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Referral Agency Response Report Page 1 of 9 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 

Agency Date 
Received 

Agency Response Response Resolution 

Addressing Analyst 10/02/2024 Received: 
Please propose street names to be 
placed on the final plat. Douglas 
County will evaluate and confirm 
approval or denial of proposed 
street names.   

The Developer is coordinating with 
prospective builders to initiate the 
naming process. Names will be 
proposed for approval prior to Final 
Plat approval. 

Assessor 09/27/2024 No Comment Noted. 

AT&T Long Distance - 
ROW  

09/19/2024 Received: 
This is in response to your eReferral 
with a utility map showing any 
buried AT&T Long Line Fiber Optics 
near Range Planned Development. 
Based on the address and/or map 
you provided, there should be NO 
conflicts with the AT&T Long Line 
facilities. 

No response required. 

Black Hills Energy No Response Received No response required. 

Building Services 10/04/2024 No Comment No response required. 

CDPHE - All Referrals 09/26/2024 Following is a summary of 
comments received from CDPHE. For 
details, please reference their letter 
dated September 26, 2024. 
-CDPHE has comments regarding air
quality including land clearing,
fugitive dust, excavation, and
grading. CDPHE provided
recommendations on how to reduce
the impacts to air quality during
development and construction of
the site.

No response required.  Applicant will 
abide by all state air quality 
requirements.  Applicant shall abide 
by the terms of County-issued 
grading, erosion, and sediment 
control plans and permits which 
limit and control disturbance during 
construction activities. 

CenturyLink No Response Received No response required. 

Chatfield Community 
Association  

No Response Received No response required. 

Chatfield East HOA No Response Received No response required. 

Chatfield Watershed 
Authority  

No Response Received No response required. 
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Referral Agency Response Report  Page 2 of 9 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Cherokee Ridge Estates 
HOA  

10/07/2024 Following is a summary of 
comments received from the 
Cherokee Ridge Estates HOA. For 
details reference the referral 
response dated October 7, 2024. 
-Cherokee Ridge Estates had 
comments related to an increase in 
traffic and specific comments on the 
traffic impact study, fencing, 
trespassing, noxious weeds, noise, 
sight and light pollution. 
-Cherokee Ridge Estates stated that 
they appreciate the proposed 
buffering, and wildlife travel 
corridors as planned. 

Trails are proposed within the  
Range development with no 
connection to Cherokee Ridge 
Estates. Wayfinder and wildlife 
education will be implemented at 
trailheads to educate residents 
about the trails that are available for 
their use. 

Colorado Department of 
Transportation CDOT-
Region # 1  

10/11/2024 Following is a summary of 
comments received from CDOT, for 
details please see their review 
letters October 11, 2024, January 22, 
2025, and March 3, 2025. 
CDOT had comments related to 
noxious weed control, prairie dog 
management during construction in 
CDOT ROW, limiting fencing along 
CDOT ROW to the extent feasible, 
limiting artificial lighting in the 
Daniels Park Drainage open space 
area, drainage design, requirements 
for new access permits, and design 
of new lanes and striping on 
Highway 85.  
-Continue to work with the applicant 
and Douglas County on the future 
improvements to the Airport Road 
and Highway 85 intersection. 
-An April 16, 2025, email from CDOT 
to the applicant acknowledges 
continued coordination with CDOT 
and addressing comments at the 
time of final plat with Douglas 
County. 

Applicant will continue to coordinate 
with Douglas County and CDOT on 
the future improvements to 
Highway 85 and Airport Road.  
Further evaluation of CDOT’s 
comments will occur during the final 
plat and access design process.  
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Colorado Division of 
Water Resources  

09/30/2024 Following is a summary of 
comments from DWR, for details 
please reference their letters dated 
September 30, 2024, and December 
31, 2024. 
September 30, 2024, letter: 
-The applicant must clarify the 
proposed water uses and estimated 
water demand. 
-A Well Abandonment Report must 
be submitted to DWR prior to the 
subdivision approval to ensure wells 
are properly plugged and 
abandoned. 
-If irrigation of common areas is not 
allowed by Dominion Water and 
Sanitation, the applicant must 
identify the water supply for is 
sufficient to meet the proposed 
demand. 
-If information in Dominion’s water 
portfolio is no correct, Dominion 
must file a report with DWR 
detailing its current supplies and 
commitments.                                         
December 31, 2024, letter: 
-A Well Abandonment Report must 
be submitted to DWR prior to the 
subdivision approval to ensure wells 
were properly plugged and 
abandoned. 
-It is or opinion that the proposed 
water supply is adequate and can be 
provided without causing injury to 
decreed water rights as long as 
existing wells are properly plugged 
and abandoned. 
-DWR had additional comments 
regarding management of 
stormwater detention facilities. 

Applicant provided additional 
information from Dominion Water 
and Sanitation and Range Metro 
District which addressed these 
comments. Additional 
documentation was provided to 
DWR, including an updated will 
serve letter form Dominion Water 
and Sanitation to address their 
questions. CDWR provided an 
updated letter finding that water 
supply was adequate. 
 
The applicant acknowledges that the 
existing wells must be plugged and 
abandoned and will submit the 
required Well Abandonment Report 
prior to subdivision approval. 
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Referral Agency Response Report  Page 4 of 9 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Colorado Geological 
Survey  

10/07/2024 Received: 
The characterization of subsurface 
conditions and preliminary 
geotechnical recommendations in 
RMG's Preliminary Subsurface Soil 
Investigation, Range Subdivision, 
7440 N US Hwy 85, Douglas County, 
Colorado (RMG Job No. 192821, May 
3, 2023) are valid. Provided RMG's 
recommendations, specifically with 
regard to overexcavation and 
replacement, are rigorously adhered 
to, the Colorado Geological Survey 
has no objection to preliminary plan 
approval. 

Overexcavation and further required 
geotechnical investigations will be 
provided during the final plat 
process.  All geotech report 
recommendations will be followed. 

Colorado Parks and 
Wildlife (Northwest DC - 
District 551)  

09/23/2024 Received: 
Thank you for including Colorado 
Parks and Wildlife in the referral 
request process for the Preliminary 
Plan for the Range Development 
Proposal under the above-
mentioned Project File Number. For 
this referral process, I have reviewed 
the documents and referral request, 
and I wanted to inform you that our 
previous comment letter dated 
March 11, 2021, sent to Matt 
Jakubowski for Project File #ZR2020-
023 will still serve as the comment 
of record. 

The preliminary plan application 
addresses the initial comments and 
recommendations from CPW and 
the Wildlife Preservation Plan (WPP) 
including installation of wildlife 
friendly fencing, designating wildlife 
corridors in the project area, and 
avoiding sensitive areas such as 
riparian zones and migration paths. 
The applicant has also provided 
supplemental information to 
manage public awareness of human-
wildlife interactions, including 
education signage placed at 
trailheads and open spaces to 
inform residents; and prospective 
homebuyers will receive materials 
providing guidance on responsibly 
practices such as securing garbage, 
reducing attractants, and complying 
with leash laws. Residents will also 
be informed about nearby seasonal 
hunting activity in the Highlands 
Ranch Back Country. 

Comcast    No Response Received No response required. 
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

CORE Electric Cooperative  10/10/2024 Following is a summary of 
comments received from CORE 
Electric Cooperative. For details, 
please reference their response 
dated October 10, 2024.: 
  
CORE has existing 
underground/overhead electric 
facilities on the subject property and 
will maintain these existing utility 
easements and facilities. The 
existing underground electric 
facilities are not of sufficient 
capacity to provide electric service 
and will be required to be replaced 
with new feeders. 
-CORE will require that all structures 
and landscaping maintain adequate 
clearances and access to the existing 
overhead electric facilities. 
-The proposed drainage pond and 
entrance from Airport and Hwy 85 
will require the relocation or raising 
of the existing overhead electric 
facilities. 
-CORE will require language be 
added to the preliminary plan and 
Plat: 

Applicant acknowledges comments 
and will address specific easements 
and improvements during the final 
plat design process.  Language as 
requested was added to the 
preliminary plan. 

Dominion Water and 
Sanitation District  

  No Response Received No response required. 

Douglas County 
Conservation District  

 10/02/2024 Received: 
Verbatim: The weed plan that was 
submitted locates the weeds, 
control now only adds work to plan 
and may not be utilized if soil is 
moved, better off to wait and 
control after project is finished. Not 
major infestation of weeds. 

No response required. 
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Douglas County Health 
Department  

10/10/2024 Following is a summary of 
comments received from the 
Douglas County Health Department 
(DCHD), for details please reference 
their review letter October 10, 2024. 
-A will serve letter has been 
provided by Dominion Water and 
Sanitation, based on this letter, 
DCHD is providing a favorable 
recommendation regarding the 
proposed method of water service 
and sewage disposal. 
-DCHD also had comments related 
to fugitive dust, designing new 
homes to prevent radon exposure, 
and attainable housing. 

No response required.  
 

Douglas County Historic 
Preservation  

10/10/2024 Following is a summary of 
comments from Douglas County 
Historic Preservation, for details 
please reference their review letter 
dated October 10, 2024. 
-Upon review of the of the cultural 
resource survey performed by ERO 
in 2022, the Douglas County Curator 
has no further recommendations. 
ERO identified multiple cultural 
sites, but the sites will be avoided. 

Should buried artifacts and features 
be discovered, the applicant will 
complete the appropriate Colorado 
Office of Archaeology and Historic 
Preservation (OAHP) guidelines. 
Completed forms will be submitted 
to OAHP to ensure that Douglas 
County’s historic or prehistoric dates 
is included in the Colorado OAHP 
state-wide database of cultural 
resources. 

Douglas County Parks and 
Trails  

10/09/2024 Applicant will be responsible for 
Park Land Dedication standard as 
outline in Article 10 of the Douglas 
County Subdivision Resolution 

An appraisal will be provided with 
the final plat and park land, 
improvements, and/or cash-in-lieu 
fees provided as required by Article 
10. 

Douglas County School 
District RE 1  

10/15/2024 Following is a summary of 
comments received from the 
Douglas County School District 
(DCHD). For details, please reference 
their review letter dated October 15, 
2024. 
-Based on a total of 550 residential 
lots, DCSD has calculated that a total 
of 495 students are expected from 
the development which would 
equate to a total land dedication of 
11.682 acres. DCSD will request 
cash-in-lieu of land dedication which 
will be further determined at the 
time of final plat. 

An appraisal will be provided at the 
time of final plat and cash-in-lieu of 
school land dedication fess 
provided. 
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Engineering Services  10/04/2024 Following is a summary of 
comments received from 
Engineering Services, for details 
please reference their review letter 
dated October 4, 2024. 
-Engineering Services had comments 
related to the project summary and 
drainage study.  
-Traffic Engineering had no 
comments on the traffic impact 
analysis (TIA) and accepted it as 
submitted. 

The applicant revised the project 
summary to include the off-site 
roadway improvements.  Other 
redlined changes accomplished as 
requested. The Phase II Drainage 
report has been updated and 
resubmitted and accepted by 
Engineering. 

Highlands Ranch 
Community Association  

10/04/2024 Following is a summary of 
comments received from the 
Highlands Ranch Community 
Association (HRCA). For details, 
please reference their review letter 
dated October 4, 2024. The HRCA 
does not oppose the development 
but has the following concerns. 
-HRCA has concerns with the spread 
of noxious weeds onto their 
property. 
-Location and design of trails and 
fencing and signage to limit the 
possibility of trespass onto the 
Backcountry Wilderness Area (BWA). 
-Impacts to wildlife and buffering 
between the Range and the BWA. 
-Impacts from noise, sight, and light 
pollution. 
-Hunting. The BWA currently hosts 
over 30 hunts and hunters per year. 
The area near the Range 
development is used for our hunts 
and will continue to be. This 
continues to be relevant information 
for the developer and was not 
acknowledged. 

- A weed management plan has 
been provided. 
- Trails and fencing are in 
accordance with the PD and Wildlife 
Plan.  Applicant has no plans to 
provide fencing or signage to 
prevent trespassing onto HRCA 
property at present time. Trailheads 
will include  wayfinding signage and 
wildlife maps that include education 
for the residents on the trail system 
and property to avoid trespass and 
negative interaction with wildlife. 
-The approved Range PD addressed 
this comment and provided property 
boundary residential buffers.  The 
preliminary plan conforms with the 
PD layout.  Wayfinding and 
Education will be utilized to inform 
residents of the neighboring HRCA 
conservation lands.  Applicant 
acknowledges that trespassing is an 
HRCA concern. 
- Applicant acknowledges that there 
will be hunting on HRCA lands, and 
the Range development will educate 
its residents that this will occur on 
neighboring lands. 

Louviers Conservation 
Partnership  

  No Response Received No response required. 
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Louviers Water and 
Sanitation District  

10/10/2024 Following is a summary of 
comments received from the 
Louviers Water and Sanitation 
District (LWSD). For details please 
reference their review letter dated 
October 8, 2024. 
-LWSD requests that it be named a 
party the escrow for any related 
LWSD escrow fees. 
-Confirm that the waterline between 
Sterling Ranch CAB and LWSD is 
adequate for fire flow. 
-An easement and operations 
agreement is required for use of 
LWSD property. 

-The Range development indicates 
that it cannot provide these 
assurances as this design is 
controlled solely by Dominion Water 
and Sanitation District (DWSD). 
-The Range Metro District is 
providing funding but lift station 
design and permitting is being 
processed by DWSD. 
-Please contact DWSD for escrow 
connection fees. 
 
Further responses provided in 
March 14, 2025 letter. 

Mile High Flood District    No Response Received No response required. 

Office of Emergency 
Management  

09/19/2024 Received: 
OEM has no concerns with this 
project 

No response required. 

Open Space and Natural 
Resources  

  No Response Received No response required. 

Sheriff's Office    No Response Received No response required. 

Sheriff's Office E911    No Response Received No response required. 

South Metro Fire Rescue  10/04/2024 Received: 
South Metro Fire Rescue (SMFR) has 
reviewed the provided documents 
and has no objection to the 
proposed preliminary plan.     
Applicants and designers are 
encouraged to coordinate with 
SMFR regarding fire hydrant layout 
prior to plat documents and utility 
plans being completed. 

Applicant will continue to coordinate 
with SMFR through final plat design. 

Western Douglas County 
Citizens Alliance  

  No Response Received No response required. 
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Wildfire Mitigation    Following is a summary of 
comments received from Wildfire 
Mitigation, for details please 
reference their review letter dated 
October 28, 2024. 
-Update maps in the Wildfire 
Mitigation Plan to address treatment 
requirements for where fuel breaks 
are intended and differing fuel 
types. 
-Wildfire related strategies need to 
be incorporated into large open 
space management plans and 
agreements including trailside 
mowing and to determine if trails 
can support access for brush trucks. 
-Suggest a new home-owner packet 
with information containing wildfire 
related publications for handout by 
the HOA and/or other community 
organizations at the time of 
homeowner move-in-real estate 
closings. 
-Wildfire Mitigation provided an 
email on January 17, 2025, 
approving the submitted wildfire 
mitigation plan. 

Comments have been addressed and 
the wildfire mitigation plan updated 
accordingly. 

Xcel Energy-Right of Way 
& Permits  

10/08/2024 Following is a summary of 
comments received from Xcel 
Energy, for details please reference 
their review letter dated October 8, 
2024. 
-Xcel requests specific notes be 
added to the preliminary plan, and 
that existing easements be shown 
on the plans. 

Applicant coordinated with Xcel to 
address these comments. Xcel 
provided agreement that the project 
shall provide a 15’ easement at the 
front of the lots and along proposed 
ROW bordering tracts and open 
space parcels. Revised preliminary 
plan was provided showing both 
existing and proposed easements.  
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From: annb cwc64.com
To: Michael Pesicka
Cc: Pam Choy (pc2914@att.com); duanew cwc64.com; jt cwc64.com
Subject: Range Planned Development Littleton, Colorado Douglas County eReferral #SB2024-048
Date: Thursday, September 19, 2024 3:36:16 PM

Hi Mike,

This is in response to your eReferral with a utility map showing any buried AT&T Long Line Fiber Optics near
Range Planned Development Littleton, Colorado. The Earth map shows the project area in red and the buried AT&T
Long Line Fiber Optics in yellow. Based on the address and/or map you provided, there should be NO conflicts with
the AT&T Long Line facilities.

Please feel free to contact us with any questions or concerns.

Ann Barnowski
Clearwater Consulting Group Inc
120 9th Avenue South
Suite 140
Nampa, ID 83651
Annb@cwc64.com

The attached google earth maps are intended to show approximate locations of the buried AT&T long line fiber
optic cable. The maps are provided for informational purposes only. In no way should the maps be used for anything
other than general guidelines as to where the fiber is or is not and any other use of these maps is strictly prohibited.

-----Original Message-----
From: mpesicka@douglas.co.us <mpesicka@douglas.co.us>
Sent: Thursday, September 19, 2024 12:59 PM
To: annb cwc64.com <annb@cwc64.com>
Subject: Douglas County eReferral (Project Number SB2024-048) Is Ready For Review

There is an eReferral for your review.  Please use the following link to log on to your account:
https://apps.douglas.co.us/planning/projects/Login.aspx

Project number SB2024-048, Range Preliminary Plan. A preliminary plan application for 550 residential lots, and 8
tracts for community amenities, landscaping, utilities, and 243 acres of open space on approximately 399.60 acres
within the Range Planned Development.  Two points of access are proposed to U.S. Highway 85.

This referral will close on Thursday, October 10, 2024.

If you have any questions, please contact me.

Sincerely,

Mike Pesicka, Principal Planner
Planning Services
100 Third Street
Castle Rock, CO 80104
303-660-7460 (main)
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County Addressing – 10-02-24 

Please propose street names to be placed on the final plat. Douglas County will evaluate and confirm 

approval or denial of proposed street names. 

At https://dcdata-dougco.opendata.arcgis.com/datasets/douglas-county-street-names/data you will 

find a list of street names in the Douglas County database. These are street names only and do not 

include directions or suffixes. All street names in the Douglas County database have already been 

considered and should not be proposed again. They are existing, reserved, or denied. Use the Filter 

feature found on the left panel to enter a proposed street. If that name is already in the database, it is 

unavailable. 

 

Proposed street names should be easy to read or pronounce. Street names that are the same as, or 

similar to, other street names are considered to be duplications and will be denied. Street names that 

are the same as, or similar to, subdivision names may not be used. Street names existing in areas to 

which we dispatch emergency services outside of Douglas County may not be used. North, east, south 

and west should not be part of the name. Special characters may not be used. Abbreviations, acronyms 

and initials may not be used. Street names must contain no more than 12 letters or character spaces 

(including the space between words). Please review all guidelines in the Douglas County Addressing and 

Street Naming Manual online at: https://www.douglas.co.us/documents/addressing-and-street-naming-

manual-full.pdf/. 

 

Contact DCAddressing@douglas.co.us or 303.660.7411 with questions. 
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Colorado Geological Survey – 10-07-24 

The characterization of subsurface conditions and preliminary geotechnical recommendations in RMG's 

Preliminary Subsurface Soil Investigation, Range Subdivision, 7440 N US Hwy 85, Douglas County, 

Colorado (RMG Job No. 192821, May 3, 2023) are valid. Provided RMG's recommendations, specifically 

with regard to overexcavation and replacement, are rigorously adhered to, the Colorado Geological 

Survey has no objection to preliminary plan approval. 
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Traffic & Safety 
Region 1 
2829 W Howard Place, 2nd Floor 
Denver, Colorado 80204 

Review POC: loefflers

 

Environmental Comments: 

No Arch concerns 

 

From CDOT Biologist Erik Schmude: 

I have reviewed the range planned development permit which includes two new points of access to US-85 
including the exisƟng condiƟons and wildlife plan prepared by ERO.  As indicated in ERO's reports, there is no 
suitable habitat for federal or state listed threatened or endangered species and there are no wetlands or 
potenƟally jurisdicƟonal waters of the U.S. CDOT's right-of-way porƟon of the planned development.  

 

ERO idenƟfied several List B and List C noxious weeds in the planned development area.  There is the potenƟal 
for the spread of noxious weeds in CDOT right-of-way at the two planned access points. In the exisƟng condiƟons 
report, ERO recommends the planned development implement measures to control noxious weeds.  Noxious 
weed control measures shall include the two new access points on US-85.   

 

ERO also documented an abundance of prairie dogs on the development parcel. Any prairie dog management 
conducted in CDOT right-of-way shall comply with CDOT's 2009 Impacted Black-tailed Prairie Dog Policy which 
prohibits the burying of live prairie dogs, including pups, at any Ɵme. The permiƩee shall comply with CDOT's 
prairie dog policy in CDOT right-of-way and follow CDOT's Revision of SecƟon 240 - Prairie Dog Management 
(aƩached) for any prairie dog management in CDOT's right-of-way.  

 

Please consider this email as my clearance/concurrence for this permit in CDOT right-of-way, granted on the 
permiƩee following the above condiƟons. 

 

RecommendaƟons: 

 

In addiƟon to the above, I found ERO's wildlife plan to be well-wriƩen. Consistent with Range Strategy 2.3 in 
ERO's report: I recommend that any fencing across the designed open space area along the Daniels Parks 
Drainage to be limited to the extent feasible and where there fencing it should be "wildlife friendly" fencing 
consistent with Colorado Parks and Widlife's Fencing with Wildlife in Mind which at a minimum recommends a 
smooth top stand on any barbed wire fence.  I also recommend that arƟficial lighƟng be limited in the open 
space area along the Daniel's Park Drainage to minimize disturbance to crepuscular and nocturnal wildlife 

Project Name: Range Planned Development 

Highway: 85 Mile Marker: 193.2 Print Date: 10/11/2024 

A comment response leƩer is REQUIRED along with the next submiƩal. 
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moving through the area. Lastly, I recommend that any revegetaƟon in the open space along Daniel's Park 
consist of naƟve species to provide habitat for wildlife that may travel through the area. 

 

No recreaƟonal or SecƟon 6(f) resources were located within the permit areas. 

 

From WQ: 

Please provide any addiƟonal informaƟon on pond detail designs for EDB 1 and EDB 4. 

Also, provide any landscape plans for areas on CDOT ROW. 

 

Hydraulics Comments: 

9/20/2024_Rivera_Comments: Release rates and duraƟons are miƟgated to less than pre-project condiƟons 
(historical flows). The improvements are not anƟcipated to have any adverse impacts on wetlands/floodplains, 
downstream faciliƟes, or adjacent properƟes at this Ɵme. 

 

This project is located adjacent to US-85 from mile markers -192 to 194. The surface flows drain towards the 
highway (085B). Daniels Park Ditch or Sand Creek flows underneath US-85.  

 

The proposed development will use 8 extended detenƟon basins to release at historic flow rates, thus drainage 
impacts along CDOT ROW should not be negaƟvely impacted. 

 

Permits Comments: 

10.8.24 

- Access permit 114046 is a 138 permit that I found for this access. I was not able to locate any other permit for 
this access. Is there an exisƟng access permit for this locaƟon? 

- Between late 2020 and mid 2021 the access that was approximately 240 feet south (MP 193.194) was moved to 
this locaƟon (MP 193.2).  

- A new access permit will be required because of the proposed improvements to the highway 85 and Airport 
Road intersecƟon. Also because of the increase in traffic volume.  

- Because Douglas County is an Issuing Authority contact Chris MarƟn, cmarƟn@douglas.co.us, with the County 
regarding the Access Permit. 

- The state highway access permit will cover any access work, sidewalk work, street lighƟng, and stormwater 
work. 

- Working from or within CDOT ROW will require a uƟlity/special use permit. This includes, but is not limited to 
survey, landscaping, signal or uƟlity work. ApplicaƟon is made online at the following link: 
hƩps://cdotpermits.force.com/portal/s/login/?ec=302&startURL=%2Fportal%2Fs%2F 

- Any signing must be on premise and cannot be either partly or wholly in CDOT ROW. Signing must be compliant 
with CDOT rules governing outdoor adverƟsing per 2 CCR 601-3. -- Aaron Eyl 10.8.24 
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ResidenƟal Engineer Comments: 

10/08/2024 JB 

 

On sheet 20, it does not look like there is a proposed culvert under the roadway where the US-85 roadside ditch 
meets the access road.  The exisƟng culvert looks like it is not long enough for the widened access road and will 
need to be extended or replaced, depending on the grading from both US-85 and from the access road. 

 

On sheet 22, there doesn't appear to be a new culvert to convey the drainage from the US-85 roadside ditch 
under the access road closer to US-85.  I see the exisƟng offsite run-on ditch and the exisƟng culvert, but there 
needs to be a new culvert for the ditch closer to US-85. 

 

On sheets 27 and 28, please put the length of the auxiliary lanes on the plans.  Also, can we get profiles of the 
access roads as they approach US-85?  It looks like the profile of both access roads drains toward US-85, and the 
curb and guƩer will make the drainage dump onto to US-85.  We need to make sure the drainage is captured and 
put into the roadside ditch, or drains into the roadside ditch somehow. 

 

General:  Can we see cross secƟons of the auxiliary lanes along US-85?  I don't see any grading along the aux. 
lanes and want to see how the widening of US-85 impacts the exisƟng ground, ditches, etc. 

 

Right Of Way Comments: 

9/20/2024 - SDH -  I have uploaded the deed for RW-130 Rev and AC-130 Rev which coincides with the 
acquisiƟon CDOT made as part of PC 18890 (ROW plans were already uploaded).  There is a 40' wide A-line 
opening on the north side of the property but it doesn't appear to coincide with where the northerly entrance is 
shown on the preliminary plans so it appears that A-line breaks will be needed for both the northerly and 
southerly entrances from Hwy. 85.  There is plenty of ROW available for the roadway widening so no issues from 
that perspecƟve. 

 

Traffic Comments: 

10.09.2024- MM 

 

Can you provide signing and striping sheets for CDOT ROW? We would like to see the following on those sheets: 

Striping per CDOT S-627-1. Provide details on the material type, paƩern, width, and inlay depth  (35 mils for 
modified epoxy, 125 mils for preformed thermoplasƟc).  

Signing: They need to be on P2 posts with slip bases in the areas where CDOT maintains the signs. Local posts are 
required where the local agency maintains the signs (must be breakaway and crashworthy). Provide MUTCD sign 
codes. Also provide sign dimensions.  

Provide lane dimensions. The width (not inclusive of the guƩer pan) and the length where relevant for the 
acceleraƟon and deceleraƟon lanes.  
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The right turn channelizing island in the south entrance should be modified to further restrict leŌ turn 
movements on to US-85. It should also be modified to block through movements in the right deceleraƟon/ 
acceleraƟon lane. Can you provide a detail of this island? 

 

Other Comments: 

10-8-2024  Two state highway access permits will be required.  One for each proposed access to US 85.  A design 
wavier was completed in 2022 and signed by both CDOT and Douglas County for the substandard acceleraƟon 
lane from the access at Airport Road north due to the proximity to the bridge.  Douglas county is the issuing 
authority for state highway access permits within their jurisdicƟon so the permit process will start with Douglas 
County.  Point of contact is Chris MarƟn - cmarƟn@douglas.co.us 

--Steve Loeffler, 10-8-2024 
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Traffic & Safety 
Region 1 
2829 W Howard Place, 2nd Floor 
Denver, Colorado 80204 

Review POC: loefflers
 

Environmental Comments: 

No Arch concerns 

 

From CDOT Biologist Erik Schmude: 

I have reviewed the range planned development permit which includes two new points of access to US-85 
including the existing conditions and wildlife plan prepared by ERO.  As indicated in ERO's reports, there is no 
suitable habitat for federal or state listed threatened or endangered species and there are no wetlands or 
potentially jurisdictional waters of the U.S. CDOT's right-of-way portion of the planned development.  

 

ERO identified several List B and List C noxious weeds in the planned development area.  There is the potential 
for the spread of noxious weeds in CDOT right-of-way at the two planned access points. In the existing conditions 
report, ERO recommends the planned development implement measures to control noxious weeds.  Noxious 
weed control measures shall include the two new access points on US-85.   

 

ERO also documented an abundance of prairie dogs on the development parcel. Any prairie dog management 
conducted in CDOT right-of-way shall comply with CDOT's 2009 Impacted Black-tailed Prairie Dog Policy which 
prohibits the burying of live prairie dogs, including pups, at any time. The permittee shall comply with CDOT's 
prairie dog policy in CDOT right-of-way and follow CDOT's Revision of Section 240 - Prairie Dog Management 
(attached) for any prairie dog management in CDOT's right-of-way.  

 

Please consider this email as my clearance/concurrence for this permit in CDOT right-of-way, granted on the 
permittee following the above conditions. 

 

Recommendations: 

 

In addition to the above, I found ERO's wildlife plan to be well-written. Consistent with Range Strategy 2.3 in 
ERO's report: I recommend that any fencing across the designed open space area along the Daniels Parks 
Drainage to be limited to the extent feasible and where there fencing it should be "wildlife friendly" fencing 
consistent with Colorado Parks and Widlife's Fencing with Wildlife in Mind which at a minimum recommends a 
smooth top stand on any barbed wire fence.  I also recommend that artificial lighting be limited in the open 
space area along the Daniel's Park Drainage to minimize disturbance to crepuscular and nocturnal wildlife 

Project Name: Range Planned Development 

Highway: 85 Mile Marker: 193.2 Print Date: 1/22/2025 

A comment response letter is REQUIRED along with the next submittal. 
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moving through the area. Lastly, I recommend that any revegetation in the open space along Daniel's Park 
consist of native species to provide habitat for wildlife that may travel through the area. 

 

No recreational or Section 6(f) resources were located within the permit areas. 

 

From WQ: 

Please provide any additional information on pond detail designs for EDB 1 and EDB 4. 

Also, provide any landscape plans for areas on CDOT ROW. 

 

10/14/2024: 

For ANY ground disturbance/work within CDOT ROW--- 

Required: 

Paleo: 

Since this is a permit, a file search for Paleo is required. If the file search identifies anything, a more extensive 
report will be required. If nothing is identified, then the file search should be sufficient. For the file search 
contact: 

 

Paleo File Search: Colorado University Museum of Natural History - 
https://www.colorado.edu/cumuseum/research-collections/paleontology/policies-procedure) Email: 
jacob.vanveldhuizen@colorado.edu and from the Denver Museum of Nature and Science – Email: 
kristen.mackenzie@dmns.org https://www.dmns.org/science/earth-sciences/earth-sciences-collections/ 

 

1/8/2025: Paleo report is still needed. 

New documents are under review. 

 

Hydraulics Comments: 

9/20/2024_Rivera_Comments: Release rates and durations are mitigated to less than pre-project conditions 
(historical flows). The improvements are not anticipated to have any adverse impacts on wetlands/floodplains, 
downstream facilities, or adjacent properties at this time. 

 

This project is located adjacent to US-85 from mile markers -192 to 194. The surface flows drain towards the 
highway (085B). Daniels Park Ditch or Sand Creek flows underneath US-85.  

 

The proposed development will use 8 extended detention basins to release at historic flow rates, thus drainage 
impacts along CDOT ROW should not be negatively impacted. 

 

No negative drainage impact to US 85, existing drainage patterns will be maintained and improved  Samer 1-21-
2025 
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Permits Comments: 

10.8.24 

- Access permit 114046 is a 138 permit that I found for this access. I was not able to locate any other permit for 
this access. Is there an existing access permit for this location? 

- Between late 2020 and mid 2021 the access that was approximately 240 feet south (MP 193.194) was moved to 
this location (MP 193.2).  

- A new access permit will be required because of the proposed improvements to the highway 85 and Airport 
Road intersection. Also because of the increase in traffic volume.  

- Because Douglas County is an Issuing Authority contact Chris Martin, cmartin@douglas.co.us, with the County 
regarding the Access Permit. 

- The state highway access permit will cover any access work, sidewalk work, street lighting, and stormwater 
work. 

- Working from or within CDOT ROW will require a utility/special use permit. This includes, but is not limited to 
survey, landscaping, signal or utility work. Application is made online at the following link: 
https://cdotpermits.force.com/portal/s/login/?ec=302&startURL=%2Fportal%2Fs%2F 

- Any signing must be on premise and cannot be either partly or wholly in CDOT ROW. Signing must be compliant 
with CDOT rules governing outdoor advertising per 2 CCR 601-3. -- Aaron Eyl 10.8.24 

 

1.16.25 

- No comment. -- Aaron Eyl 1.16.25 

 

1.21.25 

No comment - Joey Tripple 

 

Residential Engineer Comments: 

1/17/2025 JB - From the comment file, it looks like new plans are coming.  I will wait to review those to see if my 
comments from 10/8/2024 have been addressed. 

 

10/08/2024 JB 

 

On sheet 20, it does not look like there is a proposed culvert under the roadway where the US-85 roadside ditch 
meets the access road.  The existing culvert looks like it is not long enough for the widened access road and will 
need to be extended or replaced, depending on the grading from both US-85 and from the access road. 

 

On sheet 22, there doesn't appear to be a new culvert to convey the drainage from the US-85 roadside ditch 
under the access road closer to US-85.  I see the existing offsite run-on ditch and the existing culvert, but there 
needs to be a new culvert for the ditch closer to US-85. 
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On sheets 27 and 28, please put the length of the auxiliary lanes on the plans.  Also, can we get profiles of the 
access roads as they approach US-85?  It looks like the profile of both access roads drains toward US-85, and the 
curb and gutter will make the drainage dump onto to US-85.  We need to make sure the drainage is captured and 
put into the roadside ditch, or drains into the roadside ditch somehow. 

 

General:  Can we see cross sections of the auxiliary lanes along US-85?  I don't see any grading along the aux. 
lanes and want to see how the widening of US-85 impacts the existing ground, ditches, etc. 

 

Right Of Way Comments: 

9/20/2024 - SDH -  I have uploaded the deed for RW-130 Rev and AC-130 Rev which coincides with the 
acquisition CDOT made as part of PC 18890 (ROW plans were already uploaded).  There is a 40' wide A-line 
opening on the north side of the property but it doesn't appear to coincide with where the northerly entrance is 
shown on the preliminary plans so it appears that A-line breaks will be needed for both the northerly and 
southerly entrances from Hwy. 85.  There is plenty of ROW available for the roadway widening so no issues from 
that perspective. 

 

John Olson - 1/7/2025 - Rev 2 - Looks like one or two A-Line breaks will need to be made for existing northern 
drive and proposed southern access road.  A-Line breaks will require Aerial Exhibit, Legal of A-Line area being 
abandoned, request with purpose of break ect, Katie Madden will provide more info. 

 

1/21/2025 KM: As Shannon stated, the existing 40' A-line opening does not appear to be where you are 
proposing access. You will need an A-line break for each instance of the access control line crossing for Street ZA 
and Street P. Additionally, I see a 10' concrete walk just south of Street ZA that also crosses the Access Control 
line and would need a break. Please provide a legal description for each break and two exhibits depciting the 
crossings, one of which to include an aerial underlay. Also provide a letter of intent explaining the details and 
need for each crossings as well as contact information of the requestor. Please reach out to 
kathryn.madden@state.co.us for questions. 

 

Traffic Comments: 

10.09.2024- MM 

 

Can you provide signing and striping sheets for CDOT ROW? We would like to see the following on those sheets: 

Striping per CDOT S-627-1. Provide details on the material type, pattern, width, and inlay depth  (35 mils for 
modified epoxy, 125 mils for preformed thermoplastic).  

Signing: They need to be on P2 posts with slip bases in the areas where CDOT maintains the signs. Local posts are 
required where the local agency maintains the signs (must be breakaway and crashworthy). Provide MUTCD sign 
codes. Also provide sign dimensions.  

Provide lane dimensions. The width (not inclusive of the gutter pan) and the length where relevant for the 
acceleration and deceleration lanes.  
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The right turn channelizing island in the south entrance should be modified to further restrict left turn 
movements on to US-85. It should also be modified to block through movements in the right deceleration/ 
acceleration lane. Can you provide a detail of this island? 

 

 

01.17.2025 - MM 

 

Waiting for the US-85 plans. No further comments at this time till the US-85 Plans are provided for review. 

 

Other Comments: 

10-8-2024  Two state highway access permits will be required.  One for each proposed access to US 85.  A design 
wavier was completed in 2022 and signed by both CDOT and Douglas County for the substandard acceleration 
lane from the access at Airport Road north due to the proximity to the bridge.  Douglas county is the issuing 
authority for state highway access permits within their jurisdiction so the permit process will start with Douglas 
County.  Point of contact is Chris Martin - cmartin@douglas.co.us 

--Steve Loeffler, 10-8-2024 

 

1-21-2025  Comment was acknowledged in comment response. No additional comments. 

--Steve Loeffer, 1-21-2025 
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Traffic & Safety 
Region 1 
2829 W Howard Place, 2nd Floor 
Denver, Colorado 80204 

Review POC: loefflers
 

Environmental Comments: 

No Arch concerns 

 

From CDOT Biologist Erik Schmude: 

I have reviewed the range planned development permit which includes two new points of access to US-85 
including the existing conditions and wildlife plan prepared by ERO.  As indicated in ERO's reports, there is no 
suitable habitat for federal or state listed threatened or endangered species and there are no wetlands or 
potentially jurisdictional waters of the U.S. CDOT's right-of-way portion of the planned development.  

 

ERO identified several List B and List C noxious weeds in the planned development area.  There is the potential 
for the spread of noxious weeds in CDOT right-of-way at the two planned access points. In the existing conditions 
report, ERO recommends the planned development implement measures to control noxious weeds.  Noxious 
weed control measures shall include the two new access points on US-85.   

 

ERO also documented an abundance of prairie dogs on the development parcel. Any prairie dog management 
conducted in CDOT right-of-way shall comply with CDOT's 2009 Impacted Black-tailed Prairie Dog Policy which 
prohibits the burying of live prairie dogs, including pups, at any time. The permittee shall comply with CDOT's 
prairie dog policy in CDOT right-of-way and follow CDOT's Revision of Section 240 - Prairie Dog Management 
(attached) for any prairie dog management in CDOT's right-of-way.  

 

Please consider this email as my clearance/concurrence for this permit in CDOT right-of-way, granted on the 
permittee following the above conditions. 

 

Recommendations: 

 

In addition to the above, I found ERO's wildlife plan to be well-written. Consistent with Range Strategy 2.3 in 
ERO's report: I recommend that any fencing across the designed open space area along the Daniels Parks 
Drainage to be limited to the extent feasible and where there fencing it should be "wildlife friendly" fencing 
consistent with Colorado Parks and Widlife's Fencing with Wildlife in Mind which at a minimum recommends a 
smooth top stand on any barbed wire fence.  I also recommend that artificial lighting be limited in the open 
space area along the Daniel's Park Drainage to minimize disturbance to crepuscular and nocturnal wildlife 

Project Name: Range Planned Development 

Highway: 85 Mile Marker: 193.2 Print Date: 3/3/2025 

A comment response letter is REQUIRED along with the next submittal. 
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moving through the area. Lastly, I recommend that any revegetation in the open space along Daniel's Park 
consist of native species to provide habitat for wildlife that may travel through the area. 

 

No recreational or Section 6(f) resources were located within the permit areas. 

 

From WQ: 

Please provide any additional information on pond detail designs for EDB 1 and EDB 4. 

Also, provide any landscape plans for areas on CDOT ROW. 

 

10/14/2024: 

For ANY ground disturbance/work within CDOT ROW--- 

Required: 

Paleo: 

Since this is a permit, a file search for Paleo is required. If the file search identifies anything, a more extensive 
report will be required. If nothing is identified, then the file search should be sufficient. For the file search 
contact: 

 

Paleo File Search: Colorado University Museum of Natural History - 
https://www.colorado.edu/cumuseum/research-collections/paleontology/policies-procedure) Email: 
jacob.vanveldhuizen@colorado.edu and from the Denver Museum of Nature and Science – Email: 
kristen.mackenzie@dmns.org https://www.dmns.org/science/earth-sciences/earth-sciences-collections/ 

 

1/8/2025: Paleo report is still needed. 

New documnets are under review. 

 

2/3/2025: Per the comment resposes from the applicant the outstanding environmental reports/needs will be 
provided provided in the Final Plat process. Once tha items are received environmental review will continue. 

 

Hydraulics Comments: 

9/20/2024_Rivera_Comments: Release rates and durations are mitigated to less than pre-project conditions 
(historical flows). The improvements are not anticipated to have any adverse impacts on wetlands/floodplains, 
downstream facilities, or adjacent properties at this time. 

 

This project is located adjacent to US-85 from mile markers -192 to 194. The surface flows drain towards the 
highway (085B). Daniels Park Ditch or Sand Creek flows underneath US-85.  

 

The proposed development will use 8 extended detention basins to release at historic flow rates, thus drainage 
impacts along CDOT ROW should not be negatively impacted. 
Range Preliminary Plan 
Project File# SB2024-048 
Planning Commission Staff Report Attachment B - Page 25 of 148



 

No negative drainage impact to US 85, existing drainage patterns will be maintained and improved  Samer 1-21-
2025 

 

Permits Comments: 

10.8.24 

- Access permit 114046 is a 138 permit that I found for this access. I was not able to locate any other permit for 
this access. Is there an existing access permit for this location? 

- Between late 2020 and mid 2021 the access that was approximately 240 feet south (MP 193.194) was moved to 
this location (MP 193.2).  

- A new access permit will be required because of the proposed improvements to the highway 85 and Airport 
Road intersection. Also because of the increase in traffic volume.  

- Because Douglas County is an Issuing Authority contact Chris Martin, cmartin@douglas.co.us, with the County 
regarding the Access Permit. 

- The state highway access permit will cover any access work, sidewalk work, street lighting, and stormwater 
work. 

- Working from or within CDOT ROW will require a utility/special use permit. This includes, but is not limited to 
survey, landscaping, signal or utility work. Application is made online at the following link: 
https://cdotpermits.force.com/portal/s/login/?ec=302&startURL=%2Fportal%2Fs%2F 

- Any signing must be on premise and cannot be either partly or wholly in CDOT ROW. Signing must be compliant 
with CDOT rules governing outdoor advertising per 2 CCR 601-3. -- Aaron Eyl 10.8.24 

 

1.16.25 

- No comment. -- Aaron Eyl 1.16.25 

 

1.21.25 

No comment - Joey Tripple 

 

2.10.25 

- No comment -- Aaron Eyl 2.10.25 

 

Residential Engineer Comments: 

2/13/2025 JB 

- Typical Sections --  May need a note saying that the existing safety edge needs to be removed and that is why 
the new pavement extends into the aux. lanes.  It isn't clear that way it is shown currently. 

 

- All plan sheets --  Be sure to show existing ROW on plan sheets. 
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- Sheet 4 -- You say use R Value of 40 in top 2 feet of earthwork, but your typical sections show 2 feet of A-2-4.  
We used A-2-4 on the CDOT project, so would be best to stay consentient with that. 

 

- Sheet 25 -- Be sure to check length of need for guardrail from bridge.  Adding the accel lane will affect those 
calcs. 

 

- Sheet 29 -- Need to extend island at Street P to the north to make sure WB drivers can't turn and go south on 
US-85.  Extend island to be equal with end of US-85 raised median. 

 

- Sheet 31-- For Street A, it looks like the curb and gutter on the south side of the access dumps out onto the 
foreslope of US-85, and then has to circle back to get into the culvert under Street A.  Does it make more sense 
to have the curb and gutter dump out into the riprap at the end of the culvert (or slightly to the east of the 
culvert), to make sure it drains better and doesn't erode the US-85 foreslope? 

 

- Sheet 45 -- Not real clear what is happening with 36" RCP as it ends to the north.  Is it tying into the existing 
Type D or is it dumping into the existing offsite ditch?  Will wait to see more developed plans and structure cross 
sections. 

- Sheet 45 -- Also not clear where drainage from Type 5 embankment protectors goes. 

 

- Cross sections -- Not a fan of the 2:1 slopes as it is very difficult to get growth on them.  I see a 4' ditch bottom 
on proposed ditches, is that much needed?  If so, then I can see why 2:1 slopes would be needed to avoid the 
offsite ditches.  We will need to make sure that erosion control measures are strong.  We had the best luck out 
on US-85 with drill seeding. 

 

 

 

1/17/2025 JB - From the comment file, it looks like new plans are coming.  I will wait to review those to see if my 
comments from 10/8/2024 have been addressed. 

 

10/08/2024 JB 

 

On sheet 20, it does not look like there is a proposed culvert under the roadway where the US-85 roadside ditch 
meets the access road.  The existing culvert looks like it is not long enough for the widened access road and will 
need to be extended or replaced, depending on the grading from both US-85 and from the access road. 

 

On sheet 22, there doesn't appear to be a new culvert to convey the drainage from the US-85 roadside ditch 
under the access road closer to US-85.  I see the existing offsite run-on ditch and the existing culvert, but there 
needs to be a new culvert for the ditch closer to US-85. 
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On sheets 27 and 28, please put the length of the auxiliary lanes on the plans.  Also, can we get profiles of the 
access roads as they approach US-85?  It looks like the profile of both access roads drains toward US-85, and the 
curb and gutter will make the drainage dump onto to US-85.  We need to make sure the drainage is captured and 
put into the roadside ditch, or drains into the roadside ditch somehow. 

 

General:  Can we see cross sections of the auxiliary lanes along US-85?  I don't see any grading along the aux. 
lanes and want to see how the widening of US-85 impacts the existing ground, ditches, etc. 

 

Right Of Way Comments: 

9/20/2024 - SDH -  I have uploaded the deed for RW-130 Rev and AC-130 Rev which coincides with the 
acquisition CDOT made as part of PC 18890 (ROW plans were already uploaded).  There is a 40' wide A-line 
opening on the north side of the property but it doesn't appear to coincide with where the northerly entrance is 
shown on the preliminary plans so it appears that A-line breaks will be needed for both the northerly and 
southerly entrances from Hwy. 85.  There is plenty of ROW available for the roadway widening so no issues from 
that perspective. 

 

John Olson - 1/7/2025 - Rev 2 - Looks like one or two A-Line breaks will need to be made for existing northern 
drive and proposed southern access road.  A-Line breaks will require Aerial Exhibit, Legal of A-Line area being 
abandoned, request with purpose of break ect, Katie Madden will provide more info. 

 

1/21/2025 KM: As Shannon stated, the existing 40' A-line opening does not appear to be where you are 
proposing access. You will need an A-line break for each instance of the access control line crossing for Street ZA 
and Street P. Additionally, I see a 10' concrete walk just south of Street ZA that also crosses the Access Control 
line and would need a break. Please provide a legal description for each break and two exhibits depciting the 
crossings, one of which to include an aerial underlay. Also provide a letter of intent explaining the details and 
need for each crossings as well as contact information of the requestor. Please reach out to 
kathryn.madden@state.co.us for questions. 

 

2/3/2025 - JOhn Olson - Rev 3 - the 30% plans did not address the A-Lines, they are seperate exhibits. 

 

2/14/2025 - SDH - Per the comment response that was included the developer is aware of the documentation 
needed for the required A-line breaks and will be working with Katie to get those completed. 

 

Traffic Comments: 

10.09.2024- MM 

 

Can you provide signing and striping sheets for CDOT ROW? We would like to see the following on those sheets: 

Striping per CDOT S-627-1. Provide details on the material type, pattern, width, and inlay depth  (35 mils for 
modified epoxy, 125 mils for preformed thermoplastic).  
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Signing: They need to be on P2 posts with slip bases in the areas where CDOT maintains the signs. Local posts are 
required where the local agency maintains the signs (must be breakaway and crashworthy). Provide MUTCD sign 
codes. Also provide sign dimensions.  

Provide lane dimensions. The width (not inclusive of the gutter pan) and the length where relevant for the 
acceleration and deceleration lanes.  

 

The right turn channelizing island in the south entrance should be modified to further restrict left turn 
movements on to US-85. It should also be modified to block through movements in the right deceleration/ 
acceleration lane. Can you provide a detail of this island? 

 

 

01.17.2025 - MM 

 

Waiting for the US-85 plans. No further comments at this time till the US-85 Plans are provided for review. 

 

GRilling 2/28/25 

1. Thirty Percent Plan Set page 1- add permit number for variance note 

2. page 2- M&S plans list out of date. Update immediately prior to Ad 

3. page 3, note 1f- the latest MUTCD has not been adopted by the state of Colorado yet. We expect adoption in 
December 2025 or January 2026. Until then, utilize the previous edition, accepted revision, and Colorado 
Supplement.  

4. page 4, construction traffic control- the Region 1 Lane Closure Strategy must be followed for any work 
impacting lanes on the state highway.  

https://www.codot.gov/safety/traffic-safety/assets/work-zones/lane-closure-
strategies/R1_Lane_Closure_Report.pdf 

5. page 9- (special) items imply there are project special provisions associated with this work. If so, please 
provide.  

6. sheet 32, right turn median- Include plow nose on southern tip to reduce damage taken/given by plows. Is this 
adequate to prevent a left turn out? Potentially extend so it overlaps with center median. Discuss. 

7. sheet 32- hatching where traffic splits to both sides is generally done in a chevron pattern. Also applies to 
sheet 69.  

Why doesn't the island extend out into US85 to prevent potential through movements from the right turn lane? 

8. sheet 61 

Sign posts- utilize P2 posts with slip base. However you pay for that is up to you as long as you meet the CDOT 
standard.  

Modified epoxy- inlay to a depth of 35 mils 

Thermoplastic- inlay to a depth of 125 mils and utilize anti-skid formulation 

9. Sheet 68 
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-check me, but aren't lane ends signs generally discouraged for accel lanes? 

-the same goes for merge arrows. S-627-1 doesn't disallow them, but it states "lane reduction arrow markings 
are not required for acceleration lanes. Lane-reduction arrow markings may be installed in long acceleration 
lanes as shown in the plans or as directed by the engineer." I suppose we could consider this one long, but other 
accel lanes on the corridor don't generally have merge arrows. Discuss. 

-Skips (like those shown at the end of the accel lane) are done in inlaid preformed plastic. This corridor also 
includes shadow markings of contrast material. Look to SB from Airport for an example. 

10. Sheet 69 

-omit "only" pavement markings. 

-Sign tip of island on right turn channelizing median hasn't been labelled. Is labelled on sheet 72. 

-Hatches should be chevrons, right? Verify for me. Consider using preformed plastic for this type of thing, as 
driving the epoxy truck at these angles is a pain.  

11. Sheet 70 

-callout is incorrect. It should read "end construction street P decel lane" , not Airport 

-omit "only" pavement markings 

-verify taper rate of decel entrance complies with access code. It looks a bit steep.  

12. Sheet 71- same general comments apply as Street P. Also, continue the crosswalk keys into the SE shoulder. 
I'm worried about it looking like a lane and being unsafe for pedestrians to stand in.  

13. Sheet 72 

-R3-2 is alright, but also include a median nose sign R4-7. 

-Verify that DougCo will maintain the full double yellow line, even where it enters CDOT ROW. CDOT has a 
different width on these. Otherwise, utilize CDOT's width where we maintain. 

14. Signal plans not reviewed. Unclear if the developer is responsible for these, or if it a DougCo thing. I'll want to 
see them as an official submittal from DougCo at some point if so.GRilling 2/28/25 

1. Thirty Percent Plan Set page 1- add permit number for variance note 

2. page 2- M&S plans list out of date. Update immediately prior to Ad 

3. page 3, note 1f- the latest MUTCD has not been adopted by the state of Colorado yet. We expect adoption in 
December 2025 or January 2026. Until then, utilize the previous edition, accepted revision, and Colorado 
Supplement.  

4. page 4, construction traffic control- the Region 1 Lane Closure Strategy must be followed for any work 
impacting lanes on the state highway.  

https://www.codot.gov/safety/traffic-safety/assets/work-zones/lane-closure-
strategies/R1_Lane_Closure_Report.pdf 

5. page 9- (special) items imply there are project special provisions associated with this work. If so, please 
provide.  

6. sheet 32, right turn median- Include plow nose on southern tip to reduce damage taken/given by plows. Is this 
adequate to prevent a left turn out? Potentially extend so it overlaps with center median. Discuss. 

7. sheet 32- hatching where traffic splits to both sides is generally done in a chevron pattern. Also applies to 
sheet 69.  

Range Preliminary Plan 
Project File# SB2024-048 
Planning Commission Staff Report Attachment B - Page 30 of 148



Why doesn't the island extend out into US85 to prevent potential through movements from the right turn lane? 

8. sheet 61 

Sign posts- utilize P2 posts with slip base. However you pay for that is up to you as long as you meet the CDOT 
standard.  

Modified epoxy- inlay to a depth of 35 mils 

Thermoplastic- inlay to a depth of 125 mils and utilize anti-skid formulation 

9. Sheet 68 

-check me, but aren't lane ends signs generally discouraged for accel lanes? 

-the same goes for merge arrows. S-627-1 doesn't disallow them, but it states "lane reduction arrow markings 
are not required for acceleration lanes. Lane-reduction arrow markings may be installed in long acceleration 
lanes as shown in the plans or as directed by the engineer." I suppose we could consider this one long, but other 
accel lanes on the corridor don't generally have merge arrows. Discuss. 

-Skips (like those shown at the end of the accel lane) are done in inlaid preformed plastic. This corridor also 
includes shadow markings of contrast material. Look to SB from Airport for an example. 

10. Sheet 69 

-omit "only" pavement markings. 

-Sign tip of island on right turn channelizing median hasn't been labelled. Is labelled on sheet 72. 

-Hatches should be chevrons, right? Verify for me. Consider using preformed plastic for this type of thing, as 
driving the epoxy truck at these angles is a pain.  

11. Sheet 70 

-callout is incorrect. It should read "end construction street P decel lane" , not Airport 

-omit "only" pavement markings 

-verify taper rate of decel entrance complies with access code. It looks a bit steep.  

12. Sheet 71- same general comments apply as Street P. Also, continue the crosswalk keys into the SE shoulder. 
I'm worried about it looking like a lane and being unsafe for pedestrians to stand in.  

13. Sheet 72 

-R3-2 is alright, but also include a median nose sign R4-7. 

-Verify that DougCo will maintain the full double yellow line, even where it enters CDOT ROW. CDOT has a 
different width on these. Otherwise, utilize CDOT's width where we maintain. 

14. Signal plans not reviewed. Unclear if the developer is responsible for these, or if it a DougCo thing. I'll want to 
see them as an official submittal from DougCo at some point if so. 

 

Other Comments: 

10-8-2024  Two state highway access permits will be required.  One for each proposed access to US 85.  A design 
wavier was completed in 2022 and signed by both CDOT and Douglas County for the substandard acceleration 
lane from the access at Airport Road north due to the proximity to the bridge.  Douglas county is the issuing 
authority for state highway access permits within their jurisdiction so the permit process will start with Douglas 
County.  Point of contact is Chris Martin - cmartin@douglas.co.us 
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--Steve Loeffler, 10-8-2024 

 

1-21-2025  Comment was acknowledged in comment response. No additional comments. 

--Steve Loeffer, 1-21-2025 

Range Preliminary Plan 
Project File# SB2024-048 
Planning Commission Staff Report Attachment B - Page 32 of 148



Dedicated to protecting and improving the health and environment of the people of Colorado

Mike Pesicka

Principal Planner

Planning Services

100 Third Street Castle Rock, CO 80104

VIA EMAIL

RE: Douglas County eReferral (Project Number SB2024-048) Is Ready For Review

Dear Mike Pesicka,

The Colorado Department of Public Health and Environment’s Air Pollution Control Division

(APCD or Division) received a request for an air quality administrative review concerning the

proposed Range Development project as described in your correspondence dated September

19, 2024. The Division has reviewed the project letter and respectfully offers the following

comments. Please note that the following Air Quality Control Commission (AQCC) regulations

may not be inclusive of the regulations the proposed project will be subject to. It is the

responsibility of the involved parties to determine what regulations they are subject to and

follow them accordingly.

Land Development

We also note that projects similar to this proposal often involve land development. Under

Colorado air quality regulations, land development refers to all land clearing activities,

including but not limited to land preparation such as excavating or grading, for residential,

commercial or industrial development. Land development activities release fugitive dust, a

pollutant regulation by the Division. Small land development activities are not subject to the

same reporting and permitting requirements as large land activities. Specifically, land

development activities that are less than 25 contiguous acres and less than 6 months in

duration do not need to report air emissions to the Division. It is important to note that even

if a permit is not required, fugitive dust control measures including the Land Development

APEN Form APCD-223 must be followed at the site. Fugitive dust control techniques commonly

included in the plan are included in the table below.

Control Options for Unpaved Roadways

Watering Use of chemical stabilizer

Paving Controlling vehicle speed

Graveling

Control Options for Mud and Dirt Carry-Out Onto Paved Surfaces

Gravel entry ways Washing vehicle wheels

Covering the load Not overfilling trucks

Control Options for Disturbed Areas

Watering Application of a chemical stabilizer

Revegetation Controlling vehicle speed

Compaction Furrowing the soil

Wind Breaks Minimizing the areas of disturbance

Synthetic or Natural Cover for Slopes

4300 Cherry Creek Drive S., Denver, CO 80246-1530 P 303-692-2000 www.colorado.gov/cdphe

Jared Polis, Governor | Jill Hunsaker Ryan, MPH, Executive Director
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Please refer to the website https://cdphe.colorado.gov/apens-and-air-permits for

information on land use APENs and permit forms. Click on “Land Development” to access the

land development specific APEN form. Please contact KC Houlden, Construction Permits Unit

Supervisor, at 303-692-4092, kenneth.houlden@state.co.us if you have any specific questions

about APENs and permit forms.

Federal General Conformity

The federal General Conformity rule applies to federally funded projects in federal

nonattainment and air quality maintenance areas, such as the Denver Metro/North Front

Range severe ozone nonattainment area.
1
Within these areas, the general conformity rule

applies to any “Federal action” not specifically exempted by the Clean Air Act or

Environmental Protection Agency (EPA) regulations, i.e., any non-exempt activity by a federal

governmental department, agency or instrumentality, or any activity that such an entity

supports in any way, provides financial assistance for, or licenses, permits, or approves.

The federal general conformity rule and associated EPA guidance provides for a federal

department or instrumentality to determine if the estimated emissions resulting from a

proposed action in a nonattainment or maintenance area are below EPA’s de minimis levels

(https://www.epa.gov/general-conformity/de-minimis-emission-levels) for the applicable

National Ambient Air Quality Standard (NAAQS).
2
Note that Douglas County is located in the

Denver Metro Carbon Monoxide and PM10 maintenance areas as well as the Denver

Metro/North Front Range serious ozone nonattainment area. EPA has confirmed that General

Conformity requirements associated with Carbon Monoxide and PM10 no longer apply in those

maintenance areas, as each of the areas demonstrated 20-years of continued attainment of

the applicable NAAQS, as of January 14, 2022 and October 16, 2022.

The General Conformity de minimis levels for the Denver Metro/North Front Range serious

ozone nonattainment area are 25 tons per year of the ozone precursors VOCs or NOx. If a

federal department or instrumentality determines that its action will result in emissions that

are below the de minimis levels, the action is exempt and detailed air quality analysis is not

required. Information about the general conformity rule, including training and frequently

asked questions, is available at https://www.epa.gov/general-conformity.

If you have any other questions or need additional information, please use the contact info

listed above, or e-mail or call me directly. Thank you for contacting the Air Pollution Control

Division about your project.

Sincerely,

Brendan Cicione

Air Quality and Transportation Planner

General SIP Unit

Air Pollution Control Division

Colorado Department of Public Health and Environment

303-691-4104 // brendan.cicione@state.co.us

2
U.S. EPA, De Minimis Tables, https://www.epa.gov/general-conformity/de-minimis-tables

1
U.S. EPA, Green Book, Colorado, https://www3.epa.gov/airquality/greenbook/anayo_co.html

4300 Cherry Creek Drive S., Denver, CO 80246-1530 P 303-692-2000 www.colorado.gov/cdphe

Jared Polis, Governor | Jill Hunsaker Ryan, MPH, Executive Director
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From: Olson - DNR, Justin
To: Michael Pesicka
Subject: Douglas County Land Use: SB2024-048
Date: Monday, September 23, 2024 1:07:07 PM

Mr. Pesicka,

Thank you for including Colorado Parks and Wildlife in the referral request process for
the Preliminary Plan for the Range Development Proposal under the above-
mentioned Project File Number.  For this referral process, I have reviewed the
documents and referral request, and I wanted to inform you that our previous
comment letter dated March 11, 2021 sent to Matt Jakubowski for Project File #
ZR2020-023 will still serve as the comment of record.  If you have any further
questions or need more information, please do not hesitate to let me know.  Thank
you for your time, and please let us know if you need any additional copies of that
letter sent for your reference.

Justin Olson
District Wildlife Manager
Littleton District - Area 5

P 303.291.7131  |  F 303.291.7114
6060 Broadway, Denver, CO  80216
justin.olson@state.co.us  |  cpw.state.co.us
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410 S. Wilcox Street  ∙  Castle Rock, Colorado 80104  ∙  720-643.2400  ∙  douglas.co.us/health-department 

October 10, 2024 
  
Mike Pesicka 
100 Third St.  
Castle Rock, CO 80104  
  
RE: SB2024-048  
  
Dear Mike Pesicka,  
  
Thank you for the opportunity to review and comment on the referenced Subdivision- 
Preliminary Plan application.  Douglas County Health Department (DCHD) staff have reviewed 
the application for compliance with pertinent environmental and public health regulations.  
After reviewing the application, DCHD has the following comments. 
 
Water and Sewer Service   
A will-serve letter has been provided by Dominion Water and Sanitation District. Based on this 
letter, DCHD is providing a favorable recommendation regarding the proposed method of water 
service and sewage disposal.    
 
Fugitive Dust - Developments of 25 acres and more than 6 months in duration  
Exposure to air pollution is associated with a number of health problems including asthma, lung 
cancer, and heart disease. The Colorado Department of Public Health and Environment Air 
Pollution Control Division (APCD) regulates air emissions, including fugitive dust from 
developments of 25 acres or more that last at least 6 months. The applicant shall contact the 
APCD, at (303) 692-3100 for more information. Additional information is available at 
https://cdphe.colorado.gov/apens-and-air-permits.  
 
 Radon  
Radon is a naturally occurring radioactive gas that is present at high levels in all parts of 
Colorado due to the presence of uranium in the soil. Radon can enter homes and long-term 
exposure causes lung cancer. In order to prevent radon from infiltrating the home, DCHD 
recommends designing new homes so that they are radon resistant. This includes laying a 
barrier beneath the flooring system, installing a gas-tight venting pipe from the gravel level 
through the roof, and sealing and caulking the foundation thoroughly. More information 
regarding radon and radon-resistant construction techniques can be found here: 
https://www.epa.gov/radon/building-new-home-have-you-considered-radon. 
 
Attainable Housing   
Access to safe, attainable housing is directly associated with positive physical and mental health 
outcomes and underlies one’s ability to access jobs, food, medical services, and other essentials 
that are vital to well-being. Providing permanent supportive housing is an integral element of 
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410 S. Wilcox Street  ∙  Castle Rock, Colorado 80104  ∙  720-643.2400  ∙  douglas.co.us/health-department 

promoting health in our communities. DCHD supports projects that include an attainable 
housing component.   
 
 
Please feel free to contact me at 720-907-4897 or smccain@douglas.co.us if you have any 
questions about our comments.  
  
Sincerely,   

  
Shania McCain 
Environmental Health Specialist I 
Douglas County Health Department 
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620 Wilcox Street 

Castle Rock, Colorado 80104 

October 15th, 2024 

 

Mike Pesicka 

Douglas County Community Development, Planning Services  

mpesicka@douglas.co.us 

 

RE: Range Preliminary Plan (SB2024-048) 

 

Dear Mr. Pesicka, 

 

Thank you for the opportunity to respond to the above referenced application. It is our understanding that 

the applicant is requesting approval of a preliminary plan that will establish 550 residential lots over 

approximately 399 acres. In addition to the lots, ~38.81 acres of Right-of-Way for interior roads and 242.88 

acres of open space is proposed. The remaining space of the property is proposed as tracts consisting of 

~5 acres of community amenity and 5.28 acres of landscaping and utility area. The proposed development 

is located directly east of the intersection of Airport Road and North US Highway 85. 

 

On behalf of Douglas County School District (DCSD), we have a couple comments regarding this proposed 

development that we would like to resolve prior to approval. DCSD has calculated the number of students 

that are expected from the 550 residential units. A total of 495 students are expected from this 

development which would equate to a total land dedication requirement of 11.682-acres. The applicant has 

stated in their Preliminary Plan Project Summary that, “No land will be dedicated for school construction on 

the property. The owners and their assigns shall pay cash-in-lieu of land dedication for schools.” With this in 

mind, DCSD would request cash-in-lieu of land dedication. 
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Pursuant to Section 1004.05.3 of the Douglas County Subdivision Resolution, “The cash-in-lieu fee shall be 

equivalent to the full market value of the acreage required for school land dedication. Value shall be based 

on anticipated market value after completion of platting. The applicant shall submit a proposal for the 

cash-in-lieu fee and supply the information necessary for the Board to evaluate the adequacy of the 

proposal. This information shall include at least one appraisal of the property by a qualified appraiser.” 

 

DCSD would ask for a courtesy copy of the appraisal and that the cash-in-lieu fee be paid directly to DCSD, 

in one lump sum, upon final plat approval and prior to recording of the final plat. Assuming the applicant 

agrees with the payment of these fee requirements, DCSD has no objection to approval of this application. 

 

Shavon Caldwell-Planning Manager  

Planning and Construction Department Douglas County School District 

scaldwell2@dcsdk12.org  

shavon.caldwell@dcsdk12.org 

303.387.0417 
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100 Third Street, Castle Rock, Colorado 80104 • 303.660.7460 

Historic Preservation  

 
Department of Community Development 

www.douglas.co.us 

October 10, 2024 
 
Mike Pesicka, Principal Planner 
100 Third Street 
Castle Rock, CO 80104 

 

 
Re: SB2024-048, Range Preliminary Plan  
 
Dear Mr. Pesicka: 
 
The letter provides comments regarding the preliminary plan application for 550 residential lots, and 8 
tracts for community amenities, landscaping, utilities, and 243 acres of open space on approximately 
399.60 acres within the Range Planned Development.   

Upon review of the cultural resource survey performed by ERO in 2022 on the property, the Douglas 
County Curator has no further recommendations.  ERO identified multiple cultural sites but the sites will 
be avoided.   

There is potential for buried archaeological resources related to prehistoric activities in the project area 
and potential for the discovery of subsurface cultural deposits during ground moving activities.  Should 
buried artifacts and features be discovered, we recommend completion of the appropriate Colorado 
Office of Archaeology and Historic Preservation (OAHP) Data Management and Historic and/or 
Prehistoric Component forms, following OAHP guidelines, with accompanying sketch maps and 
photographs. Completed forms are submitted to OAHP to ensure that Douglas County’s historic or 
prehistoric data is included in the Colorado OAHP state-wide database of cultural resources. 

Thank you in advance for your attention to the preservation and protection of Douglas County’s cultural 
resources for future generations. 
 

Sincerely, 

Brittany Cassell 

Brittany Cassell, Curator 
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CRE METROPOLITAIN DISTRICT & HOA 

Mike Pesicka                                                                             October 5th, 2024 
Principal Planner, Douglas County Planning 
100 Third Street 

Castle Rock, CO 80104                       via email only: mpesicka @douglas.co.us 

RE: Cherokee Ridge Estates Metro District & HOA Referral Response  
Douglas County Project File #: SB2024-048 

Dear Mr. Pesicka, 

The Cherokee Ridge Estates Metropolitan District and HOA Board of Directors have 
both reviewed the requested SIP for the Range, LLC to develop a residential 
community of 550 homes to our southern border and offers the following comments: 

o Traffic: To safely add 5,000 plus vehicle movements from the Range housing 
development onto and off US Highway 85 will require traffic engineering road network 
upgrades that need to be budgeted and become a part of the not-too-distant Douglas 
County plans. These plans must also include the 1,008 heavy truck movements to 
support Brannon’s combined concrete batch plant and asphalt plant operations the 
County just approved through the same Airport Road intersection with US 85. Where 
these truck movements included in the submitted traffic model? To safely 
accommodate all this new traffic, strong consideration needs to be given to creating a 
flyover for access to US 85 on both sides from Airport road. Relying on the present 
Airport road intersection and traffic light at US 85 would aggravate a serious safety 
issue on what is already one of the deadliest stretches of road in the County. The 
design of the proposed Range development access to US 85 just south of Airport Road 
also needs to be carefully engineered. The County needs to ensure these traffic 
infrastructure improvements are well designed and occur in a timely manner.  

o Substantial residential buffers as planned, are appreciated along the northern 
boundary with Cherokee Ridge Estates. 

o Wildlife travel corridors (east to west) between Plum Creek and the Backcountry 
Wilderness area, as planned are appreciated. 

o Trails & Recreation areas need to be considerate of both the wildlife corridors and the 
neighboring community of Cherokee Ridge Estates to the north, as there are no trails 
within CRE to connect to and such activities are prohibited on CRE open space areas.  

o Fencing: Appropriate fencing with No Trespassing signs along the border with 
Cherokee Ridge Estates would be highly desired.      

o Noxious weed mitigation and control plans need to be well documented in the 
Service Plan and implemented.  

o Noise, Sight and Light Pollution should be minimized to protect both the wildlife 
corridors and the quiet, “sleepy-town” lifestyles currently enjoyed by the residents of 
Cherokee Ridge Estates to the north.  

 
Sincerely, 

  
John Cowan                                                      Anthony Colarusso                 

CRE Metro District President                            CRE HOA President 

cc: The CRE Metro District & HOA Board of Directors 
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100 Third Street, Castle Rock, Colorado 80104 • 303.660.7460 

 

 

Date sent: September 19, 2024 Comments due by: October 10, 2024 
 

Project Name: Range Preliminary Plan 
Project File #: SB2024-048 

Project 
Summary: 

A preliminary plan application for 550 residential lots, and 8 tracts for 
community amenities, landscaping, utilities, and 243 acres of open 
space on approximately 399.60 acres within the Range Planned 
Development.  Two points of access are proposed to U.S. Highway 85. 

 

Information on the identified development proposal located in Douglas County is enclosed.  
Please review and comment in the space provided. 
 

 No Comment 
 Please be advised of the following concerns: 

 

 

 

 

 See letter attached for detail. 

Agency:       Phone #:       

Your Name:       Your Signature: 
(please print) Date:       

 

Agencies should be advised that failure to submit written comments prior to the due date, or to 
obtain the applicant’s written approval of an extension, will result in written comments being 
accepted for informational purposes only. 
 
Sincerely, 
 
 
Mike Pesicka, Principal Planner 
 
 

REFERRAL RESPONSE REQUEST 

            Planning Services 

Department of Community Development 

www.douglas.co.us 
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100 Third Street, Castle Rock, Colorado 80104 • 303.660.7490 

Engineering Services 

 
Department of Public Works Engineering 

www.douglas.co.us 

October 4, 2024                                                                                           DV2024-065 
 
Troy Bales 
Rick Engineering Company 
8678 Concord Center Drive – Suite 200 
Englewood, CO 80112 
 
RE:   Range – Preliminary Plan  
 Rev1 PWE Comments 
 
Mr. Bales, 
 
Douglas County Public Works Engineering has reviewed your submittal.  Overall the engineering documents look very good.  
Our comments are below. 
 
TECHNICAL DOCUMENTATION 
 
Project Narrative and Planning Exhibit  

• In Section 4 of the Project Summary, please list the required off-site roadway improvements included in the TIA. 

• Please address comments in the redlined preliminary plan exhibit.    
 
Traffic Impact Analysis 

• Please address the County traffic engineer’s comments.    
 
Drainage Study 

• Please address comments in the redlined drainage study.   
 
 
DOUGLAS COUNTY PUBLIC WORKS DEVELOPMENT RESOURCES 
Many resources including criteria manuals, agreement forms, warranty and maintenance applications, templates for O & M 
manuals and other items are available at the web page below: 

• https://www.douglas.co.us/public-works/development-review/ 
 
Please let me know if you have any questions regarding the items above.  
 
Respectfully, 

 
Kenneth M Murphy, P.E.  
Senior Development Review Engineer                   
kmurphy@douglas.co.us                                   
  
cc: DV File  
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From: Ken Murphy
To: Michael Pesicka
Subject: FW: Douglas County eReferral (Project Number SB2024-048) Is Ready For Review
Date: Tuesday, October 15, 2024 8:45:32 AM

Hi Mike,

Chris Martin has no comments.

Ken

Ken Murphy, MSCE, P.E. | Senior Development Review Engineer
Douglas County Department of Public Works Engineering
Engineering Services
Address | 100 Third St., Castle Rock, CO 80104
Main | 303-660-7490
Email | kmurphy@douglas.co.us

-----Original Message-----
From: Chris Martin <CMartin@douglas.co.us>
Sent: Monday, October 14, 2024 5:08 PM
To: Ken Murphy <kmurphy@douglas.co.us>
Subject: RE: Douglas County eReferral (Project Number SB2024-048) Is Ready For Review

Hi Ken,

The Traffic Study can be accepted as-is.

Thanks
Chris

-----Original Message-----
From: Ken Murphy <kmurphy@douglas.co.us>
Sent: Monday, October 14, 2024 1:40 PM
To: Chris Martin <CMartin@douglas.co.us>
Subject: FW: Douglas County eReferral (Project Number SB2024-048) Is Ready For Review

Hi Chris,

Do you have comments on the range preliminary plan?  CDOT comments are attached.

Ken

Ken Murphy, MSCE, P.E. | Senior Development Review Engineer Douglas County Department of Public Works
Engineering Engineering Services Address | 100 Third St., Castle Rock, CO 80104 Main | 303-660-7490 Email |
kmurphy@douglas.co.us

-----Original Message-----
From: Michael Pesicka <mpesicka@douglas.co.us>
Sent: Monday, October 14, 2024 1:06 PM
To: Ken Murphy <kmurphy@douglas.co.us>
Subject: RE: Douglas County eReferral (Project Number SB2024-048) Is Ready For Review
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Ken,

Has Chris finished is traffic review for the Range Preliminary Plan? Also, attached are review comments from
CDOT for your reference.

Thanks,

Mike Pesicka | Principal Planner
Douglas County Department of Community Development Address | 100 Third St., Castle Rock, CO 80104 Direct |
303-814-4367     Main | 303-660-7460 Email | mpesicka@douglas.co.us

-----Original Message-----
From: Ken Murphy <kmurphy@douglas.co.us>
Sent: Friday, October 4, 2024 3:49 PM
To: Michael Pesicka <mpesicka@douglas.co.us>
Cc: Chris Martin <CMartin@douglas.co.us>
Subject: FW: Douglas County eReferral (Project Number SB2024-048) Is Ready For Review

Hi Mike,

I uploaded the referral to POSSE under DV2024-372.  Chris is still reviewing the TIA so he will forward any
comments he has separately. 

Regards,

Ken

Ken Murphy, MSCE, P.E. | Senior Development Review Engineer Douglas County Department of Public Works
Engineering Engineering Services Address | 100 Third St., Castle Rock, CO 80104 Main | 303-660-7490 Email |
kmurphy@douglas.co.us

-----Original Message-----
From: Bradley Jackson <bjackson@douglas.co.us>
Sent: Friday, September 20, 2024 4:24 PM
To: Ken Murphy <kmurphy@douglas.co.us>
Cc: Carol LeMaire <CLemaire@douglas.co.us>; Chris Martin <CMartin@douglas.co.us>
Subject: FW: Douglas County eReferral (Project Number SB2024-048) Is Ready For Review

Ken,

Here is the Preliminary Plan for the Range Project out on referral.

Thanks,

Brad

-----Original Message-----
From: mpesicka@douglas.co.us <mpesicka@douglas.co.us>
Sent: Thursday, September 19, 2024 12:59 PM
To: Bradley Jackson <bjackson@douglas.co.us>
Subject: Douglas County eReferral (Project Number SB2024-048) Is Ready For Review

There is an eReferral for your review.  Please use the following link to log on to your account:
https://apps.douglas.co.us/planning/projects/Login.aspx

Project number SB2024-048, Range Preliminary Plan. A preliminary plan application for 550 residential lots, and 8
tracts for community amenities, landscaping, utilities, and 243 acres of open space on approximately 399.60 acres
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within the Range Planned Development.  Two points of access are proposed to U.S. Highway 85.

This referral will close on Thursday, October 10, 2024.

If you have any questions, please contact me.

Sincerely,

Mike Pesicka, Principal Planner
Planning Services
100 Third Street
Castle Rock, CO 80104
303-660-7460 (main)
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100 Third Street, Castle Rock, Colorado 80104 • 303.660.7460 

 

 

Date sent: September 19, 2024 Comments due by: October 10, 2024 
 

Project Name: Range Preliminary Plan 
Project File #: SB2024-048 

Project 
Summary: 

A preliminary plan application for 550 residential lots, and 8 tracts for 
community amenities, landscaping, utilities, and 243 acres of open 
space on approximately 399.60 acres within the Range Planned 
Development.  Two points of access are proposed to U.S. Highway 85. 

 

Information on the identified development proposal located in Douglas County is enclosed.  
Please review and comment in the space provided. 
 

 No Comment 
 Please be advised of the following concerns: 

 

 

 

 

 See letter attached for detail. 

Agency:       Phone #:       

Your Name:       Your Signature: 
(please print) Date:       

 

Agencies should be advised that failure to submit written comments prior to the due date, or to 
obtain the applicant’s written approval of an extension, will result in written comments being 
accepted for informational purposes only. 
 
Sincerely, 
 
 
Mike Pesicka, Principal Planner 
 
 

REFERRAL RESPONSE REQUEST 

            Planning Services 

Department of Community Development 

www.douglas.co.us 

Highlands Ranch Community Assoc     (303) 471-8802

Weylan "Woody" Bryant 
Dir. Comm Imp Svcs

October 04, 2024
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c:\users\woody.bryant\dropbox\public\hrca\drc cns\reviews\2024\2024-10\douglas county ereferral (sb2024-048)\2024-10-04_dougco-rfrlrsp(sb2024-048)_hrcacomments.docx 

Friday - October 04, 2024  

Sent Via: Email to: mpesicka@douglas.co.us 

Mr. Mike Pesicka, Principal Planner 
Douglas County 
ComDev Dpt: PLANNING 
100 Third Street 
Castle Rock, CO 80104-2425 

RE:  Range Preliminary Plan (SB2024-048) 
 US Hwy 85 at Airport Road 
 Unincorporated Douglas County, CO 

Preliminary Plan Referral Review Comments 

Greetings, Mr. Pesicka: 

The Highlands Ranch Community Association (“HRCA”) appreciates the opportunity to review and 
opine on this referral request, which involves a Preliminary Plan for a proposed project adjacent to the 
8,200-acre Backcountry Wilderness Area (BWA) of our community.  Our BWA is an area protected by 
a conservation easement that is managed as a wildlife conservation area with limited human access. 

We understand that the proposed project, known as Range Planned Development (RPD), is planned to 
include 550 residential lots, and eight tracts designated for community amenities, landscaping, and 
utilities, with two points of access to U.S. Highway 85.  Additionally, we understand that of the 
approximately 400 acres within the RPD, around 243 acres will be dedicated to open space.   

The location of the proposed development is within the southern quarter of the western border of the 
BWA and will share an approximately 1.5-mile-long border with our BWA. 

During the Planned Development (PD) Rezoning (ZR2020-023) for the RPD, we provided referral 
comments to Mr. Matt Jakubowski (Douglas County Planning) on March 12, 2021, outlining our concerns 
about the project. Although the applicant met with our Development Review Committee (DRC) on 
December 1, 2021, to discuss the project and address questions, our original concerns remain. 

As discussed in 2021, the subject property is an important travel corridor and link for wildlife, connecting 
the BWA to areas west of Highway 85, including the Pike National Forest and Plum Creek.  Corridors 
and links in Douglas County are critical to protect wildlife from being physically isolated to certain 
areas by development.  As development increases, corridors become more important.  Residential 
development along a conservation area like the BWA impacts in several ways, as follows (additional 
concerns from those presented in 2021 are highlighted in red text): 

1. Noxious Weeds 
a. Human activity is a vector for non-native weeds to take hold and spread.  The 

HRCA/Backcountry has invested significant time and energy to eliminate noxious 
weeds on its property.  It will be important for the development to invest significant 
funds to fight noxious weeds and keep them from spreading onto neighboring 
properties such as the Backcountry and Cherokee Ranch and Castle to the 
south.  Noxious weed management should begin as soon as dirt is 
moved and continue through completion of the development 
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 Mr. Mike Pesicka, Principal Planner 
Friday - October 04, 2024 

Page 2 
 

 

and on an on-going, annual basis. 
b. In the applicant’s 2021 response, they noted that a “…noxious weed management plan will 

be implemented by the future Range Metro District.” 
c. We are pleased to see that a “Noxious Weed Management Plan,” (NWMP) prepared by ERO 

Resources Corporation, dated May 17, 2023 and rely, as noted in the Conclusions of the 
NWMP, on the developer coordinating with Douglas County Weed Inspector to determine 
if mechanical, chemical, or other BMP controls should be utilized during and after 
construction. 

2. Trails/Recreation 
a. Trails should be placed as far away from the Backcountry border as possible to reduce the 

disturbance from humans on trails within The Range, to the wildlife within the Backcountry 
borders.  There are many studies that show wildlife are impacted by human movement 
and shapes from great distances.  There are recent studies in many areas of CO that have 
shown impacts to wildlife from recreation are a likely possibility for the drastic decline in elk 
numbers in areas like Durango, Vail, and Aspen. 

b. In the applicant’s 2021 response, they noted that “Trails will be designed taking into 
consideration the unique terrain and ecosystem. Fencing and signage will be incorporated 
where necessary to avoid trespassing and the Applicant recognizes there will be no access 
to the HRCA property.”  They also noted, regarding buffers, that they have “…already 
incorporated large buffers along adjacent borders, many of which are significantly larger 
than 300 feet.”   

c. While we appreciate that the trails appear to be designed taking into consideration the 
unique terrain, the Preliminary Plan shows most of the trails roughly parallel to and very 
close to the shared property line.  This does not address our concern about impacts to 
wildlife within Backcountry due to the proximity of human activity.  Further, the Preliminary 
Plan does not appear to reflect any of the fencing or signage proposed to ensure 
trespassing onto our BWA is avoided.   

d. There are several locations on the Preliminary Plan where the buffers between BWA and 
Range are dimensioned as 15 feet, significantly less than the 300 feet noted in 2021.  This is 
very concerning, particularly for the residential lots shown on the east side of sheet PP-01, 
“Site Plan,” the north and east side of sheet PP-02, “Site Plan,” and the east side of sheet 
PP-06, “Site Plan.”  Although less than 300 feet, those residential lots shown on the east 
side of sheet PP-4, “Site Plan” are of less concern.   

3. Noise, Sight, and Light Pollution 
a. Homes should be located as far away from the Backcountry as possible.  The importance 

of a significant corridor/buffer on the east side of the development (bordering the 
Backcountry Wilderness Area) cannot be overstated.  The goal of such a corridor would be 
to limit the impacts of humans from The Range property, on the Backcountry Wilderness 
Area.  The closer development is to the Backcountry, the larger and further the impact will 
be into the Backcountry.  Even though development may stop at the property line, the 
impacts of the development on wildlife and habitat can extend further. 

b. There should also be a significant corridor along the south edge.  The property to the 
south is also likely to be developed in the future.  If that happens, a significant 
corridor on its north end would match up with a corridor on this 
development’s south end to enhance the corridor function. 

c. Development in general should be situated close to areas that are 
already developed as much as possible. 
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d. As noted previously, there are several residential lots shown on the east side of sheet PP-
01, “Site Plan,” the north and east side of sheet PP-02, “Site Plan,” and the east side of sheet 
PP-06, “Site Plan” that do not provide a suitable corridor/buffer to limit the impact of 
humans on BWA. 

e. We acknowledge that the designers have included a significant corridor along the south 
edge of Range, designated as “Open Space, OS-1” as well as a significant east/west wildlife 
corridor roughly through the center of Range (“Open Space, OS-2”). 

4. Trespassing 
a. Human encroachment into areas that are not open, and/or are private property increases 

near residential areas.  This trespass causes harm to wildlife in a plethora of impacts that 
can cause wildlife to alter their behavior at best and vacate an area at worst.  Even altered 
behavior has significant impacts and can result in higher elk calf mortality, lower birth rates, 
and more as documented in recent studies.  To protect the Backcountry’s wildlife resources 
it will be important to address human trespassing onto private property.  Adequate fencing 
and signage along with education will help.  Experience in other areas of our property tells 
us that there is no way to avoid an increase in cost to the HRCA with monitoring trespassing, 
repairing cut fences, and posting expensive signs and cameras. 

b. Access:  there will be no access to the residents of the development to the HRCA property.  
This is an area of the property that is reserved for wildlife and does not have public access 
except for guided activities and programs that the HRCA provides. 

c. This continues to be a concern and does not appear to have been addressed. 

5. Hunting 
a. The Backcountry currently hosts over 30 hunts and hunters per year for elk, deer, coyote, 

and turkey.  The area near this development is used for our hunts and will continue to be. 
These hunts are an important part of the outdoor education opportunities the HRCA offers 
to its residents.  The development should be aware of this and agree not to interfere.    

b. This continues to be relevant information for the developer and was not acknowledged. 

While the HRCA does not oppose this development, we continue to have several concerns as 
discussed above.  We trust your team will work closely with the developer to ensure the best interests 
of our residents and the BWA are considered. 

Feel free to call or email me with questions, or if you wish to review the information discussed above 
in greater detail.  Thank you. 

Sincerely, 

HIGHLANDS RANCH COMMUNITY ASSOCIATION 
Community Improvement Services 

 

 
Weylan A. “Woody” Bryant, M LS, PE 
Director: Community Improvement Services 
303.471.8802 (direct) | 303.471.8821 (general office) | 303.549.0053 (cell) 
Woody.Bryant@hrcaonline.org (email) | commercialreview@hrcaonline.org (alternate email) 
 

Cc: Mr. Mike Bailey, HRCA via: mike.bailey@hrcaonline.org  
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From: Woody Bryant
To: Kristofer Carlstedt
Cc: Michael Pesicka
Subject: RE: Range Development 2nd referral Submittal
Date: Monday, February 24, 2025 9:36:34 AM
Attachments: image001.png

image002.png
image008.png
image009.png

Good morning, Kristofer…
 
We acknowledge your team’s response; however, our concerns in Sections 2.c, 2.d,
3.d, 4.c, and 5.b remain.
 
While we understand that Range Development intends to “...utilize education...” to
mitigate these issues, Sections 4.c and 5.b remain of particular concern as they
primarily involve the safety of both wildlife and prospective homeowners.
 
Best,

Weylan A. “Woody” Bryant, M LS, PE
Director: Community Improvement Services

Woody.Bryant@hrcaonline.org
(303) 471-8802 (direct) | (303) 471-8821 (admin)

Eastridge Rec Center: Admin Wing

9568 University Blvd, Highlands Ranch, CO 80126

    HRCAonline.org
NOTICE: This communication (including attachments) is covered by the Electronic Communication Privacy Act, U.S.C. Section 2510-2521,
is confidential, and may contain privileged information.  If you are not the intended recipient or if you believe you may have received
this communication in error, please do not print, copy, retransmit, disseminate, or otherwise use this communication or any of the
information contained herein.  Also, please notify sender that you have received this communication in error and delete the copy you
received.  This email and any attachments are believed to be free of any virus or other defect that might negatively affect any
computer system, it is the responsibility of the recipient to ensure that it is virus-free, and no responsibility is accepted by the sender for
any damage arising in any way in the event that such a virus or defect exists.  Thank you.

 
 
From: Kristofer Carlstedt <kcarlstedt@rickengineering.com> 
Sent: Friday, February 21, 2025 1:10 PM
To: Woody Bryant <Woody.Bryant@hrcaonline.org>
Cc: Michael Pesicka <mpesicka@douglas.co.us>
Subject: RE: Range Development 2nd referral Submittal
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Woody,
 
Did you have any further comment or response to share? It does not seem like the County
Planner Mike has been provided any further comment.
 
Kristofer Carlstedt PE
ASSOCIATE

O 303-423-6036 D 303-403-2427

 
 
From: Woody Bryant <Woody.Bryant@hrcaonline.org> 
Sent: Monday, December 30, 2024 2:13 PM
To: Kristofer Carlstedt <kcarlstedt@rickengineering.com>
Subject: RE: Range Development 2nd referral Submittal

 

2nd Referral Submittal Link received and accessible, Kristofer.  Thank you.  We will
review and, if warranted, provide our comments to Douglas County.
 
Have a Happy (and safe!) New Year Holiday!
 

Weylan A. “Woody” Bryant, M LS, PE
Director: Community Improvement Services

Woody.Bryant@hrcaonline.org
(303) 471-8802 (direct) | (303) 471-8821 (admin)

Eastridge Rec Center: Admin Wing

9568 University Blvd, Highlands Ranch, CO 80126

    HRCAonline.org
NOTICE: This communication (including attachments) is covered by the Electronic Communication Privacy Act, U.S.C. Section 2510-2521,
is confidential, and may contain privileged information.  If you are not the intended recipient or if you believe you may have received
this communication in error, please do not print, copy, retransmit, disseminate, or otherwise use this communication or any of the
information contained herein.  Also, please notify sender that you have received this communication in error and delete the copy you
received.  This email and any attachments are believed to be free of any virus or other defect that might negatively affect any
computer system, it is the responsibility of the recipient to ensure that it is virus-free, and no responsibility is accepted by the sender for
any damage arising in any way in the event that such a virus or defect exists.  Thank you.

 
 
From: Kristofer Carlstedt <kcarlstedt@rickengineering.com> 
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Sent: Monday, December 30, 2024 12:33 PM
To: Woody Bryant <Woody.Bryant@hrcaonline.org>
Subject: Range Development 2nd referral Submittal

 
Woody,
 
Please find our second referral submittal and response to your comments for the Range
Development at this   link.
 
Please confirm that this email has reached you and let me know if you have any questions.
 
Thank you.
 
____________________________________
Kristofer Carlstedt PE
ASSOCIATE

 
5690 Webster St, Arvada, C0 80002
P 603-423-6036 | D 303-403-2427
rickengineering.com
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100 Third Street, Castle Rock, Colorado 80104 • 303.660.7460 

 

 

Date sent: September 19, 2024 Comments due by: October 10, 2024 
 

Project Name: Range Preliminary Plan 
Project File #: SB2024-048 

Project 
Summary: 

A preliminary plan application for 550 residential lots, and 8 tracts for 
community amenities, landscaping, utilities, and 243 acres of open 
space on approximately 399.60 acres within the Range Planned 
Development.  Two points of access are proposed to U.S. Highway 85. 

 

Information on the identified development proposal located in Douglas County is enclosed.  
Please review and comment in the space provided. 
 

 No Comment 
 Please be advised of the following concerns: 

 

 

 

 

 See letter attached for detail. 

Agency:       Phone #:       

Your Name:       Your Signature: 
(please print) Date:       

 

Agencies should be advised that failure to submit written comments prior to the due date, or to 
obtain the applicant’s written approval of an extension, will result in written comments being 
accepted for informational purposes only. 
 
Sincerely, 
 
 
Mike Pesicka, Principal Planner 
 
 

REFERRAL RESPONSE REQUEST 

            Planning Services 

Department of Community Development 

www.douglas.co.us 

October 9, 2024
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Louviers Water and Sanitation District  PO Box 359, Littleton CO 80160 

sees@ccrider.us 303-482-1002 

 
October 8, 2024 
 
Planning Services   
100 Third Street  
Castle Rock, CO  80104  
 
Attn:  Mike Pesicka 
 
Re: Referral SB2024-048 Range Preliminary Plan 
 
Mr. Thomas,  
 
Louviers Water & Sanitation District “the District” thanks you for the opportunity to provide comments 
on this application. Below is a list of comments for your consideration. 
 
Range Planned Development Exhibit 

1. The “Statement of Commitments” indicates “the commitment to provide connection fees for 
the Louviers Water and Sanitation District, along with system capacity.” 

 
The District requests that related any Escrow provided for the District connection fees, that the 
District is also named a party to the Escrow. 

 
Dominion Water and Sanitation District Conditional Will Serve Letter 

1. Bullet on Range paying $4.18M for the waterline between Sterling Ranch CAB and LWSD. Please 
ensure that the waterline is constructed for fire flow to the District, confirm that the meter vault 
to the District will be separate from the meter to the Range, and confirm that the meter vault 
will be located adjacent to the District water storage tank. 

2. Bullet on Range responsible for $6-7M for lift station at the LWSD sewer lagoon. Easement 
agreement and operations agreement for use of District property is required. Infrastructure 
located on LWSD property will be subject to LWSD review and approval. 

3. Bullet on Range shall escrow all connection fees associated with connecting Louviers to DWSD 
conjunctive use system and wastewater system of $4.5M. 

 
Louviers Water and Sanitation District reserves the right to provide additional comments as additional 
information is available.  Please don’t hesitate to reach out if you have any questions regarding the 
comments. 
 
Sincerely, 
 
 
 
Sarah E. E. Shepherd 
District Manager 
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From: Sarah Shepherd
To: Kristofer Carlstedt
Cc: Michael Pesicka; Michael Gerstner; Matthew Collitt
Subject: Re: Range Development 2nd referral Submittal
Date: Tuesday, February 25, 2025 10:54:11 AM
Attachments: image001.png

image002.png
image003.png

Hello Kristofer and Mike,

Thank you for the email. Louviers does not believe the response of referring us to
speak with Dominion adequately addresses the referral response we provided, as we
have reviewed plans that still indicate that an offsite waterline and sewer line will be
constructed between Range and LWSD for water service from DWSD and sewer
service from DWSD at the LWSD lagoon.  There were no drawings or plans for the
offsite water line and sewer line and planning is still in process between these three
entities. 

Though our comments remain unresolved, we are open and willing to discuss
solutions. If a meeting would be helpful please let us know.

Thank you very much,
Sarah

On Fri, Feb 21, 2025 at 1:13 PM Kristofer Carlstedt <kcarlstedt@rickengineering.com> wrote:

Sarah,

 

Does Louviers Water and Sanitation District have any futher comment on the Range Preliminary
Plan?

 

Kristofer Carlstedt PE

ASSOCIATE

O 303-423-6036 D 303-403-2427

 

 

From: Sarah Shepherd <sees@ccrider.us> 
Sent: Monday, December 30, 2024 4:24 PM
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To: Michael Pesicka <mpesicka@douglas.co.us>
Cc: Kristofer Carlstedt <kcarlstedt@rickengineering.com>
Subject: Re: Range Development 2nd referral Submittal

 

Thanks Mike,

 

No worries--the attachments were fine by me, I just hadn't worked with Kristofer
and have been getting some spam emails recently asking for click-throughs! 

 

I have forwarded their response to District consultants and the Board will review at
their meeting in January.

 

Best,

Sarah

 

 

On Mon, Dec 30, 2024 at 4:21 PM Michael Pesicka <mpesicka@douglas.co.us> wrote:

Sarah,

 

I am still uploading the resubmittal documents for the Range Preliminary Plan to the County
portal if you are more comfortable opening them from that site.

 

Thank you,

 

Mike Pesicka | Principal Planner

Douglas County Department of Community Development

Address | 100 Third St., Castle Rock, CO 80104
Direct | 303-814-4367     Main | 303-660-7460

Email | mpesicka@douglas.co.us
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From: Kristofer Carlstedt <kcarlstedt@rickengineering.com> 
Sent: Monday, December 30, 2024 3:53 PM
To: Sarah Shepherd <sees@ccrider.us>
Cc: Michael Pesicka <mpesicka@douglas.co.us>
Subject: RE: Range Development 2nd referral Submittal

 

I understand the caution.

 

Copying Mike Pesicka who can vouch for me. The County asks us consultants to work directly
with referral agencies after the first submittal to resolve comments.

 

Copied is our response to the comment letter you prepared (also attached). The link is the
comprehensive submittal with responses to comments and the new submittal documents.

 

Kristofer Carlstedt PE

ASSOCIATE

O 303-423-2427 D 303-403-2427

 

From: Sarah Shepherd <sees@ccrider.us> 
Sent: Monday, December 30, 2024 2:03 PM
To: Kristofer Carlstedt <kcarlstedt@rickengineering.com>
Subject: Re: Range Development 2nd referral Submittal

 

Hi Kristofer,

 

Thanks for reaching out--I'm hesitant to open this link as we've not interacted
before, and I typically receive comments via the portal through Douglas County.
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Please confirm and thanks for your understanding!

Sarah

 

On Mon, Dec 30, 2024 at 12:36 PM Kristofer Carlstedt
<kcarlstedt@rickengineering.com> wrote:

Sarah,

 

Please find our second referral submittal and response to your comments for the Range
Development at this   link.

 

Please confirm that this email has reached you and let me know if you have any
questions.

 

Thank you.

 

____________________________________

Kristofer Carlstedt PE

ASSOCIATE

 

5690 Webster St, Arvada, C0 80002

P 603-423-6036 | D 303-403-2427

rickengineering.com

 

 

--
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Sarah E E Shepherd

District/Authority Manager

 

Chief Executive Officer

Littleton Mailing Address: P.O. Box 359, Littleton, CO 80160

Tele.: 303-482-1002

sees@ccrider.us

 

--

Sarah E E Shepherd

District/Authority Manager

 

Chief Executive Officer

Littleton Mailing Address: P.O. Box 359, Littleton, CO 80160

Tele.: 303-482-1002

sees@ccrider.us

-- 
Sarah E E Shepherd
District/Authority Manager
 

Chief Executive Officer
Littleton Mailing Address: P.O. Box 359, Littleton, CO 80160
Tele.: 303-482-1002
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SOUTH METRO FIRE RESCUE 
FIRE MARSHAL’S OFFICE 

_________________________________________________________________ 
 

9195 East Mineral Avenue, Centennial, Colorado 80112   Phone:  720-989-2230   Fax:  720-989-2030 

 
 
Mike Pesicka, Principal Planner 
Douglas County Department of Community Development, Planning Services 
100 Third St 
Castle Rock Co 80104 
303.660.7460 
303.660.9550 Fax 
 
 
Project Name:  Range Preliminary Plan 
Project File #: SB2024-048 
S Metro Review # REFPDP24-00159 
 
Review date: October 4, 2024 
 
Plan reviewer: Aaron Miller 

720.989.2246 
aaron.miller@southmetro.org 
 

Project Summary:  A preliminary plan application for 550 residential lots, and 8 tracts for community amenities, 
landscaping, utilities, and 243 acres of open space on approximately 399.60 acres within 
the Range Planned Development. Two points of access are proposed to U.S. Highway 85. 

 
Code Reference: Douglas County Fire Code, 2018 International Fire Code, and 2021 International Building 

Code with amendments as adopted by Douglas County.  
 
 
South Metro Fire Rescue (SMFR) has reviewed the provided documents and has no objection to the proposed 
preliminary plan.  
 
Applicants and designers are encouraged to coordinate with SMFR regarding fire hydrant layout prior to plat 
documents and utility plans being completed.  
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DEVELOPMENT 

October 9, 2024 

To Whom It May Concern, 

To assure equal treatment by Douglas County for all developers located in Northwestern Douglas County 
along the HWY 85 Corridor, The Range Development (SB2024-048) should be required to pay the same 
impact fee per lot that to Sterling Ranch Planned Development and Solstice Planned Development are 

required to pay. The Highway fee was a condition of approval for both these developments and are 
unique to these developments. 

As Required by the Sterling Ranch PD Sterling Ranch builders currently pay a specific per lot amount of 
$3,870.00 to go towards improvements for State Highway 85. At 20% buildout Sterling Ranch 

Development has paid over $12.5 million towards improvements on a State Highway. 

In total at full buildout Sterling Ranch will pay a total of over $55 million towards highway 
improvements. The over $55 million (not inflation adjusted) paid by Sterling Ranch supplements the 

existing taxpayer funded Douglas County and State of Colorado transportation funding mechanisms. 

Thank you for your consideration. 

Susan Beckman 
Entitlement Director 

Sterling Ranch Development Company 

8155 PINEY RIVER AVENUE, SUITE 200 STERLING RANCH, CO 80125 
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Comments to the Range PD Preliminary plan/Wildfire Mitigation Plan – October 28, 2024 

 

The more general comments related to the wildfire mitigation plan and the Range PD Preliminary Plan 
are below, there are a few additional comments in the attached plan. 

 Please include maps of the management units and a development plan map. The map is 
referenced in the plan, the copy I have from the project file does not contain the map. We need 
to confirm the robustness of the treatments and locations as it relates to community protection 
and adjoining existing communities. 

 The management strategy around grass fuels and roadways is a sound and recommended 
strategy to enhance evacuation. The recommendation identified is a 60-foot strip along roads 
and bordering private properties where grass fuels abut the residences and businesses. The 
mow strip along roadways, is it intended to be 30-feet each side at the edge of the road? What 
is the implementation mechanism for this give the ROW for roads is 50 feet?  

 Please identify treatment requirements on a map so we have a clear understanding of where 
fuel breaks are intended to be implemented and the differing fuel types. 

 The Plat notes indicate an open space agreement with the developer, County, Metro District, 
and HOA. Wildfire related strategies need to be incorporated into larger open space 
management plans and agreements. Open space categories are comprised of open space 
parcels categorized as I ,II,III. Preservation agreements should protect the area from 
development and encompass conservation strategies to manage land that reduce potential for 
high intensity wildfire, habitat enhancement and community protection.  

 The open space parcels indicate a use for public enjoyment and an established trail network. 
Trails currently indicate an 8” width, some concrete. A common management scheme for public 
enjoyment that doubles with wildfire includes trailside mowing. This practice can also be 
considered for wildfire management, especially if trails can support access for brush trucks. 

 The wildfire mitigation plan has a date of March, 2023. At this time the CSFS publications of 
Firewise Plat Material and Firewise Landscaping were the current documents. As of Spring 2024 
those publications have been replaced with the Low Flammability Plant Index 
https://csfs.colostate.edu/wp-content/uploads/2023/05/CSFS_CSU-Ext_Fact-
Sheets_LFLP_FINAL_web.pdf 

 Section 5.5 and beyond refer to Firewise principals and defensible space. We suggest including a 
short discussion on structure exposure to wildfire, structure ignition and pathways to fire 
spread. This short discussion will complete the message on the importance of Firewise practices 
and principals, especially the first 5 feet, 0-5 feet, Zone 1, and the significance of the 
noncombustible zone as it relates to ember penetration, direct flame contact and radiant heat 
impacts.   

 We suggest a new home-owner packet with information containing wildfire related publications 
for handout by the HOA and/or other community organizations at the time of homeowner 
move-in-real estate closings, whatever the jurisdiction has control over. The Firewise 
homeowner or CSFS Live Wildfire Ready homeowner checklist is a good resource to 
encorportate 
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From: Jill Welle
To: Michael Pesicka
Cc: Kristofer Carlstedt
Subject: Range Wildfire Mitigation Plan
Date: Friday, January 17, 2025 9:46:29 AM
Attachments: 1-14-25 Range Final_aaproved 1-16-2025.pdf

Mike,
Attached please find the approved wildfire mitigation plan. I put my initials in the corner for
now. Let me know if you need anything else.
 
Jill
 
Jill Welle, CWMS
Wildfire Mitigation and Resilience Coordinator
Douglas County Building Division
100 Third Street
Castle Rock, CO 80104
720-733-6924
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 RANGE PROJECT 
WILDFIRE MITIGATION PLAN 


 
JANUARY 10, 2025 


 
BRYAN HORAN 


VENTANA CAPITAL 
8678 CONCORD CENTER DR, SUITE 200 


ENGLEWOOD, CO 80112 
bhoran@ventanacap.com 


(303) 346-7006 
 


RANGE, LLC 
7440 NORTH US 85 


SEDALIA, COLORADO 80135 
(303) 403-2427 


 
LEGAL DESCRIPTION: 


 
SE1/4 SECTION 34; SW1/4 SECTION 35 


TOWNSHIP 6 SOUTH, RANGE 68 WEST, 6th PM. 
W1/2 SECTION 2; E1/2 SECTION 3, TOWNSHIP 7 SOUTH,  


RANGE 68 WEST, 6th PM 
DOUGLAS COUNTY, COLORADO 


398.7 TOTAL ACRES 
 
I have reviewed this plan, which has been prepared at my request to guide my stewardship 
management for wildfire mitigation activities, and I will voluntarily apply them on my property. I 
believe the management requirements in this plan are appropriate to meet my goals and objectives 
and will benefit the natural resources on the property. I intend to apply the required practices, thus 
helping me to be a good steward of the forest, meadows and associated resources entrusted to me 
on my property. I agree to follow this plan to ensure the sustainability of my management. 
 
 
Date:                           Signed, Developer:________________________________________                                                                 


 
Date: ___________    Signed, Douglas County Mitigation Forester: ___________________       
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1.0 INTRODUCTION 


This Wildfire Hazard Mitigation Plan has been prepared for the Range property located at the 
intersection of US 85 and Airport Road, 7440 North US 85 Sedalia, Colorado. The property is 
currently managed for agricultural purposes. The property is currently zoned as Planned 
Development. Our client Bryan Horan, Ventana Capital, Range, LLC. wishes to develop the site 
into a residential community (Appendix 9.1). 


In 2022 an update to the Douglas County Community Wildfire Protection Plan (CWPP) was 
developed. Key components of the plan include a county-wide wildfire hazard assessment, 
identification of communities at risk, and recommendations on how communities can reduce their 
risk to wildfire. The plan will serve as an “umbrella” document to provide background information 
for finer-scale communities within Douglas County (i.e., subdivisions, or homeowners 
associations) who wish to develop a specific Community Wildfire Protection Plan for their area of 
interest, may tier to the CWPP for assistance. 


2.0 GOALS & OBJECTIVES 


The primary goal of this plan is to provide a scope of work and strategic requirements to thin 
hardwood and conifer forests and mow grass to reduce wildfire risk. 


This plan will meet the following objectives: 


• Assess the potential wildfire hazard and make wildfire mitigation strategic and tactical 
recommendations. 


• The applicant must implement this approved plan prior to the development being eligible for 
permits. 


• Identify any forest health concerns and make appropriate management recommendations. 
• Assist the client in meeting the requirements of the Douglas County Land Development 


Regulations. 
 


Further additional objectives and expectations are:  


• To develop an Open Space (OS) Agreement with Range LLC, Douglas County, Metro 
District, and HOA.  


• Agreement needs related wildfire strategies to be incorporated into larger open space 
management plans and agreements.  


• Open space categories are comprised of open space parcels categorized as I, II, III.  
• Preservation agreements should protect the area from development and encompass 


conservation strategies to manage land that reduce potential for high intensity 
wildfire, habitat enhancement and community protection.  


 
 


  



https://www.douglas.co.us/documents/cwpp-update-2022.pdf/
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3.0 GENERAL PROPERTY DESCRIPTION 


3.1 Location 


The Range property is in Douglas 
County, southeast of Sedalia located at 
7440 North US 85, Sedalia, CO., 
80135. The project is in portions of the 
Southeast ¼ of Section 34, the 
Southwest ¼ of Section 35 Township 6 
South, Range 68 West, the West ½ of 
Section 2 and the East ½ of Section 3, 
Township 7 South, Range 68 West, 6th 
Principal Meridian. The property can 
be accessed from Sedalia, CO via US 
85. Travel southeast approximately 3 
miles from Sedalia, CO on US 85 to the intersection of Airport Road at 7440 North US 85, Sedalia 
CO, 80135. 


3.2 Property Description 


The property contains approximately 399 acres. The project area ranges in elevation from 
approximately 5,800 to 6,000 feet along the eastern boundary. The aspect is generally northwest. 
Slopes vary from gentle to moderate, ranging from 10 to 35 percent. 


Natural vegetation on the property is predominately native grasslands, with shrubs and ponderosa 
pine occurring along the drainages. Significant portions of the Range property were used for 
livestock grazing and planted crop land. 


3.3 Climate 


Climatic data from the weather station in Castle Rock (*051401), Colorado, approximately 25.0 
miles southeast of the property, provides the following averages based on records from 1893 to 
2016 continuous data collection: 


• Average annual maximum temperature: 63.4 °F 
• Average annual minimum temperature: 31.3 °F 
• Average annual total precipitation: 17.04 inches 
• Average annual total snowfall: 60.8 inches 


 
Reference: (*Western Regional Climate Center, wrcc@dri.edu) 
 


Location Map 



mailto:wrcc@dri.edu
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3.4 Impacts on Neighbors 


Several business and residences are near the 
west, south, and north Range boundary. A 
Wildlife Conservation Area owned by. 
Highlands Ranch Association is located east 
of the Range property. This development is 
near several businesses and homes that are 
likely to be affected by noise and visual 
impacts during construction. Refer to 
Appendix 9.1 Adjacent Landowner Maps  


3.5 Range Planned Development 


Range Planned Development (PD) is to 
provide 550 lots for single family residential 
homesites, while maintaining approximately 
242 acres of open space on land that has 
minimal farming or ranching value, which 
creates country living in a rural atmosphere 
while preserving the vegetation, wildlife 
habitat/corridors, views and privacy. The PD 
(Appendix 9.5) is in the approval process with 
Douglas County.  


The PD indicates an open space agreement with the developer, County, Metro District, and HOA. 
Wildfire related strategies need to be incorporated into larger open space management plans and 
agreements. Open space categories are comprised of open space parcels categorized as I ,II,III. 
These preservation agreements should protect the area from development and encompass 
conservation strategies to manage land that reduce potential for high intensity wildfire, habitat 
enhancement and community protection. 


4.0 WILDFIRE HAZARD ASSESSMENT 


4.1 Wildfire Risk Assessment 


Each year, wildfires on public and private lands consume millions of acres of forests, threatening 
lives, property, and watershed resources. The potential for wildfire or fire risk is the likelihood that 
wildfire will start from natural, or human caused ignitions, with potential for damaging effects to 
people, property, and/or the environment. Risk is also defined as the possibility of loss or harm 
from wildfire. Increased awareness of wildfire hazards and the need for active mitigation has led 
to advanced means of analyzing these hazards relative to communities and homes within the 
wildland-urban interface. Images such as the Black Forest fire help residents understand the 
intensity of wildfire risk to Colorado communities. 


The Colorado State Forest Service developed the Colorado Wildfire Risk Assessment (CO-WRA) 
Portal, (https://coloradoforestatlas.org/), to aid in wildfire prevention planning. CO-WRA provides 


Range PD 



https://coloradoforestatlas.org/
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a spectrum of information, reports, and analyses supporting mitigation, education, and wildfire 
prevention initiatives the Range property. The report generated several indicators of risk elements. 
The Wildfire Risk Assessment described several fire behavior characteristics potentially impacting 
the development the Range property. The risk assessment provides critical information to make 
informed decisions. Additional indicators are available in the Range CO-WRA report available at: 
Range CO-WRA REPORT  


A summary of this report's findings indicates the current wildfire risk is moderate to low; fire rate 
of spread is high to extreme over most of the property due to fuel types and slopes; expected flame 
lengths are moderate, (4-8 feet); and the likelihood of starting a wildfire in the highest-class rating. 
The report classifies the wildfire risk for the Range property “low to moderate.” This rating is 
based on wildfire threat and fire effects. It identifies those areas with greatest potential impacts 
from wildfire, i.e., those areas most at risk, considering all values and assets combined. At the 
current time, there is little value on the property, hence the low-risk rating. 


Wildfire Ignitions Map is an ignition density 
heat map represents the likelihood of a fire 
starting based on historical ignition patterns. The 
assessment indicates ~ 80 percent of the Range 
property is in the highest threat class of wildfire 
occurrence. 


Three fire behavior characteristics of importance 
to the Range property are rate of spread, flame 
length and fire intensity scale. All three of these 
fire behavior characteristics are influenced by 
three factors, fuels, weather, and topography.  


Rate of spread, the speed with which fire moves 
across the landscape, is influenced by fuels, 
weather, and topography. Ninety five percent of 
the property is in areas defined as high to 
extreme rate of spread, with fire 
projected to move across the landscape 
13 to 44 feet per minute. Slope, surface 
fuel conditions and weather contribute 
to the spread. Fuel models 2 and 5 show 
the variable surface fuels conditions 
generally associated with the property. 


Flame length is an indicator of fire 
intensity and is often used to indicate 
how much heat is being generated by 
the fire. Approximately 96 percent of 
the Range property is represented in the 
low to high classification, with flame 


Range Fire Ignitions 


Range Wildfire Rate of Spread 



https://coloradoforestatlas.org/report_data/1e921953-592d-43b4-9eb4-1c4d2b60a20c/COWRA_REPORT.pdf
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lengths projected to range from 6 to 12 feet or greater in length. The remainder of the property is 
in a low to moderate classifications with flame lengths projected to range from 0 to 6 feet in length.  


The fire intensity scale identifies areas 
where significant fuel hazards and 
associated dangerous fire behavior 
potential exist. Like the Richter scale for 
earthquakes, the fire intensity scale 
provides a standard scale to measure 
potential wildfire intensity. 
Approximately 96 percent of the Range 
property is represented with a Class 2 to 
4, low to high intensity scale. Flames 8 
to 30 feet in length could be expected.  


The property is currently undeveloped. 
Creating defensible space for 
constructed homes needs to be an integral part of design standards for the community. Defensible 
space is the  natural landscaped area around a home or other structures that has been modified to 
reduce fire hazard. Defensible space gives homes a fighting chance to resist the impact of wildfire. 
Creating and maintaining defensible space also reduces the chance of a structure fire spreading to 
the surrounding forest or other homes. Additional information on defensible space is included in 
Appendix 9.2.  


Planned access roads in the development can be used to create effective barriers to the potential 
spread of wildfire. Access to proposed homes is limited with primary access through two main 
streets from Highway 85. In the event of a wildfire emergency we propose that two emergency 
crash gates be developed from the Range property that exits to the east and to the north with 
adjoining neighboring properties. This provides safe community emergency egress and allows Fire 
Department apparatus alternative access to the community in the event of wildfire and limited safe 
egress.  


Further we recommend developing a post management plan keeping the vegetation managed, and 
mowing grass along all roads passing through the Range property to make ingress and egress 
during wildfire safer for citizens and fire personnel for the future. Creating fuelbreaks, along with 
roads, driveways, and trails, will break up the continuity of the forest cover and fuels. Modifying 
fuels will help keep fires small, provide access for fire suppression resources while allowing 
residents to evacuate if necessary.  


Additional information on fuelbreak guidelines can be found in Appendix 9.2 (Dennis 2005). 
Information regarding creating wildfire-defensible zones, fire-resistant landscaping, forest home 
fire safety, and fire-wise plant materials are also included in Appendix 9.2. Defensible space will 
be required around each house as well as community open spaces in the future and should be 
maintained annually to remain effective. 


Range Wildfire Intensity Scale 
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Wildland-Urban Interface Risk is a rating of the potential impact of wildfire on people and their 
homes (CO-WRA). The WUI Risk Index is derived using a response function modeling approach. 
Response functions are a method of assigning a net change in the value to a resource or asset based 
on susceptibility to fire at different intensity levels, such as flame length. To calculate the WUI 
Risk Index, the WUI housing density data were combined with flame length data and response 
functions were defined to represent potential impacts. The response functions were defined by a 
team of experts led by Colorado State Forest Service mitigation planning staff.  


By combining flame length with the WUI housing density data, it is possible to determine where 
the greatest potential impact to homes and people is likely to occur. Customized urban 
encroachment algorithms were used to ensure those fringe urban areas were included in the WUI 
Risk outputs. Encroachment distances into urban areas were based on the underlying fuel models 
and their fuel types and propensity for spotting and spreading.  


In summary, 64-acres are currently in the WUI. Of these acres, approximately 13% are in the 
moderate to high-risk class. The map shows WUI risk areas to the west which include the Union 
Pacific Railroad, a State Highway, County roads, businesses and industries resulting in a Burn 
Probability Risk rating. 


  


Range Wildland Urban Interface Risk 
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Burn Probability (BP) is the annual probability of any location burning due to wildfire. The 
annual BP was calculated as the number of times that a cell was burned and the number of iterations 
used to run the models. The map shows that 100% of the Range property has a high Burn 
Probability as they are made up of Fuel Models 2 and 5. This data is consistent with the WUI Map 
in Section 4.2, Fuel Models. Burn Probability was used to recommend a fuelbreak around the 
entire perimeter of the property, refer to Appendix 9.1 MU Map. 
 


 


  


Range Burn Probability Index 
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4.2 Fuel Models 


Fuel models are a means of describing a wide variety of combustible conditions found in the 
wildland environment. Fuels model estimates of surface fuels are combined with fuel behavior 
maps to create fuel models that are useful for quantifying current stand conditions and predicting 
wildfire behavior. Fuel size class, fuels loading in tons/acre, fuel bed depth, and fuel continuity 
across a landscape are all factors that are considered when assigning a fuel model to a specific site. 


There are two main classification systems used in wildland fire management. The newer system is 
contained in the USDA Forest Service General Technical Report RMRS-GTR-153 Standard Fire 
Behavior Fuel Models: A Comprehensive Set for Use with Rothermel’s Surface Fuel Spread Model 
(Scott and Burgan 2005). The second, older system is published in USDA Forest Service General 
Technical Report INT-GTR-122 Aids to Determining Fuel Models for Estimating Fire Behavior 
(Anderson 1982).  


The best representative Surface Fuel Models describing fuel conditions across the property are 
Fuel Models GS2 (122) Moderate Load, Dry Climate Grass-Shrub and GR1 (101) Short, Sparse 
Dry Climate Grass. Refer to Appendix 9.2 CO-WRA, page 46. 
 


CO-WRA, Range Surface Fuel Models 
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Fuel Model 2 (GS2, GR1) is present across 357 acres 
or ~ 90 percent of the Range property. GR1 applies to 
acres where the primary carrier of fire is sparse grass, 
though small amounts of fine dead fuel may be 
present. The grass is generally short, either naturally 
or by heavy grazing, and may be sparse or 
discontinuous. 


GS2 applies to acres where the primary carrier is 
grass and shrubs combined. Shrubs are 1-3-feet high, 
and the grass load is moderate. The spread rate is high 
with moderate flame lengths. Fuel loads in this model 
are around 4.0 tons per acre with a 1.0-foot fuel bed 
depth (Anderson 1982). 


Fuel Model 5 (SH5) is present across 18 acres or ~ 5 
percent of total acres. The primary carrier of fire is 
woody shrubs and live and dead shrub litter. This fuel 
model also contains small amounts of ponderosa pine 
with a moderate load of needle litter (CO-WRA). The 
fuels are located predominately in the ravines 
bisecting the property.  


Fuel model 5 applies to acres with a very heavy shrub 
load and closed canopy stands that support fire in the 
litter layer. This layer is mainly needles, leaves, and 
twigs because little undergrowth is present in the 
stand.  


In this fuel model, slow to moderate burning ground 
fires with low flame lengths generally occur, although 
the fire may encounter an occasional “jackpot” or 
heavy fuel concentration that can flare up. Only under severe weather conditions involving high 
temperatures, low humidity and high winds do the fuels pose fire hazards. Dead fuel loads range 
from 1.0 - 3.5 tons per acre with an average fuel bed depth of 2.0 feet (Anderson 1982).  


  


Fuel Model 2 


Fuel Model 5 







14 
 
  Copyright Dahl Environmental Services, LLC 


 


5.0 WILDFIRE MITIGATION MANAGEMENT 


The property was defined with three major vegetative Stand types: Grassland, Oak 
Shrubland/Shrubland, and Ponderosa Pine. Each Stand Type becomes a Management Unit 
(MU) in this plan. 
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Vegetation Map 


General Vegetation and Landcover Types 
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5.1 Scope of Work 


The scope focuses on actions that are effective in reducing wildfire hazards on the Range property. 
The forest thinning objective reduces ladder fuels, diseased deformed damaged trees and removing 
all logging slash and roundwood. The rangeland objective focuses on managing grasslands and 
shrublands to stop unwanted wildfires. As an example, it is important to note that ponderosa pine 
is easy to thin, often remain strong and standing after high wind events. This is because the species 
generally have a deep root system that allow them to be “windfirm. 
 
5.1.1 Stand 1 - Grasslands 


The Grassland stands represent ~343 acres of the 
Range property. Mixed grass and scattered shrub 
thicket cover the dry southern slopes of the 
property. Common flora in this vegetative unit 
includes mountain mahogany (Cercocarpus 
montanus), buckbrush (Ceanothus fendlen), 
yucca (Yucca glauca), and scattered common 
juniper (Juniperus communis). Dominant grass 
species are western wheatgrass (Agropyron 
smithii), big and little bluestem (Andropogon 
spp.), and blue gramma (Bouteloua gracilis). 
Introduced grasses such as smooth brome, 
intermediate wheatgrass and crested wheatgrass 
also occur on a graded area adjacent to the 
property. 
 
Grass-dominated landscapes are characterized by an abundance of fine fuels and dry conditions 
that are prone to fire and pose heightened risks to communities. One of the primary challenges lies 
in developing adaptive strategies that consider the dynamic nature of grass landscapes, climate 
influences and the need for effective risk reduction to ensure long-term resilience against wildfire 
threats. Refer to (CSFS Grasslands Mitigation Strategies).  
 
Grasses represent 86% of the Range property. These areas are characterized by an abundance of 
fine fuels and can be particularly vulnerable to wildfire due to their rapid fuel accumulation and 
high fire frequency. Grass fuels are a large concern for communities because it is the predominate 
fuel type near homes bordering Open Spaces. These light flashy fuels are a risk to firefighter safety 
and can pose a serious threat to homes. 
 
Most grasses are less than ¼ inches in diameter, that quickly respond to changing environmental 
conditions. In contrast with forest litter fuels which are often coarser, have higher fuel-loading, are 
higher in density and have burnout times in the order of minutes to hours; grass fuels have burnout 
times around 5–15 seconds (Sullivan, 2010). One-hour fuels can burn under a broader range of 
environmental conditions than other fuel types due to their rapid moisture extinction rate. 
 


Grassland 



https://csfs.colostate.edu/wildfire-mitigation/grasslands/

https://csfs.colostate.edu/wildfire-mitigation/grasslands/overview/
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The grass meadows were historically used for livestock pasture. There is evidence of deer and elk 
use of meadow vegetation. Accessibility and operability are very good (tractor operability) with 
development of skid road access since the ground conditions vary from 0 to 50%. 
 
5.1.2 Stand 2 – Oak Shrublands/Shrublands 


The  combined Shrublands stand cover ~29 
acres in the property. The common flora in this 
unit is primarily Gambel oak (Quercus 
gambelii), Rocky Mountain juniper, mountain 
mahogany, and scattered common juniper. A 
heavy amount of mountain mahogany also 
exists intermixed with the oak. In the ravines, 
Gambel oak has grown beyond its familiar 
brush form into small trees up to 18 feet tall. 
An intermittent drainage flows east to west 
within the Range property, see Appendix 9.1 
MU Map. 
  
The understory consists of Rocky Mountain 
maple (Acer glabrum), wax currant (Ribes 
cereum), snowberry (Symphoricarpus albus), shrubby cinquefoil (Potentilla cinquefolia), sage 
(Artemisia spp.), Rocky Mountain pussytoes (Antennaria parvifolia), squirreltail bottlebrush 
(Elymus longifolius), western yarrow (Achillea lanulosa), junegrass (Koeleria macrantha) and 
various sedges (Carex spp.).  
 
5.1.3 Stand 3 – Ponderosa Pine 


The ponderosa pine stand covers ~19 acres and 
would fall within Fire Behavior Fuel Model 5 
where the stands are more open with a grass 
understory. Fire spread is primarily through the 
fine herbaceous fuels, either curing or dead. 
These are surface fires where fine fuels, litter and 
dead and down slash contribute to fire intensity. 


Where possible remove ladder fuels under 
existing tree crowns and canopies. To maintain 
an uneven-aged, healthy stand of ponderosa pine 
on any open space areas, achieve stand diversity 
objectives and encourage natural reproduction of 
ponderosa pine.  


  


Stand 2 


MU 1 Thinning areas of hazardous fuels in 
ponderosa pine stands. 
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5.2 Treatment Requirements 


Stands are converted and treated as three Management Units (MU), see Appendix 9.1 MU Map 
for management direction. Included in this section are some general comments on each MU. It is 
recommended that a professional forester be consulted for all future tree markings and layout of 
future treatments prescriptions. Implementing these treatment prescriptions will reduce existing 
fuels, significantly modifying fire risk based on fuel loading. We recommend these activities take 
place before any planned development occurs. Additional mitigation activities will occur as 
individual landowners complete defensible space requirements per Douglas County land use 
regulations. Additionally, the requirements described in Section 6.0 should be incorporated into 
the HOA Covenants for Community. 
 
5.2.1 Prescription for Grassland Management MU1 


Grasses are perhaps the most pervasive and 
abundant surface fuel and are weather dependent 
on seasonal moistures in Colorado. Mow grasses 
and weeds as often as needed throughout the 
growing season and keep them 4 inches or shorter. 
This applies to irrigated lawns and wild or native 
grasses. This is critical in the fall, when grasses dry 
out, and in the spring, after the snow is gone but 
before plants green-up. Be especially careful when 
mowing in areas with rocks. Mower blades can hit 
rocks and create sparks, causing fires in dry grass. 
Consider using a higher blade setting on the 
mower and trimming grass that grow against the 
trunk only by hand. When mowing around trees, be sure to avoid damaging the root system and 
tree trunk by mowing only on days with high humidity or after recent moisture to reduce the risk 
of starting an unwanted fire. Individual lot owners will be responsible for mitigation on their lot. 


Goal: To maintain grassland meadows that help break up blocks of forested stands of higher risk 
wildfire behavior, to help buffer the risk of wildfire from potential ignitions off from Union Pacific 
Railroad, US 85, adjacent residences, private business areas, and roads. 


Mandatory Requirements:  


• Require a mowed 30-foot grass strip while maintaining a minimum or maximum height of 
4 inches along roadside cuts and fills, (refer to HIZ) and adjacent to neighboring residences 
and businesses where native grasses abut roads and structures. 


• Mow a minimum 2 times per year or when needed during growing season. However, 
grasses dependent on seasonal moisture and whether events, therefore, more, or less 
cuttings may be necessary to achieve and maintain the 4-inch maximum standard grass 
height. 


MU1 – Meadow- Grass-Shrub 



https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf
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• Homeowners adjacent to grasslands should focus their efforts on HIZ, Zones 1 and 2. It is 
particularly important to create fire hardened fences around homes and to reduce the chance of 
flames contacting structures. https://firesafemarin.org/harden-your-home/fire-resistant-fencing.  


• Seasonally mow and remove the hay from meadows to reduce standing grass height to a 
maximum height of 4 inches and reduce residual material to reduce risk of fire spread 
through light and flashy fuels. 


• Maintain ephemeral grassy water ways by removing any debris that would create barriers 
to runoff flows. 


• Consider haying or agricultural grazing to manage open space grasslands. 


5.2.2 Prescription for Oak Shrublands/Shrublands MU2 


This MU 2 consists of conifer and hardwood shrubs mixes which are forested in their entirety. The 
MU forms an excellent cover type for wildlife on the Northern slopes of the Range property and 
provides hiding cover wildlife and calving habitat for elk and deer. Scattered rock outcrops and 
isolated steep slopes are present in the MU. Gambel oak fuel hazard measures refer to the 
continuity, both horizontal (across the ground) and vertical (from the ground up into the vegetation 
crown). Fuels with a high degree of vertical and horizontal continuity are the most hazardous, 
particularly when they occur on slopes. Heavier fuels (brush and trees) are more hazardous, 
producing more intense fires than light fuels (grass). Mitigation of wildfire fuel hazards focuses 
on breaking up the continuity of fuels. Increasing distances between fuels is necessary on slopes. 
This MU should be managed to create stand structure that reduces the threat of extreme fire 
behavior. This can be achieved by implementing fuels reduction prescriptions that break up the 
continuity of the fuels and maintain aesthetic value.  


Use a hydro-axe, bush-hog, or similar equipment, to mow the acres occupied by Gambel oak and 
with Gambel oak understory. The configuration of the treated areas should be an irregular mosaic 
pattern, not in geometric shapes. Treated areas should not be arranged in a symmetrical pattern. 
Clumps to take or leave will be designated by description. An example of a decision process is to 
specify removal of oak in patches of ¼ to ½ acre with 120 to 160 feet between treated areas. In 
areas where conifers are present, if it can be determined that a particular clump is more likely than 
another clump to be a “ladder fuel” in the event of wildfire, then that clump should be selected for 
treatment. Treat or leave an entire clump to maintain clone integrity. Retain clumps with bole 
diameters of 9 inches or greater. Profuse sprouting can be expected to occur because of the 
mowing. To deplete the energy stores of the root system and diminish sprouting, mowing should 
be reapplied every two years over a six-year period in areas where a permanent reduction in oak 
is desired. 


Goal: In developing fuelbreaks, attempt to join timber stands, meadows, and grasslands by 
creating Gambel oak mosaics that will break up the fuel continuity while protecting the aesthetics 
values of the landscapes. Any juniper in the oak’s understory will need thinning and cutting to 
provide wildfire protection for access roads, structures, and facilities.  


 



https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf

https://firesafemarin.org/harden-your-home/fire-resistant-fencing





20 
 
  Copyright Dahl Environmental Services, LLC 


 


Mandatory Requirements: 


• Modify fuels along roads and structures. 


• Gambel oak brush should be cut back from access road cuts and fills generally 30 to 60 
feet crafting mosaic edges that are irregular in shape. 


• Recommended minimum spacing recommendations between clumps of shrubs should be 
2.5 times their height. Maximum clump diameter should be 2 times its height. For example, 
6-foot-high shrubs should have minimum spacing of 15 feet between clumps and the 
diameter of the clump should not exceed 12 feet from crown to crown.  


• Dead standing Gambel oak should be cut and removed from residual oak stands.  


• Herbicide all Gambel oak cut stems at ground level immediately after cutting (within 4 
minutes).  


• Areas treated for defensible space and mitigation must be maintained every year by 
mowing to prevent re-growth of Gambel oak.  


• Consider using herbicide treatments in both year 2 and 3, on cut Gambel oak stumps to 
prevent re-sprouting. 


• Treatments in this area should focus on creating a mosaic-clumping pattern with many 
spaces between clumps.  


• It should be noted that as with all treatment prescriptions, especially if located in wildland 
urban interface areas, many variables (fuels, topography, building design and construction 
materials, view sheds, etc.) could influence final marking guidelines. 


• Areas for immediate treatment would be in the development areas around any structure, 
along roads and trails and adjacent to any neighboring values at risk. 


Standards for fuel mitigation are detailed in Appendix 9.2, Gambel Oak Management no.6.311, 
(Jester, Rogers, and Dennis 2008). 
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5.2.3 Prescription for Ponderosa Pine MU3 


Maintain an uneven-aged, healthy stand of ponderosa pine on any open space areas and within the 
property to achieve stand diversity objectives and encourage natural reproduction of ponderosa 
pine.  


Goal: Thinning areas are designated in the forested areas and along property boundaries, adjacent 
to neighboring developed.communities and modify the Fuel Model 5 to Fuel Model 2. A 
professional forester should implement the following guidelines.  


Mandatory Requirements: 


• Remove accumulations of dead and down trees, branches, and slash from the forest floor, 
or reduce by mastication methods. 


• Thin and remove ponderosa pine seedlings to eliminate ladder fuels from under over-story 
trees. 


• Carefully reduce the estimated ponderosa pine group stocking from an average estimated 
100 square feet of basal area basal area to a range of  ~ 60 square feet to ~ 80 square feet 
of basal area basal area by thinning from below. 


• Remove slash from the area by hauling away to an approved disposal area.  


• Where aspen is present, stimulate reproduction by suckering by clearcutting small 
patches. 


• The recommended management objective is to maintain an open ponderosa pine savanna 
“park like” setting throughout this stand, removing the smaller diameter individuals 
retaining the larger diameter trees in the stand. 


• As a general guide prune and limb all trees; 
small younger trees prune trees 3 feet from the 
ground, leaving 2/3 of tree crowns with good 
green foliage and large trees prune 10 feet  to 
16 feet from the ground.  
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5.3 Fire-Resistant Landscaping 


Future Desired Conditions and Recommendations: 


Fire-resistant landscaping is an easy preventative measure to take. It can be achieved by 
considering the recommended list of plants and grass seed mixes for Colorado. Practices such as 
clearing dead brush, removing dead branches of trees or shrubs, and mowing grasses can also help 
protect against the spread of wildfire. Appropriate irrigation schedules are another step to prevent 
plant from becoming overly dry during the growing season. Deciduous plants are less flammable, 
generally, than evergreen plants (i.e., conifers or other such shrubs) cover plants. Controlling 
highly invasive plants such as cheatgrass (Bromus tectorum) help reduce not only fire risk but also 
support native plant growth. Flammable ground covers like much should be replaced with rock or 
other non-flammable material to prevent fire spreading to homes. Information concerning Firewise 
landscaping as well can be found in the links in the bibliography at the end of this assessment. See 
Appendix 9.2, Fire-Resistant Landscapes. 


5.4 Structural Ignitability 


Future Desired Conditions and Recommendations: 


Reducing structural ignitability is an essential wildfire mitigation activity that needs to be 
implemented in the Range Community. Many of these activities should occur at the same time and 
in the same location as the defensible space treatments outlined in Section 5.8. The ideal time to 
address home ignition risk is when the structure is in the design phase. 


For more information on appropriate roofing materials and other fire-resistant building designs 
and materials, refer to Appendix 9.2 and the CSFS publication: FireWise Construction: Site Design 
& Building Materials. 


Maintenance activities to remove flammable fuels from on and around structures is a high priority. 
Cleaning gutters annually, or seasonally, will prevent dead leaves or conifer needles from 
accumulating and becoming a fire hazard from embers falling in advance of wildfire. Likewise, 
regularly removing dead leaves and especially conifer needles from roofs will also reduce this risk. 
Leave, needles, and other dead plant material should be cleaned out from under decks and around 
the walls of structures. Firewood for use in private residences should be stored away from the 
structures at least 30 feet in distance. 


5.5 Dwelling and Structure Management 


Future Desired Conditions and Recommendations: 


Guidelines for defensible space are summarized in the CSFS publication Protect Your Home & 
Property from Wildfire and the Home Ignition Zone. 


Homeowners who purchase new property lots for development of homesites will be required to 
implement defensible space for wildfire mitigation when applying for building permits in Douglas 
County. The future community can also decide if they wish to become a FireWise Community 
USA: http://www.firewise.org.  



https://static.colostate.edu/client-files/csfs/pdfs/06303.pdf

http://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

http://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

https://csfs.colostate.edu/wildfire-mitigation/protect-your-home-property-from-wildfire/

https://csfs.colostate.edu/wildfire-mitigation/protect-your-home-property-from-wildfire/

https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf

http://www.firewise.org/
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Defensible space and FireWise landscaping around private residences are the primary fuels 
management practices that need to be implemented within the Range development. Defensible 
space is the natural and landscaped area around a home or other structure that has been modified 
to reduce fire hazard. This is a critical step for preventing a total loss of property and/or life as well 
as reducing the spread of flames from one structure to another. Defensible space is the creation of 
an area in which firefighters could safely defend and protect structures. Defensible space involves 
the evaluation and treatment of the existing vegetation around the structure and reducing the 
flammability of the vegetation that can allow wildfire to reach or impact the structure. Defensible 
space breaks up the fuel continuity and reduces the overall wildfire hazard in the development.  


Defensible space reduces vegetation connectivity in both vertical and horizontal directions. 
Removing vertical connectivity helps prevent a wildfire from “climbing” the “ladder” fuels from 
the ground to the tops of shrubs and trees. Fire behavior becomes enhanced as entire shrubs and 
trees are on fire and becomes difficult for firefighters to defend. Removing horizontal connectivity 
helps slow or prevent the spread of wildfire across the landscape and through fuels towards the 
structure.  


Changing the flammability of vegetation is typically done by replacing existing plants or ground 
cover with less hazardous species. This is known as Firewise landscaping and can be easily 
accomplished by utilizing the recommended list of plants and grass seed mixes for Colorado. 
Current information concerning Firewise plant materials and Fire-Resistant Landscaping can be 
found in the information within Appendix 9.2. 


One important aspect of Fire- Resistant Landscaping is the selection of landscaping groundcover. 
Alternative types of ground cover, such as decorative rock, can be substituted around plans, in lieu 
of traditional bark mulch. In all cases, decorative rock should be used as a border around the walls, 
decks or other exposures of the structure that may be affected by fire spreading along the ground 
or by cinders falling in advance of a wildfire. 


Dr. Jack Cohen, Fire Science Researcher with the U.S. Forest Service, explains current research 
about how homes ignite during wildfires, and the actions that homeowners can take to help their 
home survive the impacts of flames and embers.  


This Cohen video was produced by the National Fire Prevention Association How Your Home 
Can Survive A Wildfire. The homeowners have the ultimate responsibility to take action to lessen 
the ignitability of the home ignition zone. Their actions dramatically increase the survivability of 
the home (Cohen 2000).  



http://forestpolicypub.com/2016/06/22/u-s-forest-service-expert-explains-how-your-home-can-survive-a-wildfire/

http://forestpolicypub.com/2016/06/22/u-s-forest-service-expert-explains-how-your-home-can-survive-a-wildfire/
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5.6 Defensible Space 


Future Desired Conditions and Recommendations: 


The general illustrations below show how to effectively implement defensible space inside the 
Home Ignition Zone, with wildfire resistant plants and fire-resistant landscaping Appendix 9.2 in 
two types of wildland settings. The first image is of a home site in a grassland and shrubland 
settings. The second image is home site located in a forested landscape. 


Structures can be made more fire resistant by using closed building eaves, installing proper screens 
for vents, screening or enclosing under decks, using fire resistant material for decks, using double 
pane tempered glass in sliding doors and multi-pane tempered glass windows, and utilizing Class 
A fire rated roofing material. Wooden fencing should not be attached to the house.  


 


Grassland Shrubland Landscape Forested Landscape 



https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf
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Zone 1 (0 to 5 feet from structure): Shrubs and trees should be removed from this area. Non-
flammable components such as decorative rock should be installed around the perimeter instead 
of flammable mulches. Well-spaced and pruned, low-flammability plants or mowed, irrigated 
grass is acceptable if the structure has noncombustible siding. 


In the remainder of Zone 1 trees, lower branches should be pruned 5 to 10 feet above the ground 
(not to exceed one-third of the tree height). Dead wood, tall grass, and ladder fuels (low limbs, 
small trees, and shrubs that may carry fire into tree crowns) should be removed from this area. 
Leaves and overhanging branches should be trimmed back from the roof and gutters. Wood piles 
should be removed and stored in Zone 2, preferably to the side or upslope from structures. 


Zone 2 (typically 5 feet from structure out to 30 feet): The size of this zone is dependent upon 
slope. Treatment of ground fuels and ladder fuels is generally the same as for Zone 1. Trees (or 
small groups of trees) and shrubs should be thinned to provide 10 to 20 feet of clearance among 
crowns. Grasses should be mowed because they dry in late summer. 


Zone 3 (Zone 2 to 100 feet or property line): The size of this zone is dependent upon slope. This 
area should be managed for the appropriate land use objectives, such as forest health, aesthetics, 
recreation, and wildlife habitat. In Zone 3 the HIZ recommendations are consistent with defensible 
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space guidelines zones for Zone 2 with some minor differences in recommended differences 
between crowns. 


5.7 Range Property Fuelbreak 


Specific recommendations for mitigation include a fuelbreak along the entire Range property 
boundary providing protection to homeowners from adjacent land potential wildland fire 
hazards. Requiring the fuelbreak around the entire Range property was based on several factors 
including the high hazard wildfire risks southwest and west of the property, (RR, Highway, 
Developed Land, and weather patterns, etc. ). Additionally, the CO-WRA wildfire models for 
Burn Probability and Fire Ignitions (Heat Map) justify installing and maintaining a solid 
perimeter fuelbreak around the Range Community. 


We recommend removing deciduous and coniferous vegetation and mowing tall grasses to 
distances if possible ~ 30 feet (HIZ Zone 2) from private property boundaries, into Range Open 
Space. The fuelbreak could be incorporated as part of an Open Space community trail system for 
the Range homeowners. Refer to Appendix 9.1, MU Map for site-specific fuelbreak location. 


In addition, a trail network will be established in the Open Space which can provide both 
recreational access and another type of fuelbreak with the trail itself acting as a narrow strip of 
exposed mineral soil. These trails should also be mowed regularly ~ 5 feet on each side of the trail 
thread (HIZ Zone1), which will improve wildfire mitigation efforts. Require the HOA and Open 
Space Management Plan to perform seasonal mitigation treatments on all fuelbreak perimeters.  


5.8 Insects and Diseases  


The mountain pine beetle (Dendroctonus ponderosae) 
(MPB) is an insect native to the Rocky Mountain region. 
MPB kills ponderosa pine, lodgepole pine and occasionally 
limber pine in Colorado. Populations of MPB in Colorado are 
currently declining after epidemic outbreaks from 1998 
through 2010. The level of infestation on the project area is 
currently low (endemic). Localized outbreaks are still 
occurring, so annual monitoring of the ponderosa pine should 
continue. We did not observe any MPB activity on ponderosa 
pine during our surveys. 


Another insect of concern is the ips beetle (Ips pini). We 
observed no signs of ips beetle activity during our survey. Ips 
infested trees typically have dead tops and live foliage in the 
lower part of the crowns but can kill whole trees in a single 
year. Ips usually attack green slash on the ground. Local population build-ups can cause them to 
be primary pests. Maintaining stands in a healthy condition through density control and prompt 
removal of wind and snow-breakage and thinning slash can nearly eliminate losses to Ips. Due to 
the high level of Ips activity throughout the region, it is important to monitor them annually.  


 


 


    


MPB attack on ponderosa pine  
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Dwarf mistletoes (Arceuthobium spp.) are also a common 
problem in Colorado forests. They are small, leafless, 
parasitic flowering plants that grow into the phloem of 
trees that kill by slowly robbing the tree of food and water. 
Diseased trees decline and die from the top down as lower 
infected branches take more food and water. Death occurs 
slowly in most cases and depends on the severity of 
infection and on the vigor and size of the tree. We 
observed no dwarf mistletoe on ponderosa pine during 
field surveys. 


5.9 Slash and Woody Debris Management 


Treating project slash during development is especially important to reduce risk of wildfire in the 
community. Untreated slash and woody debris can be extremely hazardous as fuels for wildfire if 
left untreated. Therefore, it is recommended that the following treatments be used to treat activity 
fuels (slash) against potential wildfire and insect and disease infections. Listed below are the basic 
methods that should be used: 


• Chipping/Mastication - using a chipper or masticating head to mulch slash material on site. Chips 
may be spread throughout a designated area and should not exceed four inches in depth. Chip piles 
should be utilized on the property or arranged for off-site hauling. 


• Pile and Burn - creating burn piles that will be burned under proper conditions with guidance from 
the local fire authority. 


• Removal - removing slash material completely from the property by way of hauling to a designated 
slash collection site.  


Dwarf mistletoe attack on ponderosa 
pine.  







28 
 
  Copyright Dahl Environmental Services, LLC 


 


6.0 REQUIREMENTS 


6.1 Development Requirements 


These Requirements are to be firmly incorporated in the Douglas County Development Site Plan 
for issuing the permit to develop this subdivision and covenants. A wildfire is a fire, regardless of 
ignition source, which is unplanned, has escaped, or is not authorized. Because Range property is 
located within the Wildland Urban Interface, refer to CO-WRA, it is imperative that potential 
homeowners recognize the risks and responsibilities associated with living in a fire prone 
environment. The risk of wildfire will continue to exist if there is natural vegetation. Therefore, it 
is important to manage risk by following required practices and actions proven to reduce fire 
occurrence, fire risk, fire hazard, and slow the spread of fire near residences. 


The following requirements should be incorporated into the requirements for the Range 
Development Plan and HOA Covenants.  
 


• Mandatory requirements are implementing all treatment prescriptions in Section 5.0 in MU1 
Grassland, MU2 Shrublands, MU3 Ponderosa pine areas and Section 6.2 


• Establish the Range property perimeter fuelbreak early in 2025 to prevent potential wildfires. 
• Maintain and mitigate all perimeter fuelbreaks throughout the year according to Section 5.7. 
• Monitor and treat insect and disease infestations. 
• Require a grass mowed strip to no less than 4 inches in height along the roads, and where native 


grasses abut residential structures as needed during growing season, minimum 2 time per year.  
• Implement the standards listed in the Colorado State University Cooperative Extension resource 


publication: Low Flammability Landscape Plants, no 6.305 (Carter et al 2023) (replaces Dennis 
2006 no 6.305 and Dennis 2004 no 6.303) 


• Follow the standards listed in the Colorado State University publication: Seed Mixes to Reduce 
Wildfire Hazards. no 6.306 (Dennis 2006).  


• Implement defensible space for new structures using FireWise Construction: Site Design and 
Building Materials listed in the Colorado State University resource publication: FireWise 
Construction, (Bueche and Foley 2012). 


• Implement Colorado’s Best Management Practices included in Appendix 9.4.  
• The HOA or Metro District will be responsible for mitigation management in the Open Space areas. 
• Provide Wildfire Awareness Checklists for new homeowners (Appendix 9.5). 


Range landowners should be encouraged to work in cooperation with the neighboring residents 
in implementing this plan. 
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6.2 Implementation Schedule 
 


Wildfire Mitigation Activities 


 


Reference Plan 
Section(s) 


 


Start Date 


 


Completed Date 


Implement the Prescriptions and 
Requirements prior to construction Section 5.0 2025 Prior to construction 


development 


Implement Wildfire Hazard Mitigation Plan 
and Scope of Work in mandatory treatment 
prescriptions in Section 5.0 for OS and HOA 
Covenants 


Section 5.0 2025 
Prior to Douglas 
County permitting 
process 


Create a Fire Adapted Community Section 6.0 2025 
Prior to and during 
construction 
development 


Implement all Wildfire Mitigation 
Requirements for HOA and OS   Section 5.0 2025 During construction 


development 


Incorporate standards for FireWise 
construction and landscape  Section 5.0 2025 During construction 


development 


Implement defensible space around 
structures and roadways using HIZ. Section 5.6 2025 During construction 


development 


Treat all activity slash. Section 5.9 2025 During construction 
development 


Implement Fire Hardening building 
materials and landscaping into HOA 
covenants.  


Section 5.4 2025 During construction 
development 


Develop an egress plan north and east to 
adjacent properties for emergency 
evacuation. 


Section 4.1 2025 During construction 
development 


Implement protection on riparian areas listed 
in the BMP’s. Section 9.4 2025 During construction 


development 


HOA, Metro District install and manage all 
fuelbreaks along property boundary Section 5.7 2025-and-


future years 


Before, during and 
after construction 
development 


Provide Wildfire Awareness Handouts to 
new homeowners Appendix 9.5 2025 After construction 


development 


Develop an OS Agreement with Range LLC, 
County, Metro District, and HOA on 
wildfire strategies to protect the community 
as Part of PD Requirements. 


Chapter 2.0 2025 Prior to construction 
development  


 



https://fireadapted.org/

https://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

https://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

https://csfs.colostate.edu/wp-content/uploads/2023/05/CSFS_CSU-Ext_Fact-Sheets_LFLP_FINAL_web.pdf

https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf

https://firesafemarin.org/harden-your-home/fire-resistant-fencing/





30 
 
  Copyright Dahl Environmental Services, LLC 


 


7.0 GLOSSARY 


basal area: the cross-sectional area of a single stem, including the bark, measured at breast height (4.5 feet) 
 
blowdown: trees or trees felled or broken off by wind. 
 
chipper: a mobile machine consisting of infeed conveyor, debarker (sometimes), and chipper, with chips being blown 
into a chip truck or a pile. 
 
coppice: the production of new stems from the stump or roots; to cut the main stem at the base or to injure the roots 
to simulate the production of new shoots for regeneration. 
 
defensible space: an area around a structure where fuels and vegetation are treated, cleared, or reduced to slow the 
spread of wildfire towards the structure. 
 
density-dependent mortality: trees which die as a result of other (usually larger) trees being able to outcompete them 
for light, water, and nutrients.  
 
diameter at breast height (dbh): the diameter of a stem of a tree at 4 ½ feet above the ground 
 
even-aged stand: a stand of trees composed of a single age class. 
 
fuel loading: the oven-dry weight of fuel per unit area. 
 
improvement cutting: the removal of less desirable trees of any species in a stand of poles or larger trees, primarily 
to improve composition and quality. 
 
ladder fuels: vegetative materials with vertical continuity that allows fire to burn from the ground level up to the 
branches and crowns of trees (Dennis 1999) 
 
litter: the surface layer of a forest floor that is not in an advanced stage of decomposition, usually consisting of freshly 
fallen leaves, needles, twigs, stems, bark, and fruits. 
 
lop-and-scatter: a hand method of removing the upward-extending branches from the top of felled trees to 
keep slash low to the ground, increase rate of decomposition, lower the fire hazard, or as a pre-treatment prior to 
burning. 
 
noxious weed: a plant specified by law as being especially undesirable, troublesome, and difficult to control. 
 
patch: a small part of a stand or forest 
 
pure stand: a stand composed principally of one species, conventionally at least 80 percent based on numbers, basal 
areas, or volumes. 
 
quadratic mean diameter: the diameter corresponding to a stand’s mean basal area per acre divided by the mean 
number of trees per acre. 
 
riparian area: related to, living, or located in conjunction with a wetland, on the bank of a river or stream but also at 
the edge of a lake or tidewater. 
 
scarification: mechanical removal of competing vegetation or interfering debris, or disturbance of the surface, to 
enhance reforestation. 
 
serotinous: pertaining to fruit or cones that remain on a tree without opening for one or more years.  
 







31 
 
  Copyright Dahl Environmental Services, LLC 


 


shrub: a woody, perennial plant, differing from cranial heard in its persistence and woody stem less definitely from a 
tree in its lower stature and the general absence of a well-defined main stem. i.e., a brush tree 
 
skid road: a road on which logs are hauled. 
 
slash: the residue, e.g., tree tops and branches, left on the ground after logging or accumulating as a result of storm, 
fire, girdling, or delimbing. 
 
snag: a standing, generally unmerchantable dead tree from which the leaves and most of the branches have fallen. 
 
stand: a contiguous group of trees sufficiently uniform in age-class distribution, composition, and structure, and 
growing on a site of sufficiently uniform quality, to be a distinguishable unit. 
 
sucker: a shoot arising from below the ground either from a rhizome or from a root. 
 
thinning: a cultural treatment made to reduce stand density of trees primarily to improve growth, enhance forest 
health, or recover potential mortality.  
 
uneven-aged stand: a stand with trees in three or more distinct age classes, either intimately mixed or in small groups 
 
windbreak: a strip of trees or shrubs maintained mainly to alter windflow and microclimates in the sheltered zone, 
usually farm buildings. 
 
windfirm: trees are able to withstand strong winds and resist windthrow.  
 
(Source: Helms, J. A., 1998) 


The USDA Forest Service and National Park Service Fire Terminology 


Abiotic factors: The non‐living components of the environment, such as air, rocks, soil, water, peat, and plant litter. 


Acre: an area of land containing 43,560 square feet. A square acre would be about 209 feet by 209 feet. A circular 
acre would have a radius of 117.75 feet.  


Afforestation: The establishment of trees on an area that has lacked forest cover for a very long time or has never 
been forested. 


Aerial fuels: Standing and supported live and dead combustibles not in direct contact with the ground and consisting 
mainly of foliage, twigs, branches, stems, cones, bark, and vines: typically used in reference to the crowns of trees.  
 
Basal area: the cross-sectional area of a single stem, including the bark, measured at breast height (4.5 feet). 
 
Blowdown: trees or trees felled or broken off by wind. 


Cambium: A single layer of cells between the woody part of the tree and the bark. Division of these cells result in 
diameter growth of the tree through formation of wood cells (xylem) and inner bark (phloem). 


Canopy: The forest cover of branches and foliage formed by tree crowns. 


Chain: A measuring tape, often nylon, 50 meters or 75 meters in length, used to measure distances. This term is 
derived from an old unit of measurement (80 Chains = 1 mile). 


Chimney: A topographical feature such as a narrow drainage on a hillside or the upper end of a box canyon that could 
channel wind, smoke or flames up the slope; acting as a fireplace chimney would draw smoke and heat upward. 
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Class A roof: Effective against severe fire test exposures, as classified by the Universal Building Code (UBC). Under 
such exposures, roof coverings of this class are not readily flammable, afford a fairly high degree of fire protection to 
the roof deck, do not slip from position, and are not expected to produce flying brands. 


Class B roof: Effective against moderate fire test exposures, as classified by the Universal Building Code (UBC). Under 
such exposures, roof coverings of this class are not readily flammable, afford a moderate degree of fire protection to the 
roof deck, do not slip from position, and are not expected to produce flying brands. 


Class C roof: Effective against light fire test exposure, as classified by the Universal Building Code (UBC). Under 
such exposures, roof coverings of this class are not readily flammable, afford a measurable degree of fire protection 
to the roof deck, do not slip from position, and are not expected to produce flying brands. 


Clearcut: The cutting of essentially all trees, producing fully exposed microclimate for the development of a new age 
class. An area of forest land from which all merchantable trees have recently been harvested. 


Climax forest: A forest community that represents the final stage of natural forest succession for its locality, i.e., for 
its environment. 


Coarse Woody Debris (CWD): Sound and rotting logs and stumps that provide habitat for plants, animals, and 
insects, and a source of nutrients for soil development. 


Colorado Champion Tree: The largest known tree of its species in the state. Trees are ranked by a point system 
based on three measurements: trunk circumference in inches at 4.5 feet above the ground, tree height in feet, and the 
average crown spread in feet. 


Commercial thinning: A silviculture treatment that "thins" out an overstocked stand by removing trees that are large 
enough to be sold as poles or fence posts. It is conducted to improve the health and growth rate of the remaining crop 
trees. 


Competing vegetation: Vegetation that seeks and uses the limited common resources (space, light, water, and 
nutrients) of a forest site needed by preferred trees for survival and growth. 


Conifer: Cone-bearing trees having needles or scale-like leaves, usually evergreen, and producing wood known 
commercially as "softwoods." 


Conservation: Management of the human use of the biosphere so that it may yield the greatest sustainable benefit to 
present generations while maintaining its potential to meet the needs and aspirations of future generations. It includes 
preservation, maintenance, sustainable utilization, restoration, and enhancement of the environment. 


Crown fire / Crowning: A form of extreme wildland fire behavior consisting of fire that advances from top to top of 
trees or shrubs more or less independent of a surface fire. Crown fires are sometimes classed as running or dependent 
to distinguish the degree of independence from the surface fire. 


Dead fuels: Fuels with no living tissue in which moisture content is governed almost entirely by atmospheric moisture 
(relative humidity segmentation), dry-bulb temperature, and solar radiation. 


Deciduous: Perennial plants that are normally leafless for some time during the year. 


Defensible space: An area around a structure where fuels and vegetation are treated, cleared, or reduced to slow the 
spread of wildfire towards the structure. An area within the perimeter of a parcel, development, neighborhood, or 
community where basic wildland fire protection practices and measures are implemented, providing the key point of 
defense from an approaching wildfire or defense against encroaching wildfires or escaping structure fires. The 
perimeter used herein is the area encompassing the parcels proposed for construction and/or development, excluding 
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the physical structure itself. The area is characterized by the establishment and maintenance of emergency vehicle 
access, emergency water reserves, street names and building identification, and fuel modification measures. In 
simplest terms, it is adequate space between structures and flammable vegetation which allows firefighters a safe 
working area from which they can attack an oncoming wildfire. Defensible Space is the best element of fire protection 
for individual property owners. 


Defoliator: An agent that damages trees by destroying leaves or needles. 


Dripline: The outer most leaves on a tree define its dripline and the ground within the dripline is known as the drip 
zone; also defined as the area defined by the outermost circumference of a tree canopy. 


Deforestation: The removal of a forest stand where the land is put to non-forest use. 


Direct attack: A method of fire suppression where actions are taken directly along the fire’s edge. In direct attack, 
burning fuel is treated directly, such as by wetting, smothering, or chemically quenching the fire or by physically 
separating burning from unburned fuel. 


Eave opening: A vent located in an eave or soffit which allows airflow into the attic and/or walls of a structure. 


Ecosystem: A functional unit consisting of all the living organisms (plants, animals, microbes) in a given area, and 
all the non-living physical and chemical factors of their environment, linked together through nutrient cycling and 
energy flow. An ecosystem can be of any size a log, pond, field, forest, or the earth's biosphere but it always functions 
as a whole unit. Ecosystems are commonly described according to the major type of vegetation; for example, forest 
ecosystem, old-growth ecosystem, or range ecosystem.  


Engineering: Engineering is a fire mitigation strategy used to remove or reduce ignition sources from what can ignite or 
readily burn. 


Escape route: A preplanned and understood route firefighters take to retreat from an unsafe or fire-threatened area 
and move to a safety zone or other low-risk area. 


Extreme fire behavior: A level of fire behavior that ordinarily precludes firefighting methods involving direct attack on 
the fire. One or more of the following is usually involved: high rate of spread, prolific crowning and/or spotting, presence 
of fire whirls, strong convection column. Predictability is difficult because such fires often exercise some degree of 
influence on their environment and behave erratically, sometimes dangerously. 


Felling: The cutting down of trees. 


Firebrands: Flaming or glowing fuels lofted into the air during intense burning by strong upward convection currents. 
Also referred to as airborne embers. 


Fire behavior: The way a fire reacts to the influences of fuel, weather, and topography. 


Fire break: A natural or constructed fuel-free barrier used to stop or check fires that may occur, or to provide a control 
line from which to work. 


Fire danger: The broad-scale condition of the rules as influenced by environmental factors. 


Fire front / Flame front: The part of a fire within which continuous flaming combustion is taking place. Unless 
otherwise specified, the fire front is assumed to be the leading edge of the fire perimeter. 


Fire Dependent: Requiring one or more fires of varying frequency, timing, severity, and size to achieve optimal 
conditions for population survival or growth. 
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Fire hazard: The presence of ignitable fuel coupled with the influence of terrain and weather. 
 
Fire intensity: A general term relating to the heat released by fire. 


Fire hazard mitigation: Various methods by which existing fire hazards can be reduced in a certain area, such as 
fuel breaks, non-combustible roofing, spark arresters, etc. 


Fire management: The activities concerned with the protection of people, property, and forest areas from wildfire 
and the use of prescribed burning for the attainment of forest management and other land use objectives, all conducted 
in a manner that considers environmental, social, and economic criteria. 


Fire suppression: All activities concerned with controlling and extinguishing a fire following its detection. 


Firewise: A National Fire Protection Association's (NFPA) program encouraging local solutions for wildfire safety 
by involving homeowners, community leaders, planners, developers, firefighters, and others in the effort to protect 
people and property from wildfire risks. 


Flame Height: The average maximum vertical extension of flames at the leading edge of the fire front. Occasional 
flashes that rise above the general level of flames are not considered. This distance is less than the flame length if 
flames are tilted due to wind or slope. 


Flame Length: The distance between the flame tip and the midpoint of the flame depth at the base of the flame 
(generally the ground surface); an indicator of fire intensity. 


Flaming Front: The zone of a moving fire where the combustion is primarily flaming. Behind this flaming zone 
combustion is primarily glowing. Light fuels typically have a shallow flaming front, whereas heavy fuels have a deeper 
front. Also called fire front. 


Forest fire: Any wildfire or prescribed burn that is burning in forest, grass, alpine, or tundra vegetation types. 


Forest type: A group of forested areas or stands of similar composition (species, age, height, and stocking) which 
differentiates it from other such groups. 


Fuel: Any living or dead material that will burn. 


Fuelbreak: An existing barrier or change in fuel type (to one that is less flammable than that surrounding it) or a wide 
strip of land on which the native vegetation has been modified or cleared, that acts as a buffer to fire spread so that 
fires burning into them can be more readily controlled. Often selected or constructed to protect a high value area from 
fire. 


Fuel management: The act or practice of controlling flammability and reducing resistance to control of wildland 
fuels through mechanical, chemical, biological, or manual means, or by fire in support of land management objectives. 


Fuel reduction zone: An area similar to a fuel break but not necessarily linear, in which fuels have been reduced or 
modified to reduce the likelihood of ignition and/or to reduce fire intensity thereby lessening potential damage and 
resistance to control. 


Germination: The development of a seedling from a seed. 


Improvement cutting: the removal of less desirable trees of any species in a stand of poles or larger trees, primarily 
to improve composition and quality. 
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Home Ignition Zone (HIZ): An area including the home and its immediate surroundings within which burning fuels 
could potentially ignite the structure; usually considered to be an area extending out roughly 100 feet from the home. 
The HIZ is often used to describe the area in which fuel modification measures should be taken to protect the home. 


Ladder fuels: Fuels that provide vertical continuity between the surface fuels and crown fuels in a forest stand, thus 
contributing to crown fires. Vegetative materials with vertical continuity that allows fire to burn from the ground level 
up to the branches and crowns of trees (Dennis 1999). 


Lines of effort: Tasks sets or sets of actions that are linked or coordinated with other task sets to accomplish a larger 
mission or reach a desired end state. Lines of effort allow leaders and decision makers to direct a variety of separate 
actions toward a unified result.  


Litter: the surface layer of a forest floor that is not in an advanced stage of decomposition, usually consisting of 
freshly fallen leaves, needles, twigs, stems, bark, and fruits. 


Maximum density: The maximum allowable stand density above which stands must be spaced to a target density of 
well-spaced, acceptable stems to achieve free-growing status. 


Mid flame wind speed (MFWS): is defined as the velocity winds, in miles per hour taken at the mid-height of the 
flame length. 


National Fire Protection Association (NFPA): A private, non-profit organization dedicated to reducing fire hazards 
and improving fire service. 
 
Noxious weed: a plant specified by law as being especially undesirable, troublesome, and difficult to control. 
 
Patch: a small part of a stand or forest. 


Phloem: A layer of tree tissue just inside the bark that conducts food from the leaves to the stem and roots.  


Pitch tubes: A tubular mass of resin that forms on bark surface at bark-beetle entrance holes. 


Prescribed burning: Controlled application of fire to wildland fuels, in either their natural or modified state, under 
certain conditions of weather, fuel moisture, soil moisture, etc. as to allow the fire to be confined to a predetermined 
area and at the same time to produce results to meet planned land management objective. 


Ready, Set, Go! (RSG): A program, managed by the International Association of Fire Chiefs (IAFC), seeking to 
develop and improve the dialogue between fire departments and residents. The program helps fire departments teach 
individuals who live in high-risk wildfire areas how to best prepare themselves and their properties against fire threats. 


Regeneration: The act of renewing tree cover by establishing young trees, naturally or artificially note regeneration 
usually maintains the same forest type and is done promptly after the previous stand or forest was removed.  


Riparian area: related to, living, or located in conjunction with a wetland, on the bank of a river or stream but also at 
the edge of a lake or tidewater. 


Saddle: A depression, dip or pass in a ridgeline; significant in wildland firefighting because winds may be funneled 
through a saddle, causing an increase in wind speed. 


Safety zone: An area essentially cleared of flammable materials, used by firefighters to escape unsafe or threatening 
fire conditions. Safety zones are greatly enlarged areas in which firefighters can distance themselves from threatening 
fire behavior without having to take extraordinary measure to shield themselves from fire/heat. 
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Sapwood: The light-colored wood that appears on the outer portion of a cross-section of a tree. 


Serotinous: Pertaining to fruit or cones that remain on a tree without opening for one or more years, note in some 
species cones open and seeds are shed when heat is provided by fires or hot and dry conditions. 


Shaded fuelbreak: A fuelbreak built in a timbered area where the trees within the break are thinned and limbed up to 
reduce crown fire potential, yet retain enough crown canopy to provide shade, thereby making a less favorable 
microclimate for surface fires. 


Silviculture: The art and science of controlling the establishment, growth, composition, health, and quality of forests 
and woodlands. Silviculture entails the manipulation of forest and woodland vegetation in stands and on landscapes 
to meet the diverse needs and values of landowners and society on a sustainable basis. 


Snag: A standing dead tree or part of a dead tree from which at least the smaller branches have fallen. 


Stand: A continuous group of trees sufficiently uniform in age-class distribution, composition, and structure, and 
growing on a site of sufficiently uniform quality, to be a distinguishable unit. 


Spot Fire / Spotting: Fires ignited beyond control lines or outside the perimeter of a fire by firebrands landing 
on/among flammable material. Spot fires/spotting are a form of extreme fire behavior typically resulting from high 
wind conditions. 


Structure protection: A defensive strategy in wildland firefighting in which firefighters are assigned to evaluate, 
prepare and, when possible, defend structures/homes that may be threatened by a wildfire. 


Structure triage: Evaluating and sorting structures/homes into categories based on their relative likelihood of 
surviving a wildland fire threat (defensibility). Triage decisions are based multiple factors and conditions occurring 
during an actual fire - weather, fire behavior, home ignition potential, defensible space, presence of escape routes, and 
availability of firefighting resources, among others - with the goal of doing the best with the resources available. 


Succession (or ecological succession): The replacement of one plant and/or animal species over time by another in 
progressive development toward climax vegetation. 


Surface fuels: Fuels lying on or near the surface of the ground, consisting of leaf and needle litter, dead branch 
material, downed logs, bark, tree cones, and low-lying live vegetation. 


Survivable space: A term typically used to describe the area around a structure/home indicating that fuels in the area have 
been reduced to the point that there is little or no serious fire threat to the structure; the structure has a high probability of 
surviving a wildland fire without anyone on scene providing active protection. 


Thinning: A cutting made in an immature crop or stand primarily to accelerate diameter increment, but also, by 
suitable selection, to improve the average form of the tree that remain. 


Topography: Also referred to as “terrain.” The physical parameters of the “lay of the land” that influence fire behavior 
and spread. Key elements are slope (in percent), aspect (the direction a slope faces), elevation, and specific terrain 
features such as canyons, saddles, “chimneys,” and chutes. 


Torching: The burning of the foliage of a single tree or a small group of trees, from the bottom up. Sometimes, also 
called candling. Torching is an extreme form of fire behavior, similar to but less extreme than crowning in that 
crowning affects larger numbers, even entire stands of trees. 


USDA - FS: United States Department of Agriculture - Forest Service, what is commonly known as just “The Forest 
Service.” 
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Windbreak: A strip of trees or shrubs maintained mainly to alter wind flow and microclimates in the sheltered zone, 
usually farm buildings. 


Windfirm: trees are able to withstand strong winds and resist windthrow. 


Wildland-Urban Interface or Wildland-Urban Intermix (WUI): The line, area, or zone where structures and other 
human development meet or intermingle with undeveloped wildland or vegetative fuels. Although Interface is the 
more general, more commonly used term; it technically refers specifically to the area where development and 
wildlands meet. Intermix indicates the presence of wildland vegetation/fuels intermingled throughout the developed 
area. 


[Source : www.fs.fed.us/nwacfire/home/terminology.html]  



http://www.fs.fed.us/nwacfire/home/terminology.html
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9.0 APPENDICES 


9.1 Maps 


 


Location Map 
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Parcel Map 
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Adjacent Landowner Map 
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Planned Development Map 
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Stand Map 
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Management Units overlayed on-Site Development Plan Map is a graphic representation of existing 
vegetation. 


 


Management Unit Map  
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Management Units overlayed on-Site Development Plan Map is a graphic representation of existing 
vegetation. 


 


Management Unit Map with Housing  
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Topographic Map 
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9.2 Wildfire Management  


• Home Ignition Zone 


2021/04/2021_CSFS_HIZGuide  


• Fuelbreaks Guideline for Subdivisions 


  Fuelbreak Guidelines for Forested Subdivisions & Communities 


• Defensible Space Fire 2012 Quick Guide 


FIRE 2012 D-Space QuickGuide 


• FireWise Construction 


FireWise Construction: Site Design & Building Materials  


• Protect Your Home and Property from Wildfire 


https://csfs.colostate.edu/wildfire-mitigation/protect-your-home-property-from-wildfire/ 


• Low-Flammability Plant Index 


• Fire Resistant Landscapes: 


https://static.colostate.edu/client-files/csfs/pdfs/06303.pdf  


• Grass Seed Mixes to Reduce Wildfire Hazard 


http://static.colostate.edu/client-files/csfs/pdfs/06306.pdf 


• Fire Adapted Communities 


https://fireadapted.org/. 


• CO-WRA Assessment Report is available at: The Range Property Risk Assessment.  


Range CO-WRA REPORT   



https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf

http://static.colostate.edu/client-files/csfs/pdfs/fuelbreak_guidellines.pdf

http://static.colostate.edu/client-files/csfs/pdfs/FIRE2012_1_DspaceQuickGuide.pdf

http://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

https://csfs.colostate.edu/wildfire-mitigation/protect-your-home-property-from-wildfire/

https://csfs.colostate.edu/wp-content/uploads/2023/05/CSFS_CSU-Ext_Fact-Sheets_LFLP_FINAL_web.pdf

https://static.colostate.edu/client-files/csfs/pdfs/06303.pdf

http://static.colostate.edu/client-files/csfs/pdfs/06306.pdf

https://fireadapted.org/

https://coloradoforestatlas.org/report_data/1e921953-592d-43b4-9eb4-1c4d2b60a20c/COWRA_REPORT.pdf





48 
 
  Copyright Dahl Environmental Services, LLC 


 


9.3 Insect and Disease Management 


Listed below are documents available on the Internet to assist in learning more about a 
specific forestry topic: 
 


• Mountain Pine Beetle 
http://csfs.colostate.edu/forest-management/common-forest-insects-
diseases/mountain-pine-beetle/ 
http://static.colostate.edu/client-files/csfs/pdfs/pinebeetlemgmt.pdf 
files/csfs/documents/Solar_Treatment_for_Mountain_Pine_Beetle_April_2009.pdf 
http://static.colostate.edu/client-files/csfs/pdfs/MPB_Newspaper_Insert_Final.pdf 


 
• Ips Beetle 


Ips Beetle 
http://static.colostate.edu/client-files/csfs/documents/IpsBeetleUpdate_final_000.pdf 
http://static.colostate.edu/client-files/csfs/pdfs/ipsbeetle.pdf 


 
• Douglas-fir Beetle 


http://www.fs.usda.gov/Internet/FSE_DOCUMENTS/stelprdb5299322.pdf 
 


 
• Dwarf Mistletoe in Pines 


http://static.colostate.edu/client-files/csfs/pdfs/csfs-poster-dmt.pdf 
http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/dwarf-
mistletoe/ 


 
• Aphids Colorado blue spruce  


Cooley Spruce Gall 
 
• Aspen diseases 


Aspen Insects & Diseases  
  



http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/mountain-pine-beetle/

http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/mountain-pine-beetle/

http://static.colostate.edu/client-files/csfs/pdfs/pinebeetlemgmt.pdf

http://static.colostate.edu/client-files/csfs/documents/Solar_Treatment_for_Mountain_Pine_Beetle_April_2009.pdf

http://static.colostate.edu/client-files/csfs/pdfs/MPB_Newspaper_Insert_Final.pdf

https://csfs.colostate.edu/forest-management/common-forest-insects-diseases/ips-beetle/

http://static.colostate.edu/client-files/csfs/documents/IpsBeetleUpdate_final_000.pdf

http://static.colostate.edu/client-files/csfs/pdfs/ipsbeetle.pdf

http://www.fs.usda.gov/Internet/FSE_DOCUMENTS/stelprdb5299322.pdf

http://static.colostate.edu/client-files/csfs/pdfs/csfs-poster-dmt.pdf

http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/dwarf-mistletoe/

http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/dwarf-mistletoe/

http://extension.colostate.edu/docs/pubs/insect/05534.pdf

http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/common-insects-diseases-
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9.4 Management Practices  


Listed below are documents available on the Internet to assist in learning more about a specific 
forest, shrubland or grassland topic. 


• Forestry Best Management Practices to Protect Water Quality in Colorado 
•  Landowner Guide to Thinning 
•  Mastication Guidelines 
• Gambel Oak Management  
• Grass-Dominated Landscapes 


 


  



https://csfs.colostate.edu/wp-content/uploads/2024/01/BMP_WaterQuality_2023_Web_CMP.pdf

http://static.colostate.edu/client-files/csfs/pdfs/landowner_g4thin_scr.pdf

http://static.colostate.edu/client-files/csfs/pdfs/masticationoperationalguidelines.pdf

https://csfs.colostate.edu/wp-content/uploads/2024/01/Gambel-Oak-Management-Fact-Sheet-6.311.pdf

https://csfs.colostate.edu/wildfire-mitigation/grasslands/overview/
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9.5 Homeowner Wildfire Awareness Handouts  
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9.6 Range Planned Development 
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  Siting and Land Rights       
             

   Right of Way & Permits 
  

  1123 West 3rd Avenue 
  Denver, Colorado 80223 

  Telephone: 303.285.6612 
               violeta.ciocanu@xcelenergy.com 

 
 
 
 
October 8, 2024 
 
 
 
Douglas County Planning Services 
100 Third Street 
Castle Rock, CO 80104  
 
Attn: Mike Pesicka 
 
Re:   Range Preliminary Plan, Case # SB2024-048 
 
Public Service Company of Colorado’s (PSCo) Right of Way and Permits Referral Desk has 
reviewed the Range Preliminary Plan. It is unclear the differentiation between the easement 
line and building setback line. Are they the same? If they are not, please label the 
easements appropriately.  
 
Please note Public Service Company requests: 
  

Six-foot (6') wide dry utility easements are hereby dedicated on private property 
adjacent to each front lot line of each lot in the subdivision. In addition, eight-foot 
(8’) wide dry utility easements are hereby dedicated around the perimeter of 
tracts, parcels and/or open space areas. These easements are dedicated to the 
County of Douglas for the benefit of the applicable utility providers for the 
installation, maintenance, and replacement of electric, gas, television, cable, and 
telecommunications facilities (Dry Utilities). Utility easements shall also be 
granted within any access easements and private streets in the subdivision. 
Permanent structures, improvements, objects, buildings, wells, water meters and 
other objects that may interfere with the utility facilities or use thereof (Interfering 
Objects) shall not be permitted within said utility easements and the utility 
providers, as grantees, may remove any Interfering Objects at no cost to such 
grantees, including, without limitation, vegetation. Public Service Company of 
Colorado (PSCo) and its successors reserve the right to require additional 
easements and to require the property owner to grant PSCo an easement on its 
standard form. 

 
In addition, PSCo has an existing easement, requesting it is shown/depicted on the plan.   
 
The property owner/developer/contractor must complete the application process for any new 
natural gas service, or modification to existing facilities via xcelenergy.com/InstallAndConnect. It 
is then the responsibility of the developer to contact the Designer assigned to the project for 
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approval of design details.  
 
Additional easements may need to be acquired by separate document. The Designer must 
contact the appropriate Right-of-Way Agent. 
 
As a safety precaution, PSCo would like to remind the developer to contact Colorado 811 for 
utility locates prior to construction. 
 
 
Violeta Ciocanu (Chokanu) 
Right of Way and Permits 
Public Service Company of Colorado dba Xcel Energy 
Office:  303-285-6612 – Email:  violeta.ciocanu@xcelenergy.com 
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Referral Agency Response Report  Page 1 of 11 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Addressing Analyst  10/02/2024 Received: 
Please propose street names to be 
placed on the final plat. Douglas 
County will evaluate and confirm 
approval or denial of proposed 
street names.   

Applicant’s Response: 
The Developer is coordinating with 
prospective builders to initiate the 
naming process. Names will be 
proposed for approval prior to Final 
Plat approval. 

Assessor  09/27/2024 No Comment: Noted. 

AT&T Long Distance - 
ROW  

09/19/2024 Received: 
This is in response to your eReferral 
with a utility map showing any 
buried AT&T Long Line Fiber Optics 
near Range Planned Development. 
Based on the address and/or map 
you provided, there should be NO 
conflicts with the AT&T Long Line 
facilities. 

Applicant’s Response: 
Duly noted. 

Black Hills Energy    No Response Received: Applicant’s Response: 
Duly noted. 

Building Services  10/04/2024 No Comment: Applicant’s Response: 
Duly noted. 

CDPHE - All Referrals  09/26/2024 Received: 
Following is a summary of 
comments received from CDPHE. For 
details, please reference their letter 
dated September 26, 2024. 
-CDPHE has comments regarding air 
quality including land clearing, 
fugitive dust, excavation, and 
grading. CDPHE provided 
recommendations on how to reduce 
the impacts to air quality during 
development and construction of 
the site. 

Applicant’s Response: 
Duly noted, thank you for the 
review. 
 

CenturyLink    No Response Received: Applicant’s Response: 
Duly Noted 

Chatfield Community 
Association  

  No Response Received: Applicant’s Response: 
Duly Noted 

Chatfield East HOA    No Response Received: Applicant’s Response: 
Duly Noted 

Chatfield Watershed 
Authority  

  No Response Received: Applicant’s Response: 
Duly Noted 
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Referral Agency Response Report  Page 2 of 11 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Cherokee Ridge Estates 
HOA  

10/07/2024 Received: 
Following is a summary of 
comments received from the 
Cherokee Ridge Estates HOA. For 
details reference the referral 
response dated October 7, 2024. 
- 

Applicant’s Response: 
-Trails are proposed on the Range 
development with no connection to 
Cherokee Ridge Estates. Wayfinder 
and wildlife education will be 
implemented at trailheads to 
educate residents about the trails 
that are available for their use. 

Colorado Department of 
Transportation CDOT-
Region # 1  

10/11/2024 Received: 
Following is a summary of 
comments received from CDOT, for 
details please see their review 
letters October 11, 2024, January 22, 
2025, and March 3, 2025. 
CDOT had comments related to 
noxious weed control, prairie dog 
management during construction in 
CDOT ROW, limiting fencing along 
CDOT ROW to the extent feasible, 
limiting artificial lighting in the 
Daniels Park Drainage open space 
area, drainage design, requirements 
for new access permits, and design 
of new lanes and striping on 
Highway 85.  
-Continue to work with the applicant 
and Douglas County on the future 
improvements to the Airport Road 
and Highway 85 intersection. 
-An April 16, 2025, email from CDOT 
to the applicant acknowledges 
continued coordination with CDOT 
and addressing comments at the 
time of final plat with Douglas 
County. 

Applicant’s Response: 
There will be continued coordination 
with Douglas County and CDOT on 
the future improvements to 
Highway 85 and Airport Road. We 
will response to your comments if 
the preliminary plan is approved 
during the final plat process with the 
County.  
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Referral Agency Response Report  Page 3 of 11 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Colorado Division of 
Water Resources  

09/30/2024 Received: 
Following is a summary of 
comments from DWR, for details 
please reference their letters dated 
September 30, 2024, and December 
31, 2024. 
September 30, 2024, letter: 
-The applicant must clarify the 
proposed water uses and estimated 
water demand. 
-A Well Abandonment Report must 
be submitted to DWR prior to the 
subdivision approval to ensure wells 
are properly plugged and 
abandoned. 
-If irrigation of common areas is not 
allowed by Dominion Water and 
Sanitation, the applicant must 
identify the water supply for is 
sufficient to meet the proposed 
demand. 
-If information in Dominion’s water 
portfolio is no correct, Dominion 
must file a report with DWR 
detailing its current supplies and 
commitments.                                         
December 31, 2024, letter: 
-A Well Abandonment Report must 
be submitted to DWR prior to the 
subdivision approval to ensure wells 
were properly plugged and 
abandoned. 
-It is or opinion that the proposed 
water supply is adequate and can be 
provided without causing injury to 
decreed water rights as long as 
existing wells are properly plugged 
and abandoned. 
-DWR had additional comments 
regarding management of 
stormwater detention facilities. 

Applicant’s Response: 
-The applicant is working with 
Dominion Water and Sanitation and 
Range Metro District to prepare 
supporting documentation and 
responses to address these 
comments. 
Additional documentation was 
provided to DWR, including an 
updated will serve letter form 
Dominion Water and Sanitation to 
address their concerns. The 
applicant acknowledges that the 
existing wells must be plugged and 
abandoned and will submit the 
required Well Abandonment Report 
prior to subdivision approval. 
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Referral Agency Response Report  Page 4 of 11 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Colorado Geological 
Survey  

10/07/2024 Received: 
The characterization of subsurface 
conditions and preliminary 
geotechnical recommendations in 
RMG's Preliminary Subsurface Soil 
Investigation, Range Subdivision, 
7440 N US Hwy 85, Douglas County, 
Colorado (RMG Job No. 192821, May 
3, 2023) are valid. Provided RMG's 
recommendations, specifically with 
regard to overexcavation and 
replacement, are rigorously adhered 
to, the Colorado Geological Survey 
has no objection to preliminary plan 
approval. 

Applicant’s Response: 
Overexcavation and further required 
geotechnical investigations will be 
provided during the final plat 
process which will start after the 
approval of this preliminary plan. 

Colorado Parks and 
Wildlife (Northwest DC - 
District 551)  

09/23/2024 Received: 
Thank you for including Colorado 
Parks and Wildlife in the referral 
request process for the Preliminary 
Plan for the Range Development 
Proposal under the above-
mentioned Project File Number. For 
this referral process, I have reviewed 
the documents and referral request, 
and I wanted to inform you that our 
previous comment letter dated 
March 11, 2021, sent to Matt 
Jakubowski for Project File #ZR2020-
023 will still serve as the comment 
of record. 

Applicant’s Response: 
-The initial comments and 
recommendations from CPW and 
the Wildlife Preservation Plan (WPP) 
will be adhered to which included 
the installation of wildlife friendly 
fencing, designating wildlife 
corridors in the project area, and 
avoiding sensitive areas such as 
riparian zones and migration paths. 
The applicant has also provided 
supplemental information to 
manage public awareness of human-
wildlife interactions, including 
education signage placed at 
trailheads and open spaces to 
inform residents; and prospective 
homebuyers will receive materials 
providing guidance on responsibly 
practices such as securing garbage, 
reducing attractants, and complying 
with leash laws. Residents will also 
be informed about nearby seasonal 
hunting activity in the Highlands 
Ranch Back Country. 

Comcast    No Response Received: Applicant’s Response: 
Duly noted. 
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Referral Agency Response Report  Page 5 of 11 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

CORE Electric Cooperative  10/10/2024 Received: 
Following is a summary of 
comments received from CORE 
Electric Cooperative. For details, 
please reference their response 
dated October 10, 2024.: 
  
CORE has existing 
underground/overhead electric 
facilities on the subject property and 
will maintain these existing utility 
easements and facilities. The 
existing underground electric 
facilities are not of sufficient 
capacity to provide electric service 
and will be required to be replaced 
with new feeders. 
-CORE will require that all structures 
and landscaping maintain adequate 
clearances and access to the existing 
overhead electric facilities. 
-The proposed drainage pond and 
entrance from Airport and Hwy 85 
will require the relocation or raising 
of the existing overhead electric 
facilities. 
-CORE will require language be 
added to the preliminary plan and 
Plat: 

Applicant’s Response: 
We acknowledge existing CORE 
facilities and rights on the lands 
improved by this project. After this 
preliminary plan which will establish 
the project concept, we will initiate 
final design for the interaction of the 
CORE facilities and this project’s 
improvements. Language will be 
provided per direction on the final 
plat. The requested note has been 
added to the preliminary plan. 

Dominion Water and 
Sanitation District  

  No Response Received: Applicant’s Response: 
Duly noted. 

Douglas County 
Conservation District  

 10/02/2024 Received: 
Verbatim: The weed plan that was 
submitted locates the weeds, 
control now only adds work to plan 
and may not be utilized if soil is 
moved, better off to wait and 
control after project is finished. Not 
major infestation of weeds. 

Applicant’s Response: 
Duly noted. 
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Referral Agency Response Report  Page 6 of 11 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Douglas County Health 
Department  

10/10/2024 Received: 
Following is a summary of 
comments received from the 
Douglas County Health Department 
(DCHD), for details please reference 
their review letter October 10, 2024. 
-A will serve letter has been 
provided by Dominion Water and 
Sanitation, based on this letter, 
DCHD is providing a favorable 
recommendation regarding the 
proposed method of water service 
and sewage disposal. 
-DCHD also had comments related 
to fugitive dust, designing new 
homes to prevent radon exposure, 
and attainable housing. 

Applicant’s Response: 
Thank you for the information and 
recommendations. 

Douglas County Historic 
Preservation  

10/10/2024 Received: 
Following is a summary of 
comments from Douglas County 
Historic Preservation, for details 
please reference their review letter 
dated October 10, 2024. 
-Upon review of the of the cultural 
resource survey performed by ERO 
in 2022, the Douglas County Curator 
has no further recommendations. 
ERO identified multiple cultural 
sites, but the sites will be avoided. 

Applicant’s Response: 
Should buried artifacts and features 
be discovered, the applicant will 
complete the appropriate Colorado 
Office of Archaeology and Historic 
Preservation (OAHP) guidelines. 
Completed forms will be submitted 
to OAHP to ensure that Douglas 
County’s historic or prehistoric dates 
is included in the Colorado OAHP 
state-wide database of cultural 
resources. 

Douglas County Parks and 
Trails  

10/09/2024 Received: 
Applicant will be responsible for 
Park Land Dedication standard as 
outline in Article 10 of the Douglas 
County Subdivision Resolution 

Applicant’s Response: 
The development will provide fees-
in-lieu to address this requirement. 
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Douglas County School 
District RE 1  

10/15/2024 Received: 
Following is a summary of 
comments received from the 
Douglas County School District 
(DCHD). For details, please reference 
their review letter dated October 15, 
2024. 
-Based on a total of 550 residential 
lots, DCHD has calculated that a 
total of 495 students are expected 
from the development which would 
equate to a total land dedication of 
11.682 acres. DCSD will request 
cash-in-lieu of land dedication which 
will be further determined at the 
time of final plat. 

Applicant’s Response: 
The applicant does not object to the 
fees-in-lieu and will provide an 
appraisal prior to final plat to finalize 
fees. 

Engineering Services  10/04/2024 Received: 
Following is a summary of 
comments received from 
Engineering Services, for details 
please reference their review letter 
dated October 4, 2024. 
-Engineering Services had comments 
related to the project summary and 
drainage study.  
-Traffic Engineering had no 
comments on the traffic impact 
analysis (TIA) and accepted it as 
submitted. 

Applicant’s Response: 
-The project summary has been 
revised to include the off-site 
roadway improvements included in 
the TIA. 
-Redlined plans have been updated 
as requested. 
-The Phase II Drainage report has 
been updated and resubmitted. 
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Referral Agency Response Report  Page 8 of 11 
Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Highlands Ranch 
Community Association  

10/04/2024 Received: 
Following is a summary of 
comments received from the 
Highlands Ranch Community 
Association (HRCA). For details, 
please reference their review letter 
dated October 4, 2024. The HRCA 
does not oppose the development 
but has the following concerns. 
-HRCA has concerns with the spread 
of noxious weeds onto their 
property. 
-Location and design of trails and 
fencing and signage to limit the 
possibility of trespass onto the 
Backcountry Wilderness Area (BWA). 
-Impacts to wildlife and buffering 
between the Range and the BWA. 
-Impacts from noise, sight, and light 
pollution. 
-Hunting. The BWA currently hosts 
over 30 hunts and hunters per year. 
The area near the Range 
development is used for our hunts 
and will continue to be. This 
continues to be relevant information 
for the developer and was not 
acknowledged. 

Applicant’s Response: 
-Trails are laid out to be in gross 
conformity with the approved Range 
PD. There are no plans to provide 
fencing or signage to prevent 
trespassing onto HRCA property. At 
trailheads there will be wayfinding 
signage and wildlife maps that 
include education for the residents 
on the trail system and property 
they are legal allowed to recreate 
upon and how to prevent negative 
interaction with wildlife. 
-The approved Range PD established 
the property boundary residential 
buffers that this preliminary plan 
design is adhering to. Wayfinding 
and Education will be utilized to 
inform residents of the neighboring 
HRCA conservation lands. 
-This preliminary plan is designed to 
meet or exceed the requirements of 
the Range PD. We acknowledge that 
trespassing is an HRCA concern. The 
Range development will utilize 
education to help with your 
concerns. 
-We acknowledge that there will be 
hunting on HRCA lands, and the 
Range development will educate its 
residents that this will occur on 
these neighboring lands. 

Louviers Conservation 
Partnership  

  No Response Received: Applicant’s Response: 
Duly Noted 
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Louviers Water and 
Sanitation District  

10/10/2024 Received: 
Following is a summary of 
comments received from Louviers 
Water and Sanitation District 
(LWSD). For details, please reference 
their review letter dated October 8, 
2024, and March 14, 2025, 
respectively. 
October 8, 2024, letter: 
-LWSD requests that it be named a 
party to the escrow for any related 
LWSD escrow fees. 
Ensure that the waterline between 
Sterling Ranch CAB and LWSD is 
constructed for fire flow to LWSD 
and confirm that the meter vault will 
be located adjacent to the District 
water storage tank. 
-An easement agreement and 
operations agreement for use of 
District property is required. 
Infrastructure located on LWSD 
property will be subject to LWSD 
review and approval. 
March 14, 2025, letter: 

-The Range Metro District 
acknowledges LWSD requirement to 
be party to escrow. 
-The Range Metro District and DWSD 
have confirmed that the proposed 
waterline has the capacity to 
provide fire flow to LWSD. 
-The Range Metro district will 
negotiate and obtain easements and 
agreements on LWSD land between 
Range Metro and LWSD. 

Applicant’s Response: 
-The Range development cannot 
provide these assurances as this 
design is lead and controlled solely 
by Dominion Water and Sanitation 
District (DWSD). 
-The Range Metro District is 
providing funding but lift station 
design and permitting is being 
processed by DWSD. 
-Please contact DWSD for escrow 
connection fees. 

Mile High Flood District    No Response Received: Applicant’s Response: 
Duly Noted 

Office of Emergency 
Management  

09/19/2024 Received: 
OEM has no concerns with this 
project 

Applicant’s Response: 
Duly Noted 

Open Space and Natural 
Resources  

  No Response Received: Applicant’s Response: 
Duly Noted 

Sheriff's Office    No Response Received: Applicant’s Response: 
Duly Noted 

Sheriff's Office E911    No Response Received: Applicant’s Response: 
Duly Noted 
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

South Metro Fire Rescue  10/04/2024 Received: 
South Metro Fire Rescue (SMFR) has 
reviewed the provided documents 
and has no objection to the 
proposed preliminary plan.     
Applicants and designers are 
encouraged to coordinate with 
SMFR regarding fire hydrant layout 
prior to plat documents and utility 
plans being completed. 

Applicant’s Response: 
We will continue to coordinate with 
SMFR. 

Western Douglas County 
Citizens Alliance  

  No Response Received: Applicant’s Response: 
Duly Noted 

Wildfire Mitigation    Received: 
Following is a summary of 
comments received from Wildfire 
Mitigation, for details please 
reference their review letter dated 
October 28, 2024. 
-Update maps in the Wildfire 
Mitigation Plan to address treatment 
requirements for where fuel breaks 
are intended and differing fuel 
types. 
-Wildfire related strategies need to 
be incorporated into large open 
space management plans and 
agreements including trailside 
mowing and to determine if trails 
can support access for brush trucks. 
-Suggest a new home-owner packet 
with information containing wildfire 
related publications for handout by 
the HOA and/or other community 
organizations at the time of 
homeowner move-in-real estate 
closings. 
-Wildfire Mitigation provided an 
email on January 17, 2025, 
approving the submitted wildfire 
mitigation plan. 

Applicant’s Response: 
Comments have been addressed and 
the wildfire mitigation plan updated 
accordingly. 
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Project Name: Range Preliminary Plan 
Project File #: SB2024-048 
Date Sent: 09/19/2024  Date Due: 10/10/2024 
 

Agency Date 
Received 

Agency Response Response Resolution 

Xcel Energy-Right of Way 
& Permits  

10/08/2024 Received: 
Following is a summary of 
comments received from Xcel 
Energy, for details please reference 
their review letter dated October 8, 
2024. 
-Xcel requests specific notes be 
added to the preliminary plan, and 
that existing easements be shown 
on the plans. 

Applicant’s Response: 
Further coordination followed these 
comments. Xcel provided agreement 
that the project shall provide a 15’ 
easement at the front of the lots and 
along proposed ROW bordering 
tracts and open space parcels. 
Revised preliminary plan provided-
existing and proposed easements 
provided. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: Project Number SB2024-048 Douglas County Addressing Response Comment Letter 

 

Please propose street names to be placed on the final plat. Douglas County will evaluate and 

confirm approval or denial of proposed street names. 

 

At https://dcdata-dougco.opendata.argis.com/datasets/douglas-county-street-names/data you 

will find a list of street names in the Douglas County database. These are street names only and 

do not include directions or suffixes. All street names in the Douglas County database have 

already been considered and should no be proposed again. They are existing, reserved, or 

denied. Use the filter feature found on the left panel to enter a proposed street. If that name is 

already in the database, it is unavailable. 

 

Proposed street names should be easy to read or pronounce. Street names that are the same 

as, or similar to, other street names are considered to be duplications and will be denied. Street 

names are the same as, or similar to subdivision names may not be used. Street names existing 

in the area to which we dispatch emergency services outside of Douglas County may not be 

used. North, east, south and west should not be part of the name. Special characters may not 

be used. Abbreviations, acronyms and initials may not be used. Street names must contain no  

more than 12 letters or character spaces (including the space between words). Please review all 

guidelines in the Douglas County addressing and Street Names Manual online at 

https://www.douglas.co.us/documents/addressing-and-street-naming-manual-full.pdf/. 

 
Rick response comment:  Street names will be proposed for review prior to Final Platting 

of the project. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: Project Number SB2024-048 AT & T Response Comment Letter 

 

 
This is in response to your eReferral with a utility map showing any buried AT&T 

Long Line Fiber Optics near Range Planned Development Littleton, Colorado. The 

Earth map shows the project area in red and the buried AT&T Long Line Fiber Optics 

in yellow. Based on the address and/or map you provided, there should be NO 

conflicts with the AT&T Long Line facilities. 

Please feel free to contact us with any questions or concerns.  

Ann Barnowski 
Clearwater Consulting Group Inc 

120 9th Avenue 

South Suite 140 

Nampa, ID 83651 

Annb@cwc64.com 

 
The attached google earth maps are intended to show approximate locations of the 

buried AT&T long line fiber optic cable. The maps are provided for informational 

purposes only. In no way should the maps be used for anything other than general 

guidelines as to where the fiber is or is not and any other use of these maps is 

strictly prohibited. 

  

 Rick Response Comment: Duly noted.  
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: SB2024-048 CDOT Response Comment 

Overarching Comment from RICK 

Please know that the submittal that was reviewed was a Douglas County Preliminary Plan 

which is a preliminary planning, design, and engineering process. Following the 

Preliminary Plan is the Final Subdivision Plat process where final designs are prepared 

for review. US-85 CDOT right-of-way plans are being prepared by Felsburg Holt & Ullevig 

and these plans will be provided after this (12/2024) County submittal directly to CDOT 

for review. These plans will be preliminary in nature to reflect the maturity of the site 

design. 

Comment received from Steve Loeffler 

Environmental Comments: 

No Architectural Concerns 

 

From CDOT Biologist Erik Schmude 

I have reviewed the Range Planned development permit which includes two new points of 

access to US-85 including the existing conditions and wildlife plan prepared by ERO. As 

indicated in ERO’s reports, there is no suitable habitat for federal or state listed threatened or 

endangered species and there are no wetlands or potentially jurisdictional waters of the U.S. 

CDOT’s right-of-way portion of the planned development. 

Rick response comment: Thank you for your review. 

 

ERO identified several List B and List C noxious weeds in the planned development areas. 

There is the potential for the spread of noxious weeds in CDOT right-of-way at the two planned 

access points. In the existing conditions report, ERO recommends the planned development 

implements measures to control noxious weeds. Noxious weed control measures shall include 

the two new access points in US-85. 

Rick response comment: ERO Noxious weed control measures shall be implemented. 
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ERO also documents an abundance of prairie dogs on the development parcel. Any prairie dog 

management conducted in CDOT right-of-way shall comply with CDOT’s 2009 impacted Black 

Tailed Prairie Dog Policy which prohibits the burying of live prairie dogs, including pups, at any 

time. The permittee shall comply with CDOT’s Revision of Section 240 -Prairie Dog 

Management (Attached) for any prairie dog management in CDOT’s right-of-way.  

Rick response comment: The provided Prairie Dog Management will be reviewed. 

 

Please consider this email as my clearance/concurrence for this permit on CDOT right-of-way, 

granted on the permittee following the above conditions.  

Rick response comment: Duly Noted. 

 

Recommendations 

 

In addition to the above, I found ERO’s wildlife plan to be well-written. Consistent with Range 

Strategy 2.3 in ERO’s report: I recommend that any fencing across the designed open space 

area along the Daniels Parks Drainage to be limited to the extent feasible and where there 

fencing it should be “wildlife friendly” fencing consistent with Colorado Parks and Wildlife’s 

fencing with wildlife in Mind which at a minimum recommends a smooth top stand on any 

barbed wire fence. I also recommend that artificial lighting be limited in the open space areas 

along the Daniel’s Park Drainage to minimize disturbance to crepuscular and nocturnal wildlife 

moving through the area, Lastly, I recommend, that any revegetation in the open space along 

Daniels Park consist of native species to provide habitat for wildlife that may travel through the 

area.  

Rick response comment: Fencing is not proposed in the open space areas to allow 

wildlife movement. The Wildlife sheet now states that if fences are used they need to be 

wildlife friendly. 

 

No recreational or Section 6(f) resources were located within the permit areas.  

Rick response comment: Correct. 

 

FROM WQ 

Please provide any additional information on pond detail designs for the EDB 1 and EDB 4. 

Rick response comment: Pond details will be developed during the final plat and final 

design process which will follow the current DougCo Preliminary Plan Process.  

 

Also provide any landscape plans for areas on CDOT ROW.  

Rick response comment: Landscape plans will be developed during the final plat and 

final design process which will follow the current DougCo Preliminary Plan Process.  

 

Hydraulics Comments: 

9/20/2024_Riverisw_ Comments: Release rates and durations are mitigated to less than pre-

project conditions (historic flows). The improvements are not anticipated to have any adverse 

impacts on wetlands/floodplains, downstream facilities, or adjacent properties at this time. 
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This project is located adjacent to US-85 from mile marker -192 to 194. The surface flows drain 

towards the highway (085B). Daniels Park Ditch or Sandy Creek flows underneath US-85. 

 

The proposed development will use 8 extended detention basins to release at historic flow 

rates, thus drainage impacts along CDOT ROW should not be negatively impacted. 

Rick response comment: Thank you for your review 

 

Permit Comments: 

10.8.24 

 

• Access permit 114046 is a 138 permit that I found for this access. I was not able to 

locate any other permit for this access. Is there any existing access permit for this 

location? 

Rick response comment: A new access permit will be required for this project. 

Access permit will be applied for during the Final Plat process. 

 

• Between late 2020 and mid 2021 the access that was approximately 240 feet south (MP 

1930.194) was moved to this location (MP 193.2). 

Rick response comment: Duly noted. 

 

• A new access permit will be required because of the proposed improvements to the 

highway 85 and Airport Road Intersection. Also because of the increase in traffic 

volumes. 

Rick response comment: A new access permit will be required for this project. 

Access permit will be applied for during the Final Plat process. 

 

• Because Douglas County is an issuing Authority contact Chris Martin, 

cmartin@douglas.co.us, with the County regarding the Access Permit. 

Rick response comment: Duly noted. 

 

• The state highway access permit will cover any access work, sidewalk work, street 

lighting, and stormwater work. 

Rick response comment: Duly noted, a new access permit will be required for this 

project. Access permit will be applied for during the Final Plat process. 

 

• Working from or within CDOT ROW will require a utility/special use permit. This includes, 

but is not limited to survey, landscaping, signal, or utility work. Applications is made 

online at the following link: 

https://cdotpermits.force.com/portal/s/login/?ec=302&startURL=%2Fportal%2Fs%2F. 

Rick response comment: Duly noted. 
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• Any signing must be on premises and cannot be either partly or wholly in CDOT ROW. 

Signing must be compliant with CDOT rules governing outdoor advertising per2 CCR 

601-3 Aaron Eyl 10.8.24. 

• Rick response comment: Duly noted. 

 

• On sheet 20, it does not look like there is a proposed culvert under the roadway where 

the US-85 roadside ditch meets the access road. The existing culvert looks like it is not 

long enough for the widened access road and will need to be extended or replaced, 

depending om the grading from both US-85 and from the access road. 

Rick response comment: Please review the RICK prepared plan as reference 

information only. US-85 plans are forthcoming and will be provided directly to 

CDOT for review. 

 

• On sheet 22, there doesn’t appear to be a new culvert to convey the drainage from the 

US_85 roadside ditch under the access road closer to US-85. I see the existing offsite 

run-on ditch and the existing culvert, but there needs to be a new culvert for the ditch 

closer to US-85. 

Rick response comment: Please review the RICK prepared plan as reference 

information only. US-85 plans are forthcoming and will be provided directly to 

CDOT for review. 

 

• On sheet 27 and 28, please put the length of the auxiliary lanes on the plans. Also, can 

we get profiles of the access roads as they approach US-85? It looks like the profile of 

both access roads drain toward US-85, and the curb and gutter will make the drainage 

dump onto to US-85. We need to make sure the drainage is captured and put into the 

roadside ditch, or drain into the roadside ditch somehow. 

Rick response comment: Please review the RICK prepared plan as reference 

information only. US-85 plans are forthcoming and will be provided directly to 

CDOT for review. 

 

• General” Can we see cross sections of the auxiliary lanes along US-85? I don’t see any 

grading along the auxiliary lanes and want to see how the widening of US-85 impacts 

the existing ground, ditches, etc. 

Rick response comment: Please review the RICK prepared plan as reference 

information only. US-85 plans are forthcoming and will be provided directly to 

CDOT for review. 

 

 

Right-of-Way Comments:  

 

9/20/2024 – SDH – I have uploaded the deed for RW-130 and AC-130 Rev which coincide with 

the acquisition CDOT made as part of PC 18890 (ROW plans were already uploaded). There is 

a 40’ wide A-line opening on the north side of the property but it doesn’t appear to coincide  with 
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where the northerly entrance is shown on the preliminary plans so it appears that A-line will be 

needed for both the northerly and southerly entrances from Hwy 85. There is plenty of ROW 

available for the roadway widening so no issues from that perspective. 

Rick response comment: Thank you for the information. Please review the RICK prepared 

plan as reference information only. US-85 plans are forthcoming and will be provided 

directly to CDOT for review. 

 

Traffic Comments: 

10.09.2024 – MM 

 

Can you provide signing and striping sheets for CDOT ROW? We would like to see the following 

on those sheets: 

Rick response comment: Please review the RICK prepared plan as reference information 

only. US-85 plans are forthcoming and will be provided directly to CDOT for review. 

Striping will be a part of this plan. 

 

Striping per CDOT S-627-1. Provide details on the material type, pattern, width, and inlay depth 

(35 mils for modified epoxy, 125 mils for performed thermoplastic).  

Rick response comment: Please review the RICK prepared plan as reference information 

only. US-85 plans are forthcoming and will be provided directly to CDOT for review. 

 

Signing: They need to be on P2 posts with slip bases in the areas where CDOT maintains the 

signs. Local posts are required where the local agency maintains the signs (must be breakaway 

and crashworthy). Provide MUTCD sign codes. Also provide sign dimensions. 

Rick response comment: Please review the RICK prepared plan as reference information 

only. US-85 plans are forthcoming and will be provided directly to CDOT for review. 

 

Provide lane dimensions: The width (not inclusive of the gutter pan) and the length where 

relevant for the acceleration and deceleration lanes.  

Rick response comment: Please review the RICK prepared plan as reference information 

only. US-85 plans are forthcoming and will be provided directly to CDOT for review. 

 

The right turn channelizing island in the south entrance should be modified to further restrict left 

turn movements on to US-85. It should also be modified to block through movement in the right 

deceleration/acceleration lane. Can you provide a detail of this island? 

Rick response comment: Please review the RICK prepared plan as reference information 

only. US-85 plans are forthcoming and will be provided directly to CDOT for review. 

 

Other Comments: 

 

10-8-2024 Two state highways access permits will be required. One for each proposed access 

to US-85. A design wavier was completed in 2022 and signed by both CDOT and Douglas 

County for the substandard acceleration lane from the access at Airport Road north due to 
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proximity to the bridge. Douglas County is the issuing authority for state highway access permits 

within their jurisdiction so the permit process will start with Douglas County. Point of contact is 

Chris Martin – smartin@douglas.co.us. 

Rick response comment: Thank you for the information. 

 

Steve Loeffler 10-08-2024 
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Traffic & Safety 
Region 1 
2829 W Howard Place, 2nd Floor 
Denver, Colorado 80204 

Review POC: loefflers
 

Environmental Comments: 

No Arch concerns 

 

From CDOT Biologist Erik Schmude: 

I have reviewed the range planned development permit which includes two new points of access to US-85 
including the existing conditions and wildlife plan prepared by ERO.  As indicated in ERO's reports, there is no 
suitable habitat for federal or state listed threatened or endangered species and there are no wetlands or 
potentially jurisdictional waters of the U.S. CDOT's right-of-way portion of the planned development.  

 

ERO identified several List B and List C noxious weeds in the planned development area.  There is the potential 
for the spread of noxious weeds in CDOT right-of-way at the two planned access points. In the existing conditions 
report, ERO recommends the planned development implement measures to control noxious weeds.  Noxious 
weed control measures shall include the two new access points on US-85.   

 

ERO also documented an abundance of prairie dogs on the development parcel. Any prairie dog management 
conducted in CDOT right-of-way shall comply with CDOT's 2009 Impacted Black-tailed Prairie Dog Policy which 
prohibits the burying of live prairie dogs, including pups, at any time. The permittee shall comply with CDOT's 
prairie dog policy in CDOT right-of-way and follow CDOT's Revision of Section 240 - Prairie Dog Management 
(attached) for any prairie dog management in CDOT's right-of-way.  

 

Please consider this email as my clearance/concurrence for this permit in CDOT right-of-way, granted on the 
permittee following the above conditions. 

 

Recommendations: 

 

In addition to the above, I found ERO's wildlife plan to be well-written. Consistent with Range Strategy 2.3 in 
ERO's report: I recommend that any fencing across the designed open space area along the Daniels Parks 
Drainage to be limited to the extent feasible and where there fencing it should be "wildlife friendly" fencing 
consistent with Colorado Parks and Widlife's Fencing with Wildlife in Mind which at a minimum recommends a 
smooth top stand on any barbed wire fence.  I also recommend that artificial lighting be limited in the open 
space area along the Daniel's Park Drainage to minimize disturbance to crepuscular and nocturnal wildlife 

Project Name: Range Planned Development 

Highway: 85 Mile Marker: 193.2 Print Date: 3/3/2025 

A comment response letter is REQUIRED along with the next submittal. 
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moving through the area. Lastly, I recommend that any revegetation in the open space along Daniel's Park 
consist of native species to provide habitat for wildlife that may travel through the area. 

 

No recreational or Section 6(f) resources were located within the permit areas. 

 

From WQ: 

Please provide any additional information on pond detail designs for EDB 1 and EDB 4. 

Also, provide any landscape plans for areas on CDOT ROW. 

 

10/14/2024: 

For ANY ground disturbance/work within CDOT ROW--- 

Required: 

Paleo: 

Since this is a permit, a file search for Paleo is required. If the file search identifies anything, a more extensive 
report will be required. If nothing is identified, then the file search should be sufficient. For the file search 
contact: 

 

Paleo File Search: Colorado University Museum of Natural History - 
https://www.colorado.edu/cumuseum/research-collections/paleontology/policies-procedure) Email: 
jacob.vanveldhuizen@colorado.edu and from the Denver Museum of Nature and Science – Email: 
kristen.mackenzie@dmns.org https://www.dmns.org/science/earth-sciences/earth-sciences-collections/ 

 

1/8/2025: Paleo report is still needed. 

New documnets are under review. 

 

2/3/2025: Per the comment resposes from the applicant the outstanding environmental reports/needs will be 
provided provided in the Final Plat process. Once tha items are received environmental review will continue. 

 

Hydraulics Comments: 

9/20/2024_Rivera_Comments: Release rates and durations are mitigated to less than pre-project conditions 
(historical flows). The improvements are not anticipated to have any adverse impacts on wetlands/floodplains, 
downstream facilities, or adjacent properties at this time. 

 

This project is located adjacent to US-85 from mile markers -192 to 194. The surface flows drain towards the 
highway (085B). Daniels Park Ditch or Sand Creek flows underneath US-85.  

 

The proposed development will use 8 extended detention basins to release at historic flow rates, thus drainage 
impacts along CDOT ROW should not be negatively impacted. 
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No negative drainage impact to US 85, existing drainage patterns will be maintained and improved  Samer 1-21-
2025 

 

Permits Comments: 

10.8.24 

- Access permit 114046 is a 138 permit that I found for this access. I was not able to locate any other permit for 
this access. Is there an existing access permit for this location? 

- Between late 2020 and mid 2021 the access that was approximately 240 feet south (MP 193.194) was moved to 
this location (MP 193.2).  

- A new access permit will be required because of the proposed improvements to the highway 85 and Airport 
Road intersection. Also because of the increase in traffic volume.  

- Because Douglas County is an Issuing Authority contact Chris Martin, cmartin@douglas.co.us, with the County 
regarding the Access Permit. 

- The state highway access permit will cover any access work, sidewalk work, street lighting, and stormwater 
work. 

- Working from or within CDOT ROW will require a utility/special use permit. This includes, but is not limited to 
survey, landscaping, signal or utility work. Application is made online at the following link: 
https://cdotpermits.force.com/portal/s/login/?ec=302&startURL=%2Fportal%2Fs%2F 

- Any signing must be on premise and cannot be either partly or wholly in CDOT ROW. Signing must be compliant 
with CDOT rules governing outdoor advertising per 2 CCR 601-3. -- Aaron Eyl 10.8.24 

 

1.16.25 

- No comment. -- Aaron Eyl 1.16.25 

 

1.21.25 

No comment - Joey Tripple 

 

2.10.25 

- No comment -- Aaron Eyl 2.10.25 

 

Residential Engineer Comments: 

2/13/2025 JB 

- Typical Sections --  May need a note saying that the existing safety edge needs to be removed and that is why 
the new pavement extends into the aux. lanes.  It isn't clear that way it is shown currently. 

 

- All plan sheets --  Be sure to show existing ROW on plan sheets. 
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- Sheet 4 -- You say use R Value of 40 in top 2 feet of earthwork, but your typical sections show 2 feet of A-2-4.  
We used A-2-4 on the CDOT project, so would be best to stay consentient with that. 

 

- Sheet 25 -- Be sure to check length of need for guardrail from bridge.  Adding the accel lane will affect those 
calcs. 

 

- Sheet 29 -- Need to extend island at Street P to the north to make sure WB drivers can't turn and go south on 
US-85.  Extend island to be equal with end of US-85 raised median. 

 

- Sheet 31-- For Street A, it looks like the curb and gutter on the south side of the access dumps out onto the 
foreslope of US-85, and then has to circle back to get into the culvert under Street A.  Does it make more sense 
to have the curb and gutter dump out into the riprap at the end of the culvert (or slightly to the east of the 
culvert), to make sure it drains better and doesn't erode the US-85 foreslope? 

 

- Sheet 45 -- Not real clear what is happening with 36" RCP as it ends to the north.  Is it tying into the existing 
Type D or is it dumping into the existing offsite ditch?  Will wait to see more developed plans and structure cross 
sections. 

- Sheet 45 -- Also not clear where drainage from Type 5 embankment protectors goes. 

 

- Cross sections -- Not a fan of the 2:1 slopes as it is very difficult to get growth on them.  I see a 4' ditch bottom 
on proposed ditches, is that much needed?  If so, then I can see why 2:1 slopes would be needed to avoid the 
offsite ditches.  We will need to make sure that erosion control measures are strong.  We had the best luck out 
on US-85 with drill seeding. 

 

 

 

1/17/2025 JB - From the comment file, it looks like new plans are coming.  I will wait to review those to see if my 
comments from 10/8/2024 have been addressed. 

 

10/08/2024 JB 

 

On sheet 20, it does not look like there is a proposed culvert under the roadway where the US-85 roadside ditch 
meets the access road.  The existing culvert looks like it is not long enough for the widened access road and will 
need to be extended or replaced, depending on the grading from both US-85 and from the access road. 

 

On sheet 22, there doesn't appear to be a new culvert to convey the drainage from the US-85 roadside ditch 
under the access road closer to US-85.  I see the existing offsite run-on ditch and the existing culvert, but there 
needs to be a new culvert for the ditch closer to US-85. 
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On sheets 27 and 28, please put the length of the auxiliary lanes on the plans.  Also, can we get profiles of the 
access roads as they approach US-85?  It looks like the profile of both access roads drains toward US-85, and the 
curb and gutter will make the drainage dump onto to US-85.  We need to make sure the drainage is captured and 
put into the roadside ditch, or drains into the roadside ditch somehow. 

 

General:  Can we see cross sections of the auxiliary lanes along US-85?  I don't see any grading along the aux. 
lanes and want to see how the widening of US-85 impacts the existing ground, ditches, etc. 

 

Right Of Way Comments: 

9/20/2024 - SDH -  I have uploaded the deed for RW-130 Rev and AC-130 Rev which coincides with the 
acquisition CDOT made as part of PC 18890 (ROW plans were already uploaded).  There is a 40' wide A-line 
opening on the north side of the property but it doesn't appear to coincide with where the northerly entrance is 
shown on the preliminary plans so it appears that A-line breaks will be needed for both the northerly and 
southerly entrances from Hwy. 85.  There is plenty of ROW available for the roadway widening so no issues from 
that perspective. 

 

John Olson - 1/7/2025 - Rev 2 - Looks like one or two A-Line breaks will need to be made for existing northern 
drive and proposed southern access road.  A-Line breaks will require Aerial Exhibit, Legal of A-Line area being 
abandoned, request with purpose of break ect, Katie Madden will provide more info. 

 

1/21/2025 KM: As Shannon stated, the existing 40' A-line opening does not appear to be where you are 
proposing access. You will need an A-line break for each instance of the access control line crossing for Street ZA 
and Street P. Additionally, I see a 10' concrete walk just south of Street ZA that also crosses the Access Control 
line and would need a break. Please provide a legal description for each break and two exhibits depciting the 
crossings, one of which to include an aerial underlay. Also provide a letter of intent explaining the details and 
need for each crossings as well as contact information of the requestor. Please reach out to 
kathryn.madden@state.co.us for questions. 

 

2/3/2025 - JOhn Olson - Rev 3 - the 30% plans did not address the A-Lines, they are seperate exhibits. 

 

2/14/2025 - SDH - Per the comment response that was included the developer is aware of the documentation 
needed for the required A-line breaks and will be working with Katie to get those completed. 

 

Traffic Comments: 

10.09.2024- MM 

 

Can you provide signing and striping sheets for CDOT ROW? We would like to see the following on those sheets: 

Striping per CDOT S-627-1. Provide details on the material type, pattern, width, and inlay depth  (35 mils for 
modified epoxy, 125 mils for preformed thermoplastic).  
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Signing: They need to be on P2 posts with slip bases in the areas where CDOT maintains the signs. Local posts are 
required where the local agency maintains the signs (must be breakaway and crashworthy). Provide MUTCD sign 
codes. Also provide sign dimensions.  

Provide lane dimensions. The width (not inclusive of the gutter pan) and the length where relevant for the 
acceleration and deceleration lanes.  

 

The right turn channelizing island in the south entrance should be modified to further restrict left turn 
movements on to US-85. It should also be modified to block through movements in the right deceleration/ 
acceleration lane. Can you provide a detail of this island? 

 

 

01.17.2025 - MM 

 

Waiting for the US-85 plans. No further comments at this time till the US-85 Plans are provided for review. 

 

GRilling 2/28/25 

1. Thirty Percent Plan Set page 1- add permit number for variance note 

2. page 2- M&S plans list out of date. Update immediately prior to Ad 

3. page 3, note 1f- the latest MUTCD has not been adopted by the state of Colorado yet. We expect adoption in 
December 2025 or January 2026. Until then, utilize the previous edition, accepted revision, and Colorado 
Supplement.  

4. page 4, construction traffic control- the Region 1 Lane Closure Strategy must be followed for any work 
impacting lanes on the state highway.  

https://www.codot.gov/safety/traffic-safety/assets/work-zones/lane-closure-
strategies/R1_Lane_Closure_Report.pdf 

5. page 9- (special) items imply there are project special provisions associated with this work. If so, please 
provide.  

6. sheet 32, right turn median- Include plow nose on southern tip to reduce damage taken/given by plows. Is this 
adequate to prevent a left turn out? Potentially extend so it overlaps with center median. Discuss. 

7. sheet 32- hatching where traffic splits to both sides is generally done in a chevron pattern. Also applies to 
sheet 69.  

Why doesn't the island extend out into US85 to prevent potential through movements from the right turn lane? 

8. sheet 61 

Sign posts- utilize P2 posts with slip base. However you pay for that is up to you as long as you meet the CDOT 
standard.  

Modified epoxy- inlay to a depth of 35 mils 

Thermoplastic- inlay to a depth of 125 mils and utilize anti-skid formulation 

9. Sheet 68 
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-check me, but aren't lane ends signs generally discouraged for accel lanes? 

-the same goes for merge arrows. S-627-1 doesn't disallow them, but it states "lane reduction arrow markings 
are not required for acceleration lanes. Lane-reduction arrow markings may be installed in long acceleration 
lanes as shown in the plans or as directed by the engineer." I suppose we could consider this one long, but other 
accel lanes on the corridor don't generally have merge arrows. Discuss. 

-Skips (like those shown at the end of the accel lane) are done in inlaid preformed plastic. This corridor also 
includes shadow markings of contrast material. Look to SB from Airport for an example. 

10. Sheet 69 

-omit "only" pavement markings. 

-Sign tip of island on right turn channelizing median hasn't been labelled. Is labelled on sheet 72. 

-Hatches should be chevrons, right? Verify for me. Consider using preformed plastic for this type of thing, as 
driving the epoxy truck at these angles is a pain.  

11. Sheet 70 

-callout is incorrect. It should read "end construction street P decel lane" , not Airport 

-omit "only" pavement markings 

-verify taper rate of decel entrance complies with access code. It looks a bit steep.  

12. Sheet 71- same general comments apply as Street P. Also, continue the crosswalk keys into the SE shoulder. 
I'm worried about it looking like a lane and being unsafe for pedestrians to stand in.  

13. Sheet 72 

-R3-2 is alright, but also include a median nose sign R4-7. 

-Verify that DougCo will maintain the full double yellow line, even where it enters CDOT ROW. CDOT has a 
different width on these. Otherwise, utilize CDOT's width where we maintain. 

14. Signal plans not reviewed. Unclear if the developer is responsible for these, or if it a DougCo thing. I'll want to 
see them as an official submittal from DougCo at some point if so.GRilling 2/28/25 

1. Thirty Percent Plan Set page 1- add permit number for variance note 

2. page 2- M&S plans list out of date. Update immediately prior to Ad 

3. page 3, note 1f- the latest MUTCD has not been adopted by the state of Colorado yet. We expect adoption in 
December 2025 or January 2026. Until then, utilize the previous edition, accepted revision, and Colorado 
Supplement.  

4. page 4, construction traffic control- the Region 1 Lane Closure Strategy must be followed for any work 
impacting lanes on the state highway.  

https://www.codot.gov/safety/traffic-safety/assets/work-zones/lane-closure-
strategies/R1_Lane_Closure_Report.pdf 

5. page 9- (special) items imply there are project special provisions associated with this work. If so, please 
provide.  

6. sheet 32, right turn median- Include plow nose on southern tip to reduce damage taken/given by plows. Is this 
adequate to prevent a left turn out? Potentially extend so it overlaps with center median. Discuss. 

7. sheet 32- hatching where traffic splits to both sides is generally done in a chevron pattern. Also applies to 
sheet 69.  
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Why doesn't the island extend out into US85 to prevent potential through movements from the right turn lane? 

8. sheet 61 

Sign posts- utilize P2 posts with slip base. However you pay for that is up to you as long as you meet the CDOT 
standard.  

Modified epoxy- inlay to a depth of 35 mils 

Thermoplastic- inlay to a depth of 125 mils and utilize anti-skid formulation 

9. Sheet 68 

-check me, but aren't lane ends signs generally discouraged for accel lanes? 

-the same goes for merge arrows. S-627-1 doesn't disallow them, but it states "lane reduction arrow markings 
are not required for acceleration lanes. Lane-reduction arrow markings may be installed in long acceleration 
lanes as shown in the plans or as directed by the engineer." I suppose we could consider this one long, but other 
accel lanes on the corridor don't generally have merge arrows. Discuss. 

-Skips (like those shown at the end of the accel lane) are done in inlaid preformed plastic. This corridor also 
includes shadow markings of contrast material. Look to SB from Airport for an example. 

10. Sheet 69 

-omit "only" pavement markings. 

-Sign tip of island on right turn channelizing median hasn't been labelled. Is labelled on sheet 72. 

-Hatches should be chevrons, right? Verify for me. Consider using preformed plastic for this type of thing, as 
driving the epoxy truck at these angles is a pain.  

11. Sheet 70 

-callout is incorrect. It should read "end construction street P decel lane" , not Airport 

-omit "only" pavement markings 

-verify taper rate of decel entrance complies with access code. It looks a bit steep.  

12. Sheet 71- same general comments apply as Street P. Also, continue the crosswalk keys into the SE shoulder. 
I'm worried about it looking like a lane and being unsafe for pedestrians to stand in.  

13. Sheet 72 

-R3-2 is alright, but also include a median nose sign R4-7. 

-Verify that DougCo will maintain the full double yellow line, even where it enters CDOT ROW. CDOT has a 
different width on these. Otherwise, utilize CDOT's width where we maintain. 

14. Signal plans not reviewed. Unclear if the developer is responsible for these, or if it a DougCo thing. I'll want to 
see them as an official submittal from DougCo at some point if so. 

 

Other Comments: 

10-8-2024  Two state highway access permits will be required.  One for each proposed access to US 85.  A design 
wavier was completed in 2022 and signed by both CDOT and Douglas County for the substandard acceleration 
lane from the access at Airport Road north due to the proximity to the bridge.  Douglas county is the issuing 
authority for state highway access permits within their jurisdiction so the permit process will start with Douglas 
County.  Point of contact is Chris Martin - cmartin@douglas.co.us 
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--Steve Loeffler, 10-8-2024 

 

1-21-2025  Comment was acknowledged in comment response. No additional comments. 

--Steve Loeffer, 1-21-2025 
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From: jcowan320@gmail.com
To: Kristofer Carlstedt
Cc: "John Cowan"
Subject: RE: Range Development 2nd referral Submittal
Date: Wednesday, January 1, 2025 1:31:12 PM
Attachments: image001.png

image002.png

Kristofer,
 
Thank you for the open communication and sharing these documents with the Cherokee Ridge
Estates Metro District.  I reviewed the Project Summary and found no surprises. This is a massive
project, and we wish your team all the best in successfully building our neighboring community in a
professional and well thought out manner. Please continue to share updates with an eye to anything
that you think may be of interest to your property line neighbors.
 
Happy New Year!    
 
John Cowan
President - Cherokee Ridge Estates Metro District
303-549-7897
 

From: Kristofer Carlstedt <kcarlstedt@rickengineering.com> 
Sent: Monday, December 30, 2024 1:33 PM
To: jcowan320@gmail.com
Subject: Range Development 2nd referral Submittal

 
John,
 
Please find our second referral submittal and response to your comments for the Range
Development (SB2024-048) at this   link.
 
Please confirm that this email has reached you and let me know if you have any questions.
 
Thank you.
 
____________________________________
Kristofer Carlstedt PE
ASSOCIATE

 
5690 Webster St, Arvada, C0 80002
P 603-423-6036 | D 303-403-2427
rickengineering.com
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From: Brooks Kaufman
To: Kristofer Carlstedt
Cc: Troy Bales; Michael Pesicka
Subject: RE: Range Development 2nd referral Submittal
Date: Monday, February 24, 2025 8:02:08 AM
Attachments: image002.png
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Kristofer
 
CORE will approve the preliminary plan. When it comes to temp relocation this project will be
done outside of CORE by one of our consultants. Please expect 4 to 8 months for design and
relocate.
 
Respectfully
 
Brooks Kaufman
Lands and Rights of Way Manager
 
800.332.9540 MAIN
720.733.5493 DIRECT
303.912.0765 MOBILE
 
www.core.coop.

 

 
 

Book time to meet with me
 
From: Kristofer Carlstedt <kcarlstedt@rickengineering.com> 
Sent: Friday, February 21, 2025 3:14 PM
To: Brooks Kaufman <BKaufman@core.coop>
Cc: Troy Bales <tbales@rickengineering.com>; Michael Pesicka <mpesicka@douglas.co.us>
Subject: RE: Range Development 2nd referral Submittal

 

[CAUTION:] This email is from an external source. Avoid clicking links or opening
attachments unless you trust the sender and verify the content's safety.

Range Preliminary Plan 
Project File# SB2024-048 
Planning Commission Staff Report Attachment B - Page 99 of 148

mailto:BKaufman@core.coop
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=51bdaadcacb84a7d960154c58340fbc9-Kristofer C
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=61e91e9c4b8a49ffaca9b06a66e7098f-Troy Bales
mailto:mpesicka@douglas.co.us
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.core.coop_&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=2TyUWqLy-KRKUBqWzVodVAs-JQNIytY-GOQyn3E_-3g&m=iHS8MqVn-2wTfqJQlt7p9wqkUo-z3bGG99CM_eLoXLYiVPbyHbObb4j9m5Upv9R9&s=bc57dCv5R3GEfJZHatULvsuNamUccM-vyYmHHFNipFQ&e=
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.core.coop_&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=2TyUWqLy-KRKUBqWzVodVAs-JQNIytY-GOQyn3E_-3g&m=iHS8MqVn-2wTfqJQlt7p9wqkUo-z3bGG99CM_eLoXLYiVPbyHbObb4j9m5Upv9R9&s=bc57dCv5R3GEfJZHatULvsuNamUccM-vyYmHHFNipFQ&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__core.coop_contact&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=2TyUWqLy-KRKUBqWzVodVAs-JQNIytY-GOQyn3E_-3g&m=iHS8MqVn-2wTfqJQlt7p9wqkUo-z3bGG99CM_eLoXLYiVPbyHbObb4j9m5Upv9R9&s=k4-aSTAf1ug8flOB83dZLCWfbP37dNQXNPMJSH6i53g&e=
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.twitter.com_CORECooperative&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=2TyUWqLy-KRKUBqWzVodVAs-JQNIytY-GOQyn3E_-3g&m=iHS8MqVn-2wTfqJQlt7p9wqkUo-z3bGG99CM_eLoXLYiVPbyHbObb4j9m5Upv9R9&s=W39WSnsYQDjaiwSTs6U2PCfkQwVEsmKeY9eQimCLsHo&e=
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.facebook.com_CORECooperative&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=2TyUWqLy-KRKUBqWzVodVAs-JQNIytY-GOQyn3E_-3g&m=iHS8MqVn-2wTfqJQlt7p9wqkUo-z3bGG99CM_eLoXLYiVPbyHbObb4j9m5Upv9R9&s=9aOIleDoQ60yEUfTpueKNePK279zxzF9z28tJsrlc84&e=
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.instagram.com_CORECooperative&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=2TyUWqLy-KRKUBqWzVodVAs-JQNIytY-GOQyn3E_-3g&m=iHS8MqVn-2wTfqJQlt7p9wqkUo-z3bGG99CM_eLoXLYiVPbyHbObb4j9m5Upv9R9&s=hQp_ybbrJG1K00fL7Iw1v-I2wxyKEcYPDwyj3AtTPVM&e=
https://urldefense.proofpoint.com/v2/url?u=http-3A__www.linkedin.com_company_CORE-2DCooperative&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=2TyUWqLy-KRKUBqWzVodVAs-JQNIytY-GOQyn3E_-3g&m=iHS8MqVn-2wTfqJQlt7p9wqkUo-z3bGG99CM_eLoXLYiVPbyHbObb4j9m5Upv9R9&s=v-Puj_15XiIklnttPlzr1A9b-H77roTis7W2tt_pz2o&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__outlook-2Dsdf.office.com_bookwithme_user_18efe0de7fcd469f8e0c6cd8e21e7210-40core.coop-3Fanonymous-26ep-3Dsignature&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=2TyUWqLy-KRKUBqWzVodVAs-JQNIytY-GOQyn3E_-3g&m=iHS8MqVn-2wTfqJQlt7p9wqkUo-z3bGG99CM_eLoXLYiVPbyHbObb4j9m5Upv9R9&s=3KKGnIh28I8j9n4H2MKkSuXa7wJYWQihYIDoSayVB1U&e=
https://urldefense.proofpoint.com/v2/url?u=https-3A__outlook-2Dsdf.office.com_bookwithme_user_18efe0de7fcd469f8e0c6cd8e21e7210-40core.coop-3Fanonymous-26ep-3Dsignature&d=DwMFAg&c=euGZstcaTDllvimEN8b7jXrwqOf-v5A_CdpgnVfiiMM&r=2TyUWqLy-KRKUBqWzVodVAs-JQNIytY-GOQyn3E_-3g&m=iHS8MqVn-2wTfqJQlt7p9wqkUo-z3bGG99CM_eLoXLYiVPbyHbObb4j9m5Upv9R9&s=3KKGnIh28I8j9n4H2MKkSuXa7wJYWQihYIDoSayVB1U&e=












Brooks,
 
Thank you for meeting with us a while back.
We were provided further input from the Developer and are ready to provide our response,
revisions, and plan sheets relevant to you for your review. We are still working on the rest of
the prelim plan  but want to get this information in front of you so we can move forward
towards your approval of the Range Prelim Plan. Please review the attached PDF that includes
exhibits of the entrances to the project as we discussed and select prelim plan sheets that
show our revised configuration of the project dry utility easements.
 
Let me know if you have any questions. Thank you.
 
Kristofer Carlstedt PE
ASSOCIATE

O 303-423-6036 D 303-403-2427

 
 
From: Brooks Kaufman <BKaufman@core.coop> 
Sent: Friday, January 3, 2025 6:42 AM
To: Kristofer Carlstedt <kcarlstedt@rickengineering.com>
Subject: RE: Range Development 2nd referral Submittal [Filed 08 Jan 2025 10:18]

 
Good morning, Kristofer
 
Your proposed plans conflict with our ability to access and maintain our facilities.
 
CORE would like to see revisions to the plans to allow access to facilities and proposed drainage
pond to be relocated.
 
Please provide revised submittal plans of CORE requirements and additional notes.
 
Respectfully
 
 
Brooks Kaufman
Lands and Rights of Way Manager
 
800.332.9540 MAIN
720.733.5493 DIRECT
303.912.0765 MOBILE
 
www.core.coop.
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Book time to meet with me

 

From: Kristofer Carlstedt <kcarlstedt@rickengineering.com> 
Sent: Monday, December 30, 2024 12:55 PM
To: Brooks Kaufman <BKaufman@core.coop>
Subject: FW: Range Development 2nd referral Submittal

 

[CAUTION:] This email is from an external source. Avoid clicking links or opening
attachments unless you trust the sender and verify the content's safety.

Brooks,
 
Please find our second referral submittal and response to your comments for the Range
Development (SB2024-048) at this   link.
Response to your comments is provided in the DougCo Planner’s  summary response
document.
 
Please confirm that this email has reached you and let me know if you have any questions.
 
Thank you.
 
____________________________________
Kristofer Carlstedt PE
ASSOCIATE

 
5690 Webster St, Arvada, C0 80002
P 603-423-6036 | D 303-403-2427
rickengineering.com
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From: Justin Olson - DNR
To: Kristofer Carlstedt
Cc: Mark Edwards
Subject: Re: Range Development 2nd referral Submittal
Date: Friday, January 24, 2025 3:12:37 PM

Good afternoon Kristofer,

My apologies if I did not refer to this in my previous message. I wanted to make sure you had
the original letter of comment, and that letter still serves as our comment of record for this
project. You confirmed that you did have that in a recent message I believe. I did review this
second document you sent recently, and it does not appear there are any major changes from
previously so no further comment is needed on our part since the original letter stated any
concerns or recommendations we had. 

Please let me know if you need anything further from me or additional clarification.

Justin Olson
District Wildlife Manager - Littleton
Colorado Parks and Wildlife

On Jan 24, 2025, at 2:59 PM, Kristofer Carlstedt
<kcarlstedt@rickengineering.com> wrote:


Justin,
 
When should we expect your review response of this submittal of Range?
 
Kristofer Carlstedt PE
ASSOCIATE

O 303-423-6036 D 303-403-2427
<image001.png>

 
 
From: Justin Olson - DNR <justin.olson@state.co.us> 
Sent: Tuesday, January 7, 2025 10:21 AM
To: Kristofer Carlstedt <kcarlstedt@rickengineering.com>
Cc: Mark Edwards <medwards@eroresources.com>
Subject: Re: Range Development 2nd referral Submittal

 
Ok perfect, that is the one I wanted to make sure you had. Thank you.
 
Justin Olson

Range Preliminary Plan 
Project File# SB2024-048 
Planning Commission Staff Report Attachment B - Page 102 of 148

mailto:justin.olson@state.co.us
mailto:/o=ExchangeLabs/ou=Exchange Administrative Group (FYDIBOHF23SPDLT)/cn=Recipients/cn=51bdaadcacb84a7d960154c58340fbc9-Kristofer C
mailto:medwards@eroresources.com
mailto:kcarlstedt@rickengineering.com
mailto:justin.olson@state.co.us
mailto:kcarlstedt@rickengineering.com
mailto:medwards@eroresources.com


District Wildlife Manager - Littleton
Colorado Parks and Wildlife

On Jan 7, 2025, at 9:56 AM, Kristofer Carlstedt
<kcarlstedt@rickengineering.com> wrote:


Justin, the attached is the letter that we have and review for
response.
 
Kristofer Carlstedt PE
ASSOCIATE

O 303-423-6036 D 303-403-2427
<image001.png>
 
 
From: Olson - DNR, Justin <justin.olson@state.co.us> 
Sent: Monday, January 6, 2025 2:05 PM
To: Kristofer Carlstedt <kcarlstedt@rickengineering.com>
Cc: Mark Edwards <medwards@eroresources.com>
Subject: Re: Range Development 2nd referral Submittal

 
Good afternoon all,
 
I have received and reviewed this email and all
associated pertinent documents.  Thank you.  I do also want
to double check that our original comment letter dated from
March 2021 has been received by your staff since that will
still serve as the comment of record for this project.  It
appears that is the case, but I just want to make sure a hard
copy is in possession.

Justin Olson
District Wildlife Manager
Littleton District - Area 5

P 303.291.7131  |  F 303.291.7114
6060 Broadway, Denver, CO  80216
justin.olson@state.co.us  |  cpw.state.co.us
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On Mon, Dec 30, 2024 at 11:24 AM Kristofer Carlstedt
<kcarlstedt@rickengineering.com> wrote:

Justin,
 
Please find our second referral submittal and response to your
comments for the Range Development at this
<image002.png>
 link.
 
Please confirm that this email has reached you and let me
know if you have any questions.
 
Thank you.
 
____________________________________
Kristofer Carlstedt PE
ASSOCIATE

 
5690 Webster St, Arvada, C0 80002
P 603-423-6036 | D 303-403-2427

rickengineering.com
 

<2021_Referral Response CO Parks Wildlife.pdf>
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From: Kristofer Carlstedt
To: Shavon Caldwell
Subject: RE: [EXTERNAL] Range Development 2nd referral Submittal [Filed 24 Jan 2025 12:50]
Date: Friday, January 24, 2025 12:50:24 PM
Attachments: image001.png

image002.png
image003.png

Shavon,
 
Crucial word missing!!!
 
The Applicant does NOT object to the fees…
 
Kristofer Carlstedt PE
ASSOCIATE

O 303-423-6036 D 303-403-2427

 
 
From: Shavon Caldwell <shavon.caldwell@dcsdk12.org> 
Sent: Thursday, January 23, 2025 11:18 AM
To: Kristofer Carlstedt <kcarlstedt@rickengineering.com>
Subject: Re: [EXTERNAL] Range Development 2nd referral Submittal

 
Good morning Kristofer,
 
Received. Thank you.
 
It doesn't appear that any changes have been made to the preliminary plan that would
affect DCSD's response. I see in the attached document that your team's response to
DCSD's referral letter was the below:
"The Applicant does object to the fees and will provide appraisal prior to final plat to
finalize fees."
 
I just wanted to check in and confirm the intent and meaning of that response. Did you
mean to state that the applicant does not object to the stated CIL school obligation in
the district's letter? Or does your team object to the district's calculated land dedication
and/or the County's dedication requirements outlined in their subdivision regulations? I
wasn't clear on that.... I'm also happy to meet to review and discuss the district's
request with your team if necessary. 
 
Thanks Kristofer and feel free to reach out with any questions or concerns. 
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Shavon Caldwell-Planning Manager
Planning and Construction Department
Douglas County School District
 
scaldwell2@dcsdk12.org
303.387.0417
 
2808 Highway 85, Bldg B
Castle Rock, CO 80109
 
 
 
On Mon, Dec 30, 2024 at 11:34 AM Kristofer Carlstedt
<kcarlstedt@rickengineering.com> wrote:

**CAUTION: This email originated from outside Douglas County School District. Use
caution and judgment in responding to this message.**

Shavon,
 
Please find our second referral submittal and response to your comments for the
Range Development at this   link.
 
Please confirm that this email has reached you and let me know if you have any
questions.
 
Thank you.
 
____________________________________
Kristofer Carlstedt PE
ASSOCIATE

 
5690 Webster St, Arvada, C0 80002
P 603-423-6036 | D 303-403-2427
rickengineering.com
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: Project Number SB2024-048 Colorado Geological Survey response comment 

 

The characterization of subsurface conditions and preliminary Geotechnical recommendations 

in RMG’s Preliminary Subsurface Soil Investigation, Range Subdivision, 7440 N. US Hwy 85, 

Douglas County, Colorado (RMG Job Number 192821, May 3,2023) are valid. Provided RMG’s 

recommendations, specifically with regard to overexcavation and replacement, are rigorously 

adhered to, the Colorado Geological Survey has no objection to preliminary plan approval. 

Rick response comment: Duly noted, thank you for the review. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: Project Number SB2024-048 Douglas County Health Department Response Comment 

Letter 

 
Comment from: 
Shania McCain 
Environmental Health Specialist 
 
Thank you for the opportunity to review and comment on the referenced Subdivision- 
Preliminary Plan application. Douglas County Health Department (DCHD) staff have reviewed 
the application for compliance with pertinent environmental and public health regulations. 

After reviewing the application, DCHD has the following comments. 

 

Water and Sewer Service 

A will-serve letter has been provided by Dominion Water and Sanitation District. Based on this 
letter, DCHD is providing a favorable recommendation regarding the proposed method of water 
service and sewage disposal. 

Fugitive Dust - Developments of 25 acres and more than 6 months in duration 

Exposure to air pollution is associated with a number of health problems including asthma, lung 
cancer, and heart disease. The Colorado Department of Public Health and Environment Air 
Pollution Control Division (APCD) regulates air emissions, including fugitive dust from 
developments of 25 acres or more that last at least 6 months. The applicant shall contact the 
APCD, at (303) 692-3100 for more information. Additional information is available at 
https://cdphe.colorado.gov/apens-and-air-permits. 

Radon 

Radon is a naturally occurring radioactive gas that is present at high levels in all parts of 
Colorado due to the presence of uranium in the soil. Radon can enter homes and long-
term exposure causes lung cancer. In order to prevent radon from infiltrating the home, 
DCHD recommends designing new homes so that they are radon resistant. This includes 
laying a barrier beneath the flooring system, installing a gas-tight venting pipe from the 
gravel level through the roof, and sealing and caulking the foundation thoroughly. More 
information regarding radon and radon-resistant construction techniques can be found 
here: https://www.epa.gov/radon/building-new-home-have-you-considered-radon. 
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Attainable Housing 

Access to safe, attainable housing is directly associated with positive physical and mental health 

outcomes and underlies one’s ability to access jobs, food, medical services, and other essentials 

that are vital to well-being. Providing permanent supportive housing is an integral element of 

promoting health in our communities. DCHD supports projects that include an attainable housing 

component. 

 
Please feel free to contact me at 720-907-4897 or smccain@douglas.co.us if you have any 
questions about our comments. 
 
 
Rick response comment:  Thank you for the information and recommendations. 
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Jill’s Comments to the Range PD Preliminary plan/Wildfire Mitigation Plan 
 

Bjorn’s Replies 12-23-24 

1. Please include maps of the management units and a development plan map. The map is 
referenced in the plan, the copy / have from the project file does not contain the map. 
We need to confirm the robustness of the treatments and locations as it relates to 
community protection and adjoining existing communities. 
 
Response: Revision includes draft PD, MU map and Adjoining communities’ discussion. 
Treatments are compatible and protect the Range property from adjacent communities. 

 
2. The management strategy around grass fuels and roadways is a sound and 

recommended strategy to enhance evacuation. The recommendation identified is a 60-
foot strip along roads and bordering private properties where grass fuels abut the 
residences and businesses. The mow strip along roadways, is it intended to be 30 feet 
each side at the edge of the road? What is the implementation mechanism for this give 
the ROW for roads is 50 feet? 

Response: Recommendation Implementation Schedule addressed in the report and the 
covenants for open space management. Removed 50-foot recommendation. 

 
3. Please identify treatment requirements on a map so we have a clear understanding of 

where fuelbreaks are intended to be implemented and the differing fuel types.  
 
Response: All treatments have been identified point 
 

4. The Plat notes indicate an open space agreement with the developer, County, 
Metro District, and HOA. Wildfire related strategies need to be incorporated into 
larger open space management plans and agreements. Open space categories are 
comprised of open space parcels categorized as I ,II,III. Preservation agreements 
should protect the area from development and encompass conservation strategies 
to manage land that reduce potential for high intensity wildfire, habitat 
enhancement and community protection.  

Response: Open space agreement included in report 
   

5. The open space parcels indicate a use for public enjoyment and an established trail 
network. Trails currently indicate an 8" width, some concrete. A common 
management scheme for public enjoyment that doubles with wildfire includes trailside 
mowing. This practice can also be considered for wildfire management, especially if 
trails can support access for brush trucks.  

 
 Response: This comment has been included and addressed in the report 
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6. The wildfire mitigation plan has a date of March 2023. At this time, the CSFS 
publications of Firewise Plat Material and Firewise Landscaping were the 
current documents. As of Spring 2024 those publications have been replaced 
with the Low Flammability Plant /Index: https://csfs.colostate.edu/wp-
content/uploads/2023/05/CSFSͺCSU-ExtͺFact-SheetsLFLPF/NALweb.pdf 

Response: This comment has been included and addressed in the report 
 

7. Section 5.5 and beyond refer to Firewise principals and defensible space. We suggest 
including a short discussion on structure exposure to wildfire, structure ignition and 
pathways to fire spread. This short discussion will complete the message on the 
importance of Firewise practices and principals, especially the first 5 feet, 0-5 feet, 
Zone 1, and the significance of the noncombustible zone as it relates to ember 
penetration, direct flame contact and radiant heat impacts. 

Response: Comment has been addressed in report 
 

8. We suggest a new home-owner packet with information containing wildfire-related 
publications for handout by the HOA and/or other community organizations at the 
time of homeowner move-in-real estate closings, whatever the jurisdiction has 
control over. The Firewise homeowner or CSFS Live Wildfire Ready homeowner 
checklist is a good resource to incorporate. 
 

Response: Comment has been addressed in the report 
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From: Jill Welle
To: Michael Pesicka
Cc: Kristofer Carlstedt
Subject: Range Wildfire Mitigation Plan
Date: Friday, January 17, 2025 9:46:29 AM
Attachments: 1-14-25 Range Final_aaproved 1-16-2025.pdf

Mike,
Attached please find the approved wildfire mitigation plan. I put my initials in the corner for
now. Let me know if you need anything else.
 
Jill
 
Jill Welle, CWMS
Wildfire Mitigation and Resilience Coordinator
Douglas County Building Division
100 Third Street
Castle Rock, CO 80104
720-733-6924
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JANUARY 10, 2025 


 
BRYAN HORAN 


VENTANA CAPITAL 
8678 CONCORD CENTER DR, SUITE 200 


ENGLEWOOD, CO 80112 
bhoran@ventanacap.com 


(303) 346-7006 
 


RANGE, LLC 
7440 NORTH US 85 


SEDALIA, COLORADO 80135 
(303) 403-2427 


 
LEGAL DESCRIPTION: 


 
SE1/4 SECTION 34; SW1/4 SECTION 35 


TOWNSHIP 6 SOUTH, RANGE 68 WEST, 6th PM. 
W1/2 SECTION 2; E1/2 SECTION 3, TOWNSHIP 7 SOUTH,  


RANGE 68 WEST, 6th PM 
DOUGLAS COUNTY, COLORADO 


398.7 TOTAL ACRES 
 
I have reviewed this plan, which has been prepared at my request to guide my stewardship 
management for wildfire mitigation activities, and I will voluntarily apply them on my property. I 
believe the management requirements in this plan are appropriate to meet my goals and objectives 
and will benefit the natural resources on the property. I intend to apply the required practices, thus 
helping me to be a good steward of the forest, meadows and associated resources entrusted to me 
on my property. I agree to follow this plan to ensure the sustainability of my management. 
 
 
Date:                           Signed, Developer:________________________________________                                                                 


 
Date: ___________    Signed, Douglas County Mitigation Forester: ___________________       
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1.0 INTRODUCTION 


This Wildfire Hazard Mitigation Plan has been prepared for the Range property located at the 
intersection of US 85 and Airport Road, 7440 North US 85 Sedalia, Colorado. The property is 
currently managed for agricultural purposes. The property is currently zoned as Planned 
Development. Our client Bryan Horan, Ventana Capital, Range, LLC. wishes to develop the site 
into a residential community (Appendix 9.1). 


In 2022 an update to the Douglas County Community Wildfire Protection Plan (CWPP) was 
developed. Key components of the plan include a county-wide wildfire hazard assessment, 
identification of communities at risk, and recommendations on how communities can reduce their 
risk to wildfire. The plan will serve as an “umbrella” document to provide background information 
for finer-scale communities within Douglas County (i.e., subdivisions, or homeowners 
associations) who wish to develop a specific Community Wildfire Protection Plan for their area of 
interest, may tier to the CWPP for assistance. 


2.0 GOALS & OBJECTIVES 


The primary goal of this plan is to provide a scope of work and strategic requirements to thin 
hardwood and conifer forests and mow grass to reduce wildfire risk. 


This plan will meet the following objectives: 


• Assess the potential wildfire hazard and make wildfire mitigation strategic and tactical 
recommendations. 


• The applicant must implement this approved plan prior to the development being eligible for 
permits. 


• Identify any forest health concerns and make appropriate management recommendations. 
• Assist the client in meeting the requirements of the Douglas County Land Development 


Regulations. 
 


Further additional objectives and expectations are:  


• To develop an Open Space (OS) Agreement with Range LLC, Douglas County, Metro 
District, and HOA.  


• Agreement needs related wildfire strategies to be incorporated into larger open space 
management plans and agreements.  


• Open space categories are comprised of open space parcels categorized as I, II, III.  
• Preservation agreements should protect the area from development and encompass 


conservation strategies to manage land that reduce potential for high intensity 
wildfire, habitat enhancement and community protection.  


 
 


  



https://www.douglas.co.us/documents/cwpp-update-2022.pdf/
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3.0 GENERAL PROPERTY DESCRIPTION 


3.1 Location 


The Range property is in Douglas 
County, southeast of Sedalia located at 
7440 North US 85, Sedalia, CO., 
80135. The project is in portions of the 
Southeast ¼ of Section 34, the 
Southwest ¼ of Section 35 Township 6 
South, Range 68 West, the West ½ of 
Section 2 and the East ½ of Section 3, 
Township 7 South, Range 68 West, 6th 
Principal Meridian. The property can 
be accessed from Sedalia, CO via US 
85. Travel southeast approximately 3 
miles from Sedalia, CO on US 85 to the intersection of Airport Road at 7440 North US 85, Sedalia 
CO, 80135. 


3.2 Property Description 


The property contains approximately 399 acres. The project area ranges in elevation from 
approximately 5,800 to 6,000 feet along the eastern boundary. The aspect is generally northwest. 
Slopes vary from gentle to moderate, ranging from 10 to 35 percent. 


Natural vegetation on the property is predominately native grasslands, with shrubs and ponderosa 
pine occurring along the drainages. Significant portions of the Range property were used for 
livestock grazing and planted crop land. 


3.3 Climate 


Climatic data from the weather station in Castle Rock (*051401), Colorado, approximately 25.0 
miles southeast of the property, provides the following averages based on records from 1893 to 
2016 continuous data collection: 


• Average annual maximum temperature: 63.4 °F 
• Average annual minimum temperature: 31.3 °F 
• Average annual total precipitation: 17.04 inches 
• Average annual total snowfall: 60.8 inches 


 
Reference: (*Western Regional Climate Center, wrcc@dri.edu) 
 


Location Map 



mailto:wrcc@dri.edu
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3.4 Impacts on Neighbors 


Several business and residences are near the 
west, south, and north Range boundary. A 
Wildlife Conservation Area owned by. 
Highlands Ranch Association is located east 
of the Range property. This development is 
near several businesses and homes that are 
likely to be affected by noise and visual 
impacts during construction. Refer to 
Appendix 9.1 Adjacent Landowner Maps  


3.5 Range Planned Development 


Range Planned Development (PD) is to 
provide 550 lots for single family residential 
homesites, while maintaining approximately 
242 acres of open space on land that has 
minimal farming or ranching value, which 
creates country living in a rural atmosphere 
while preserving the vegetation, wildlife 
habitat/corridors, views and privacy. The PD 
(Appendix 9.5) is in the approval process with 
Douglas County.  


The PD indicates an open space agreement with the developer, County, Metro District, and HOA. 
Wildfire related strategies need to be incorporated into larger open space management plans and 
agreements. Open space categories are comprised of open space parcels categorized as I ,II,III. 
These preservation agreements should protect the area from development and encompass 
conservation strategies to manage land that reduce potential for high intensity wildfire, habitat 
enhancement and community protection. 


4.0 WILDFIRE HAZARD ASSESSMENT 


4.1 Wildfire Risk Assessment 


Each year, wildfires on public and private lands consume millions of acres of forests, threatening 
lives, property, and watershed resources. The potential for wildfire or fire risk is the likelihood that 
wildfire will start from natural, or human caused ignitions, with potential for damaging effects to 
people, property, and/or the environment. Risk is also defined as the possibility of loss or harm 
from wildfire. Increased awareness of wildfire hazards and the need for active mitigation has led 
to advanced means of analyzing these hazards relative to communities and homes within the 
wildland-urban interface. Images such as the Black Forest fire help residents understand the 
intensity of wildfire risk to Colorado communities. 


The Colorado State Forest Service developed the Colorado Wildfire Risk Assessment (CO-WRA) 
Portal, (https://coloradoforestatlas.org/), to aid in wildfire prevention planning. CO-WRA provides 


Range PD 



https://coloradoforestatlas.org/
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a spectrum of information, reports, and analyses supporting mitigation, education, and wildfire 
prevention initiatives the Range property. The report generated several indicators of risk elements. 
The Wildfire Risk Assessment described several fire behavior characteristics potentially impacting 
the development the Range property. The risk assessment provides critical information to make 
informed decisions. Additional indicators are available in the Range CO-WRA report available at: 
Range CO-WRA REPORT  


A summary of this report's findings indicates the current wildfire risk is moderate to low; fire rate 
of spread is high to extreme over most of the property due to fuel types and slopes; expected flame 
lengths are moderate, (4-8 feet); and the likelihood of starting a wildfire in the highest-class rating. 
The report classifies the wildfire risk for the Range property “low to moderate.” This rating is 
based on wildfire threat and fire effects. It identifies those areas with greatest potential impacts 
from wildfire, i.e., those areas most at risk, considering all values and assets combined. At the 
current time, there is little value on the property, hence the low-risk rating. 


Wildfire Ignitions Map is an ignition density 
heat map represents the likelihood of a fire 
starting based on historical ignition patterns. The 
assessment indicates ~ 80 percent of the Range 
property is in the highest threat class of wildfire 
occurrence. 


Three fire behavior characteristics of importance 
to the Range property are rate of spread, flame 
length and fire intensity scale. All three of these 
fire behavior characteristics are influenced by 
three factors, fuels, weather, and topography.  


Rate of spread, the speed with which fire moves 
across the landscape, is influenced by fuels, 
weather, and topography. Ninety five percent of 
the property is in areas defined as high to 
extreme rate of spread, with fire 
projected to move across the landscape 
13 to 44 feet per minute. Slope, surface 
fuel conditions and weather contribute 
to the spread. Fuel models 2 and 5 show 
the variable surface fuels conditions 
generally associated with the property. 


Flame length is an indicator of fire 
intensity and is often used to indicate 
how much heat is being generated by 
the fire. Approximately 96 percent of 
the Range property is represented in the 
low to high classification, with flame 


Range Fire Ignitions 


Range Wildfire Rate of Spread 



https://coloradoforestatlas.org/report_data/1e921953-592d-43b4-9eb4-1c4d2b60a20c/COWRA_REPORT.pdf
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lengths projected to range from 6 to 12 feet or greater in length. The remainder of the property is 
in a low to moderate classifications with flame lengths projected to range from 0 to 6 feet in length.  


The fire intensity scale identifies areas 
where significant fuel hazards and 
associated dangerous fire behavior 
potential exist. Like the Richter scale for 
earthquakes, the fire intensity scale 
provides a standard scale to measure 
potential wildfire intensity. 
Approximately 96 percent of the Range 
property is represented with a Class 2 to 
4, low to high intensity scale. Flames 8 
to 30 feet in length could be expected.  


The property is currently undeveloped. 
Creating defensible space for 
constructed homes needs to be an integral part of design standards for the community. Defensible 
space is the  natural landscaped area around a home or other structures that has been modified to 
reduce fire hazard. Defensible space gives homes a fighting chance to resist the impact of wildfire. 
Creating and maintaining defensible space also reduces the chance of a structure fire spreading to 
the surrounding forest or other homes. Additional information on defensible space is included in 
Appendix 9.2.  


Planned access roads in the development can be used to create effective barriers to the potential 
spread of wildfire. Access to proposed homes is limited with primary access through two main 
streets from Highway 85. In the event of a wildfire emergency we propose that two emergency 
crash gates be developed from the Range property that exits to the east and to the north with 
adjoining neighboring properties. This provides safe community emergency egress and allows Fire 
Department apparatus alternative access to the community in the event of wildfire and limited safe 
egress.  


Further we recommend developing a post management plan keeping the vegetation managed, and 
mowing grass along all roads passing through the Range property to make ingress and egress 
during wildfire safer for citizens and fire personnel for the future. Creating fuelbreaks, along with 
roads, driveways, and trails, will break up the continuity of the forest cover and fuels. Modifying 
fuels will help keep fires small, provide access for fire suppression resources while allowing 
residents to evacuate if necessary.  


Additional information on fuelbreak guidelines can be found in Appendix 9.2 (Dennis 2005). 
Information regarding creating wildfire-defensible zones, fire-resistant landscaping, forest home 
fire safety, and fire-wise plant materials are also included in Appendix 9.2. Defensible space will 
be required around each house as well as community open spaces in the future and should be 
maintained annually to remain effective. 


Range Wildfire Intensity Scale 
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Wildland-Urban Interface Risk is a rating of the potential impact of wildfire on people and their 
homes (CO-WRA). The WUI Risk Index is derived using a response function modeling approach. 
Response functions are a method of assigning a net change in the value to a resource or asset based 
on susceptibility to fire at different intensity levels, such as flame length. To calculate the WUI 
Risk Index, the WUI housing density data were combined with flame length data and response 
functions were defined to represent potential impacts. The response functions were defined by a 
team of experts led by Colorado State Forest Service mitigation planning staff.  


By combining flame length with the WUI housing density data, it is possible to determine where 
the greatest potential impact to homes and people is likely to occur. Customized urban 
encroachment algorithms were used to ensure those fringe urban areas were included in the WUI 
Risk outputs. Encroachment distances into urban areas were based on the underlying fuel models 
and their fuel types and propensity for spotting and spreading.  


In summary, 64-acres are currently in the WUI. Of these acres, approximately 13% are in the 
moderate to high-risk class. The map shows WUI risk areas to the west which include the Union 
Pacific Railroad, a State Highway, County roads, businesses and industries resulting in a Burn 
Probability Risk rating. 


  


Range Wildland Urban Interface Risk 
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Burn Probability (BP) is the annual probability of any location burning due to wildfire. The 
annual BP was calculated as the number of times that a cell was burned and the number of iterations 
used to run the models. The map shows that 100% of the Range property has a high Burn 
Probability as they are made up of Fuel Models 2 and 5. This data is consistent with the WUI Map 
in Section 4.2, Fuel Models. Burn Probability was used to recommend a fuelbreak around the 
entire perimeter of the property, refer to Appendix 9.1 MU Map. 
 


 


  


Range Burn Probability Index 
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4.2 Fuel Models 


Fuel models are a means of describing a wide variety of combustible conditions found in the 
wildland environment. Fuels model estimates of surface fuels are combined with fuel behavior 
maps to create fuel models that are useful for quantifying current stand conditions and predicting 
wildfire behavior. Fuel size class, fuels loading in tons/acre, fuel bed depth, and fuel continuity 
across a landscape are all factors that are considered when assigning a fuel model to a specific site. 


There are two main classification systems used in wildland fire management. The newer system is 
contained in the USDA Forest Service General Technical Report RMRS-GTR-153 Standard Fire 
Behavior Fuel Models: A Comprehensive Set for Use with Rothermel’s Surface Fuel Spread Model 
(Scott and Burgan 2005). The second, older system is published in USDA Forest Service General 
Technical Report INT-GTR-122 Aids to Determining Fuel Models for Estimating Fire Behavior 
(Anderson 1982).  


The best representative Surface Fuel Models describing fuel conditions across the property are 
Fuel Models GS2 (122) Moderate Load, Dry Climate Grass-Shrub and GR1 (101) Short, Sparse 
Dry Climate Grass. Refer to Appendix 9.2 CO-WRA, page 46. 
 


CO-WRA, Range Surface Fuel Models 
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Fuel Model 2 (GS2, GR1) is present across 357 acres 
or ~ 90 percent of the Range property. GR1 applies to 
acres where the primary carrier of fire is sparse grass, 
though small amounts of fine dead fuel may be 
present. The grass is generally short, either naturally 
or by heavy grazing, and may be sparse or 
discontinuous. 


GS2 applies to acres where the primary carrier is 
grass and shrubs combined. Shrubs are 1-3-feet high, 
and the grass load is moderate. The spread rate is high 
with moderate flame lengths. Fuel loads in this model 
are around 4.0 tons per acre with a 1.0-foot fuel bed 
depth (Anderson 1982). 


Fuel Model 5 (SH5) is present across 18 acres or ~ 5 
percent of total acres. The primary carrier of fire is 
woody shrubs and live and dead shrub litter. This fuel 
model also contains small amounts of ponderosa pine 
with a moderate load of needle litter (CO-WRA). The 
fuels are located predominately in the ravines 
bisecting the property.  


Fuel model 5 applies to acres with a very heavy shrub 
load and closed canopy stands that support fire in the 
litter layer. This layer is mainly needles, leaves, and 
twigs because little undergrowth is present in the 
stand.  


In this fuel model, slow to moderate burning ground 
fires with low flame lengths generally occur, although 
the fire may encounter an occasional “jackpot” or 
heavy fuel concentration that can flare up. Only under severe weather conditions involving high 
temperatures, low humidity and high winds do the fuels pose fire hazards. Dead fuel loads range 
from 1.0 - 3.5 tons per acre with an average fuel bed depth of 2.0 feet (Anderson 1982).  


  


Fuel Model 2 


Fuel Model 5 







14 
 
  Copyright Dahl Environmental Services, LLC 


 


5.0 WILDFIRE MITIGATION MANAGEMENT 


The property was defined with three major vegetative Stand types: Grassland, Oak 
Shrubland/Shrubland, and Ponderosa Pine. Each Stand Type becomes a Management Unit 
(MU) in this plan. 
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Vegetation Map 


General Vegetation and Landcover Types 
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5.1 Scope of Work 


The scope focuses on actions that are effective in reducing wildfire hazards on the Range property. 
The forest thinning objective reduces ladder fuels, diseased deformed damaged trees and removing 
all logging slash and roundwood. The rangeland objective focuses on managing grasslands and 
shrublands to stop unwanted wildfires. As an example, it is important to note that ponderosa pine 
is easy to thin, often remain strong and standing after high wind events. This is because the species 
generally have a deep root system that allow them to be “windfirm. 
 
5.1.1 Stand 1 - Grasslands 


The Grassland stands represent ~343 acres of the 
Range property. Mixed grass and scattered shrub 
thicket cover the dry southern slopes of the 
property. Common flora in this vegetative unit 
includes mountain mahogany (Cercocarpus 
montanus), buckbrush (Ceanothus fendlen), 
yucca (Yucca glauca), and scattered common 
juniper (Juniperus communis). Dominant grass 
species are western wheatgrass (Agropyron 
smithii), big and little bluestem (Andropogon 
spp.), and blue gramma (Bouteloua gracilis). 
Introduced grasses such as smooth brome, 
intermediate wheatgrass and crested wheatgrass 
also occur on a graded area adjacent to the 
property. 
 
Grass-dominated landscapes are characterized by an abundance of fine fuels and dry conditions 
that are prone to fire and pose heightened risks to communities. One of the primary challenges lies 
in developing adaptive strategies that consider the dynamic nature of grass landscapes, climate 
influences and the need for effective risk reduction to ensure long-term resilience against wildfire 
threats. Refer to (CSFS Grasslands Mitigation Strategies).  
 
Grasses represent 86% of the Range property. These areas are characterized by an abundance of 
fine fuels and can be particularly vulnerable to wildfire due to their rapid fuel accumulation and 
high fire frequency. Grass fuels are a large concern for communities because it is the predominate 
fuel type near homes bordering Open Spaces. These light flashy fuels are a risk to firefighter safety 
and can pose a serious threat to homes. 
 
Most grasses are less than ¼ inches in diameter, that quickly respond to changing environmental 
conditions. In contrast with forest litter fuels which are often coarser, have higher fuel-loading, are 
higher in density and have burnout times in the order of minutes to hours; grass fuels have burnout 
times around 5–15 seconds (Sullivan, 2010). One-hour fuels can burn under a broader range of 
environmental conditions than other fuel types due to their rapid moisture extinction rate. 
 


Grassland 



https://csfs.colostate.edu/wildfire-mitigation/grasslands/

https://csfs.colostate.edu/wildfire-mitigation/grasslands/overview/
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The grass meadows were historically used for livestock pasture. There is evidence of deer and elk 
use of meadow vegetation. Accessibility and operability are very good (tractor operability) with 
development of skid road access since the ground conditions vary from 0 to 50%. 
 
5.1.2 Stand 2 – Oak Shrublands/Shrublands 


The  combined Shrublands stand cover ~29 
acres in the property. The common flora in this 
unit is primarily Gambel oak (Quercus 
gambelii), Rocky Mountain juniper, mountain 
mahogany, and scattered common juniper. A 
heavy amount of mountain mahogany also 
exists intermixed with the oak. In the ravines, 
Gambel oak has grown beyond its familiar 
brush form into small trees up to 18 feet tall. 
An intermittent drainage flows east to west 
within the Range property, see Appendix 9.1 
MU Map. 
  
The understory consists of Rocky Mountain 
maple (Acer glabrum), wax currant (Ribes 
cereum), snowberry (Symphoricarpus albus), shrubby cinquefoil (Potentilla cinquefolia), sage 
(Artemisia spp.), Rocky Mountain pussytoes (Antennaria parvifolia), squirreltail bottlebrush 
(Elymus longifolius), western yarrow (Achillea lanulosa), junegrass (Koeleria macrantha) and 
various sedges (Carex spp.).  
 
5.1.3 Stand 3 – Ponderosa Pine 


The ponderosa pine stand covers ~19 acres and 
would fall within Fire Behavior Fuel Model 5 
where the stands are more open with a grass 
understory. Fire spread is primarily through the 
fine herbaceous fuels, either curing or dead. 
These are surface fires where fine fuels, litter and 
dead and down slash contribute to fire intensity. 


Where possible remove ladder fuels under 
existing tree crowns and canopies. To maintain 
an uneven-aged, healthy stand of ponderosa pine 
on any open space areas, achieve stand diversity 
objectives and encourage natural reproduction of 
ponderosa pine.  


  


Stand 2 


MU 1 Thinning areas of hazardous fuels in 
ponderosa pine stands. 
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5.2 Treatment Requirements 


Stands are converted and treated as three Management Units (MU), see Appendix 9.1 MU Map 
for management direction. Included in this section are some general comments on each MU. It is 
recommended that a professional forester be consulted for all future tree markings and layout of 
future treatments prescriptions. Implementing these treatment prescriptions will reduce existing 
fuels, significantly modifying fire risk based on fuel loading. We recommend these activities take 
place before any planned development occurs. Additional mitigation activities will occur as 
individual landowners complete defensible space requirements per Douglas County land use 
regulations. Additionally, the requirements described in Section 6.0 should be incorporated into 
the HOA Covenants for Community. 
 
5.2.1 Prescription for Grassland Management MU1 


Grasses are perhaps the most pervasive and 
abundant surface fuel and are weather dependent 
on seasonal moistures in Colorado. Mow grasses 
and weeds as often as needed throughout the 
growing season and keep them 4 inches or shorter. 
This applies to irrigated lawns and wild or native 
grasses. This is critical in the fall, when grasses dry 
out, and in the spring, after the snow is gone but 
before plants green-up. Be especially careful when 
mowing in areas with rocks. Mower blades can hit 
rocks and create sparks, causing fires in dry grass. 
Consider using a higher blade setting on the 
mower and trimming grass that grow against the 
trunk only by hand. When mowing around trees, be sure to avoid damaging the root system and 
tree trunk by mowing only on days with high humidity or after recent moisture to reduce the risk 
of starting an unwanted fire. Individual lot owners will be responsible for mitigation on their lot. 


Goal: To maintain grassland meadows that help break up blocks of forested stands of higher risk 
wildfire behavior, to help buffer the risk of wildfire from potential ignitions off from Union Pacific 
Railroad, US 85, adjacent residences, private business areas, and roads. 


Mandatory Requirements:  


• Require a mowed 30-foot grass strip while maintaining a minimum or maximum height of 
4 inches along roadside cuts and fills, (refer to HIZ) and adjacent to neighboring residences 
and businesses where native grasses abut roads and structures. 


• Mow a minimum 2 times per year or when needed during growing season. However, 
grasses dependent on seasonal moisture and whether events, therefore, more, or less 
cuttings may be necessary to achieve and maintain the 4-inch maximum standard grass 
height. 


MU1 – Meadow- Grass-Shrub 



https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf
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• Homeowners adjacent to grasslands should focus their efforts on HIZ, Zones 1 and 2. It is 
particularly important to create fire hardened fences around homes and to reduce the chance of 
flames contacting structures. https://firesafemarin.org/harden-your-home/fire-resistant-fencing.  


• Seasonally mow and remove the hay from meadows to reduce standing grass height to a 
maximum height of 4 inches and reduce residual material to reduce risk of fire spread 
through light and flashy fuels. 


• Maintain ephemeral grassy water ways by removing any debris that would create barriers 
to runoff flows. 


• Consider haying or agricultural grazing to manage open space grasslands. 


5.2.2 Prescription for Oak Shrublands/Shrublands MU2 


This MU 2 consists of conifer and hardwood shrubs mixes which are forested in their entirety. The 
MU forms an excellent cover type for wildlife on the Northern slopes of the Range property and 
provides hiding cover wildlife and calving habitat for elk and deer. Scattered rock outcrops and 
isolated steep slopes are present in the MU. Gambel oak fuel hazard measures refer to the 
continuity, both horizontal (across the ground) and vertical (from the ground up into the vegetation 
crown). Fuels with a high degree of vertical and horizontal continuity are the most hazardous, 
particularly when they occur on slopes. Heavier fuels (brush and trees) are more hazardous, 
producing more intense fires than light fuels (grass). Mitigation of wildfire fuel hazards focuses 
on breaking up the continuity of fuels. Increasing distances between fuels is necessary on slopes. 
This MU should be managed to create stand structure that reduces the threat of extreme fire 
behavior. This can be achieved by implementing fuels reduction prescriptions that break up the 
continuity of the fuels and maintain aesthetic value.  


Use a hydro-axe, bush-hog, or similar equipment, to mow the acres occupied by Gambel oak and 
with Gambel oak understory. The configuration of the treated areas should be an irregular mosaic 
pattern, not in geometric shapes. Treated areas should not be arranged in a symmetrical pattern. 
Clumps to take or leave will be designated by description. An example of a decision process is to 
specify removal of oak in patches of ¼ to ½ acre with 120 to 160 feet between treated areas. In 
areas where conifers are present, if it can be determined that a particular clump is more likely than 
another clump to be a “ladder fuel” in the event of wildfire, then that clump should be selected for 
treatment. Treat or leave an entire clump to maintain clone integrity. Retain clumps with bole 
diameters of 9 inches or greater. Profuse sprouting can be expected to occur because of the 
mowing. To deplete the energy stores of the root system and diminish sprouting, mowing should 
be reapplied every two years over a six-year period in areas where a permanent reduction in oak 
is desired. 


Goal: In developing fuelbreaks, attempt to join timber stands, meadows, and grasslands by 
creating Gambel oak mosaics that will break up the fuel continuity while protecting the aesthetics 
values of the landscapes. Any juniper in the oak’s understory will need thinning and cutting to 
provide wildfire protection for access roads, structures, and facilities.  


 



https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf

https://firesafemarin.org/harden-your-home/fire-resistant-fencing
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Mandatory Requirements: 


• Modify fuels along roads and structures. 


• Gambel oak brush should be cut back from access road cuts and fills generally 30 to 60 
feet crafting mosaic edges that are irregular in shape. 


• Recommended minimum spacing recommendations between clumps of shrubs should be 
2.5 times their height. Maximum clump diameter should be 2 times its height. For example, 
6-foot-high shrubs should have minimum spacing of 15 feet between clumps and the 
diameter of the clump should not exceed 12 feet from crown to crown.  


• Dead standing Gambel oak should be cut and removed from residual oak stands.  


• Herbicide all Gambel oak cut stems at ground level immediately after cutting (within 4 
minutes).  


• Areas treated for defensible space and mitigation must be maintained every year by 
mowing to prevent re-growth of Gambel oak.  


• Consider using herbicide treatments in both year 2 and 3, on cut Gambel oak stumps to 
prevent re-sprouting. 


• Treatments in this area should focus on creating a mosaic-clumping pattern with many 
spaces between clumps.  


• It should be noted that as with all treatment prescriptions, especially if located in wildland 
urban interface areas, many variables (fuels, topography, building design and construction 
materials, view sheds, etc.) could influence final marking guidelines. 


• Areas for immediate treatment would be in the development areas around any structure, 
along roads and trails and adjacent to any neighboring values at risk. 


Standards for fuel mitigation are detailed in Appendix 9.2, Gambel Oak Management no.6.311, 
(Jester, Rogers, and Dennis 2008). 
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5.2.3 Prescription for Ponderosa Pine MU3 


Maintain an uneven-aged, healthy stand of ponderosa pine on any open space areas and within the 
property to achieve stand diversity objectives and encourage natural reproduction of ponderosa 
pine.  


Goal: Thinning areas are designated in the forested areas and along property boundaries, adjacent 
to neighboring developed.communities and modify the Fuel Model 5 to Fuel Model 2. A 
professional forester should implement the following guidelines.  


Mandatory Requirements: 


• Remove accumulations of dead and down trees, branches, and slash from the forest floor, 
or reduce by mastication methods. 


• Thin and remove ponderosa pine seedlings to eliminate ladder fuels from under over-story 
trees. 


• Carefully reduce the estimated ponderosa pine group stocking from an average estimated 
100 square feet of basal area basal area to a range of  ~ 60 square feet to ~ 80 square feet 
of basal area basal area by thinning from below. 


• Remove slash from the area by hauling away to an approved disposal area.  


• Where aspen is present, stimulate reproduction by suckering by clearcutting small 
patches. 


• The recommended management objective is to maintain an open ponderosa pine savanna 
“park like” setting throughout this stand, removing the smaller diameter individuals 
retaining the larger diameter trees in the stand. 


• As a general guide prune and limb all trees; 
small younger trees prune trees 3 feet from the 
ground, leaving 2/3 of tree crowns with good 
green foliage and large trees prune 10 feet  to 
16 feet from the ground.  
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5.3 Fire-Resistant Landscaping 


Future Desired Conditions and Recommendations: 


Fire-resistant landscaping is an easy preventative measure to take. It can be achieved by 
considering the recommended list of plants and grass seed mixes for Colorado. Practices such as 
clearing dead brush, removing dead branches of trees or shrubs, and mowing grasses can also help 
protect against the spread of wildfire. Appropriate irrigation schedules are another step to prevent 
plant from becoming overly dry during the growing season. Deciduous plants are less flammable, 
generally, than evergreen plants (i.e., conifers or other such shrubs) cover plants. Controlling 
highly invasive plants such as cheatgrass (Bromus tectorum) help reduce not only fire risk but also 
support native plant growth. Flammable ground covers like much should be replaced with rock or 
other non-flammable material to prevent fire spreading to homes. Information concerning Firewise 
landscaping as well can be found in the links in the bibliography at the end of this assessment. See 
Appendix 9.2, Fire-Resistant Landscapes. 


5.4 Structural Ignitability 


Future Desired Conditions and Recommendations: 


Reducing structural ignitability is an essential wildfire mitigation activity that needs to be 
implemented in the Range Community. Many of these activities should occur at the same time and 
in the same location as the defensible space treatments outlined in Section 5.8. The ideal time to 
address home ignition risk is when the structure is in the design phase. 


For more information on appropriate roofing materials and other fire-resistant building designs 
and materials, refer to Appendix 9.2 and the CSFS publication: FireWise Construction: Site Design 
& Building Materials. 


Maintenance activities to remove flammable fuels from on and around structures is a high priority. 
Cleaning gutters annually, or seasonally, will prevent dead leaves or conifer needles from 
accumulating and becoming a fire hazard from embers falling in advance of wildfire. Likewise, 
regularly removing dead leaves and especially conifer needles from roofs will also reduce this risk. 
Leave, needles, and other dead plant material should be cleaned out from under decks and around 
the walls of structures. Firewood for use in private residences should be stored away from the 
structures at least 30 feet in distance. 


5.5 Dwelling and Structure Management 


Future Desired Conditions and Recommendations: 


Guidelines for defensible space are summarized in the CSFS publication Protect Your Home & 
Property from Wildfire and the Home Ignition Zone. 


Homeowners who purchase new property lots for development of homesites will be required to 
implement defensible space for wildfire mitigation when applying for building permits in Douglas 
County. The future community can also decide if they wish to become a FireWise Community 
USA: http://www.firewise.org.  



https://static.colostate.edu/client-files/csfs/pdfs/06303.pdf

http://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

http://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

https://csfs.colostate.edu/wildfire-mitigation/protect-your-home-property-from-wildfire/

https://csfs.colostate.edu/wildfire-mitigation/protect-your-home-property-from-wildfire/

https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf

http://www.firewise.org/
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Defensible space and FireWise landscaping around private residences are the primary fuels 
management practices that need to be implemented within the Range development. Defensible 
space is the natural and landscaped area around a home or other structure that has been modified 
to reduce fire hazard. This is a critical step for preventing a total loss of property and/or life as well 
as reducing the spread of flames from one structure to another. Defensible space is the creation of 
an area in which firefighters could safely defend and protect structures. Defensible space involves 
the evaluation and treatment of the existing vegetation around the structure and reducing the 
flammability of the vegetation that can allow wildfire to reach or impact the structure. Defensible 
space breaks up the fuel continuity and reduces the overall wildfire hazard in the development.  


Defensible space reduces vegetation connectivity in both vertical and horizontal directions. 
Removing vertical connectivity helps prevent a wildfire from “climbing” the “ladder” fuels from 
the ground to the tops of shrubs and trees. Fire behavior becomes enhanced as entire shrubs and 
trees are on fire and becomes difficult for firefighters to defend. Removing horizontal connectivity 
helps slow or prevent the spread of wildfire across the landscape and through fuels towards the 
structure.  


Changing the flammability of vegetation is typically done by replacing existing plants or ground 
cover with less hazardous species. This is known as Firewise landscaping and can be easily 
accomplished by utilizing the recommended list of plants and grass seed mixes for Colorado. 
Current information concerning Firewise plant materials and Fire-Resistant Landscaping can be 
found in the information within Appendix 9.2. 


One important aspect of Fire- Resistant Landscaping is the selection of landscaping groundcover. 
Alternative types of ground cover, such as decorative rock, can be substituted around plans, in lieu 
of traditional bark mulch. In all cases, decorative rock should be used as a border around the walls, 
decks or other exposures of the structure that may be affected by fire spreading along the ground 
or by cinders falling in advance of a wildfire. 


Dr. Jack Cohen, Fire Science Researcher with the U.S. Forest Service, explains current research 
about how homes ignite during wildfires, and the actions that homeowners can take to help their 
home survive the impacts of flames and embers.  


This Cohen video was produced by the National Fire Prevention Association How Your Home 
Can Survive A Wildfire. The homeowners have the ultimate responsibility to take action to lessen 
the ignitability of the home ignition zone. Their actions dramatically increase the survivability of 
the home (Cohen 2000).  



http://forestpolicypub.com/2016/06/22/u-s-forest-service-expert-explains-how-your-home-can-survive-a-wildfire/

http://forestpolicypub.com/2016/06/22/u-s-forest-service-expert-explains-how-your-home-can-survive-a-wildfire/
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5.6 Defensible Space 


Future Desired Conditions and Recommendations: 


The general illustrations below show how to effectively implement defensible space inside the 
Home Ignition Zone, with wildfire resistant plants and fire-resistant landscaping Appendix 9.2 in 
two types of wildland settings. The first image is of a home site in a grassland and shrubland 
settings. The second image is home site located in a forested landscape. 


Structures can be made more fire resistant by using closed building eaves, installing proper screens 
for vents, screening or enclosing under decks, using fire resistant material for decks, using double 
pane tempered glass in sliding doors and multi-pane tempered glass windows, and utilizing Class 
A fire rated roofing material. Wooden fencing should not be attached to the house.  


 


Grassland Shrubland Landscape Forested Landscape 



https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf
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Zone 1 (0 to 5 feet from structure): Shrubs and trees should be removed from this area. Non-
flammable components such as decorative rock should be installed around the perimeter instead 
of flammable mulches. Well-spaced and pruned, low-flammability plants or mowed, irrigated 
grass is acceptable if the structure has noncombustible siding. 


In the remainder of Zone 1 trees, lower branches should be pruned 5 to 10 feet above the ground 
(not to exceed one-third of the tree height). Dead wood, tall grass, and ladder fuels (low limbs, 
small trees, and shrubs that may carry fire into tree crowns) should be removed from this area. 
Leaves and overhanging branches should be trimmed back from the roof and gutters. Wood piles 
should be removed and stored in Zone 2, preferably to the side or upslope from structures. 


Zone 2 (typically 5 feet from structure out to 30 feet): The size of this zone is dependent upon 
slope. Treatment of ground fuels and ladder fuels is generally the same as for Zone 1. Trees (or 
small groups of trees) and shrubs should be thinned to provide 10 to 20 feet of clearance among 
crowns. Grasses should be mowed because they dry in late summer. 


Zone 3 (Zone 2 to 100 feet or property line): The size of this zone is dependent upon slope. This 
area should be managed for the appropriate land use objectives, such as forest health, aesthetics, 
recreation, and wildlife habitat. In Zone 3 the HIZ recommendations are consistent with defensible 
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space guidelines zones for Zone 2 with some minor differences in recommended differences 
between crowns. 


5.7 Range Property Fuelbreak 


Specific recommendations for mitigation include a fuelbreak along the entire Range property 
boundary providing protection to homeowners from adjacent land potential wildland fire 
hazards. Requiring the fuelbreak around the entire Range property was based on several factors 
including the high hazard wildfire risks southwest and west of the property, (RR, Highway, 
Developed Land, and weather patterns, etc. ). Additionally, the CO-WRA wildfire models for 
Burn Probability and Fire Ignitions (Heat Map) justify installing and maintaining a solid 
perimeter fuelbreak around the Range Community. 


We recommend removing deciduous and coniferous vegetation and mowing tall grasses to 
distances if possible ~ 30 feet (HIZ Zone 2) from private property boundaries, into Range Open 
Space. The fuelbreak could be incorporated as part of an Open Space community trail system for 
the Range homeowners. Refer to Appendix 9.1, MU Map for site-specific fuelbreak location. 


In addition, a trail network will be established in the Open Space which can provide both 
recreational access and another type of fuelbreak with the trail itself acting as a narrow strip of 
exposed mineral soil. These trails should also be mowed regularly ~ 5 feet on each side of the trail 
thread (HIZ Zone1), which will improve wildfire mitigation efforts. Require the HOA and Open 
Space Management Plan to perform seasonal mitigation treatments on all fuelbreak perimeters.  


5.8 Insects and Diseases  


The mountain pine beetle (Dendroctonus ponderosae) 
(MPB) is an insect native to the Rocky Mountain region. 
MPB kills ponderosa pine, lodgepole pine and occasionally 
limber pine in Colorado. Populations of MPB in Colorado are 
currently declining after epidemic outbreaks from 1998 
through 2010. The level of infestation on the project area is 
currently low (endemic). Localized outbreaks are still 
occurring, so annual monitoring of the ponderosa pine should 
continue. We did not observe any MPB activity on ponderosa 
pine during our surveys. 


Another insect of concern is the ips beetle (Ips pini). We 
observed no signs of ips beetle activity during our survey. Ips 
infested trees typically have dead tops and live foliage in the 
lower part of the crowns but can kill whole trees in a single 
year. Ips usually attack green slash on the ground. Local population build-ups can cause them to 
be primary pests. Maintaining stands in a healthy condition through density control and prompt 
removal of wind and snow-breakage and thinning slash can nearly eliminate losses to Ips. Due to 
the high level of Ips activity throughout the region, it is important to monitor them annually.  


 


 


    


MPB attack on ponderosa pine  
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Dwarf mistletoes (Arceuthobium spp.) are also a common 
problem in Colorado forests. They are small, leafless, 
parasitic flowering plants that grow into the phloem of 
trees that kill by slowly robbing the tree of food and water. 
Diseased trees decline and die from the top down as lower 
infected branches take more food and water. Death occurs 
slowly in most cases and depends on the severity of 
infection and on the vigor and size of the tree. We 
observed no dwarf mistletoe on ponderosa pine during 
field surveys. 


5.9 Slash and Woody Debris Management 


Treating project slash during development is especially important to reduce risk of wildfire in the 
community. Untreated slash and woody debris can be extremely hazardous as fuels for wildfire if 
left untreated. Therefore, it is recommended that the following treatments be used to treat activity 
fuels (slash) against potential wildfire and insect and disease infections. Listed below are the basic 
methods that should be used: 


• Chipping/Mastication - using a chipper or masticating head to mulch slash material on site. Chips 
may be spread throughout a designated area and should not exceed four inches in depth. Chip piles 
should be utilized on the property or arranged for off-site hauling. 


• Pile and Burn - creating burn piles that will be burned under proper conditions with guidance from 
the local fire authority. 


• Removal - removing slash material completely from the property by way of hauling to a designated 
slash collection site.  


Dwarf mistletoe attack on ponderosa 
pine.  
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6.0 REQUIREMENTS 


6.1 Development Requirements 


These Requirements are to be firmly incorporated in the Douglas County Development Site Plan 
for issuing the permit to develop this subdivision and covenants. A wildfire is a fire, regardless of 
ignition source, which is unplanned, has escaped, or is not authorized. Because Range property is 
located within the Wildland Urban Interface, refer to CO-WRA, it is imperative that potential 
homeowners recognize the risks and responsibilities associated with living in a fire prone 
environment. The risk of wildfire will continue to exist if there is natural vegetation. Therefore, it 
is important to manage risk by following required practices and actions proven to reduce fire 
occurrence, fire risk, fire hazard, and slow the spread of fire near residences. 


The following requirements should be incorporated into the requirements for the Range 
Development Plan and HOA Covenants.  
 


• Mandatory requirements are implementing all treatment prescriptions in Section 5.0 in MU1 
Grassland, MU2 Shrublands, MU3 Ponderosa pine areas and Section 6.2 


• Establish the Range property perimeter fuelbreak early in 2025 to prevent potential wildfires. 
• Maintain and mitigate all perimeter fuelbreaks throughout the year according to Section 5.7. 
• Monitor and treat insect and disease infestations. 
• Require a grass mowed strip to no less than 4 inches in height along the roads, and where native 


grasses abut residential structures as needed during growing season, minimum 2 time per year.  
• Implement the standards listed in the Colorado State University Cooperative Extension resource 


publication: Low Flammability Landscape Plants, no 6.305 (Carter et al 2023) (replaces Dennis 
2006 no 6.305 and Dennis 2004 no 6.303) 


• Follow the standards listed in the Colorado State University publication: Seed Mixes to Reduce 
Wildfire Hazards. no 6.306 (Dennis 2006).  


• Implement defensible space for new structures using FireWise Construction: Site Design and 
Building Materials listed in the Colorado State University resource publication: FireWise 
Construction, (Bueche and Foley 2012). 


• Implement Colorado’s Best Management Practices included in Appendix 9.4.  
• The HOA or Metro District will be responsible for mitigation management in the Open Space areas. 
• Provide Wildfire Awareness Checklists for new homeowners (Appendix 9.5). 


Range landowners should be encouraged to work in cooperation with the neighboring residents 
in implementing this plan. 
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6.2 Implementation Schedule 
 


Wildfire Mitigation Activities 


 


Reference Plan 
Section(s) 


 


Start Date 


 


Completed Date 


Implement the Prescriptions and 
Requirements prior to construction Section 5.0 2025 Prior to construction 


development 


Implement Wildfire Hazard Mitigation Plan 
and Scope of Work in mandatory treatment 
prescriptions in Section 5.0 for OS and HOA 
Covenants 


Section 5.0 2025 
Prior to Douglas 
County permitting 
process 


Create a Fire Adapted Community Section 6.0 2025 
Prior to and during 
construction 
development 


Implement all Wildfire Mitigation 
Requirements for HOA and OS   Section 5.0 2025 During construction 


development 


Incorporate standards for FireWise 
construction and landscape  Section 5.0 2025 During construction 


development 


Implement defensible space around 
structures and roadways using HIZ. Section 5.6 2025 During construction 


development 


Treat all activity slash. Section 5.9 2025 During construction 
development 


Implement Fire Hardening building 
materials and landscaping into HOA 
covenants.  


Section 5.4 2025 During construction 
development 


Develop an egress plan north and east to 
adjacent properties for emergency 
evacuation. 


Section 4.1 2025 During construction 
development 


Implement protection on riparian areas listed 
in the BMP’s. Section 9.4 2025 During construction 


development 


HOA, Metro District install and manage all 
fuelbreaks along property boundary Section 5.7 2025-and-


future years 


Before, during and 
after construction 
development 


Provide Wildfire Awareness Handouts to 
new homeowners Appendix 9.5 2025 After construction 


development 


Develop an OS Agreement with Range LLC, 
County, Metro District, and HOA on 
wildfire strategies to protect the community 
as Part of PD Requirements. 


Chapter 2.0 2025 Prior to construction 
development  


 



https://fireadapted.org/

https://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

https://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

https://csfs.colostate.edu/wp-content/uploads/2023/05/CSFS_CSU-Ext_Fact-Sheets_LFLP_FINAL_web.pdf

https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf

https://firesafemarin.org/harden-your-home/fire-resistant-fencing/
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7.0 GLOSSARY 


basal area: the cross-sectional area of a single stem, including the bark, measured at breast height (4.5 feet) 
 
blowdown: trees or trees felled or broken off by wind. 
 
chipper: a mobile machine consisting of infeed conveyor, debarker (sometimes), and chipper, with chips being blown 
into a chip truck or a pile. 
 
coppice: the production of new stems from the stump or roots; to cut the main stem at the base or to injure the roots 
to simulate the production of new shoots for regeneration. 
 
defensible space: an area around a structure where fuels and vegetation are treated, cleared, or reduced to slow the 
spread of wildfire towards the structure. 
 
density-dependent mortality: trees which die as a result of other (usually larger) trees being able to outcompete them 
for light, water, and nutrients.  
 
diameter at breast height (dbh): the diameter of a stem of a tree at 4 ½ feet above the ground 
 
even-aged stand: a stand of trees composed of a single age class. 
 
fuel loading: the oven-dry weight of fuel per unit area. 
 
improvement cutting: the removal of less desirable trees of any species in a stand of poles or larger trees, primarily 
to improve composition and quality. 
 
ladder fuels: vegetative materials with vertical continuity that allows fire to burn from the ground level up to the 
branches and crowns of trees (Dennis 1999) 
 
litter: the surface layer of a forest floor that is not in an advanced stage of decomposition, usually consisting of freshly 
fallen leaves, needles, twigs, stems, bark, and fruits. 
 
lop-and-scatter: a hand method of removing the upward-extending branches from the top of felled trees to 
keep slash low to the ground, increase rate of decomposition, lower the fire hazard, or as a pre-treatment prior to 
burning. 
 
noxious weed: a plant specified by law as being especially undesirable, troublesome, and difficult to control. 
 
patch: a small part of a stand or forest 
 
pure stand: a stand composed principally of one species, conventionally at least 80 percent based on numbers, basal 
areas, or volumes. 
 
quadratic mean diameter: the diameter corresponding to a stand’s mean basal area per acre divided by the mean 
number of trees per acre. 
 
riparian area: related to, living, or located in conjunction with a wetland, on the bank of a river or stream but also at 
the edge of a lake or tidewater. 
 
scarification: mechanical removal of competing vegetation or interfering debris, or disturbance of the surface, to 
enhance reforestation. 
 
serotinous: pertaining to fruit or cones that remain on a tree without opening for one or more years.  
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shrub: a woody, perennial plant, differing from cranial heard in its persistence and woody stem less definitely from a 
tree in its lower stature and the general absence of a well-defined main stem. i.e., a brush tree 
 
skid road: a road on which logs are hauled. 
 
slash: the residue, e.g., tree tops and branches, left on the ground after logging or accumulating as a result of storm, 
fire, girdling, or delimbing. 
 
snag: a standing, generally unmerchantable dead tree from which the leaves and most of the branches have fallen. 
 
stand: a contiguous group of trees sufficiently uniform in age-class distribution, composition, and structure, and 
growing on a site of sufficiently uniform quality, to be a distinguishable unit. 
 
sucker: a shoot arising from below the ground either from a rhizome or from a root. 
 
thinning: a cultural treatment made to reduce stand density of trees primarily to improve growth, enhance forest 
health, or recover potential mortality.  
 
uneven-aged stand: a stand with trees in three or more distinct age classes, either intimately mixed or in small groups 
 
windbreak: a strip of trees or shrubs maintained mainly to alter windflow and microclimates in the sheltered zone, 
usually farm buildings. 
 
windfirm: trees are able to withstand strong winds and resist windthrow.  
 
(Source: Helms, J. A., 1998) 


The USDA Forest Service and National Park Service Fire Terminology 


Abiotic factors: The non‐living components of the environment, such as air, rocks, soil, water, peat, and plant litter. 


Acre: an area of land containing 43,560 square feet. A square acre would be about 209 feet by 209 feet. A circular 
acre would have a radius of 117.75 feet.  


Afforestation: The establishment of trees on an area that has lacked forest cover for a very long time or has never 
been forested. 


Aerial fuels: Standing and supported live and dead combustibles not in direct contact with the ground and consisting 
mainly of foliage, twigs, branches, stems, cones, bark, and vines: typically used in reference to the crowns of trees.  
 
Basal area: the cross-sectional area of a single stem, including the bark, measured at breast height (4.5 feet). 
 
Blowdown: trees or trees felled or broken off by wind. 


Cambium: A single layer of cells between the woody part of the tree and the bark. Division of these cells result in 
diameter growth of the tree through formation of wood cells (xylem) and inner bark (phloem). 


Canopy: The forest cover of branches and foliage formed by tree crowns. 


Chain: A measuring tape, often nylon, 50 meters or 75 meters in length, used to measure distances. This term is 
derived from an old unit of measurement (80 Chains = 1 mile). 


Chimney: A topographical feature such as a narrow drainage on a hillside or the upper end of a box canyon that could 
channel wind, smoke or flames up the slope; acting as a fireplace chimney would draw smoke and heat upward. 
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Class A roof: Effective against severe fire test exposures, as classified by the Universal Building Code (UBC). Under 
such exposures, roof coverings of this class are not readily flammable, afford a fairly high degree of fire protection to 
the roof deck, do not slip from position, and are not expected to produce flying brands. 


Class B roof: Effective against moderate fire test exposures, as classified by the Universal Building Code (UBC). Under 
such exposures, roof coverings of this class are not readily flammable, afford a moderate degree of fire protection to the 
roof deck, do not slip from position, and are not expected to produce flying brands. 


Class C roof: Effective against light fire test exposure, as classified by the Universal Building Code (UBC). Under 
such exposures, roof coverings of this class are not readily flammable, afford a measurable degree of fire protection 
to the roof deck, do not slip from position, and are not expected to produce flying brands. 


Clearcut: The cutting of essentially all trees, producing fully exposed microclimate for the development of a new age 
class. An area of forest land from which all merchantable trees have recently been harvested. 


Climax forest: A forest community that represents the final stage of natural forest succession for its locality, i.e., for 
its environment. 


Coarse Woody Debris (CWD): Sound and rotting logs and stumps that provide habitat for plants, animals, and 
insects, and a source of nutrients for soil development. 


Colorado Champion Tree: The largest known tree of its species in the state. Trees are ranked by a point system 
based on three measurements: trunk circumference in inches at 4.5 feet above the ground, tree height in feet, and the 
average crown spread in feet. 


Commercial thinning: A silviculture treatment that "thins" out an overstocked stand by removing trees that are large 
enough to be sold as poles or fence posts. It is conducted to improve the health and growth rate of the remaining crop 
trees. 


Competing vegetation: Vegetation that seeks and uses the limited common resources (space, light, water, and 
nutrients) of a forest site needed by preferred trees for survival and growth. 


Conifer: Cone-bearing trees having needles or scale-like leaves, usually evergreen, and producing wood known 
commercially as "softwoods." 


Conservation: Management of the human use of the biosphere so that it may yield the greatest sustainable benefit to 
present generations while maintaining its potential to meet the needs and aspirations of future generations. It includes 
preservation, maintenance, sustainable utilization, restoration, and enhancement of the environment. 


Crown fire / Crowning: A form of extreme wildland fire behavior consisting of fire that advances from top to top of 
trees or shrubs more or less independent of a surface fire. Crown fires are sometimes classed as running or dependent 
to distinguish the degree of independence from the surface fire. 


Dead fuels: Fuels with no living tissue in which moisture content is governed almost entirely by atmospheric moisture 
(relative humidity segmentation), dry-bulb temperature, and solar radiation. 


Deciduous: Perennial plants that are normally leafless for some time during the year. 


Defensible space: An area around a structure where fuels and vegetation are treated, cleared, or reduced to slow the 
spread of wildfire towards the structure. An area within the perimeter of a parcel, development, neighborhood, or 
community where basic wildland fire protection practices and measures are implemented, providing the key point of 
defense from an approaching wildfire or defense against encroaching wildfires or escaping structure fires. The 
perimeter used herein is the area encompassing the parcels proposed for construction and/or development, excluding 
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the physical structure itself. The area is characterized by the establishment and maintenance of emergency vehicle 
access, emergency water reserves, street names and building identification, and fuel modification measures. In 
simplest terms, it is adequate space between structures and flammable vegetation which allows firefighters a safe 
working area from which they can attack an oncoming wildfire. Defensible Space is the best element of fire protection 
for individual property owners. 


Defoliator: An agent that damages trees by destroying leaves or needles. 


Dripline: The outer most leaves on a tree define its dripline and the ground within the dripline is known as the drip 
zone; also defined as the area defined by the outermost circumference of a tree canopy. 


Deforestation: The removal of a forest stand where the land is put to non-forest use. 


Direct attack: A method of fire suppression where actions are taken directly along the fire’s edge. In direct attack, 
burning fuel is treated directly, such as by wetting, smothering, or chemically quenching the fire or by physically 
separating burning from unburned fuel. 


Eave opening: A vent located in an eave or soffit which allows airflow into the attic and/or walls of a structure. 


Ecosystem: A functional unit consisting of all the living organisms (plants, animals, microbes) in a given area, and 
all the non-living physical and chemical factors of their environment, linked together through nutrient cycling and 
energy flow. An ecosystem can be of any size a log, pond, field, forest, or the earth's biosphere but it always functions 
as a whole unit. Ecosystems are commonly described according to the major type of vegetation; for example, forest 
ecosystem, old-growth ecosystem, or range ecosystem.  


Engineering: Engineering is a fire mitigation strategy used to remove or reduce ignition sources from what can ignite or 
readily burn. 


Escape route: A preplanned and understood route firefighters take to retreat from an unsafe or fire-threatened area 
and move to a safety zone or other low-risk area. 


Extreme fire behavior: A level of fire behavior that ordinarily precludes firefighting methods involving direct attack on 
the fire. One or more of the following is usually involved: high rate of spread, prolific crowning and/or spotting, presence 
of fire whirls, strong convection column. Predictability is difficult because such fires often exercise some degree of 
influence on their environment and behave erratically, sometimes dangerously. 


Felling: The cutting down of trees. 


Firebrands: Flaming or glowing fuels lofted into the air during intense burning by strong upward convection currents. 
Also referred to as airborne embers. 


Fire behavior: The way a fire reacts to the influences of fuel, weather, and topography. 


Fire break: A natural or constructed fuel-free barrier used to stop or check fires that may occur, or to provide a control 
line from which to work. 


Fire danger: The broad-scale condition of the rules as influenced by environmental factors. 


Fire front / Flame front: The part of a fire within which continuous flaming combustion is taking place. Unless 
otherwise specified, the fire front is assumed to be the leading edge of the fire perimeter. 


Fire Dependent: Requiring one or more fires of varying frequency, timing, severity, and size to achieve optimal 
conditions for population survival or growth. 
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Fire hazard: The presence of ignitable fuel coupled with the influence of terrain and weather. 
 
Fire intensity: A general term relating to the heat released by fire. 


Fire hazard mitigation: Various methods by which existing fire hazards can be reduced in a certain area, such as 
fuel breaks, non-combustible roofing, spark arresters, etc. 


Fire management: The activities concerned with the protection of people, property, and forest areas from wildfire 
and the use of prescribed burning for the attainment of forest management and other land use objectives, all conducted 
in a manner that considers environmental, social, and economic criteria. 


Fire suppression: All activities concerned with controlling and extinguishing a fire following its detection. 


Firewise: A National Fire Protection Association's (NFPA) program encouraging local solutions for wildfire safety 
by involving homeowners, community leaders, planners, developers, firefighters, and others in the effort to protect 
people and property from wildfire risks. 


Flame Height: The average maximum vertical extension of flames at the leading edge of the fire front. Occasional 
flashes that rise above the general level of flames are not considered. This distance is less than the flame length if 
flames are tilted due to wind or slope. 


Flame Length: The distance between the flame tip and the midpoint of the flame depth at the base of the flame 
(generally the ground surface); an indicator of fire intensity. 


Flaming Front: The zone of a moving fire where the combustion is primarily flaming. Behind this flaming zone 
combustion is primarily glowing. Light fuels typically have a shallow flaming front, whereas heavy fuels have a deeper 
front. Also called fire front. 


Forest fire: Any wildfire or prescribed burn that is burning in forest, grass, alpine, or tundra vegetation types. 


Forest type: A group of forested areas or stands of similar composition (species, age, height, and stocking) which 
differentiates it from other such groups. 


Fuel: Any living or dead material that will burn. 


Fuelbreak: An existing barrier or change in fuel type (to one that is less flammable than that surrounding it) or a wide 
strip of land on which the native vegetation has been modified or cleared, that acts as a buffer to fire spread so that 
fires burning into them can be more readily controlled. Often selected or constructed to protect a high value area from 
fire. 


Fuel management: The act or practice of controlling flammability and reducing resistance to control of wildland 
fuels through mechanical, chemical, biological, or manual means, or by fire in support of land management objectives. 


Fuel reduction zone: An area similar to a fuel break but not necessarily linear, in which fuels have been reduced or 
modified to reduce the likelihood of ignition and/or to reduce fire intensity thereby lessening potential damage and 
resistance to control. 


Germination: The development of a seedling from a seed. 


Improvement cutting: the removal of less desirable trees of any species in a stand of poles or larger trees, primarily 
to improve composition and quality. 
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Home Ignition Zone (HIZ): An area including the home and its immediate surroundings within which burning fuels 
could potentially ignite the structure; usually considered to be an area extending out roughly 100 feet from the home. 
The HIZ is often used to describe the area in which fuel modification measures should be taken to protect the home. 


Ladder fuels: Fuels that provide vertical continuity between the surface fuels and crown fuels in a forest stand, thus 
contributing to crown fires. Vegetative materials with vertical continuity that allows fire to burn from the ground level 
up to the branches and crowns of trees (Dennis 1999). 


Lines of effort: Tasks sets or sets of actions that are linked or coordinated with other task sets to accomplish a larger 
mission or reach a desired end state. Lines of effort allow leaders and decision makers to direct a variety of separate 
actions toward a unified result.  


Litter: the surface layer of a forest floor that is not in an advanced stage of decomposition, usually consisting of 
freshly fallen leaves, needles, twigs, stems, bark, and fruits. 


Maximum density: The maximum allowable stand density above which stands must be spaced to a target density of 
well-spaced, acceptable stems to achieve free-growing status. 


Mid flame wind speed (MFWS): is defined as the velocity winds, in miles per hour taken at the mid-height of the 
flame length. 


National Fire Protection Association (NFPA): A private, non-profit organization dedicated to reducing fire hazards 
and improving fire service. 
 
Noxious weed: a plant specified by law as being especially undesirable, troublesome, and difficult to control. 
 
Patch: a small part of a stand or forest. 


Phloem: A layer of tree tissue just inside the bark that conducts food from the leaves to the stem and roots.  


Pitch tubes: A tubular mass of resin that forms on bark surface at bark-beetle entrance holes. 


Prescribed burning: Controlled application of fire to wildland fuels, in either their natural or modified state, under 
certain conditions of weather, fuel moisture, soil moisture, etc. as to allow the fire to be confined to a predetermined 
area and at the same time to produce results to meet planned land management objective. 


Ready, Set, Go! (RSG): A program, managed by the International Association of Fire Chiefs (IAFC), seeking to 
develop and improve the dialogue between fire departments and residents. The program helps fire departments teach 
individuals who live in high-risk wildfire areas how to best prepare themselves and their properties against fire threats. 


Regeneration: The act of renewing tree cover by establishing young trees, naturally or artificially note regeneration 
usually maintains the same forest type and is done promptly after the previous stand or forest was removed.  


Riparian area: related to, living, or located in conjunction with a wetland, on the bank of a river or stream but also at 
the edge of a lake or tidewater. 


Saddle: A depression, dip or pass in a ridgeline; significant in wildland firefighting because winds may be funneled 
through a saddle, causing an increase in wind speed. 


Safety zone: An area essentially cleared of flammable materials, used by firefighters to escape unsafe or threatening 
fire conditions. Safety zones are greatly enlarged areas in which firefighters can distance themselves from threatening 
fire behavior without having to take extraordinary measure to shield themselves from fire/heat. 
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Sapwood: The light-colored wood that appears on the outer portion of a cross-section of a tree. 


Serotinous: Pertaining to fruit or cones that remain on a tree without opening for one or more years, note in some 
species cones open and seeds are shed when heat is provided by fires or hot and dry conditions. 


Shaded fuelbreak: A fuelbreak built in a timbered area where the trees within the break are thinned and limbed up to 
reduce crown fire potential, yet retain enough crown canopy to provide shade, thereby making a less favorable 
microclimate for surface fires. 


Silviculture: The art and science of controlling the establishment, growth, composition, health, and quality of forests 
and woodlands. Silviculture entails the manipulation of forest and woodland vegetation in stands and on landscapes 
to meet the diverse needs and values of landowners and society on a sustainable basis. 


Snag: A standing dead tree or part of a dead tree from which at least the smaller branches have fallen. 


Stand: A continuous group of trees sufficiently uniform in age-class distribution, composition, and structure, and 
growing on a site of sufficiently uniform quality, to be a distinguishable unit. 


Spot Fire / Spotting: Fires ignited beyond control lines or outside the perimeter of a fire by firebrands landing 
on/among flammable material. Spot fires/spotting are a form of extreme fire behavior typically resulting from high 
wind conditions. 


Structure protection: A defensive strategy in wildland firefighting in which firefighters are assigned to evaluate, 
prepare and, when possible, defend structures/homes that may be threatened by a wildfire. 


Structure triage: Evaluating and sorting structures/homes into categories based on their relative likelihood of 
surviving a wildland fire threat (defensibility). Triage decisions are based multiple factors and conditions occurring 
during an actual fire - weather, fire behavior, home ignition potential, defensible space, presence of escape routes, and 
availability of firefighting resources, among others - with the goal of doing the best with the resources available. 


Succession (or ecological succession): The replacement of one plant and/or animal species over time by another in 
progressive development toward climax vegetation. 


Surface fuels: Fuels lying on or near the surface of the ground, consisting of leaf and needle litter, dead branch 
material, downed logs, bark, tree cones, and low-lying live vegetation. 


Survivable space: A term typically used to describe the area around a structure/home indicating that fuels in the area have 
been reduced to the point that there is little or no serious fire threat to the structure; the structure has a high probability of 
surviving a wildland fire without anyone on scene providing active protection. 


Thinning: A cutting made in an immature crop or stand primarily to accelerate diameter increment, but also, by 
suitable selection, to improve the average form of the tree that remain. 


Topography: Also referred to as “terrain.” The physical parameters of the “lay of the land” that influence fire behavior 
and spread. Key elements are slope (in percent), aspect (the direction a slope faces), elevation, and specific terrain 
features such as canyons, saddles, “chimneys,” and chutes. 


Torching: The burning of the foliage of a single tree or a small group of trees, from the bottom up. Sometimes, also 
called candling. Torching is an extreme form of fire behavior, similar to but less extreme than crowning in that 
crowning affects larger numbers, even entire stands of trees. 


USDA - FS: United States Department of Agriculture - Forest Service, what is commonly known as just “The Forest 
Service.” 
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Windbreak: A strip of trees or shrubs maintained mainly to alter wind flow and microclimates in the sheltered zone, 
usually farm buildings. 


Windfirm: trees are able to withstand strong winds and resist windthrow. 


Wildland-Urban Interface or Wildland-Urban Intermix (WUI): The line, area, or zone where structures and other 
human development meet or intermingle with undeveloped wildland or vegetative fuels. Although Interface is the 
more general, more commonly used term; it technically refers specifically to the area where development and 
wildlands meet. Intermix indicates the presence of wildland vegetation/fuels intermingled throughout the developed 
area. 


[Source : www.fs.fed.us/nwacfire/home/terminology.html]  



http://www.fs.fed.us/nwacfire/home/terminology.html
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9.0 APPENDICES 


9.1 Maps 


 


Location Map 
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Parcel Map 
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Adjacent Landowner Map 
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Planned Development Map 
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Stand Map 







44 
 
  Copyright Dahl Environmental Services, LLC 


 


 


  


Management Units overlayed on-Site Development Plan Map is a graphic representation of existing 
vegetation. 


 


Management Unit Map  
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Management Units overlayed on-Site Development Plan Map is a graphic representation of existing 
vegetation. 


 


Management Unit Map with Housing  
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Topographic Map 
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9.2 Wildfire Management  


• Home Ignition Zone 


2021/04/2021_CSFS_HIZGuide  


• Fuelbreaks Guideline for Subdivisions 


  Fuelbreak Guidelines for Forested Subdivisions & Communities 


• Defensible Space Fire 2012 Quick Guide 


FIRE 2012 D-Space QuickGuide 


• FireWise Construction 


FireWise Construction: Site Design & Building Materials  


• Protect Your Home and Property from Wildfire 


https://csfs.colostate.edu/wildfire-mitigation/protect-your-home-property-from-wildfire/ 


• Low-Flammability Plant Index 


• Fire Resistant Landscapes: 


https://static.colostate.edu/client-files/csfs/pdfs/06303.pdf  


• Grass Seed Mixes to Reduce Wildfire Hazard 


http://static.colostate.edu/client-files/csfs/pdfs/06306.pdf 


• Fire Adapted Communities 


https://fireadapted.org/. 


• CO-WRA Assessment Report is available at: The Range Property Risk Assessment.  


Range CO-WRA REPORT   



https://csfs.colostate.edu/wp-content/uploads/2021/04/2021_CSFS_HIZGuide_Web.pdf

http://static.colostate.edu/client-files/csfs/pdfs/fuelbreak_guidellines.pdf

http://static.colostate.edu/client-files/csfs/pdfs/FIRE2012_1_DspaceQuickGuide.pdf

http://static.colostate.edu/client-files/csfs/pdfs/firewise-construction2012.pdf

https://csfs.colostate.edu/wildfire-mitigation/protect-your-home-property-from-wildfire/

https://csfs.colostate.edu/wp-content/uploads/2023/05/CSFS_CSU-Ext_Fact-Sheets_LFLP_FINAL_web.pdf

https://static.colostate.edu/client-files/csfs/pdfs/06303.pdf

http://static.colostate.edu/client-files/csfs/pdfs/06306.pdf

https://fireadapted.org/

https://coloradoforestatlas.org/report_data/1e921953-592d-43b4-9eb4-1c4d2b60a20c/COWRA_REPORT.pdf
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9.3 Insect and Disease Management 


Listed below are documents available on the Internet to assist in learning more about a 
specific forestry topic: 
 


• Mountain Pine Beetle 
http://csfs.colostate.edu/forest-management/common-forest-insects-
diseases/mountain-pine-beetle/ 
http://static.colostate.edu/client-files/csfs/pdfs/pinebeetlemgmt.pdf 
files/csfs/documents/Solar_Treatment_for_Mountain_Pine_Beetle_April_2009.pdf 
http://static.colostate.edu/client-files/csfs/pdfs/MPB_Newspaper_Insert_Final.pdf 


 
• Ips Beetle 


Ips Beetle 
http://static.colostate.edu/client-files/csfs/documents/IpsBeetleUpdate_final_000.pdf 
http://static.colostate.edu/client-files/csfs/pdfs/ipsbeetle.pdf 


 
• Douglas-fir Beetle 


http://www.fs.usda.gov/Internet/FSE_DOCUMENTS/stelprdb5299322.pdf 
 


 
• Dwarf Mistletoe in Pines 


http://static.colostate.edu/client-files/csfs/pdfs/csfs-poster-dmt.pdf 
http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/dwarf-
mistletoe/ 


 
• Aphids Colorado blue spruce  


Cooley Spruce Gall 
 
• Aspen diseases 


Aspen Insects & Diseases  
  



http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/mountain-pine-beetle/

http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/mountain-pine-beetle/

http://static.colostate.edu/client-files/csfs/pdfs/pinebeetlemgmt.pdf

http://static.colostate.edu/client-files/csfs/documents/Solar_Treatment_for_Mountain_Pine_Beetle_April_2009.pdf

http://static.colostate.edu/client-files/csfs/pdfs/MPB_Newspaper_Insert_Final.pdf

https://csfs.colostate.edu/forest-management/common-forest-insects-diseases/ips-beetle/

http://static.colostate.edu/client-files/csfs/documents/IpsBeetleUpdate_final_000.pdf

http://static.colostate.edu/client-files/csfs/pdfs/ipsbeetle.pdf

http://www.fs.usda.gov/Internet/FSE_DOCUMENTS/stelprdb5299322.pdf

http://static.colostate.edu/client-files/csfs/pdfs/csfs-poster-dmt.pdf

http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/dwarf-mistletoe/

http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/dwarf-mistletoe/

http://extension.colostate.edu/docs/pubs/insect/05534.pdf

http://csfs.colostate.edu/forest-management/common-forest-insects-diseases/common-insects-diseases-
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9.4 Management Practices  


Listed below are documents available on the Internet to assist in learning more about a specific 
forest, shrubland or grassland topic. 


• Forestry Best Management Practices to Protect Water Quality in Colorado 
•  Landowner Guide to Thinning 
•  Mastication Guidelines 
• Gambel Oak Management  
• Grass-Dominated Landscapes 


 


  



https://csfs.colostate.edu/wp-content/uploads/2024/01/BMP_WaterQuality_2023_Web_CMP.pdf

http://static.colostate.edu/client-files/csfs/pdfs/landowner_g4thin_scr.pdf

http://static.colostate.edu/client-files/csfs/pdfs/masticationoperationalguidelines.pdf

https://csfs.colostate.edu/wp-content/uploads/2024/01/Gambel-Oak-Management-Fact-Sheet-6.311.pdf

https://csfs.colostate.edu/wildfire-mitigation/grasslands/overview/
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9.5 Homeowner Wildfire Awareness Handouts  
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53 
 
  Copyright Dahl Environmental Services, LLC 


 


9.6 Range Planned Development 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: SB2024-048 Range Douglas County Historic Preservation Response Comments  

 

Comments provided by Brittany Cassell, Curator 

The letter provides comments regarding the preliminary plan application for 550 residential lots, 

and 8 tracts for community amenities, landscaping, utilities and 243 acres of open space on 

approximately 399.60 acres within the Range Planned Development.  

Upon review of the cultural resource survey performed by ERO in 2022 on the property, the 

Douglas County Curator has no further recommendations. ERO identified multiple cultural sites, 

but the sites will be avoided. 

There is potential for buried archaeological resources related to prehistoric activities in the 

project area and potential for the discovery of subsurface cultural deposits during ground 

moving activities. Should buried artifacts and features be discovered, we recommend 

completion of the appropriate Colorado Office of Archaeology and Historic Preservation (OAHP) 

Data Management and historic and/or prehistoric. Components forms, following OAHP 

guidelines, with accompanying sketch maps and photographs. Completed forms are submitted 

to OAHP to ensure that Douglas County’s historic or prehistoric data is included in the Colorado 

OAHP state-wide database of cultural resources. 

Thank you in advance for your attention to the preservation and protection of Douglas County’s 

cultural generations.  

• Rick response comment: Please review the revised plan for changes that may 

effect your evaluation of the project. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: Project Number SB2024-048 Douglas County School District Response Comment Letter 

 
Comment from: 
Shavon Caldwell 
Planning and Construction Department of Douglas County School District 
 

Thank you for the opportunity to respond to the above referenced application. It is our 

understanding that the applicant is requesting approval of a preliminary plan that will establish 

550 residential lots over approximately 399 acres. In addition to the lots, ~38.81 acres of Right-

of-Way for interior roads and 242.88 acres of open space is proposed. The remaining space of 

the property is proposed as tracts consisting of 

~5 acres of community amenity and 5.28 acres of landscaping and utility area. The proposed 

development is located directly east of the intersection of Airport Road and North US 

Highway 85. 

 

On behalf of Douglas County School District (DCSD), we have a couple comments regarding 

this proposed development that we would like to resolve prior to approval. DCSD has 

calculated the number of students that are expected from the 550 residential units. A total of 

495 students are expected from this development which would equate to a total land 

dedication requirement of 11.682-acres. The applicant has stated in their Preliminary Plan 

Project Summary that, “No land will be dedicated for school construction on the property. The 

owners and their assigns shall pay cash-in-lieu of land dedication for schools.” With this in 

mind, DCSD would request cash-in-lieu of land dedication. 
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Pursuant to Section 1004.05.3 of the Douglas County Subdivision Resolution, “The cash-in-
lieu fee shall be equivalent to the full market value of the acreage required for school land 
dedication. Value shall be based on anticipated market value after completion of platting. The 
applicant shall submit a proposal for the cash-in-lieu fee and supply the information 
necessary for the Board to evaluate the adequacy of the proposal. This information shall 
include at least one appraisal of the property by a qualified appraiser.” 

DCSD would ask for a courtesy copy of the appraisal and that the cash-in-lieu fee be paid 
directly to DCSD, in one lump sum, upon final plat approval and prior to recording of the final 
plat. Assuming the applicant agrees with the payment of these fee requirements, DCSD has 
no objection to approval of this application. 

 
Shavon Caldwell-Planning Manager 
Planning and Construction Department Douglas County School District 
scaldwell2@dcsdk12.org 
shavon.caldwell@dcsdk12.org 
303.387.0417 
 
 

Rick response comment:  The Applicant does object to the fees and will provide 

appraisal prior to final plat to finalize fees. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE:  Range project Number SB2024-048 Douglas County Weed Mitigation Response 

 

Comment sent by Curtis Marshall 

The weed plan that was submitted locates the weeds, control now only adds work to plan and 

may not be utilized if soil is moved, better to wait and control after the project is finished. Not 

major infestation of weeds.  

Rick Response: Thank you for your response. Weed mitigation will be revisited during 

construction. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: SB2024-048 Highlands Ranch Community  Association Response Comments 

The Highlands Ranch Community Association (“HRCA”) appreciates the 

opportunity to review and opine on this referral request, which involves a Preliminary 

Plan for a proposed project adjacent to the 8,200-acre Backcountry Wilderness Area 

(BWA) of our community. Our BWA is an area protected by a conservation easement 

that is managed as a wildlife conservation area with limited human access. 

We understand that the proposed project, known as Range Planned Development 

(RPD), is planned to include 550 residential lots, and eight tracts designated for 

community amenities, landscaping, and utilities, with two points of access to U.S. 

Highway 85. Additionally, we understand that of the approximately 400 acres within the 

RPD, around 243 acres will be dedicated to open space. 

The location of the proposed development is within the southern quarter of the western 

border of the BWA and will share an approximately 1.5-mile-long border with our BWA. 

During the Planned Development (PD) Rezoning (ZR2020-023) for the RPD, we 

provided referral comments to Mr. Matt Jakubowski (Douglas County Planning) on March 

12, 2021, outlining our concerns about the project. Although the applicant met with our 

Development Review Committee (DRC) on December 1, 2021, to discuss the project 

and address questions, our original concerns remain. 

As discussed in 2021, the subject property is an important travel corridor and link for 

wildlife, connecting the BWA to areas west of Highway 85, including the Pike National 

Forest and Plum Creek. Corridors and links in Douglas County are critical to protect 

wildlife from being physically isolated to certain areas by development. As development 

increases, corridors become more important. Residential development along a 

conservation area like the BWA impacts in several ways, as follows (additional concerns 

from those presented in 2021 are highlighted in red text): 

1. Noxious Weeds 

a. Human activity is a vector for non-native weeds to take hold and spread. The 
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HRCA/Backcountry has invested significant time and energy to eliminate noxious 

weeds on its property. It will be important for the development to invest significant 

funds to fight noxious weeds and keep them from spreading onto neighboring 

properties such as the Backcountry and Cherokee Ranch and castle to the south. 

Noxious weeds management should begin as soon as dirt is moved and continue 

through the competition of the development and on an on-going, annual basis. 

b. In the applicant’s 2021 response, they noted that a “…noxious weed 

management plan will be implemented by the future Range Metro District.” 

c. We are pleased to see that a “Noxious Weed Management Plan,” 

(NWMP) prepared by ERO Resources Corporation, dated May 17, 2023 

and rely, as noted in the Conclusions of the NWMP, on the developer 

coordinating with Douglas County Weed Inspector to determine if 

mechanical, chemical, or other BMP controls should be utilized during 

and after construction. 

Rick response comment: Duly noted. 

2. Trails/Recreation 

a. Trails should be placed as far away from the Backcountry border as possible 

to reduce the disturbance from humans on trails within The Range, to the 

wildlife within the Backcountry borders. There are many studies that show 

wildlife are impacted by human movement and shapes from great 

distances. There are recent studies in many areas of CO that have shown 

impacts to wildlife from recreation are a likely possibility for the drastic decline 

in elk numbers in areas like Durango, Vail, and Aspen. 

 

b. In the applicant’s 2021 response, they noted that “Trails will be designed 

taking into consideration the unique terrain and ecosystem. Fencing and 

signage will be incorporated where necessary to avoid trespassing and the 

Applicant recognizes there will be no access to the HRCA property.” They 

also noted, regarding buffers, that they have “…already incorporated large 

buffers along adjacent borders, many of which are significantly larger than 

300 feet.” 

 

c. While we appreciate that the trails appear to be designed taking into 

consideration the unique terrain, the Preliminary Plan shows most of the 

trails roughly parallel to and very close to the shared property line. This 

does not address our concern about impacts to wildlife within Backcountry 

due to the proximity of human activity. Further, the Preliminary Plan does 

not appear to reflect any of the fencing or signage proposed to ensure 

trespassing onto our BWA is avoided. 

 Rick response comment: The trails are laid out to be in gross 

conformity with the approved Planned Development document that governs 

this development. There are no plans to provide fencing or signage to prevent 

trespassing onto HRCA property. At trailheads there will be wayfinding and 

wildlife maps that include education for there residents on the trail system and 
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property they are legally allowed to recreate upon and how to prevent negative 

interaction with wildlife.  

 

d. There are several locations on the Preliminary Plan where the buffers 

between BWA and Range are dimensioned as 15 feet, significantly less than 

the 300 feet noted in 2021. This is very concerning, particularly for the 

residential lots shown on the east side of sheet PP-01, “Site Plan,” the north 

and east side of sheet PP-02, “Site Plan,” and the east side of sheet PP-

06, “Site Plan.” Although less than 300 feet, those residential lots shown on 

the east side of sheet PP-4, “Site Plan” are of less concern. 

 Rick response comment: Please refer to the approved Range Planned 

Development document that established the property boundary residential 

buffers that this Preliminary Plan design is adhering to. 

 

3. Noise, Sight, and Light Pollution 

a. Homes should be located as far away from the Backcountry as possible. 

The importance of a significant corridor/buffer on the east side of the 

development (bordering the Backcountry Wilderness Area) cannot be 

overstated. The goal of such a corridor would be to limit the impacts of 

humans from The Range property, on the Backcountry Wilderness Area. 

The closer development is to the Backcountry, the larger and further the 

impact will be into the Backcountry. Even though development may stop at 

the property line, the impacts of the development on wildlife and habitat can 

extend further. 

b. There should also be a significant corridor along the south edge. The property to 

the south is also likely to ne developed in the future. If that happens, a significant 

corridor on its north end would be match up with a corridor on this development’s 

south end to enhance the corridor function. 

c. Development in general should be situated closed to areas that are already 

developed as much as possible. 

 

d. As noted previously, there are several residential lots shown on the east side 

of sheet PP- 01, “Site Plan,” the north and east side of sheet PP-02, “Site 

Plan,” and the east side of sheet PP-06, “Site Plan” that do not provide a 

suitable corridor/buffer to limit the impact of humans on BWA. 

 Rick response comment: Please refer to the approved Range Planned 

Development document that established the property boundary residential 

buffers that this Preliminary Plan design is adhering to. Wayfinding and 

Education will be utilized to inform residents of the neighboring HRCA 

conservation lands. 

 

e. We acknowledge that the designers have included a significant corridor 
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along the south edge of Range, designated as “Open Space, OS-1” as well 

as a significant east/west wildlife corridor roughly through the center of 

Range (“Open Space, OS-2”). 

 Rick response comment: Thank you for your review. 

 

4. Trespassing 

a. Human encroachment into areas that are not open, and/or are private 

property increases near residential areas. This trespass causes harm to 

wildlife in a plethora of impacts that can cause wildlife to alter their behavior 

at best and vacate an area at worst. Even altered behavior has significant 

impacts and can result in higher elk calf mortality, lower birth rates, and more 

as documented in recent studies. To protect the Backcountry’s wildlife 

resources it will be important to address human trespassing onto private 

property. Adequate fencing and signage along with education will help. 

Experience in other areas of our property tells us that there is no way to avoid 

an increase in cost to the HRCA with monitoring trespassing, repairing cut 

fences, and posting expensive signs and cameras. 

 

b. Access: there will be no access to the residents of the development to the 

HRCA property. This is an area of the property that is reserved for wildlife 

and does not have public access except for guided activities and programs 

that the HRCA provides. 

 

c. This continues to be a concern and does not appear to have been addressed. 

 Rick response comment: This Preliminary Plan is design to meet or 

exceed the requirement of the Range Planned Development document. We 

acknowledge that trespassing is an HRCA concern. The Range development 

will utilize education to help with your concerns 

 

5. Hunting 

a. The Backcountry currently hosts over 30 hunts and hunters per year for elk, 

deer, coyote, and turkey. The area near this development is used for our 

hunts and will continue to be. These hunts are an important part of the 

outdoor education opportunities the HRCA offers to its residents. The 

development should be aware of this and agree not to interfere. 

 

b. This continues to be relevant information for the developer and was not 

acknowledged. 

 Rick response comment: We acknowledge that there will be hunting on 

HRCA lands and the Range Development will educate its residents that this 

will occur on these neighboring lands. 

�  
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While the HRCA does not oppose this development, we continue to have several 

concerns as discussed above. We trust your team will work closely with the developer 

to ensure the best interests of our residents and the BWA are considered. 

Feel free to call or email me with questions, or if you wish to review the information 

discussed above in greater detail. Thank you. 

 

Sincerely, 

Waylon A. “Woody” Bryant, M LS, P.E. 

c.  
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: SB2024-048 Louviers Water and Sanitation District Response Comments 

Submitted by: Sarah Shepherd, District Manager 

 

Louviers Water & Sanitation District “the District” thanks you for the opportunity to provide 

comments on the application. Below is a list of our comments for your consideration: 

Range Planned Development Exhibits: 

1. The “Statement of Commitments” indicates “the commitment to provide connection fees 

for the Louviers Water and Sanitation  District. along with system capacity.  

 

The District requests that related any escrow provided for the District for the District 

connection fees, that the District is also named a party to the Escrow.  

Rick Engineering response comment: The Planned Development exhibit that was 

provided was for reference. This document was approved by Douglas County 

Board of County Commissioners in 2022. 

Dominion Water and Sanitation District Conditional Will Serve Letter 

1. Bullet on Range paying $4.18 M for the waterline between Sterling Ranch CAB and 

LWSD. Please ensure that the waterline is constructed for fire flow to the District, 

confirm that the meter vault to the District will be separate from the meter to the 

Range, and confirm that the meter vault will be located adjacent to the District water 

storage tank. 

Rick response comment: The Range development cannot provide these 

assurances as this design is lead and controlled Solely by Dominion Water and 

Sanitation District. Please reach out to Pamela Grover 

(pamela.grover@dominionwsd.com) for the clarification you are seeking. 

 

2. Bullet on Range responsible for $6-7M for the lift station at the LWSD sewer lagoon. 

Easement agreement and operations agreement for use of District property is 
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required. Infrastructure located on LWSD property will be subject to LWSD review and 

approval. 

Rick response comment: Duly noted. Range Metro district is providing funding 

but lift station design and permitting is being processed by Dominion Water and 

Sanitation District. Please reach out to Pamela Grover for further information 

 

3. Bullet on Range shall escrow all connection fees associated with connecting to 

Louviers to DWSD conjunctive use system and wastewater system of $4.5M. 

Rick response comment: Please contact Pamela Grover with Dominion for 

further coordination. 

 

Louviers Water and Sanitation District reserves the right to provide additional comments as 

additional information is available, Please do not hesitate to reach out if you have any questions 

regarding the comments 
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March 14, 2025 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: SB2024-048 Louviers Water and Sanitation District Response Comments 

Submitted by: Sarah Shepherd, District Manager 

 

Louviers Water & Sanitation District “the District” thanks you for the opportunity to provide 

comments on the application. Below is a list of our comments for your consideration: 

Range Planned Development Exhibits: 

1. The “Statement of Commitments” indicates “the commitment to provide connection fees 

for the Louviers Water and Sanitation  District. along with system capacity.  

 

The District requests that related any escrow provided for the District for the District 

connection fees, that the District is also named a party to the Escrow.  

Rick Engineering response comment: After discussion between Range Metro 

District and Louviers Water and Sanitation District (LWSD) on 3/13/2025, Range 

Metro District acknowledges LWSD requirement to be party to the Escrow and 

agrees to Negotiate with Dominion Water and Sanitation District (DWSD) to ensure 

LWSD is party to the Escrow. 

Dominion Water and Sanitation District Conditional Will Serve Letter 

1. Bullet on Range paying $4.18 M for the waterline between Sterling Ranch CAB and 

LWSD. Please ensure that the waterline is constructed for fire flow to the District, 

confirm that the meter vault to the District will be separate from the meter to the 

Range, and confirm that the meter vault will be located adjacent to the District water 

storage tank. 

Rick response comment: Range Metro has discussed with DWSD the design 

level of Louviers feed line. DWSD has confirmed that this proposed line has the 

capacity to provide fire flow to LWSD. The design of the Louviers feed line 

includes a meter dedicated to monitoring the flow between DWSD and LWSD at 

the Louviers Tanks. Range Metro has a separate meter dedicated to monitoring 
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the flow sent to Range Metro that branches off the Louviers feed line within 

Waterton road. 

 

2. Bullet on Range responsible for $6-7M for the lift station at the LWSD sewer lagoon. 

Easement agreement and operations agreement for use of District property is 

required. Infrastructure located on LWSD property will be subject to LWSD review and 

approval. 

Rick response comment: Per the discussion between Range Metro and LWSD on 

3/13/2025, Range Metro will negotiate and obtain easements and operations 

agreements on LWSD land between Range Metro and LWSD. These easements 

and agreements will ultimately be assigned to DWSD for the operations and 

maintenance of their facilities on LWSD land. Currently the Range Development 

is obtaining Preliminary Plan approvals with the County. The project will be 

starting Final Design in the coming months. These designs will dictate where 

easements will be required. 

 

3. Bullet on Range shall escrow all connection fees associated with connecting to 

Louviers to DWSD conjunctive use system and wastewater system of $4.5M. 

Rick response comment: As stated prior, Range Metro District acknowledges 

LWSD requirement to be party to the Escrow and agrees to Negotiate with 

Dominion Water and Sanitation District (DWSD) to ensure LWSD is party to the 

Escrow. 

 

Louviers Water and Sanitation District reserves the right to provide additional comments as 

additional information is available, Please do not hesitate to reach out if you have any questions 

regarding the comments 
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December 20, 2024 

Jeff Battiste, P.E.  

Project Manager, Mile High Flood District 

12575 W Bayaud Avenue 

Lakewood, CO 80228 

 

RE: MHFD Review Comments for Douglas County Referral Case No. SB2024-048 

 

This letter is in response to the request for our comments concerning the referenced project. 
We have reviewed this proposal only as it relates to maintenance eligibility of storm drainage 
features or impacts to an MHFD drainageway, in this case: 

- Daniels Park Drainageway 

 

MHFD staff have the following comments to offer: 

1. Thanks for the detailed hydrologic modeling. We appreciate the consideration for maintaining 

existing peak flows for minor events, in addition to major events. 

RICK response comment: Comment noted.  

 

2. Additional documentation is needed to support the adaptive management approach to 

stabilization of Daniels Park Drainage. In particular, input from a geomorphologist is needed 

to support the proposed approach and to understand the future risk with this approach. We 

still anticipate impacts from hydromodification, due to increased volumes, even if historic 

peak flows are maintained. 

RICK response comment: The project team is coordinating with a Geomorphologist 

and will provide additional documentation in subsequent submittals.   

 

3. The County may wish collect a fee, in place of constructed drainage improvements, as a 

way to support future adaptive management needs. Determination of this fee can be 

handled through a future meeting with the County. The fee would consider the efforts taken 

by the developer to minimize hydromodification and other channel impacts. 

RICK response comment: The project team has coordinated with the County, and it 

is not expected that any fees will be collected.  
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4. We understand that design details will be part of a future submittal. We would recommend 

considering the following comments in advancing the design: 

a. The two road crossings of Daniels Park Drainage will need to adequately provide for 

sediment transport in the drainage system. 

RICK response comment: A detailed model for the roadway crossings will be 

included in the final design. The preliminary design of these crossings has 

been developed to accommodate both low flows and high flows by 

positioning the culverts at varying elevations. The proposed culverts' 

required conveyance area is expected to allow low flows to meander, 

replicating the pre-project conditions. 

 

b. The use of disconnected impervious area upstream of the ponds will help with 

hydromodification, reducing the volume of water that reaches Daniel Park 

Drainageway. We recommend considering options to preserve the minor drainage 

paths, where possible, in place of using storm pipe. 

RICK response comment: Comment noted. The project will explore further 

opportunities to disconnect impervious areas. In the current preliminary 

design, strategies have been identified to disconnect backyards and direct 

runoff to the proposed EDBs through clearly defined open swales. 

Additionally, detached, meandering sidewalks are being proposed where 

possible to help reduce runoff. 

 

We appreciate the opportunity to review this proposal. We will need to review future submittals. 
Please feel free to reach out to me with any questions or concerns. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: SB2024-048 Noise Study Response Comment  

Submitted by: William D Hesser, PE 

  Senior Acoustical Consultant 

 

We have reviewed the documents and information you provided regarding the proposed 
Range Planned Development Site in Douglas County Colorado. The application 
information you provided includes a Noise Analysis report dated January 29, 2021, a 
Traffic Impact Analysis (TIA) dated August 8, 2024, both provided by FHU, and a 
Preliminary Plan drawing set dated August 9, 2024, provided by Rick Engineering. 
 
The purpose of this review is to verify that the information provided to Douglas County 
adequately represents and documents existing and future noise levels created by 
vehicular traffic along State Highway 85 at the proposed project site. 
 
We find the technical content of the initial noise study, i.e., calculation methodologies, to 
be satisfactory. We have conducted independent site noise assessment calculations 
based on the future traffic volume levels (2040) including impacts from proposed Poet 
and Barenburg development parcels as described in the TIA report. As section IV.D. of 
the TIA states, total traffic volumes on Highway 85 just south of Airport Rd. in 2040 are 
expected to exceed 41,000 vpd. Our calculations agree with the FHU’s estimation that, 
at roughly 1000 feet, the Range development falls well beyond the DNL 65 line, 
estimated at 325 feet from Highway 85, even with the future traffic increase. 
 
Note that the TIA and Plan drawings have been revised until recently. The Noise Analysis 
report is dated January 2021, just after the original TIA report date. This review is based 
on information from the most recent TIA and Preliminary Plan, checked against the 2021 
Noise report results. 
 
If the plan layout changes substantially, DLAA recommends that the Noise Analysis be 
updated to reflect the latest information. 
 

Rick response comment: Duly noted, thank you for the review. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: SB2024-048 South Metro Fire Rescue response comment 

Submitted by: Aaron Miller 

Code Reference: Douglas County Fire Code, 2018 International Fire Code, and 2021 
International Building Code with amendments as adopted by Douglas County. 
 

 
South Metro Fire Rescue (SMFR) has reviewed the provided documents and has no objection 
to the proposed preliminary plan. 
Rick response comment: Duly noted, thank you. 

 
Applicants and designers are encouraged to coordinate with SMFR regarding fire hydrant 
layout prior to plat documents and utility plans being completed. 

  Rick response comment: Duly noted, thank you. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: SB2024-048 Sterling Ranch Development 

Submitted by Susan Beckman, Entitlement Director 

To assure equal treatment by Douglas County for all developers located in Northwestern Douglas County along the 

HWT 85 corridor. The Range Development (SB2024-048) should be required to pay the same impact fee per lot that 

to Sterling Ranch Planned Development and Solstice Planned Development are required to pay. The highway fee 

was a condition of approval for both of these developments and are unique to these developments. 

As required by the Sterling Ranch PD Sterling Ranch builders currently pay a specific per lot amount of $3,870.00 to 

go towards improvements for State Highway 85. At 20% buildout Sterling Ranch Development has paid over $12.5 

million towards improvements on a State Highway. 

In total at full buildout Sterling Ranch will pay a total of over $55 million (not inflation adjusted) paid by Sterling Ranch 

supplements the existing taxpayer funded Douglas County and State of Colorado transportation funding mechanisms.  

Rick response comment: The Range development is subject to section 2.E. of the approved “Range Planned 

Development” document approved in May, 2022. The approved PD was included in the submittal and is 

included in the reference documents of the current submittal. The section reads:  
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: Project Number SB2024-048 Douglas County Water Commission Response Comment 

Letter 

 

Response by: Terence T. Quinn, AICP Director of Community Development 

 

The Douglas County Water Commission (Commission) met on October 28, 2024 and provided 
comment on SB2024-048 - Range Preliminary Plan (Project). There was no consensus 
comment from the Commission, only individual comments were provided. All other members 
had no comment. The following is a summary of comments from each Commission member 
that provided comments on the Project. This Project was pulled from the agenda for discussion 
by Commission Member Tricia Bernhardt. 
 
Tricia Bernhardt: Member Bernhardt commented that the heart of this issue is the request to 
change the demand standard from what is in Douglas County Zoning Resolution Section 18A 
at .75-acre feet down to .2 or .25-acre feet and that a decrease in the demand standard would 
lead to more housing development in the County. Member Bernhardt stressed that they are 
asking for a change to the demand standard and that it would be appropriate to discuss that as 
a group. Member Bernhardt stated that this Project and Ml2024-026 — Established District 
Determination for Dominion Water and Sanitation District are related issues. 
 
Harold Smethills: Member Smethills commented that this project would be an elegant solution 
providing sewer treatment to replace a sewer lagoon in Louviers, cleaning up Plum Creek, 
providing a renewable water system to Louviers with money to improve a system that has been 
contaminated with radium, and paying for it through new development without adding cost to 
existing residents. 
 
 
Rick response comment: Reviewed and considered. Thank you for the information. 
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December 20, 2024 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

RE: SB2024-048 Xcel Energy response comment 

 

Submitted by: Violeta Ciocanu (Chokanu) Right of Way and Permits 

 

Public Service Company of Colorado’s (PSCo) Right of Way and Permits Referral Desk has 

reviewed the Range Preliminary Plan. It is unclear the differentiation between the easement 

line and building setback line. Are they the same? If they are not, please label the 

easements appropriately. 

 
Please note Public Service Company requests: 

 Six-foot (6') wide dry utility easements are hereby dedicated on private property  
 adjacent to each front lot line of each lot in the subdivision. In addition, eight-foot  
 (8’) wide dry utility easements are hereby dedicated around the perimeter of  
tracts, parcels and/or open space areas. These easements are dedicated to the 
County of Douglas for the benefit of the applicable utility providers for the 
installation, maintenance, and replacement of electric, gas, television, cable, and 
telecommunications facilities (Dry Utilities). Utility easements shall also be 
granted within any access easements and private streets in the subdivision. 
Permanent structures, improvements, objects, buildings, wells, water meters and 
other objects that may interfere with the utility facilities or use thereof (Interfering 
Objects) shall not be permitted within said utility easements and the utility 
providers, as grantees, may remove any Interfering Objects at no cost to such 
grantees, including, without limitation, vegetation. Public Service Company of 
Colorado (PSCo) and its successors reserve the right to require additional 
easements and to require the property owner to grant PSCo an easement on its 
standard form. 

  Rick response comment: Further coordination followed this comment. PSCo and 
Xcel provided agreement that the project shall provide a 15’ easement at the front of 
the lots and along proposed ROWs bordering tracts and open space parcels. Please 
review the revised Preliminary Plan. 
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In addition, PSCo has an existing easement, requesting it is shown/depicted on the plan. 

 

The property owner/developer/contractor must complete the application process for any new 

natural gas service, or modification to existing facilities via xcelenergy.com/InstallAndConnect. 

It is then the responsibility of the developer to contact the Designer assigned to the project 

for approval of design details. 

Additional easements may need to be acquired by separate document. The Designer 

must contact the appropriate Right-of-Way Agent. 

As a safety precaution, PSCo would like to remind the developer to contact Colorado 811 

for utility locates prior to construction. 

  Rick response comment: 
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  April 18, 2025 

 

Violeta Ciocanu (Chokanu) 

Public Service Company of Colorado dba Xcel Energy 
 

RE:  Range Preliminary Plan 
Project File #: SB2024-048 

   
 

Reviewed by: Douglas County Planning Services 

 

Comment #1- Public Service Company of Colorado’s (PSCo) Right of Way and 
Permits Referral Desk has reviewed the Range Preliminary Plan. Please be aware 
PSCo has an existing natural gas distribution facility within the area to be developed. 

Also, PSCo has an existing recorded easement, requesting it is shown/depicted on all 

plans and plats (attached). 

• Rick response comment:  Thank you for the information. We have 
this easement on file and the linework for this easement is now 
shown on sheets 2,3,8, & 9 of our Range Preliminary Plan. Please 
note that we are currently seeking Douglas County Preliminary Plan 
Process approval. This County Process does not include the 
creation of a Plat. Please note that we are depicting this easement on 
our plan with annotation stating that this easement will be vacated 
during the Douglas County Final Plat Process which will follow 
Douglas County Preliminary Plan approvals. 
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From: Alyson Weaver
To: Michael Pesicka
Subject: PROJECT SB2024-048
Date: Thursday, October 3, 2024 2:36:08 PM

Subject: Opposition to Preliminary Plans for The Range Community

Dear Sir/Madam,

We are writing in response to the letter we received regarding the preliminary plans for The Range community and
550 residential lots. After reviewing the documents and proposals for this subdivision, we strongly oppose this
development.

When we purchased our land in 2013 and began the building process, we requested a building envelope change with
the Douglas County Land Development to relocate our home to a higher position on the property. Unfortunately, our
request was denied, and we had to submit a new request for a minimal change that did not allow us to have our
desired views. As a result, we had to build within the lower level of our property and the building envelope, which
forced us to completely change the way we positioned our current home. Now, with this new proposal, you are
asking us to completely sacrifice our views of the mountains and the way in which we enjoy our property.

We paid a premium for our acreage and continue to pay extremely high property taxes each year. We are not okay
with having our views and privacy completely eliminated or severely obstructed by rooftops and homes. This is a
total disregard for our desired use of property and the damage it will do to our way of living and the values of
homes.

This proposal will disrupt the natural wildlife, cause a severe shortage of water resources, increase noise, introduce
unwelcome glaring lights into our property, and compromise the privacy and serenity of our property. We purchased
acreage in this area at a premium and pay high property taxes so we can enjoy the solitude of rural living and the
beauty of nature.

I truly hope that our concerns are valued and will not be taken lightly when considering this massive change to our
way of living and property values.

Warm Regards,
Adam & Alyson Weaver
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From: Bryan Horan
To: Troy Bales; Kristofer Carlstedt
Subject: FW: Range exhibits/updates
Date: Monday, March 17, 2025 10:45:22 AM

Poet’s….
 
From: Randall Poet <rpoet@comcast.net> 
Sent: Monday, March 17, 2025 10:40 AM
To: Bryan Horan <bhoran@ventanacap.com>
Cc: SUSAN POET <smpoet@comcast.net>
Subject: Re: Range exhibits/updates

 
Bryan--
 
 
Thank you and your team for coming out and walking the areas proposed for the new
construction and listening to our concerns.  We were pleased to see the updated site
plan showing the roadway from Hwy 85 no longer impacting the southeast corner of
our property.
 
As to the County’s request, The Range and the Poet’s are in active discussion
regarding the construction project’s needs.  We understand that from your
perspective the project is still early in the detailed design process and you are
anticipating working out the details as the design progresses. However, we had
hoped that these details could have been finalized prior to preliminary plan approval.
 
We are noting several unresolved items/existing conditions/details which we feel will
need to be addressed in future discussions along with other items which may surface
along the way.
 
In no particular order…

1. Construction/grading easements. The areas disturbed need to be restored to
their initial condition.  This includes grass, shrubs, scrub oak, whatever will best
match what is already there.  We do not want to see any evidence of the
construction several years down the line.  Please note that this is more difficult
to do than what appears to be the standard County and CDOT approaches to
same, as evidenced by the hillside immediately to the north of the current
entrance to the Range property as well as some of the hillsides along our
property which were disturbed during the widening of Hwy 85 (where there are
no significant shrubs of any sort and several of the slopes are significantly
eroded).  Whatever the County time standards are to get this restoration
accomplished may need to be extended until recovery is assured.

2. Regarding the easement and ROW requirements immediately off of the Airport
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Road / Hwy 85 intersection, we understand the ROW needs and the temporary
grading easement concepts provided by RICK Engineering.  This is a difficult
area to work in as the access road immediately runs into a fair sized hill once it
exits 85.  We are hesitant on both of the currently proposed concepts, the first
with no retaining walls as well and the second with two retaining walls.  We like
that the second concept better as it avoids grading the top of the hill and
diminishing the views therefrom.  However, we do not like multiple hundreds of
feet of retaining walls on our property for safety reasons as well as potential
ongoing maintenance requirements. They also likely make property in that
corner less accessible and user friendly than it might be otherwise.  We think it
would be a good idea to meet with you and the engineer again to see if
something more appealing could be worked out.  (There has also been mention
of signage or other enhancements near the entry for the project.  Possibly this
could be worked into a retaining wall or other feature near the entry roadway
that could reduce or relocate the retaining walls?  Large boulders on a slope
greater than 3:1?  Other ideas?)

3. On the sanitary sewer routing/easement, we understand the general routing. 
Our concerns on this are generally in the details.

1. Immediately upon entry from the Range on our east property line, the dry
wash pushes up immediately to a steep hill that will be difficult to
reconstruct and restore if affected.  Could the pipe/trench in this location
be moved far enough south to avoid the toe of the slope with not only the
pipe placement, but also any construction vehicles that may be used in
this area? The existing slope in this area appears to be in excess of 3:1
and stable (and well vegetated) and it would be best not to disturb it.

2. Along much of the proposed route, there is the remains of an old road
running somewhat along the top of the northern edge of the sandy wash.
This former road creates a swale that collects some of water that may run
down the slope to the north and encourages the scrub oak and grass
along the wash.  We would like this function to remain after construction
and restoration.  Note that the area nearer Hwy 85 is flatter and this
feature is less pronounced as the rain water over there generally soaks in
when it hits the flatter area between the hills and the wash.

3. In general, avoid the clumps of brush and scrub oak.
4. Manhole covers need to be at grade, not elevated.  These could be a

hidden hazard to whatever animals or vehicles are crossing the easement.
5. Restoration of the ground cover is a concern as well.  We would like to

see no evidence of this construction after a couple years. Reiterating item
1.
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4. Our request for locating any future water wells at least 1,000 feet away from our
property line needs to be addressed and confirmed. This may need to be
incorporated into agreements with Dominion and any other IGS’s as well as
some sort of deed restrictions.  What are your thoughts on how to accomplish
this?

Thank you for your consideration,
 
 
 
Randall and Susan Poet 
 
 
 

On 03/12/2025 8:01 AM MDT Bryan Horan <bhoran@ventanacap.com>
wrote:
 
 
Sounds good! Let me know if you have any questions. 
 
Bryan 

On Mar 12, 2025, at 7:57 AM, SUSAN POET
<smpoet@comcast.net> wrote:

Bryan
Yes, we received and were able to read the
emails/attachments you sent recently.  We are in the midst of
reviewing them, along with other material you or your
engineers have provided the last couple months.  Please give
us through the weekend to review before getting back to you.
Thanks
Sue and Randy Poet

On 03/11/2025 10:33 AM MDT Bryan Horan
<bhoran@ventanacap.com> wrote:
 
 
Hi guys!! I wanted to follow up and make sure you
received the 3 emails I sent last week and see if you have
any questions.
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I wanted to see if you can send me an email saying we’re
working together to finalize the road and the sewer
easement or would you like my attorney to draft a simple
MOU (Memorandum of Understanding)? 
 
Thanks guys!
Bryan
 
From: Bryan Horan 
Sent: Friday, March 7, 2025 11:56 AM
To: SUSAN POET <smpoet@comcast.net>; Randy Poet
<rpoet@comcast.net>
Subject: FW: Range exhibits/updates

 
Email #1…….
 
Hi guys – The email I sent this morning was too large.  I
will send 3 emails.  Each with 1 exhibit. 
 
From: Bryan Horan 
Sent: Friday, March 7, 2025 11:06 AM
To: SUSAN POET <smpoet@comcast.net>; Randy Poet
<rpoet@comcast.net>
Cc: Mark Nickless <mtnickless@omsc-llc.com>
Subject: Range exhibits/updates

 
Hi Sue and Randy!
 
Attached is an exhibit from Kimley Horn depicting the
sewer easement.  We had them use the absolute worst
case scenario for the temp construction area (70’).  We
can skinny this down as we get closer to nailing down the
exact location.  It potentially could shift a couple feet
one way or the other……but the attached exhibit will be
worst case scenario. 
 
I’ve also attached the original exhibit I sent a couple
weeks ago showing the ROW and easements needed for
the road entrance to the development (worst case
scenario). Also attached is a new exhibit shrinking the
amount of area needed if we put up two 10 foot walls at
the entrance.  We’re still playing around with the wall
locations to shrink the amount of landed needed even
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more.  Once I have more exhibits, I will share them with
you.  After everyone has seen a couple options, I’d love
to sit down with you both and get your opinion. 
 
For an update, we’re trying to resubmit our second round
of comments by the end of next week for our prelim
plan.  If we can get everything submitted, I believe we’re
looking to have our planning commission meeting 4/20. 
Board of County Commissioners would follow a couple
weeks after. 
 
As part of our response to the County, the County would
like me to have an email or a simple document signed by
you guys saying we have agreed to work together on the
road entrance/grading and the sewer line.  We’ve walked
the property and shared exhibits and we’re working
towards finalized agreements and easements.  Is this an
email you guys would like to draft or would you prefer I
have my attorney throw something together very simple
saying the above?
 
Thanks guys and we’re making progress.  Hope
everything is great in your world and we’ll chat soon!!!
Bryan
 
Bryan Horan
Ventana Capital, Inc
303-525-2683
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April 19, 2025 

Mike Pesicka 

Douglas County Planning Services 

100 Third Street 

Castle Rock, Colorado 80104 

 

  RE: Project Number SB2024-048 Susan and Randall Post Response Comment Letter 

 

Susan and Randall Poet 
Susan Poet LLC 
PO Box 171 

Louviers, CO 80131 

Response Email dated 3/17/2025 

 

Thank you and your team for coming out and walking the areas proposed for the new 

construction and listening to our concerns.  We were pleased to see the updated site 

plan showing the roadway from Hwy 85 no longer impacting the southeast corner of our 

property.  

   

As to the County’s request, The Range and the Poet’s are in active discussion 

regarding the construction project’s needs.  We understand that from your perspective 

the project is still early in the detailed design process and you are anticipating working 

out the details as the design progresses. However, we had hoped that these details 

could have been finalized prior to preliminary plan approval.  

   

We are noting several unresolved items/existing conditions/details which we feel will 

need to be addressed in future discussions along with other items which may surface 

along the way.  

1) Construction/grading easements. The areas disturbed need to be restored to their initial 

condition.  This includes grass, shrubs, scrub oak, whatever will best match what is 

already there.  We do not want to see any evidence of the construction several years 

down the line.  Please note that this is more difficult to do than what appears to be the 

standard County and CDOT approaches to same, as evidenced by the hillside 

immediately to the north of the current entrance to the Range property as well as some 

of the hillsides along our property which were disturbed during the widening of Hwy 85 

(where there are no significant shrubs of any sort and several of the slopes are 

significantly eroded).  Whatever the County time standards are to get this restoration 

accomplished may need to be extended until recovery is assured. 
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Rick response:  Per our meeting on 4/15/25 reestablishing disturbed areas are a 

concern.  Options for quick establishment were discussed in the meeting and 

included, reseeding during specific times of the year,  providing temp irrigation, 

installation of erosion control blankets on slopes steeper than 4:1 and consistent 

monitoring of the reestablishment areas. It was also discussed that the plans 

defining these requirements and procedures are typically tied to the GESC permit 

which is a plan set reviewed and approved as a part of the final plat process. 

 

2) Regarding the easement and ROW requirements immediately off of the Airport Road / 

Hwy 85 intersection, we understand the ROW needs and the temporary grading 

easement concepts provided by RICK Engineering.  This is a difficult area to work in as 

the access road immediately runs into a fair sized hill once it exits 85.  We are hesitant 

on both of the currently proposed concepts, the first with no retaining walls as well and 

the second with two retaining walls.  We like that the second concept better as it avoids 

grading the top of the hill and diminishing the views therefrom.  However, we do not like 

multiple hundreds of feet of retaining walls on our property for safety reasons as well as 

potential ongoing maintenance requirements. They also likely make property in that 

corner less accessible and user friendly than it might be otherwise.  We think it would 

be a good idea to meet with you and the engineer again to see if something more 

appealing could be worked out.  (There has also been mention of signage or other 

enhancements near the entry for the project.  Possibly this could be worked into a 

retaining wall or other feature near the entry roadway that could reduce or relocate the 

retaining walls?  Large boulders on a slope greater than 3:1?  Other ideas?) 

Rick response:  it was agreed in the meeting that the grading option at the 

entrance with walls was preferred since it minimized the limits of grading on the 

Poets property however there was concern with maintenance of the walls and 

associated revegetation.  It was discussed that the plan with walls was a worse 

case scenario and that the final configuration and type of walls would be finalized 

with the final plat application.  It was agreed that the Range development would 

purchase the area from the Poets that would require maintenance however the 

limits of that area would be determined with final plat.  The Poets requested that 

there be some on the record language such as a condition of approval to the final 

plat. A proposed condition could be as follows: 

 

Prior to the Range Filing 1 plat approval the Range Development shall purchase 

the portion of land from the Poets that is associated with the Range development 

entrance road.  The limits of that land would be determined with the final plat 

application and would be limited to area required for maintenance of any 

proposed improvements or disturbed area requiring reestablishment of 

vegetation.  

 

We have also added a note the on the preliminary plat exhibit indicating such 

requirement. 
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3) On the sanitary sewer routing/easement, we understand the general routing.  Our 

concerns on this are generally in the details.  

a. Immediately upon entry from the Range on our east property line, the dry wash 

pushes up immediately to a steep hill that will be difficult to reconstruct and 

restore if affected.  Could the pipe/trench in this location be moved far enough 

south to avoid the toe of the slope with not only the pipe placement, but also any 

construction vehicles that may be used in this area? The existing slope in this 

area appears to be in excess of 3:1 and stable (and well vegetated) and it would 

be best not to disturb it. 

Rick response:  Per our meeting we discussed an alternative route of the 

sewer that would limit impacts to the existing slope indicated.  Further 

analysis will be completed to confirm that the new alignment would work 

vertically.. 

 

b. Along much of the proposed route, there is the remains of an old road running 

somewhat along the top of the northern edge of the sandy wash. This former 

road creates a swale that collects some of water that may run down the slope to 

the north and encourages the scrub oak and grass along the wash.  We would 

like this function to remain after construction and restoration.  Note that the area 

nearer Hwy 85 is flatter and this feature is less pronounced as the rain water 

over there generally soaks in when it hits the flatter area between the hills and 

the wash. 

Rick response:  Per our meeting we discussed an alternative route of the 

sewer that would limit impacts to the existing trees and would align more 

closely with the existing old road. 

 

c. In general, avoid the clumps of brush and scrub oak. 

Rick response:  Per our meeting we discussed an alternative route of the 

sewer that would limit impacts to the existing tree stands that are of 

concern. 

 

d. Manhole covers need to be at grade, not elevated.  These could be a hidden 

hazard to whatever animals or vehicles are crossing the easement. 

Rick response:  it was discussed that when manholes are within openspce 

areas the manholes would be approximately 6-8” above grade but have a 

smooth concrete collar on the riser to have a smooth transition with the 

existing ground. 
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e. Restoration of the ground cover is a concern as well.  We would like to see no 

evidence of this construction after a couple years. Reiterating item 1. 

Rick response:  Similar to response to comment 1, we will ensure proper 

erosion control and revegetation methods are defined with the final 

construction plans for the development which typically are prepared with 

the final plat application. 

 

4) Our request for locating any future water wells at least 1,000 feet away from our 

property line needs to be addressed and confirmed. This may need to be incorporated 

into agreements with Dominion and any other IGS’s as well as some sort of deed 

restrictions.  What are your thoughts on how to accomplish this? 

Rick response:  The Range development is working with the retail water provider 

(Dominion Water and Sewer) to incorporate this request into the service 

agreement.  While Dominion has not agreed to a 1000ft setback they are 

considering a 600ft setback from the property line to any proposed well.  At a 

minimum any proposed well cannot be within 600ft of an existing well as per 

current state requirements. 
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