
https://www.areavibes.com/erie-co/demographics/#:~:text=population%20is%2027%2C157%20and%20has,a%20median%20income%20above%20%24150%2C000
https://www.neilsberg.com/insights/topic/erie-co-population/#:~:text=,04
https://www.neilsberg.com/insights/topic/erie-co-population/#:~:text=,04


 

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: 

Commercial 
Center 

Distance Key Tenants / Features 

Nine Mile Corner 
(Hwy 287 & 
Arapahoe Rd) 

~4 miles 
SW 

New regional shopping area on a high-traffic commuter 
route. Anchored by a 103,000 sq ft King Soopers 
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 
Marketplace (Hwy 
7 & Sheridan 
Pkwy) 

~5 miles 
SE 

Established neighborhood center anchored by a King 
Soopers Marketplace (125,000 sq ft grocery/general 
merchandise store) opened in 2016. Offers a full line of 
groceries, pharmacy, and household goods to Erie’s 
southeastern residents. Surrounding shops include fast 
food, banks, and small retailers. 

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 
– “Four Corners” 
(Erie Pkwy & 
County Line Rd) 

~1.5 
miles W 

Planned mixed-use town center at Erie’s west end. 
Slated for ~97,000 sq ft of retail/restaurant/office space 
(opening ~2025), including an outdoor promenade and 
potentially an anchor grocery store (developer 
Evergreen Devco in negotiations). Will add much-
needed retail capacity “at the heart of Erie.” 

Downtown Erie 
(Old Town) 
(Briggs St area) 

~1 mile 
W 

Traditional Main Street district with local boutiques, 
restaurants, brewpubs, and services. While charming 
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 “leakage” – 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. 

https://eriefourcorners.com/#:~:text=Experience%20the%20pull%20of%20Erie%E2%80%99s,Erie%E2%80%99s%20new%20center%20of%20gravity
https://eriefourcorners.com/#:~:text=Experience%20the%20pull%20of%20Erie%E2%80%99s,Erie%E2%80%99s%20new%20center%20of%20gravity
https://www.erieco.gov/1428/Town-Center#:~:text=,intent%20from%20our%20anchor%20grocer
https://www.erieco.gov/1624/Current-Projects#:~:text=Downtown%20Erie%20is%20in%20the,retail%2C%20restaurant%2C%20and%20office%20space
https://www.erieco.gov/1624/Current-Projects#:~:text=Downtown%20Erie%20is%20in%20the,retail%2C%20restaurant%2C%20and%20office%20space
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. 

 

https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=42.8%25%20COLORADO%2064.6%25%20ERIE%20,20.7
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=42.8%25%20COLORADO%2064.6%25%20ERIE%20,20.7
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=FOOD%20%26%20BEVERAGE%20RETAILERS%20%2482M,37.1%2011%2C882%2013%2C913
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=FOOD%20%26%20BEVERAGE%20RETAILERS%20%2482M,37.1%2011%2C882%2013%2C913
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=FOOD%20%26%20BEVERAGE%20RETAILERS%20%2482M,37.1%2011%2C882%2013%2C913
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=FOOD%20%26%20BEVERAGE%20RETAILERS%20%2482M,37.1%2011%2C882%2013%2C913
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#page=1


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 Elementary School is located near the Erie 
Pkwy/Meller intersection, and a school crosswalk and zone are in place here.  

https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=110%2C000%20122%2C100%2024%2C300%2039%2C500%2013%2C150,26%2C700%2024%2C600
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=110%2C000%20122%2C100%2024%2C300%2039%2C500%2013%2C150,26%2C700%2024%2C600
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=110%2C000%20122%2C100%2024%2C300%2039%2C500%2013%2C150,26%2C700%2024%2C600
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=110%2C000%20122%2C100%2024%2C300%2039%2C500%2013%2C150,26%2C700%2024%2C600
https://rhes.svvsd.org/about/hours-location/
https://rhes.svvsd.org/about/hours-location/


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 

https://hdp-us-prod-app-erieco-engage-files.s3.us-west-2.amazonaws.com/2517/3276/2931/2024-11-28_14-02_715.pdf#:~:text=files.s3.us,Erie%20Parkway%20to%20narrow
https://hdp-us-prod-app-erieco-engage-files.s3.us-west-2.amazonaws.com/2517/3276/2931/2024-11-28_14-02_715.pdf#:~:text=files.s3.us,Erie%20Parkway%20to%20narrow
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#:~:text=FOOD%20%26%20BEVERAGE%20RETAILERS%20%2482M,37.1%2011%2C882%2013%2C913
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#page=2


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. 

 

https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#page=2
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#page=2
https://www.erieco.gov/ArchiveCenter/ViewFile/Item/4154#page=3


 

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: 

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

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

• 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: 

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

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

• Parks & Open Space Contributions: The project will include landscaped pedestrian 
walkways and contribute to the Town’s parks and open space fund. 



• 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 

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

• 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. 

• 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: 

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

• Implement landscaping buffers and noise mitigation for adjacent residential areas. 
• Comply with town sustainability guidelines, including energy-efficient building design 

and water conservation measures. 
• 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: 

• Town of Erie's standard impact fee schedule (updated in 2024). 
• Comparable fees charged for recent small commercial developments in Erie. 
• Estimated building square footage and land use type. 

Example Calculation: 



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: 

• A 10-15% contingency for possible town-required off-site improvements. 
• 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 6th 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 

 

Cc: 020482-01-001 
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ZONING
LAND USE
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GPD/1000 
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AVERAGE 
FLOW 
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AVERAGE

FLOW (CFS)

CALC PEAK 
FLOW
FACTOR
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FLOW
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TOTAL PEAK
FLOW (CFS)

PIPE SIZE
(IN)

PIPE SLOPE
(%)

CAPACITY
(CFS)

PERCENT 
FULL

12 2.89 90 3121.2 0.005 1000 0.000 0.005 6.10 4.00 0.019 4 2 0.38 15.8

SANITARY SEWER COMPUTATION SHEET

DESIGN 
POINT

SEWER DESIGN

Exist Erie Commercial

020482-01-001

RESIDENTIAL COMERCIAL / INDUSTRIAL

PROJECT NAME:

PROJECT NUMBER:

PROJECTED FLOW

Jul-25
KMF

PROJECT LOCATION Town of Erie
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