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narrative

This submittal includes the planning of a mixed-use development on title parcels 4, 6 and 7 within the existing PUD of Lakota 
Canyon Ranch in New Castle Colorado. 

Existing Conditions
These parcels are nestled between a golfing fairway to the north, existing single-family developments to the south and west 
and multi-family apartment complexes to the east. The parcels are half bordered to the west by Castle Valley Boulevard which 
provides the primary access to the project via Faas Ranch Road. The land is vacant and has been used for haul-off from other 
projects and several spoils piles can be seen throughout the property, especially on the northern parcels. On a close walk of the 
site various remnants of the Lakota Ranch’s history can be seen such as an old ditch alignment and old fence fragments scattered 
throughout.

The parcels are currently zoned as ‘Mixed-Use’ within the Town and PUD’s zoning map. Other than the clubhouse, these parcels 
are the only location within the Lakota PUD where commercial is allowed. With an original approved PUD allocation of 300 
units and 100,000 square feet of commercial these parcels were clearly intended to be a hub of activity that serves the Lakota 
and surrounding residential with commercial amenities. It is the intention of this application to scale down the density of these 
parcels significantly while still developing them as a hub of activity that serves the residents of Lakota and the surrounding 
neighborhoods.

Commercial 
This proposed development aligns with the existing zoning of mixed-use. It incorporates a commercial node off of Faas Ranch 
Rode that is surrounded by small single-family lots, townhomes, apartments, mixed use building, commercial buildings, and 
public/semi-public amenities sprinkled throughout the development. Building on everything that makes Newcastle an amazing 
community and the ‘place to be’ for outdoor enthusiasts, the commercial uses at the development’s center intend to be heavily 
curated toward health, wellness, and lifestyle. Ground floor uses accommodate a limited amount of recreation-oriented retail and 
food/beverage, providing neighborhood scale lifestyle uses, and purposefully not competing with the community’s downtown 
core. Second and third floor uses will cater to health, wellness, and recreation e.g. gyms, yoga studios, wellness services, and 
medical offices. Other office space might be geared toward work from home users who live close by that need a small, affordable 
space to have some dedicated quiet space. Given proximity and walkability this area will be very appealing. This area might 
accommodate approximately 100-150 employees.

The commercial node encircles an entrance to the north and an entrance to the south off of Faas Ranch Road. The northern 
road is not located within the existing ROW so that ROW would need to be adjusted throughout this process. The commercial 
buildings to the south range from 2 stories directly adjacent to Faas to a 3 story building set back from the road. The commercial 
buildings to the north of Faas are all 2 stories with a single mixed-use building with commercial on the ground floor and 
residential above. These buildings form a small retail feel to the entrance to the north parcels. 

Residential
Residential uses include rental apartments at the highest density, townhomes, and single-family homes. These land uses engage 
the site and respect surrounding residential uses with single-family homes abutting other existing homes to the north and 
apartments abutting another existing apartment complex to the south. The development might accommodate 200-400 residents 
(not including children) and will contain varying occupancy in the apartments.

Energy & Climate
Several energy and climate concepts are being explored at this time including net zero or net zero ready single-family homes, car 
and bike charging infrastructure throughout, all electrified buildings, and solar collectors over larger parking areas/appropriate 
buildings. These concepts will be further articulated at preliminary plan review.

Alternative Transportation
The project will provide bike and walking connectivity throughout and will connect to existing trails and sidewalks on Castle 
Valley Boulevard and Faas. Areas will be reserved in the public amenity spaces to accommodate WeCycle once it completes 
future expansion. Consideration could be given to reserving space for a shuttle or bus stop as well should Newcastle implement 
a circulator in the future, and areas for car-share parking. While these forms of transportation are not in place yet, we believe this 
project should consider that future infrastructure and plan for it now.

Architecture
While not required at Sketch Plan Review, we have included both massing studies as a part of our viewshed analysis and 
architectural typologies. These are not intended to show exactly the architecture that will be built here, but rather to convey a 
sense of place. We want these images to spark a dialog with the community as to the size, massing, materials, and feel of the 
buildings in the development.
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survey

title parcel 4
5.84 acres

title parcel 6
5.32 acres

title parcel 7
4.42 acres

access row
1.19 acres
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site plan

attached sidewalks

on-street parking
single family homes 
with garage

public plaza

2 story townhomes 
w/ garage parking 
on  ground level

2 story townhomes 
w/ garage parking 
on  ground level

3 story apartment 
buildings

2 story building w/ 
commercial on ground 
level & residential flats 
on 2nd level

2 story commercial 
building

public greenspace  w/ 
lawn, shade & furniture

connect future street
to existing

stormwater detention area

3 story apartment building

parking for apartments

park space w/ playground 
& lawn space

possible medical offices; 
3 stories w/ tuck-under parking

2 story commercial building

2 story commercial building

public park space

existing stormwater 
detention area

apartment complex parking

on-street parking

attached sidewalks

public trail

3 story apartment buildings

2 story townhomes w/ garage 
parking on ground level

single family 
homes w/ garage

1 bedroom 2 bedroom 3 bedroom commercial square feet parking requirement
off‐street 
parking  parking reduction

East of Faas Road

Residential
Apartments 36 18 18 144 144 0%
Townhomes ‐ ‐ 10 20 20 0%
Small Lot Single Family ‐ ‐ ‐

Commercial
1st floor commercial (likely retail sales, recreation, entertainment) 13,400
2nd floor undesignated commercial (likely services and office) 17,000
Medical space 14,000

Total Commercial Parking Reqd 148 111 25%

TOTAL ‐ EAST OF FAAS 36 18 28 44,400

West of Faas Road
Residential
Apartments 24 12 12 96 96 0%
Townhomes ‐ ‐ 38 76 76 0%
Flats ‐ ‐ 7 14 14 0%
Small Lot Single Family ‐ ‐ 21 42 42 0%

Commercial
1st floor commercial (likely retail sales, recreation, entertainment) 20,000
2nd floor undesignated commercial (likely services and office) 11,500
Medical space ‐

Total Commercial Parking Reqd 105 75 29%

TOTAL ‐ WEST OF FAAS 24 12 78 31,500

GRAND TOTALS 60 30 106 75,900 645 578 10%

PROGRAM SUMMARY
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water & sewage
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water & sewage
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residential + non- residential units

single family residential

mixed-use commercial 
& residential

commercial

multi-family residential

multi-family residential
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lot layout + sizes

Parcel 1 - 139,041 SF
Parcel 2 - 73,734 SF
Parcel 3 - 33,824 SF
Parcel 4 - 35,811 SF
Parcel 5 - 55,318 SF
Parcel 6 - 128,911 SF
Parcel 7 - 49,669 SF
Parcel 8 - 13,250 SF
Parcel 9 - 41,725 SF
Parcel 10 - 4,016 SF
Parcel 11 - 4,194 SF
Parcel 12 - 3,769 SF
Parcel 13 - 4,158 SF
Parcel 14 - 4,375 SF
Parcel 15 - 3,757 SF
Parcel 16 - 3,969 SF
Parcel 17 - 7,177 SF
Parcel 18 - 3,633 SF
Parcel 19 - 3,530 SF
Parcel 20 - 4,112 SF
Parcel 21 - 7,033 SF
Parcel 22 - 4,054 SF
Parcel 23 - 4,504 SF
Parcel 24 - 4,161 SF
Parcel 25 - 5,901 SF
Parcel 26 - 5,010 SF
Parcel 27 - 5,672 SF
Parcel 28 - 6,206 SF
Parcel 29 - 3,274 SF
Parcel 30 - 3,289 SF

L o t  S i z e
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density
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Parcel 1 :  Apartments
1 bedroom - 36 units
2 bedroom - 18 units
3 bedroom - 18 units

Parcel 2 : Commercial
1st floor - 13,400 SF
2nd floor - 17,000 SF
Medical - 14,000 SF

Parcel 3 : Townhomes
3 bedroom - 10 units

Parcel 4 : Commercial
1st floor - 6850 SF
2nd floor - 6850 SF

Parcel 5 : Commercial + 
residential
1st floor - 13,200 SF
2nd floor - 4,600 SF
2nd level flats - 7 units

Parcel 6 : Apartments
1 bedroom - 24 units
2 bedroom - 12 units
3 bedroom - 12 units

Parcel 7 : Townhomes
3 bedroom - 21 units

Parcel 8 : Townhomes 
3 bedroom - 5 units

Parcel 9 : Townhomes 
3 bedroom - 12 units 

Parcel 10 - 30 : Homes
SF Homes - 21 units

D e n s i t y
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land-use

M i x e d  U s e  Z o n i n g  L C R  P U D
A l l o w e d  P e r  C o d e

R e q u i r e d  P e r  C o d e

P r o p o s e d

P r o p o s e d

Multifamily residential dwellings

Residential & commercial in same building

Retail sales
 
Services 
 
Recreation & Entertainment
  
Other 
  
Single family 

15% gross area as open space

Max Residential density = 12 units/acre & 
300 dwelling units total

Max Residential units = 10 per building

Max Commercial Space = 100,000 SF of 
interior space

Max Building height = 35 feet
 
Residential Parking = 2 spaces per unit
 
Commercial Parking = 253 spaces total
 retail : 2 spaces per 300 SF
 office : 1 space per 300 SF
 medical : 2 space per 300 SF, 1 space/
 two employees
 restaurant : 1 space/three seats

Yes 

Yes

Yes

Yes

Yes

Yes

Yes

40% gross area as open space

12.58 units/acre & 196 units total

Apartments = 24 units/building
Townhomes = 3, 4, & 5 units/building
Mixed-Use = 7 units /building

75,900 SF of interior space

42 feet = 7 feet increase

392 parking spaces = 2 spaces per unit

186 parking spaces = 26% reduction

restaurants w/out bars and drive-throughs, outdoor dining, 
sporting goods, non-motorized recreational sales 

medical or dental clinic, professional office, business office 

health clubs, parks, playgrounds 

micro-brewery 
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traffic circulation

two way traffic through parking 
area; fire apparatus turn-around

two way traffic through 
parking areas 

maintain two way traffic on faas 
ranch road; no dedicated turn 
lane onto castle valley blvd

road easement - two way 
road with on-street parking 
and attached sidewalks

CASTLE VALLEY BLVD

FA
A

S 
RA

N
CH

 
RO

A
D

53
’-4

”

possible left turn lane 
from castle valley blvd 

onto faas ranch road 
maintain dedicated right turn 

lane onto faas ranch road 

knock-down bollards for fire apparatus 
access and/or right turn only

two way traffic through 
parking areas

two way traffic through parking 
areas; fire apparatus turn-around

* all traffic circulation in diagram 
to be decided by traffic study at 
preliminary plan
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public + private amenities + open space

public plaza space

attached sidewalks

private yards

public greenspace  w/ 
lawn, shade & furniture

private courtyards

public park space w/ 
playground & lawn space

private courtyard

attached sidewalks

attached sidewalks

semi-private courtyards

private yards

public park space

private courtyard

public trail

semi-private courtyards

to downtown

to rec center
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viewshed analysis

A
B

V i e w  A

V i e w  B
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viewshed analysis
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viewshed analysis
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viewshed analysis
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architectural typologies - single family

past + future generations

rural forms

modern 
+ traditional materials

n e w  +  o l d
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architectural typologies - townhomes

quality  touches

gable + shed forms

modern 
+ traditional materials

n e w  +  o l d



june 18 2021

lakota canyon ranch

l

20

architectural typologies - apartments

cantilevered decks

mix of roof 
+ gable forms

covered     
      stairs

n e w  +  o l d
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architectural typologies - commercial

health + wellness

small town feel

legacy building

c u t e  +  w a r m  s c a l e
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Colorado River Engineering 
P.O. Box 1301 
Rifle, CO 81650 
(970) 625‐4933 

June 17, 2021 
 
 
Romero Group 
Dwayne Romero, President & CEO 
Via Email: dromero@romero-group.com; 
 

RE:	Job#1219	–	Lakota	Canyon	Ranch	–	Sketch	Plan	Engineering	–	Water	and	Sewer	Loads		

 
Dear Mr. Romero,  
 
Colorado River Engineering, Inc. has prepared this letter to summarize the water and sewer loads for 
the  Sketch Plan  submittal  as  required  in  Title  16.16.010.C.4.  The  Sketch  Plan  is  comprised of  both 
residential and commercial structures as summarized in the attached Table 1. The 196 residential units 
consist  of  single‐family  residences,  townhomes,  and  apartment  buildings.  The  commercial  space 
consists of 5 buildings with the 1st floor uses anticipated to be retail, recreation, and entertainment 
while the 2nd floor uses will consist of office space. 
 
EQR Estimates 
For purpose of calculating water and sewer loading, an estimate of Equivalent Residential Units (EQR’s) 
was made  following  Town Municipal  Code  requirements  for  determining  tap  fees  (due  at  building 
permit application). The method used by the Town establishes the water use by a single‐family home 
(EQR) as 3.5 people using 100 gallons per day each and the outside irrigation of 2,500 square feet. Using 
minor reductions for multi‐family structures and engineers estimates of commercial development use, 
the total EQR’s for the project are 220.3 as summarized in the attached Table 2. 
 
Water and Sewer Estimates 
The  attached  Table  3  summarizes  the  water  and  sewer  loading  using  the  EQR  approach.  Water 
demands during the non‐irrigation season are about 77,000 gallons per day (gpd), or 54 gallons per 
minute  (gpm).  Peak  demands  during  the  summer  months  when  irrigation  is  occurring  are  about 
165,000 gallons per day (gpd), or 115 gallons per minute (gpm). Sewer loading estimates are 73,300 
gpd. The loading shows that the project flows are much lower than the capacity associated with the 
minimum sizing of pipes used in the Town Code and allotted for in the master planning of the Lakota 
Canyon Ranch infrastructure. These loading estimates are very conservatively high as the EQR approach 
greatly  overestimates  water  use  which  is  appropriate  when  sizing  water  and  sewer  pipeline 
infrastructure.  
 
For purposes of estimating loading with respect to water and sewer plant capacities, the actual loads 
will be considerably smaller.  The project water use will be considerably less for both inside and outside 
uses. Population changes and advances in conservation through plumbing codes has greatly reduced 
indoor water uses. Furthermore, average single family home populations are lower at 2.65 per home 
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Colorado River Engineering 
P.O. Box 1301 
Rifle, CO 81650 
(970) 625‐4933 

versus 3.5 used in the past. Per capita water use is also down to 58.6 gpd versus 100 gpd used currently. 
Average use per household is now 138 gpd and the typical single family home indoor uses average 155 
gpd  which  is  44%  of  the  350  gpd  currently  used  in  the  town  EQR method.  The  outside  irrigation 
component using the EQR method does not equitably estimate higher density and commercial projects 
that typically have significantly less irrigated area. For example, using the EQR approach the irrigated 
area of the project is 12.2 acres where the maximum landscaping area of the project (non‐impervious) 
was measured to be ±7 acres.   
 
Our engineers estimate of water and sewer loading using project specific data and modern water use 
per capita data is summarized in Table 4. Water demands during the non‐irrigation season are about 
33,000 gpd, or 23 gallons per minute (gpm). Peak demands during the summer months when irrigation 
is occurring is about 82,000 gpd, or 57 gpm.  Sewer loading estimates are 31,200 gpd. 
 
 
Future Engineering Design - Drainage, Water, and Sewer Infrastructure 
 
Although not required at sketch plan submittal, we have prepared a general description of historical 
information  related  to  engineering  design  that  will  be  incorporated  into  the  next  design  level 
preparation for a Preliminary Plan. 
 
Drainage 
Increased runoff from the development of Lakota Canyon Ranch has previously been mitigated with 
the  construction  of  the  golf  course  and  numerous  ponds;  therefore,  large‐scale  detention  pond 
construction is not anticipated.  However, to address water quality issues with stormwater runoff from 
roads and parking  lots, best management practices will  be  required  to mitigate water quality.  This 
project can use sediment tarps, bio swales, and other passive treatment options utilized in the past to 
treat stormwater. 
 
Sewer 
The Sewer Master Plan (attached) shows a trunk line running from the northern project area Roundup 
Drive (from Whitehorse Village) routed to the south on the future Lakota Drive to the sewer main in 
Castle Valley Boulevard.  The sewer from Whitehorse Village did not construct improvements through 
the subject parcels (Lakota Drive) and instead was able to extend sewer to Blackhawk Drive.  This means 
the  subject  parcels  are  not  encumbered  by  the  previous  “Sewer  E”  alignment  and  the  new  sewer 
system can be designed to match the land development layout. Note that the “Sewer F” line from the 
Faas Ranch Road homes does cross the southeastern corner of the project and will need to be included 
in the preliminary plan design.  
 
Water 
The Water Master Plan (attached) shows a trunk line running from the northern project area (from 
Whitehorse Village)  to  the  southern  parcel  and  consists  of  8”  and  10”  size  pipelines.  The  size  and 
location of the new water mains will need to be analyzed at Preliminary Plan to ensure design flows 
(fire suppression) can be maintained to the multi‐family and commercial uses. 
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Raw Water 
The golf course back up supply pipeline (6”‐PVC) runs through the subject parcels south of Whitehorse 
Village and should be analyzed and included in the Preliminary Plan Design.  
 
Soils 
Site specific geotechnical engineering investigations will be required for the Preliminary Plan.  Our past 
experience in this area of Lakota indicates that the soils in the subject parcels are higher quality than 
other project soils and will  likely not need  intensive mitigation efforts  related to  infrastructure and 
structure construction. 
 
 
If you have any questions, please do not hesitate to call 970‐625‐4933. 
 
Sincerely, 
 

 
  
Christopher Manera, P.E. 
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