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Section 1

Introduction

The Tarryall-Cline Ranch
has had a long and
storied past, both from
a cultural and ecological
perspective.

Background + Scope
In November 2015, Park County and the Coalition for the Upper
South Platte issued a request for proposals for the completion
of a master plan for the property known as the Cline Ranch. By
early 2016, a consulting team consisting of alm2s (architects),
Bluegreen (landscape architects), and Tatanka Historical
Associates (historic preservation consultants) was selected for
the project. Work began in February 2016 and was completed in
September 2016.
Located within the larger Cline Ranch State Wildlife Area, the
approximately 10-acre site contains a historic ranchstead
consisting of four standing buildings along with related features
such as an irrigation ditch segment, entry gateway, historic
monument, building foundation, a debris pile, and at least one
trash midden. Historically known by its long-time owners as
the Tarryall Ranch, the property is referred to throughout this
document as the Tarryall-Cline Ranch to distinguish it from other
ranches in South Park that might also carry the Tarryall name.
Although the ranch was once far more extensive than it is today
and over time came to occupy in excess of five thousand acres, it
is this much smaller ranchstead site and adjacent land controlled
by Park County that is the subject of the master plan study.
The information and analysis presented here are not intended
to be comprehensive in terms of the site’s history and physical
characteristics. Nor is it necessary to repeat the details provided
by previous documentation. These were not the purpose of the
current master plan project. Over the coming years additional
information about the ranch’s history and historic features will
surely be located and presented by future researchers. Instead,
the current study is designed to build upon and add to the
Historic Structure Assessment (HSA) completed in 2011 by
historical architect Merrill Wilson, and to both inform and support
the current master plan process as it provides recommendations
for the rehabilitation and adaptive reuse of this important site.
With all of these factors in mind, this study has involved focused
fieldwork and archival research. The following materials present
discussion of the history, architecture and significance of the
Tarryall-Cline Ranch property, specifically to answer questions
that are relevant to the master plan process.
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Purpose + Need
The Tarryall-Cline Ranch was in danger of being redeveloped, potentially destroying the attributes
that make the ranch so special. The open space of ranch grasslands, as well as stream resources, are
very important wildlife habitats, and the ranch is largely unchanged from its historic appearance. Park
County led an important effort with the Colorado Parks & Wildlife to purchase the property and protect
it with a conservation easement. The Cline Ranch State Wildlife Area was created in 2011 and provides
valuable opportunities to recreate and enjoy the ranch property.
Now, Park County is turning its attention to the 10 acres that include the historic ranchstead. The
buildings are in serious jeapordy and have suffered from a significant lack of maintenance and
inappropriate alterations over time. The site and landscape have not been used for ranching quite
some time, and some of the cultural features are being lost. The goal of the master plan is to create a
framework to improve the historic ranch headquarters to accommodate new uses while rehabilitating
and/or stabilizing the structures to preserve the historic qualities of this unique South Park ranch.

Current Ranch Entrance
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Section 2

Existing
Conditions

As a rare representation
of Colorado's ranching
history, Tarryall-Cline
Ranch is an important
cultural resource of Park
County.

Location + Setting
The Tarryall-Cline Ranch headquarters is located in the southeast
quarter of Section 22, Township 8 South, Range 76 West, in Park
County, Colorado. It is situated at an elevation of approximately
9,650 feet above sea level on the broad, largely treeless
intermontane plain of northwestern South Park. The nearest
community is the small historic mining town of Como, 1.8 miles
to the southwest. The ranchstead is found along the north side
of US Highway 285, which provides vehicular access from Denver
into South Park from the northeast by way of Kenosha Pass.
The exact location of the ranchstead is just north of the
intersection of US Highway 285 with Tarryall Creek. A tributary of
the South Platte River, Tarryall Creek originates to the west along
the Continental Divide in the Pike National Forest. It collects
runoff from the high snowfields and drains much of northern
South Park. The creek enters South Park just north of Como and
then continues toward the southeast past the Tarryall-Cline Ranch
headquarters. From there it meanders to the southeast through
northern and eastern South Park. Tarryall Creek terminates at its
confluence with the South Platte River on the east side of Pilot
Peak just north of Platte Springs.
The presence of this reliable water source surely had much to
do with the siting and historical development of the TarryallCline Ranch at this location, as it provided ample water for
crop irrigation and the support of livestock. The creek and its
meandering riparian corridor occupy much of the area west of the
ranchstead. Because this area is higher in elevation, it allowed
for irrigation of the large open fields surrounding the ranchstead,
where hay could be grown.
From the ranchstead, the views are expansive in most directions.
To the north and northeast, the open landscape extends for five
miles and is unbroken except for the presence of Michigan Hill.
US Highway 285 reaches for seven miles to the northeast along
the floor of South Park before it starts climbing up to Kenosha
Pass. To the east, the distance to the base of the hills is about
five miles. South Park extends unbroken south of the TarryallCline Ranch for a distance of approximately 45 miles. To the west
and northwest up Tarryall Creek is a panoramic view of the open
fields and green creek corridor, framed by the more than 13,000foot peaks in the distance that form the Continental Divide.
Finally, a high flat ridge dominates the area southwest of the
ranchstead across the creek.
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Ranch Structures from US Highway 285
The Tarryall-Cline Ranch headquarters is most noticeably
occupied by a house, barn, bunk house and shop building.
Because of the open landscape and lack of vegetation taller
than the surrounding grasses and shrubs, these buildings are all
visible from the adjacent highway.

quick facts
+ originally called tarryall ranch
by owner foster cline.
+ the cline ranch state wildlife
area includes 1635 acres of
historic ranch land west of
highway 285.
+ the site includes four
structures dating 1928-1955.
+ recent site improvements
include a drive extension and
restroom, providing recreational
access to Tarryall Creek,
primarily for anglers.
+ property is currently owned
and managed by park county.

Tarryall-Cline Ranch
historic preservation master plan
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Existing Conditions Ranch
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Historic Resources on the Site

Map of Area and Historically Significant Features
Ranch House
The two-story wood frame
and masonry ranch house is
a visually striking building,
particularly in a mountain
setting, because of its unusual
appearance at this location.
When it was constructed
in 1928, the ranch’s owner
(Denver attorney Foster Cline)
employed the Pueblo Revival
style of architecture, which was
popular in Colorado throughout
the period from around 1905 to
1940. Why he chose this style
for this particular location and

use remains a mystery and will
probably never be explained.
In her 2011 HSA on the site,
Merrill Wilson described the
house in great detail. Because
of that work, the specifics of its
architecture and condition are
not repeated here. Shortly after
the building was constructed in
1928, the masonry front porch
was added. Whether this was
planned to be included from the
beginning is no longer known,
although from an aesthetic and
functional viewpoint it does
make the building complete.
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Because it was added so early
and is of masonry construction,
it contributes to the building’s
character and has become a
significant feature that should
be retained.
According to Foster Cline’s son
Steven, who was interviewed
for this report along with his
brother Foster Cline Jr., the large
rounded granite stones used to
construct the front porch were
probably collected from the top
of the bluff to the southwest.
That area had been mined for
gold using a large dredge, which

Tarryall-Cline Ranch
historic preservation master plan

Ranch House Current Condition

View of Ranch House From Entry Drive

Tarryall-Cline Ranch
historic preservation master plan
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left behind piles of rounded
stones. These were collected
and brought to the site to be
used on the porch. Different in
type, coloring and shape from
those on the porch, the stones
employed on the chimney and
lower exterior walls appear to
have been collected from the
surrounding fields. Once it was
complete, the house remained
largely unchanged for decades.
Sometime around 1960, two
small entry vestibules were
constructed, one on the east
(side) and other on the north
(rear). The eastern vestibule
was reportedly left unfinished
(the plan may have been to
have it stuccoed) and seems to
be of poor quality construction.
The northern vestibule was
placed at the northwest corner
of the building following
demolition of a detached coal
shed that once stood there (see
the historic photo on page 10 of
the HSA report). A new doorway
was installed in the main body
of the house to permit access
between the vestibule and the
kitchen. With this complete, the
original kitchen door near the
building’s northeast corner was
abandoned and boarded closed.
Because of their poor quality
of construction and the fact
that they detract from the
house’s original character, both
of these vestibules could be
removed. This would allow the
building to return more closely
to its original appearance. One
additional question emerged
about the north wall. In the

ca.1946-48 photograph that
appears on page 25 of the
HSA, a woman is seated on
what appears to have been a
north-facing wood stoop near
the building’s northeast corner.
However, the historic photo from
the 1950s on page 12 shows an
entry at ground level that did
not require a stoop. This is the
same doorway that can be seen
there today which raises the
question of why a stoop would
have been necessary at that
location during earlier years.
The answer to this can be seen
when comparing the ground
level and exposed foundation in
the 1940s to how they appeared
in the 1950s and remain today.
Clearly, the grounds behind the
building were once lower than
they are now and have been
raised. Why and how this was
changed is no longer known.
It does, however, answer the
question of a discrepancy
between the two historic photos
and underscores how the
grounds in the ranchstead may
have been altered.
By the 1980s, it appears that
longtime ranch managers
Don and Doris Hamilton were
having trouble with their lowsloped, almost flat roof. This
had to handle periodically heavy
snow loads and may have
started leaking. To address
this problem, they constructed
a gabled roof on top of the
building that extended above
the original parapet line. This
insensitive alteration, which
remains there today, effectively
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altered and diminished the
original Pueblo Revival style of
the house. According to Steven
Cline, his mother was not
pleased with the change it
made to the building’s original
appearance. Removal of this
feature will be key to returning
the house to its intended style.
On the interior, the building
has suffered from a variety of
insensitive alterations and is in
dire need of attention. However,
it still holds several features that
are important to its history. In
addition to its general layout,
characteristics that should
be retained and rehabilitated
include the wood floors, plaster
walls, stone fireplaces, wood
doors and windows, and the
staircase together with its
balustrade and newel posts.
Steven Cline recalled taking
meals in the house as a
teenager in the late 1950s
when he worked as a ranch
hand during haying seasons. He
stated that the interior layout
remained largely unchanged
over the years. Although it
has been many years now,
the last time he was inside the
building he did not notice any
major alterations despite its
deteriorated condition.
The ranch house is in
deteriorated condition today due
to lack of use, years of deferred
maintenance, and insensitive
alterations both inside and out.
However, with adequate funding,
preservation guidance, and the
will to make it happen, it can
be rehabilitated and returned to

Tarryall-Cline Ranch
historic preservation master plan

serviceable use. The changes
made to the building are all
reversible and if removed
would return its Pueblo Revival
architecture back to its original
appearance. Nothing observed
on the site suggests that this
cannot or should not be done.

lawn and garden irrigation of not
more than one acre.” It has a
pumping rate of twelve gallons
per minute. Although in use for
decades, the water rights were
not registered until 1974 and
the State Engineer issued a
permit in 1991 (#161654).

Just east of the ranch house is
a water well that is fenced and
covered by a wood platform.
There is no aboveground pump
currently at the well. According
to records held by the Colorado
Division of Water Resources,
this is the Cline Well #1, which
was first placed into use on 1
July 1928. It reaches a depth
of 70 feet and was historically
used for “domestic, stock
watering, fire protection and

Bunk House
This small wood frame building
faces toward the south and is
located about 80 feet north of
and behind the ranch house.
According to Merrill Wilson’s
research, most likely obtained
from Twila Hamilton Brompton,
the bunk house was reportedly
moved onto the site in the
1960s. However, Steven and
Foster Cline Jr. remember the
building being there much

earlier. Steven recalled that it
was already in use as a bunk
house for ranch hands by the
late 1950s. Foster Cline Jr.
stated that the building has
been present in its current
location as long as he can
remember, which places it there
by the late 1940s.
The bunk house appears to
be quite old and based upon
its primary materials and
weathering seems to date from
the early 1900s. Ranch buildings
were commonly moved from one
location to another as needed
throughout the 19th and 20th
centuries. It is also possible that
the building was erected around
1930 with the house and barn.
If it came from somewhere else,

Bunk House Current Condition
Tarryall-Cline Ranch
historic preservation master plan
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its place of origin will probably
never be known. According to
the Clines, the Hamiltons only
hired laborers during the haying
season, so the building was not
occupied year-round.
The building retains some of its
early features on the interior.
These include a historic wood
floor and beadboard ceiling,
both of which are likely to date
from the early 20th century.
Also present is a flue hole in the
ceiling that indicates a potbelly
stove was once located below.
The wall paneling looks like it
dates from the 1960s or 1970s.
Field inspection indicated
that the open front porch
was constructed much later
than when the building was
first erected. Inscriptions and
handprints are found in the
concrete porch floor at its
western end, although these
proved difficult to decipher. A
2002 photograph of the property
taken by architect Barbara
Darden (see page 2-15) shows
that the porch was not present
at that time, confirming that it is
in fact a non-historic alteration
to the building.
Although the bunk house may or
may not be original to the site,
it reportedly appeared there by
the late 1940s, at a time when
the property was still in active
use as a ranch. The building
should be retained since it
contributes to the property’s
historic character. It could be
rehabilitated and repurposed to
bring it back to usable condition,

keeping in mind that it was not
intended to provide year-round
accommodations.
Just west of the bunk house
beyond a short wood fence
remnant is the squared stone
foundation of another small
building that once stood there.
Steven and Foster Cline Jr. were
asked about this feature, but
provided no information. In
her 2002 documentation of the
site, Barbara Darden seems to
suggest that this might have
been a small storage shed,
although this is unclear.
Shop Quonset
This building is located about
100 feet northeast of the ranch
house and faces toward the
south. It was erected on the site
sometime around 1960 and is
typical of Quonsets that were
commercially marketed during
that time period.
This type of building was
known as a two-thirds Quonset
because of its shape and was
developed by the Stran-Steel
Corporation, which referred
to it as model 24. The design
allowed for large sliding doors to
be installed along the flat wall.
Although no identifying marker
was found on this building, it
was likely manufactured by
Stran-Steel and is typical of
their buildings. These types of
Quonsets are less commonly
found than full Quonsets, which
are characterized by a complete
barrel roof that reaches the
ground on both sides.
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Some of the boards that
form the wood framing inside
the building are numbered,
suggesting that they were
marked for shipping and ease
of assembly. These are also
labeled as having been sold by
the Logan Lumber Company of
Denver. Included among them
are arched Rilco laminated
beams from Rilco Laminated
Products, Inc. of St. Paul,
Minnesota, which was a division
of the Weyerhaeuser Company.
The shop building is in good
condition and was placed on the
site over fifty years ago, when
the ranch was still in operation.
Many ranches and farms in
Colorado added Quonsets during
the decades following World War
II to provide an easy, affordable
solution to the need for shop
and garage space. Some were
even left open on one side
and used as loafing sheds for
livestock. The shop Quonset
contributes to the historic
character of the ranch and
should be retained.
The grounds off the southeast
corner of the building may have
been used as a small waste
dump. Inspection of the surface
revealed that it contains old tin
cans, glass electrical insulators,
milled wood, and unidentified
pieces of metal. This would
be an excellent location for
archaeological investigation.

Tarryall-Cline Ranch
historic preservation master plan

Shop Quonset Current Condition
Barn
Located about 320 feet north
of the house, the barn faces
toward the south and is
constructed of a combination
of log timbers and milled
lumber. It is essentially a pole
barn supported by an interior
framework of log posts and
beams. The roof and walls are
constructed of dimensional
board framing covered with
unfinished wood planks. While
the south and east exterior walls
exhibit these vertical boards, the
roof along with the north and
west walls are completely clad in
corrugated metal panels.

Tarryall-Cline Ranch
historic preservation master plan

The application of corrugated
metal sealed the building from
the prevailing winds, which
during the winters would most
often come from the north and
west. The eave along the rear
of the barn was completely
wrapped with metal panels that
extend downward from the roof.
These were simply bent around
the eave so they could be
attached to the wall below.
Merrill Wilson’s HSA report
suggests that the barn might
have been moved to this site.
However, no archival or physical
evidence was found to support
this assertion. It is unlikely that
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a building of this type would
have been moved; because of
its construction, it would have
had to be dismantled to do so.
It is far more likely to have
been constructed in its current
location sometime around 1930.
Physical evidence throughout
the building suggests this, and
the Clines remember it having
always been there.
Interior features such as feeding
troughs and diagonal boards
likely used to hang tack suggest
that the building served as a
horse barn. This was confirmed
by Steven and Foster Cline Jr.,
both of whom recalled that Don

Hamilton sheltered his horses
there. In addition, the Hamilton
family kept several dairy cows
that were milked inside the
building, a process that Steven
assisted with in the late 1950s.
The milking stanchions appear
to remain in place in the
southeast corner of the building.
According to Foster Cline Jr., in
addition to horses and cows,
the Hamiltons raised sheep,
chickens and pigs.
The barn is consequently an
important element of the
ranchstead that dates back
to the same period in which the
house was built. Because the
Hamiltons were running both

cattle and sheep on the large
acreage, it would have been
important for them to have
horses close to the house so
they could manage herds and
tend to ranch tasks that needed
to be completed on horseback.
The barn is clearly experiencing
deterioration and is in need of
attention to keep it standing.
At some time, wire rope cables
were installed on the interior,
running from north to south at
the eave level to stabilize the
building and keep it from coming
apart. These are connected
with turnbuckles, and at least
one metal railroad stake was
used as a pin. Wood braces

were also installed in a number
of locations on the interior in
recent years. The building was
wired for electricity decades
ago, with evidence of historic
lighting still in place.
Several related features are
found in the vicinity of the barn.
The first of these is a large
mound to the east. Inspection
of this area showed that it
appears to have been formed
from manure that was stacked
there as the corral and barn
interior were mucked out.
Behind the barn is a stack of
cut and stripped logs, many of
which appear to be around the
same length. Most retain nails

Barn Current Condition
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Entry Gateway Current Condition
and some have short board
remnants attached. These might
have served as corral posts
or were once part of another
building that stood on the site.
Just south of the barn is a water
well with an old metal hand
pump that seems to date from
the early 20th century. It holds
no marks that might reveal the
identity of the manufacturer.
Fieldstones and stacked boards
surround the base of the
pump, and wire mesh fencing
is present to prevent someone
from falling into the well. No
records of this well were able
to be located during a search

Tarryall-Cline Ranch
historic preservation master plan

of the archives of the Colorado
Division of Water Resources.
The final feature associated with
the barn is a pile of wood debris
located in the open field to the
southwest. This was initially
presumed to be the remnants
of a building. However, closer
inspection revealed that the
pile actually consists of corral
fencing along with several
wooden feeding troughs. Steven
Cline confirmed that a sizable
corral area was formerly present
to the south of the barn that
extended to the irrigation ditch.
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Entry Gateway
Another important and highly
visible historic feature is
the entry gateway that has
long marked the drive into
the Tarryall-Cline Ranch
Headquarters. The turnoff for
the property along the north
side of US Highway 285 appears
to be in its original location.
From there the graveled drive
passes over a cattle guard
and additionally extends for
approximately 380 feet before
it reaches the gateway at a
point that is also about 280 feet
southeast of the ranch house.

While the drive originally ran
through the gateway, in recent
years it has been diverted to
the west and wire fencing cuts
off the original alignment. Just
north of the gateway’s western
pillar is a pair of modern metal
ranch gates that are opened
to allow permitted vehicles to
continue along the original drive
to the ranch house. Most visitors
to the site follow the newer road
to the northwest for another 550
feet, where they reach a nonhistoric parking lot and restroom
installed for the Cline Ranch
State Wildlife Area.
The Tarryall-Cline Ranch
gateway has the appearance
of a structure that could have
been erected around 1930
during the early years after the
ranch was established. However,
Foster Cline Jr. recalled that it
was installed in the early 1940s
at his father’s direction. The
gateway consists of two tall
battered stone pillars that are
about 20 feet apart from one
another. These were constructed
using pieces of rounded granite
that are identical to those used
on the house’s front porch. This
suggests that the stones were
collected from the dredge site
on the ridge to the southwest.
Two metal mounts with holes for
pins project from the inside face
of the western pillar but were
not observed on the east.
Assembled with concrete
mortar, the pillars are slowly
deteriorating and individual
stones have fallen off and are
lying on the ground nearby. A

painted wood sign supported
by parallel horizontal logs
spans the upper gap between
the pillars. Its central section
identifies the property as the
“Tarryall Ranch, 5110 Acres.”
Next to this is “Foster Cline,
Founder” and “Don Hamilton,
Lessee.” Flanking the text are
the ranch brands. The ca.1950s
photograph of the gateway on
the cover of Merrill Wilson’s HSA
report shows that the sign and
gateway have changed. They
originally included a cattle
guard, sign beams have been
replaced, and the ranch was
shown as being 1,193 acres.
Irrigation Ditch
During the course of this
project, some initial confusion
emerged about which ditch runs
through the ranch headquarters
on an east-west alignment that
takes it between the bunk house
and barn. Water was observed
to be running in the ditch during
fieldwork on the site, indicating
that it remains active today.
The ditch was followed upstream
to its diversion point, where a
small headgate was found along
the north bank of Tarryall Creek
about 820 feet due west of the
ranch house in the southwest
quarter of the southeast quarter
of Section 22. The headgate is
situated on the eastern edge of
a small pond that forms along a
bend in the creek. From there,
the ditch runs through two
Parshall flumes, one older and
one newer, as it makes its way
toward the east. After passing
through the ranchstead, it
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continues toward the northeast
running parallel to and north of
US Highway 285.
Two primary possibilities came
to the fore regarding its identity:
the Packer Ditch dating from
1880 and the McCartney Ditch
dating from 1885. Research
was completed to determine
which is the correct one. The
various available records
contain inconsistencies and
incorrect information about
headgate and channel locations
for area ditches, which made
it challenging to identify. Field
observations, combined with
review of historic and current
records held by the Colorado
Division of Water Resources,
were both pursued to try and
get to the ditch’s identity.
Some maps of the site area
identify the ditch that carries
water through the property as
the Packer Ditch. However, a
1991 map used to support a
court case involving the City of
Thornton’s ditch rights in the
area shows the McCartney Ditch
originating from a headgate
that is exactly where the one
noted in the field is located.
This confirmed that it is the
McCartney Ditch that actively
runs between the bunk house
and barn on the ranchstead.
What the research and fieldwork
also concluded is that both of
these ditches pass through
the site under study in close
proximity to one another.
However, while the McCartney
Ditch still carries water and is
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Irrigation Ditch Current Condition
very obvious, the Packer Ditch is
owned by the City of Thornton,
which removed the headgate
prior to 1991. This effectively
severed it from its water source.
Due to erosion and vegetative
growth since then, the Packer
Ditch has become much less
visible on the landscape than it
was in previous decades.
Tarryall Diggings Monument
Just west of the entry drive
into the site along the north
side of US Highway 285 is a
historic stone monument that
commemorates the Tarryall
Diggings. This is a battered
fieldstone pylon assembled
with concrete mortar and a
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weathered pyramidal concrete
cap. Mounted into its south face
is a bronze plaque with text
about historic Tarryall Diggings.
The State Historical Society of
Colorado (now History Colorado)
installed the monument in
1933 with assistance from
ranch owner Foster Cline and
funding provided by the Mrs. J.
N. Hall Foundation. Its purpose
was to commemorate the gold
discovery that occurred in the
vicinity during the summer of
1859, which launched South
Park and the surrounding
mountains into a gold rush
that lasted for many years and
changed the landscape forever.
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Following the discovery of gold
along Tarryall Creek about four
miles northwest of presentday Como, South Park was
inundated by a tidal wave of
prospectors eager to establish
mining claims. However, by the
following summer, newcomers
were dismayed to find that those
who preceded them had already
claimed the most promising orebearing lands.
Over the following years, the
Tarryall Creek corridor from
where it now crosses US
Highway 285 for miles to the
northwest was the focus of
intensive placer mining. Rather
than digging underground

shafts and tunnels to reach
ore veins, placer miners
worked at the surface and
set up hydraulic systems that
employed pressurized water
to blast rock, gravel and soil
from the creek banks. They also
engaged in surface excavation,
in which the ground was scraped
using dredges and draglines.
Left behind in the wake of
these intensive activities
was a realigned creek and a
completely altered landscape.
Mining continued in the area for
many years, although in a boom
and bust cycle that is typical of
such operations. Today, visible
evidence of the Tarryall Diggings
is found across the creek to the
west of the Tarryall-Cline Ranch.
This most noticeably takes the
form of a large tailings pile that
created the long hillside that
rises to the west, atop which are
what appear to be a series of
settling ponds. Dredging in this
location reportedly continued
into the 1940s and possibly
1950s. From there to the
northwest, the landscape along
the creek is disturbed.
Much has been written about the
Tarryall Diggings and the role
it played in the Colorado Gold
Rush and early development of
South Park. Consequently, this
monument marks the location
of an important development
in Colorado history. However, it
is bypassed and overlooked by
drivers along US Highway 285,
who either don’t notice it or
have no opportunity to stop.

When the monument was
installed over eighty years ago,
the adjacent road that carried
automobiles between Denver
and Fairplay was unpaved.
Traffic moved at a much slower
rate of speed than it does today,
allowing drivers to pull over
and visit the monument. This
changed as US Highway 285
was paved in the late 1930s
and speeds greatly increased
due to improved road conditions
and the development of more
powerful vehicles. There is
no turnout or parking at this
location and traffic flies by, so
the monument is rarely visited.
Denver, South Park +
Pacific Railway
Running parallel to US Highway
285 through the Tarryall-Cline
Ranch property is the historic
bed of the Denver, South Park
+ Pacific Railway (DSP&P). The
remnants can be seen today
as a raised linear mound that
is most visible where it travels
along the north side of the
highway from the entry drive to
the northeast. It is easily located
by looking for the long line of
power poles that have been set
into the surviving railroad bed.

The DSP&P was founded in 1873
by a group of prominent Denver
businessmen eager to capture
the transportation business
associated with the mining and
ranching districts that were
emerging in Colorado’s central
mountains. Built as a narrow
gauge line in 1874, the railroad’s
alignment from Bailey west
over Kenosha Pass to Fairplay
followed a route that years later
would serve as the template for
US Highway 285.
This important railroad played a
major role in the development of
South Park and the surrounding
mining communities until it was
abandoned in 1937. All of the
tracks were removed at that
time, leaving only the raised bed
visible in a number of locations,
including in the vicinity of the
Tarryall-Cline Ranch.

Where it approached the entry
drive to the Tarryall-Cline
Ranch headquarters from the
northeast, the railroad passed
just south of the historic
gateway before crossing Tarryall
Creek and curving to the south.
The rail bed is not very visible
from the ground. However, its
alignment remains apparent in
aerial and satellite images.
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additional notes from the barbara darden
photograph (october 2002)
The photograph of the Tarryall-Cline Ranch complex taken by architect Barbara Darden
shows a number of features on the site that remain there today. In addition, two other
buildings were present at that time, just 14 years ago.
One of these was a one story wood building located northwest of the Quonset and
northeast of the Bunk House. According to Foster Cline Jr., this was a chicken house. A
smaller one-story wood building also appears on the far right edge of the photograph.
This appears to have been located just northeast of the Quonset and according to
Steven Cline, it might have served as a shop building. Both of these buildings have
been demolished in recent years and no evidence of their presence remains on the
property.

Barbara Darden Site Photo from 2002
Tarryall-Cline Ranch
historic preservation master plan
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Historical Architectural Significance
Based upon the field documentation and limited research that
were completed for this project, the following text provides
information and analysis about the resulting historical
architectural significance of the Tarryall-Cline Ranch. Also
addressed is the question of its architectural integrity from a
preservation standpoint.
According to historic General Land Office records, three early
settlers laid claim to the acreage that makes up the southeast
quarter of Section 22 and that eventually came to include
the Tarryall-Cline Ranch headquarters. These were Herman P.
Lass, Robert A. Woods, and Ruel B. Anderson, all of whom filed
homestead claims there in the 1880s1.
The Cline Family ca 1946-1948
(Credit: Twila Hamilton Brompton )
Citations
1 US Department of the Interior,
Bureau of Land Management, General
Land Office Records for Township 8
South, Range 76 West, Section 22.
2 US and Colorado Census Records
for Ruel B. Anderson, 1850 & 1870
(Pitt County, NC), 1880
(Summit County, CO), 1885 (Park
County, CO); US Civil War Soldier
Records and Profiles, 186165, Records for Ruel B. Anderson;
General Land Office Records for
Patent #428 (8/25/1882)
assigned to Ruel B. Anderson in
Township 8 South, Range 75 West,
Sections 6 & 7.
3 General Land Office Records for
Patent #144 (2/9/1889) assigned to
Ruel B. Anderson in
Township 8 South, Range 76 West,
Sections 21 & 22; Obituary of Ruel
Anderson, Fairplay
Flume, 1 January 1915.
4 US Census Records for Donald L.
Hamilton, Kirksville, MO (1930 &
1940).
5 Obituary of Doris Fern Hamilton,
Fairplay Flume (Park County, CO), 1
September 2006.

Born in 1846 in North Carolina, Ruel Anderson was too young
to fight in the Civil War and instead served on the Confederate
side in the North Carolina Junior Reserves. He remained there for
after the war, helping his possibly widowed mother run the family
farm. By 1880, it appears that Anderson likely moved west to
Breckenridge, Colorado, where he was a partner in a feed stable.
In 1882, he received a patent to 160 acres in South Park on the
east side of Michigan Hill. The 1885 Colorado census lists him as
living in Park County and working as a ranchman2.
In 1889, Anderson expanded his South Park landholdings when
he received the patent to another 160 acres in Township 8 South,
Range 76 West, Sections 21 & 22. There his neighbors were Lass
and Woods. Anderson proceeded to acquire the adjacent acreage
owned by these two men and launched his own ranch. This he
continued to operate until his death in 1914, after which he was
buried in the Como cemetery. He left behind no wife or children
to inherit his estate3.
According to Merrill Wilson’s research for the 2011 HSA report,
Denver attorney Foster Cline represented Anderson in legal
matters. Following his client’s death, Cline handled the estate and
tried to find renters for the ranchstead. In 1923, he acquired the
property and arranged for lessees to rent the land and run
livestock there. Cline had the house and barn constructed in
1928, and these became the nucleus of the ranch headquarters
that remains there today.
Over the years, four successive families conducted ranching
operations on the site. Those who remained the longest were
Don and Doris Hamilton, who ranched there starting in 1946

6 Ibid.; Find A Grave Records for
Donald and Doris Hamilton, Como
Cemetery.
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and continued for almost
five decades. Born in 1922 in
Missouri, Donald Leroy Hamilton
grew up in the quiet town of
Kirksville, where his father
was employed as a traveling
salesman for a pharmaceutical
company. Around 1940, he was
working as a ticket seller at the
local bus depot4.
Before long, Don was swept up
in the international affairs of
the era as he was inducted into
the military to serve in World
War II. He met his future wife,
Doris Loudon, at a USO show
in Kearney, Nebraska. Born in
that state in 1923, she was
trained as a teacher and worked
in country schools until the war
ended. The couple married in
1946 and settled on the ranch
owned by Foster Cline outside
of Como, Colorado. Over the

following decades, they raised
livestock and grew hay on the
property that they operated but
never owned5.
Doris was active in the
community and for many years
worked in the Park County
Treasurer’s office. In 1992,
Don died and was buried in the
Como Cemetery. Doris moved
to Crook, Nebraska, where she
spent the rest of her life. She
died there in 2006 and was
buried next to her husband6.
The Cline family visited the
ranch on many occasions over
the years, particularly during
the summer months when they
vacationed there. However, they
stayed in another residence that
was located across the highway
to the south of the Tarryall-Cline
Ranch complex that is under

study. Steven Cline also worked
on the property as a ranch hand
during haying season in the late
1950s. Additional details about
Foster Cline’s life and career
appear in the HSA report. These
can be expanded upon further
in the future if a landmark
nomination is prepared.
What is most important to
note here is that Foster Cline’s
involvement with the ranch
in Park County was as a nonresident owner, who maintained
a long career in Denver as a
lawyer and during the 1920s
served as the city’s district
attorney. He used his earnings
to assemble the parcels that
made up the ranch. Cline
had the nucleus of the ranch
complex built in the late 1920s
and then arranged for a series
of tenants to operate the

Debris Pile Onsite
Tarryall-Cline Ranch
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Ranch House Circa 50s-60s (Credit: Twila Hamilton Brompton)
landholdings. In other words,
he owned the property as an
investment and as a place to
take his family for vacations, but
never became a rancher himself.
All of this combines to tell
an interesting story of ranch
development and operation
in South Park during the 20th
century. This may make the
property eligible for the National
Register of Historic Places
under Criterion A in the area of
Agriculture as a good example of
the development of rural ranch
properties by wealthy Denver
professionals and their tenants
during the century’s early and
middle decades.
When Foster Cline had
the house on the property
constructed in 1928, he chose
the Pueblo Revival style of
architecture. Buildings of this
style were characterized by
stuccoed walls meant to imitate

adobe, flat or slightly sloping
roofs hidden behind low shaped
parapet walls, projecting log
roof rafters known as vigas
(sometimes ornamental rather
than functional), and straightheaded windows. The house at
the Tarryall-Cline Ranch exhibits
all of these elements and is
a good example of the style.
What makes it unusual and even
unique is its high altitude setting
on a ranchstead in South Park.
A search of the extensive site
records in History Colorado’s
COMPASS database revealed
that a mere 71 properties
scattered throughout the state
fall under the category of Pueblo
Revival when combined with the
term “single dwelling.” Because
of variations in the style, this
does not mean that there are
actually that many buildings
similar to the one found on the
Tarryall-Cline Ranch. In addition,
the database does not include
2-18

every such building that might
exist in Colorado.
Closer inspection of the records
tells us that most residences
of this style are one-story in
height and are located in urban
settings. Just 10 are recorded
as having two stories. Of these,
three are listed on the National
Register of Historic Places
(NRHP), three contribute to
districts, one is not eligible,
and the status of the others is
undetermined at this time.
One rural property with a
two-story Pueblo Revival
home is the Sinclaire Ranch
in Larkspur, Douglas County
(OAHP #5DA966). Built during
the early 1930s by a wealthy
transplant from the East Coast
whose father was a co-founder
of the Corning Glass Company,
the property was listed in the
National Register of Historic
Places in 1991. This building
Tarryall-Cline Ranch
historic preservation master plan

included extensive custom
interior and exterior finishes that
resulted in a far more upscale
residence than the house at
the Tarryall-Cline Ranch. The
Sinclaires ran livestock on their
extensive landholdings, but lived
in a home that would not have
been out of place in Denver’s
most expensive neighborhoods.
Just one other site in Park
County has been recorded with
a two-story Pueblo Revival style
building. Built in 1920, this
house is found on the ranch
owned by Louise Coors Porter
(OAHP Site #5PA1608) on
Guanella Pass Road. Few details
about this building are available
and further research will be
required to determine how it
compares architecturally to the
Tarryall-Cline Ranch house.
What is certain is that Louise
Coors Porter, the daughter of
Adolph Coors, had extensive
funds to work with and likely
constructed a much more
substantial building in which to
entertain her upper class friends
from the Denver area.
This tells us is that the house at
the Tarryall-Cline Ranch is, as
stated above, an unusual and
rather rare application of the
Pueblo Revival style in a rural
setting. It is also unique due to
the fact that it was not built as
a showpiece home for wealthy
owners to reside or vacation
in and entertain guests, but
as a working ranch house. In
large part, this is what makes it
attract the attention of drivers
along US Highway 285, none of
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whom would be likely to expect
to encounter a house of this
style on a ranch in Park County.
The barn on the site is a good
example of a post and beam
building that was constructed
around 1930 to shelter horses
used on the ranch. Although
in need of stabilization, it is a
good example of a building of
this type and contributes to the
overall historic character of the
ranch headquarters. Similarly,
the bunk house and shop
Quonset are important elements
of the historic ranchstead.
While the Tarryall-Cline
ranchstead may be
architecturally significant under
National Register Criterion
C for its embodiment of the
Pueblo Revival style along
with its vernacular buildings,
the fact that the house has
been substantially altered
may present something of a
stumbling block. As described
above, the house was
changed in the 1980s with the
introduction of a gabled roof
atop the original flat roof. This
diminished its architectural
integrity. However, this feature
can be removed and the
building returned to its historic
appearance, at which time it will
be more likely to be eligible for
landmark designation.
The Tarryall-Cline Ranch may
also be eligible for the National
Register for its association with
the Historic Ranching Resources
of South Park, Colorado. The
National Register approved a
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multiple property documentation
form for South Park in 1999,
and it appears that the TarryallCline Ranch may meet the
guidelines established for
designation that are detailed in
that document.
To confirm these conclusions,
the next recommended step
would be to present a request
for a preliminary determination
of eligibility to History Colorado’s
Office of Archaeology and
Historic Preservation. The
eligibility committee meets the
third week of every month and
would be pleased to review
information on the Tarryall-Cline
Ranch and issue a statement
regarding its eligibility for
designation to the State Register
or National Register. This would
give Park County a sense of
if the property can achieve
landmark status and become
eligible for state grant funding.

Chronology of Tarryall-Cline Ranch
The Tarryall-Cline Ranch was
leased to ranchers Don and
Doris Hamilton until Don’s
death in 1992.

The Denver, South Park & Pacific
Railroad runs through South
Park, following an alignment that
takes it past the Tarryall-Cline
Ranch along the north side of
Highway 285.

Cattle ranching becomes
established in South Park.
Irrigation ditches are completed
to divert water from mountain
streams such as Tarryall Creek
for livestock watering and to
irrigate hay fields.

1859

1860s

1870s
to
1890s

Master Plan process underway.

Foster Cline dies and the
property was transferred to his
heirs.

Denver attorney Foster Cline
acquires the Anderson Ranch at
a tax sale following the 1914
death of his client, Ruel B.
Anderson. Over the following
years, Cline makes additional
purchases and increases the size
of the ranch.

1872
to
1937

Substantial mining boom along
Tarryall Creek and throughout
the surrounding area as
prospectors locate gold and
remove it using hydraulic
methods. Piles of gravel along
the creek and the low bluff west
of the Tarryall-Cline Ranch
headquarters are remnants of
the mining operations.
Placer gold discovered in Tarryall
Creek, sparking a rush of gold
seekers to South Park and the
surrounding mountains.

1889

Homestead patent issued to
Robert A. Woods for 80 acres of
land that decades later would be
occupied by the Tarryall-Cline
Ranch headquarters. Adjacent
acreage to the west was
patented that same year by Ruel
B. Anderson. Anderson
eventually acquired the land
owned by Woods and added it to
his expanding cattle ranch.

1923

Tarryall Diggings marker placed
along the highway adjacent to
the main entry drive by the
State Historical Society of
Colorado.

Water rights associated with the
ranch were sold to the
Centennial Water & Sanitation
District for the Highlands Ranch
development in Douglas County.
Without water for livestock and
growing hay, this ended the
property’s history of use as an
active ranch.

Park County acquires 1,635
acres of the Tarryall-Cline
Ranch’s land, designated the
Cline Ranch State Wildlife Area
and is managed by Colorado
Parks and Wildlife.
Historic Structure Assessment
completed on the site by Merrill
Wilson.

1928
to
1930s

1933

1946
to
1992

1950s
to
1955
1960s

1969

1980s

2001

2016

2008 2009 2011

South Park National Heritage
Area established by Congress.

The Cline family sells the ranch
to Beartooth Capital, which
places conservation easements
on 4,270 acres.

Cline arranges for construction of
the Pueblo Revival style Ranch
House, which becomes the
center of a new ranch
headquarters. Throughout the
rest of the century, the property
(both the land and
headquarters) was leased to a
series of ranchers and their
families. It is likely that the barn
and the bunkhouse were also
constructed at that time.

Quonset Shop building
constructed on the site.
Alterations made to the Ranch
House, primarily involving small
additions and related changes to
doors and windows.

The Ranch House’s original flat
roof with stepped parapet walls
was modified with the
inappropriate built-up gabled
roof that remains there today.

color key
ranch ownership

cultural context

structures

other events
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Easements + Other Guiding Documents
The Tarryall-Cline Ranch is
protected by two conservation
easements — a primary
easement dated December
28, 2009, and an easement
in gross dated December 22,
2010. Any master plan for the
ranch is expected to comply
with the provisions contained
within the easements. The
primary easement was put into
place around the same time the
property was purchased, and
its purposes are to preserve
the land for outdoor recreation
by, or education of, the general
public; to protect the relatively
natural fish, wildlife and plants
habitat; and to preserve the
open space and historically
important land or structures.
The easement also documents
the values that Park County,
Colorado Open Lands and Great
Outdoors Colorado (GOCO)
found to be critical for its
continued protection.

The easement in gross
further clarifies the property’s
protections, potential
improvements, and roles and
responsibilities between Park
County and the Department
of Parks & Wildlife. Important
provisions include the selection
of building envelope I and the
establishment of envelope uses
which include an indoor shooting
range, public restrooms, parking
lots, and signs and kiosks to
facilitate public recreation.
These uses are consistent with
the primary easement purposes,
except the indoor shooting
range. A land management
plan was created as a part of
the easement in gross and
some of its recommendations
have been implemented on the
property. An update of the land
management plan is indicated to
be required by the end of 2015.
It is unclear if this review and
update was completed.

The primary easement is
between the property seller,
Tarryall Creek Ranch, LLC, and
the purchasers, Colorado Open
Lands and GOCO. The easement
includes the creation of a 10acre building envelope for the
ranch headquarters and two
residential and non-residential
improvements envelopes.
The easement also specifies
allowed improvements and
responsibilities for making and
approving improvements both
within and outside the all of the
building envelopes.

The South Park National
Heritage Area Management
Plan, created in April 2013,
includes goals and objectives
that complement the intent
of preserving the historically
important land and structures
of the ranch headquarters.
Adaptive reuse of historic
structures and the preservation
of historic ranches are key
goals. The plan also includes
criteria for determining if a
resource needs interpretation.
The Tarryall-Cline Ranch meets
these criteria and provides a
unique opportunity to tell the
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complex story of the history
of land development in South
Park, from early wildlife use,
to mining, ranching, and more
currently, recreation.
Park County’s Zoning regulations
include a conservation/
recreation zone district that
applies to the ranch property.
Permitted uses include
those contemplated in the
conservation easements. Any
development or improvements
to the ranch headquarters will
be required to comply with
the permitted or conditional
uses within the zone district.
A shooting range is considered
a conditional use, and if
contemplated in the future,
will require a two-step review
with the Park County Planning
Commission and the Board of
County Commissioners.
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Building and Zoning Limitations

all building envelopes

II: a or b

I: d

headquarters

limitations within

limitations outside

building limitations
10 acres, includes:
•
4,000 sf existing residence, 260 sf tack shed, 1,400 sf horse 		
barn, 1,000 sf shop Quonset
•
4,500 sf max residential improvement
•
5,000 sf max each non-residential improvement
•
15,000 sf max floor area for all non-residential improvements
•
if the existing house cannot be made habitable, a new residential
improvement can be built
•
can include geothermal, solar, and wind generators

•

can maintain, improve, and repair roads
that connect to US Hwy 285

zoning limitations
•
Conservation/Recreation Zone District
•

permitted uses include:
County facilities, indoor and outdoor recreation facilities, 		
commercial stable, indoor and outdoor riding area, County and
minor utility facility, water and wastewater facility

•

conditional uses include:
Conference and retreat facility, shooting range, major utility

•

temporary uses include:
Special event

•
•
•

24.5 acres
includes indoor shooting range (up to 5,000 sf), public restroom
facilities, parking lots, signs and kiosks.
can include geothermal, solar, and wind generators

•
•
•
•
•

21.25 acres or 3.5 acres, respectively
5,000 sf max for each residential and non-residential improvement
15,000 sf max floor area for all residential improvements
7,500 sf max floor area for all non-residential improvements
10,000 sf max floor area for two improvements together

•

recreational buildings, structures or improvements are not allowed
on the property (requires State approval)

•

allowable:
Agriculture, road construction/paving, fences, utility repairs/		
replacements, renewable energy resources, removal 			
of soil, sand, gravel, rock for non-commercial use, 			
water improvements (also outside), trails, foot bridges, kiosks,
benches, interpretive signs, blinds and similar improvements

•

can maintain, improve, and repair
roads that connect to US Hwy 285

•

250 sf max each non-residential
improvement
other minor improvements (corrals,
hay racks, or stock tanks)
new utilities, if underground
construct, maintain, improve, repair,
new roads and parking areas, fences,
and signs; graze livestock, cut trees,
manage and restore habitat, create
low-impact recreation opportunities,
manage wildlife, use and allow public
to use parking areas and restrooms
developed by County and/or State
exclusive right to provide low impact
recreational uses. Trails, foot bridges,
kiosks, benches, interpretive signs,
blinds and similar improvements are
allowed (State)

•

•

County exclusive rights/responsibilities:
Removal of trees and noxious weeds, signage, minerals (also 		
outside): removal with permission, low impact recreational uses

•

State exclusive rights/responsibilities:
Habitat management/restoration, constructed ponds, wetlands

•
•

•
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Historic Structures
The Tarryall-Cline Ranch headquarters site contains four
remaining historic structures that are in varying conditions and
states of disrepair. All of the buildings contribute to the historic
character of the Tarryall-Cline Ranch site, but may not be
considered historic to the property. The existing four buildings
on the Tarryall-Cline Ranch headquarters site remain important
historical resources to Park County. While the ranch house is
severely deteriorated, its condition is not beyond repair and the
building can be rehabilitated and adaptively reused based on the
existing needs of Park County.
Historic Structure Assessment
The two-story main ranch house was thoroughly investigated and
assessed by Merrill Wilson's HSA. The house’s foundation was
also investigated by Jack White, P.E., a structural engineering
consultant. The remaining three buildings were more generally
assessed, but not to the depth of the ranch house. Merrill
Wilson’s findings are not repeated here in detail, but an overview
of her findings and any changes in conditions in the intervening
five years since 2011 are noted.
The ranch house was assessed to be in extremely poor condition
both on the exterior and interior, due to age, poor drainage away
from the building, lack of occupation and maintenance since it
was abandoned, and general deterioration from weathering and
exposure to the elements. The other buildings are in generally
good to fair condition, and the barn has had some stabilization
work completed since the 2011 HSA was prepared. The
bunkhouse cabin requires a new foundation and replacement of
the porch support posts and beams.
The Pueblo Revival ranch house was significantly altered in the
1980s when a front-facing gabled roof was constructed over the
original flat roof. The recommendation in the HSA was for this
overframed roof to be removed and the original roofline restored
to its historical appearance. Fortunately, the original parapets
and river rock chimney were not significantly altered and can
be rehabilitated after the gable structure is removed. The roof
rafters appear to remain in fair condition, but may require some
remedial sistering or other supplemental framing to carry the
required snow load in accordance with current building codes.
The structural engineer recommended that the house’s failing
foundation be replaced with a new cast-in-place concrete
foundation system. He suggested two different approaches to
having this work done, one with the house temporarily removed
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and one with the house
remaining in place for the
duration of construction.
The front porch is not original to
the 1928 construction, but was
a very early addition and has
gained historical significance in
its own right. It has a variety of
rehabilitation needs, including
stabilizing the foundation.
The 2011 HSA noted that an
attempt was made to insulate
the exterior walls of the house,
but it appears that this work
was never completed. There is
evidence of holes through the
exterior wood plank sheathing
where insulation was blown into
each framed cavity. Damage
to the interior plaster was also
partially addressed by the
addition of gypsum wallboard

or other sheathing material to
the inside face of the plaster,
but this work was also not
completed. Much of the original
historic interior materials, wood
window and door casings, base,
trim and other details remain
intact and unaltered.
It was estimated by Merrill
Wilson that the complete
rehabilitation of the main
ranch house would cost
approximately $420,000. This
would address the building’s
historic preservation needs, but
may not include improvements
that would be required for the
adaptive reuse or finish for
uses other than residential.
The other buildings were not
estimated in detail, but she
assumed that their rehabilitation
needs could be addressed

for approximately $35,000
in total, including electrical
service, but excluding water or
sanitary sewer systems. This
last estimate appears to be
considerably low.
Current Condition
Assessment
For the most part, the conditions
of the four Tarryall-Cline Ranch
structures have not changed
considerably since 2011. The
needs that were identified in the
HSA still exist and their urgency
has not diminished.
While the bunkhouse cabin,
barn and shop Quonset do not
need significant intervention,
the condition of the ranch
house continues to deteriorate.
The foundation of the house
continues to deteriorate due

Ranch House Current Condition
Tarryall-Cline Ranch
historic preservation master plan
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Deteriorating Foundation Current Condition
to improper drainage, and
the stucco is progressively
deteriorating and several large
sections have collapsed in the
last five years.
Much of the condition of the
ranch house can be attributed
to it standing vacant for many
years – the resulting lack of
adequate maintenance, and
weathering and exposure to
the elements. Park County has
prioritized the preservation of
the Tarryall-Cline Ranch as a
part of its ongoing commitment
to protection of its important
historic resources.

The front porch of the ranch
house should be retained and
rehabilitated as a part of the
overall work on the building.
The house also has two nonoriginal additions that provided
a vestibule at the east and
northwest rear doors. These are
in poor condition and detract
from the historic character of
the house. It is recommended
that they be removed during
any rehabilitation work.
We concur with Merrill Wilson’s
original recommendation that
the non-original overframed
gable roof be removed and the
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exterior of the ranch house be
returned to its historical roofline.
The flat roof could then be
insulated and roofed with a
single-ply roofing membrane,
since it will not be visible from
the ground.
Interior finishes are in
relatively the same state as
in 2011, although openings
at the windows and doors
allow ongoing exposure to
the elements and continue
to affect the interior. There is
also considerable evidence of
animals entering the building,
plus quite a bit of dirt and
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debris. We recommend that
the remaining historical interior
materials and details be retained
and rehabilitated as part of any
rehabilitation and adaptive reuse
to the extent feasible.
Due to progressively worsening
deterioration, construction
of a new foundation and
rehabilitation of the ranch house
should be considered as part of
any initial phase of the adaptive
reuse and redevelopment of the
ranch property. It is anticipated
that an area of approximately
20 to 30 feet around the
perimeter of the ranch house
will be regraded to improve the
drainage around the building
and serve as a construction zone
for the balance of the needed
exterior rehabilitation.
Programming and
Accessibility
Reintroduction of animals to the
site is also being contemplated
as a part of the historical
interpretation of the ranch site.
The barn is uniquely positioned
to support this possibility,
retains its historic integrity and
can be stabilized for this use.
Likewise, the shop Quonset
could be used as feed or
equipment storage in support of
a ranching use.
None of the buildings are
currently handicapped
accessible. The bunkhouse cabin
and the shop Quonset could
be made accessible without
adversely impacting their
exterior integrity, if there is a
programming need to do so. The
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barn may be more significantly
impacted if accessibility is
needed, so it is recommended
that its adaptive use be limited
to storage of equipment,
ranching materials or sheltering
of animals so that accessibility
will not be required.
If any public uses are
anticipated within the ranch
house, handicapped accessibility
should be provided in a manner
that does not adversely impact
the “primary” facades of the
building, in this case the front
(south) and east side. Ideally,
accessibility is to be provided to
the primary entrance, but it is
allowable to provide access to a
secondary entrance for historical
buildings if accessing the main
entrance would be too visually
impactful. The front porch would
need to be altered to provide
access to the front door of the
house, so it is recommended
that accessibility be provided to
a rear door on the north facade.
This might be problematic in the
winter, but adequate provisions
for weather protection can
accommodate this location.
Accessibility is only required
to the ground floor of the
house if all program functions
anticipated for the building
can be accommodated on this
level. A handicapped accessible
restroom will be required for
any public use, but this could
be a single unisex facility if
the occupant load of the house
remains under the threshold
to require separate men’s and
women’s facilities. It should be
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anticipated that if the house
contains a conference room
of any size that is open to the
public, the requirement for
separate restrooms will be
triggered. The interior hallways
and door openings are all
deficient to provide the required
clearances for accessibility,
so creativity will be needed
to explore alternative ways to
provide the required level of
accessibility without being too
invasive to the historic character
of the interior.
An accessible restroom could
be located in the center east
part of the house that contains
the existing bathroom and east
hallway, with only minimal
remodeling and loss of historic
fabric within the building.
A restroom should also be
anticipated for the upper
floor, but it would not need
to be accessible. It would be
stacked above the ground floor
restroom, replacing the small
bedroom on this floor.
The exact uses of each building
will be further defined and
incorporated into the master
planning work by our design
team, but the anticipated
uses should be able to be
accommodated in the historic
buildings without adversely
impacting their historical
significance or integrity.

Utility Services
The ranch house was originally
served with domestic water from
a well to the east of the house,
and presumably sanitary sewer
by a septic tank with leach field,
although there is little evidence
of where this might have
existed. Electricity was provided
by aerial service from power
lines along US Highway 285.
It is our understanding that the
well is no longer functioning
and it can be assumed that the
septic system, if it still exists, is
also not functional. Any
adaptive reuse of the house will
require that a well be drilled for

domestic water and a new septic
tank and leach field constructed
for sanitary sewer system.
The intensity of the planned
uses will have a significant
impact on the sizing of these
facilities, and the County
Public Health Department may
potentially have restrictions on
the size of septic system that is
allowed for rural properties.
A new electrical service will be
required, with a new meter,
disconnect and power panel
installed to serve any adaptive
reuse of the house.

The only utility services that
existed in the bunkhouse cabin,
barn or shop Quonset was
electrical power. Only remnants
of these services remain, and
new service extensions will be
required from the house, with
disconnects provided at each
building in accordance with
current NEC requirements. If the
bunkhouse cabin is reused as a
caretaker’s residence, water and
sewer services will be needed
for a kitchenette and bathroom.
		

Interior of Ranch House Current Condition
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Section 3

Master Plan

The Historic Master
Plan seeks to
restore and preserve
existing features,
while introducing
new educational
and recreational
programming.

Stakeholder Meeting
On June 30, 2016, Park County, alm2s, Bluegreen, and Tatanka
Historical Associates hosted a meeting with project stakeholders
to introduce and identify master plan and restoration goals,
needs, and opportunities. The meeting was an open house
format, with images and drawings displayed depicting the
existing conditions at Tarryall-Cline Ranch. Park County officials,
staff and board members of the Coalition for the Upper South
Platte and members of the Upper South Platte Water Conservancy
District, and community members.
During the meeting the consultant team recorded feedback,
clarifying project goals and spatial programming in the restored
structures and on the property. Additionally, attendees shared
facts regarding the history of the ranch — especially related
to mining operations and ranching. Groups represented at the
meeting reached a general consensus that the structures at
Tarryall-Cline Ranch should be restored, and the ranch should
function as a small visitor center with a caretaker and low-impact
educational and recreational programming.

outcomes
+ project name changed to
Tarryall-Cline Ranch Historic Master
Plan
+ site should operate as a small
visitor center with recreational and
educational opportunities
+ there should be no new
structures on the site
+ the major purpose of TarryallCline Ranch is and should remain
as a wildlife preserve
+ future funding could come from
a variety of federal and state
sources including National Heritage
Area funding and GOCO funding

Stakeholder Meeting
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McCartney Ditch Transects HQ Envelope

Site Analysis
Tarryall-Cline Ranch sits within a floodplain and montane grassland near Como in Park County,
Colorado. From aerial photographs, it is apparent that the land has been heavily used for a variety of
purposes since the 1800s. Scarred from mining, ranching, and recreation, the ranch represents several
eras of Colorado’s industrial past.
Today, the land is healthy but the spatial organization of the site is deteriorated. From the entrance
of the site, an improved recreational drive directs traffic to angler parking and away from the historic
alignment of the drive, which continues under the historic ranch entry sign, toward the ranch home
and other structures. The historic drive past the improved drive is partially overgrown and in need
of surfacing. The recently improved drive, new restrooms, and angler parking sit in view from the
ranch house porch looking west toward Little Baldy Mountain and Mount Silverheels. The ranch
serves as a trailhead for two official riding trails installed by Colorado Parks & Wildlife, but in several
places, trail users and fishermen have made unofficial trails and vehicle parking and paths. Proposed
improvements should include resurfacing the historic drive and providing better site organization.
Visually screening the new improvements from both the entry of the drive and the porch of the ranch
house in order to restore historic viewsheds is also a priority.
The ecosystems at Tarryall-Cline Ranch are exceptionally healthy. Tarryall Creek supports a large
population of fish, and the grasslands around the ranch, which benefit from a high water table
providing sub-surface irrigation, are diverse and full. The stakeholders and consultants agree that a
primary priority of any proposed improvements should be to preserve and enhance existing habitat at
the ranch, as well as the recreational experiences afforded by healthy land and water.
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challenges

Site Analysis

- historic features are in poor, sometimes dangerous
condition.
- drainage on the site is very poor with a high water table
and frequent flooding.

with restoration, the barn
could accomodate
livestock and contribute
to the historic character of
the ranch.

- the high water table limits water and septic development
to above ground options.
- the historic ranch drive is unimproved, and recent
accessibility improvements do not reflect the historic
arrival sequence.
- there is very little historic information on site.
- the site conditions are not ADA accessible.
- existing parking does not formally connect to the historic
ranch structures.

views toward tarryall from
the south porch could be
improved with screening or
re-siting improvements.
natural s
cre

drain age f low

opportunities
+ the high water table provides natural irrigation for any
new native grass plantings.

the wells require
repairs and new
covers to address
safety issues.

en

updating existing signage
could improve appearance
and provide more
interpretive information.

- viewsheds from the south porch of the main house
include the new restroom facility and parking.

+ new grading would improve drainage, building conditions,
and overall site condition.

drainage around the
main house must be
improved to protect
the foundation.

+ regrading and possibly realigning the roads will provide
better drainage and a better arrival sequence.
+ a new signage program could improve interpretation on
site.

the site serves as a floodplain for
tarryall creek: it is flat and poorly
drained with opportunities to
establish native plantings without
the need for irrigation.

+ providing ADA compliant access to the site will improve
built conditions and public engagement.
+ failing concrete paths can be replaced with historically
appropriate materials and new paths would provide better
site circulation, especially to historic structures.

potential improvements
residential structures
4,500 sq ft

potential CUSP:
dormitory

non-residential structures
+ 5,000 sq ft
(max)

+ 5,000 sq ft
(max)

+ 5,000 sq ft
(max)

the historic stone entry
gate could be restored and
with road improvements,
serve as the primary
entrance to the ranch.

drainage and appearance
along the drive could be
improved with regrading
and possible realignment.

key
building envelope
driveway
tarryall creek
required drainage
patterns
restrooms

potential CUSP:
educational buildings
laboratories
visitor center
other facilities

obstructed views
natural screen
forested area
trails

= 15,000 sq ft total
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Structures Analysis
Proposals for the intended adaptive reuse of the Tarryall-Cline Ranch buildings include public
uses such as a visitor's center, office, conference and possibly minor residential uses in support
of the environmental and recreational mission of Park County and the Coalition of the South
Platte (CUSP). Planned uses should be appropriate in type, intensity and impact on the historical
and ecological aspects of the ranch property, while maintaining the ability of Park County to have
the historic ranch site or individual buildings locally landmarked in the future.

ranch house existing conditions

historic structure
considerations

new construction
considerations

- semi-public uses and occupancies
- rehabilitation vs. restoration
- structural considerations
- handicapped accessibility
- energy conservation
- plumbing, mechanical & electrical infrastructure
- cost of rehabilitation / potential phasing

- carrying capacity of the site
alm₂s | bluegreen | tata
scale
- easement limitations on area of new construction
park county department
- development limitations imposed by availability of water,
30 june 2016
sanitary sewer, & fire protection
- free standing construction vs additions to historic 		
structures
- visual impact of new construction on historic structures
- high water table
- flooding potential
- historic property designation
- future historic preservation grant funding
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barn existing conditions

barn buildin

cline ranch historic master pl

park county l col

bunkhouse existing conditions

anka historical associates

t of heritage, tourism & community development

shop Quonset existing conditions
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Cover // Uncover Concept

Program + Site Plan

Concept: Cover // Uncover
Tarryall-Cline Ranch is a story stalled in time. Comprised of vacant structures grounded in windswept
high alpine plain, the land reads like a timeline — echoing the excitement of mining booms, the slowed
pace of ranch life, and the ever-present, rugged beauty of the Rockies. Livelihood and environment
collide — the consequence is a fading recollection of moments, eras, or stories. As a landscape scarred,
worked to its productive potential and finally left to ecological reclamation, the ranch filled numerous
roles in its lifetime; today, the ranch’s structures and meadows require restoration and new purpose.
Tarryall-Cline Ranch represents landscape valuation, hard work, and productive ground—a heritage
disappearing from Colorado’s rural landscapes.
The master plan for Tarryall-Cline Ranch seeks to uncover the past and stage the future through
gradations of stabilization and new growth. Subtle and thoughtful intervention reinterprets the land
and restores its most meaningful functions while accommodating new uses. The master plan excavates
history from the landscape, revealing connections and relationships between culture and ecology.
Tarryall-Cline Ranch is a poem of place; conceptions of old and new serve as orientation along lines of
landscape, verticality, and time.
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Program
The master plan for Tarryall-Cline Ranch preserves existing features
while restoring the historic drive, introducing parking areas, picnic
areas, a play area, and interpretive features.
The historic drive should be resurfaced from its junction with US
Highway 285 to the proposed visitor parking area with a gravel which
contrasts the existing gravel on the improved drive. The drives will be
separated by a proposed cattle guard, as drawn in the master plan. A
new wildlife-friendly three rail wooden fence is proposed along both
sides of the drive from US Highway 285 to the visitor parking area.
The proposed fence frames the historic drive and provides a barrier for
livestock. Where proposed interpretive trails cross the drive, breaks
should be left in the fence line or gates should be installed. Along the
more recently installed access to the angler parking, existing wire
fencing should be removed. Where deemed necessary for protection
of wildlife or livestock, new electric ribbon fencing or low profile wire
fencing should be installed.
There are two alternative locations for a new septic mound. The first
and preferred is over the historic route of the Denver, South Park +
Pacific Railway. This mound would also function as an interpretive area,
revealing the historic line of the railway and providing play features
and a small picnic area. An alternative location for the septic mound is
roughly 60 feet north and west of the visitor center. This mound would
also function as a windbreak for the proposed picnic area north of the
visitor center.
Windbreaks are installed by cutting one to five feet of existing grade
and mounding the excavated soil to the leeward side of the excavation.
The cut area should be planted with native willow cuttings, and the
new mound should be seeded with native grasses.
Trails access interpretive areas throughout the ranch, per plan. These
trails are constructed by mowing five-foot wide treads in straight lines.
Where it is feasible to provide wheelchair access, trails should be
surfaced with gravel. Along the trails and determined on site, benches
should be constructed with rough-hewn lumber or railroad ties.
The trails include intermittent in-grade railroad ties with wayfinding
medallions. The locations of the interpretive features are determined
on site.
The proposal includes an equestrian staging area in the northwest area
of the headquarters building envelope. This equestrian staging area is
an extension of the existing angler parking area and constructed with
the same gravel and materials. The parking area includes space for up
to four vehicles with horse trailers.
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Conceptual Site Design Details
New Features
Visitor Center Parking and Education Area
The proposed visitor center site connects the historic structures at
Tarryall-Cline Ranch while providing space and furnishings for new
uses. A gravel-surfaced parking area includes 10 parking spaces,
including one van-accessible ADA parking space. The parking area
has two sub-areas south of the shop Quonset and bunkhouse which
accommodate emergency staging, outdoor workspace, and additional
parking for buses and a caretaker.
Between the restored visitor center and the proposed parking area,
railroad tie and gravel paths lead to the main entrance at the porch in
front and to a wheelchair-accessible ramp in the rear of the building.
South of the gravel path, a small gravel pull off accommodates signage
and a drinking fountain. This area also includes picnic tables and raised
planter boxes. The raised planter boxes are planted with an individual
species of native South Park grass which is identified on the edge of
the planter box. Additionally, three raised beds with metal edging
provide separation between parking and picnic/interpretive areas.
These beds should be planted with structural native forbs and grasses.
Denver, South Park + Pacific Railroad Family Area
At the location of a proposed septic mound over the former rail line of
the Denver, South Park + Pacific Railway, the existing grade is raised
four feet. Rail ties and narrow gauge rail is installed on the top of the
mound, tracing the original line. At each end of this line, corten steel
frames the historic rail line in both its historic directions. From the
frames to the base of the septic mound, metal slides are installed with
signage at the start indicating how many miles it was to the nearest
station or to the rail line’s termini. On the north side of the mound, a
small picnic area is proposed with one table and rail tie pavers. Rail tie
steppers access the top of the mound with two adjacent slides.
It is important that the septic mound or any new grade changes are
blended to the extent possible into the existing landscape, especially
from vantages to the historic structures from US Highway 285. Play
features and landform should be partially concealed or blended into the
landscape with native grasses, maintaining awareness of viewsheds.
Mining and Ecology Interpretive Boardwalk
South of Tarryall Creek where hydraulic mining occurred in the 1860s,
a proposed boardwalk accesses riparian wetlands and interprets this
area’s historic and ecological significance. The boardwalk utilizes a
modified bog bridge construction to minimize soil disturbance and
costs. The boardwalk is also universally accessible with wheel guards
and a six-foot wide wood surface.
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PRESERVE ADJ ACENT ECOSYSTEM S

MOW N P A T H S CA RV E S T RA I GH T LI NES T HROU GH LA ND

RA I LROA D T I E BENCHES

I NT ERM I T T ENT I N - GRADE I NT ERP RET I V E M A RK ERS

Interpretive Trails Character

RIPARI A N W ET LA NDS W I T H M I NI NG I M P A CT S

A CCES SI BLE W OOD S U RFA CE W I T H W H EEL GU A RDS

W OOD T I M BER BOG BRI DGE CONS T RU CT I ON

S I GNA GE I NT ERP RET S ECOLOGY AN D MIN IN G H ISTO RY

Mining and Ecology Interpretive Boardwalk
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Interpretation
The proposed interpretation system at Tarryall-Cline Ranch occurs
at multiple passive and active levels, allowing visitors to gain as
much information as they seek while avoiding over-signage or
prescriptive educational programming. The ranch includes two
major interpretive trail loops. An eastern loop focuses on the
grassland ecology and ranching history of the ranch. A western
loop interprets the riparian ecology of Tarryall Creek and the
history of mining on and near the ranch property. Along the trails,
cut aluminum trail markers indicate with icons which themes or
eras of history and ecology the trail addresses. At select points,
vertical interpretive beacons provide concise information and cue
an interpretive brochure. The interpretive brochure contains a
site map and in-depth information pertaining to the illustrative
trails and beacons. An app can also be created to provide the site
map and in-depth information.
Interpretive Points
The proposed interpretive points at Tarryall-Cline Ranch aim to
broadly address the historic and ecological value of the ranch
by responding to visual cues in the existing landscape. Each
interpretive point includes either a beacon or signage, wayfinding
medallions, and cues to the interpretive brochure. Each point
focuses on one or two concepts important to the overall
educational goals of the ranch.
Ranch Home
An interpretive hub in front of the ranch house includes the site
map and a timeline of Tarryall-Cline Ranch. It also describes the
trail systems on the ranch, rules, and opportunities.
Barn
At the barn, visitors learn the ranching history of Cline Ranch.
The beacon states, “This barn was constructed in 1928. The
barn and ranch supported cattle and sheep until 2001 when
the ranch’s water rights were sold.” The brochure elaborates on
ranching in South Park, especially at Tarryall-Cline Ranch.
South Park Grassland
At this point, visitors may learn the historical evolution of South
Park’s grassland ecology. Within the brochure, selected grass
species and wildlife are identified. The brochure also discusses
how livestock and wildlife maintain the grasslands. The beacon
here states, very generally, that “South Park contains primarily
montane shortgrass prairie. This prairie supports a rich array of
life including elk and deer”

Tarryall-Cline Ranch
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Denver, South Park + Pacific Railroad
This area interprets the railroad history of South Park. The beacon
here states, “The main line of the Denver, South Park + Pacific Railway
ran through Tarryall Ranch until 1937. This narrow gauge track
carried freight between Denver and Gunnison, with spurs to Leadville,
Keystone, Alma, and Buena Vista.” The brochure provides a small map
of the historic DSPP line and describes the importance of the railroad
to the development of South Park.
Tarryall Creek
There are two beacons along Tarryall Creek. The first is located near
the bridge and states, “Tarryall Creek begins high on Mount Silverheels
and flows Southeast through South Park before it joins the South
Platte.” The second is located farther upstream near angler access and
identifies the species of fish in Tarryall Creek. The brochure discusses
Tarryall Creek’s ecology and importance to wildlife.
Wetlands and Mining
This area includes a boardwalk which traverses riparian wetlands on
the southern side of Tarryall Creek. A beacon near the beginning of the
boardwalk identifies it and states that “Throughout the 1860s, this side
of Tarryall Creek was extensively mined for gold. Operations occurred
at the surface, using hydraulic jets to expose mineral deposits.” The
brochure discusses the extent of mining impacts along the creek and
the different forms of physical evidence still present along the creek.
Sedge Meadow
An interpretive beacon within the sedge meadow states that, “Tarryall
Creek’s high water table supports wet meadow floodplains adjacent
to the stream channel. These floodplains are important ecologically
to manage water levels and to support wildlife.” The brochure further
identifies several wet meadow species and discusses how livestock is
used to manage the area.
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Wayfinding Medallions

PR E SE RVE ADJACE N T E CO SYSTE MS
BROCHURE AND MAP PROVIDE IN DEPTH
HISTORIC AND ECOLOGICAL INFORMATION
MINIMAL INTERPRETATION BE AC ON S
CUE BROCHURE AND MAP

I N - GRADE INTERPRETIVE TRAIL MARKERS

Interpretation System: Medallions, Beacon, Brochure
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Conceptual Structural Design Details
Ranch House
The ranch house rehabilitation involves replacing and repairing exterior building materials and
reconfiguring the interior to function as a visitor center with office space and possibly residential space.
New construction and modifications must also provide universally-accessible entry and circulation
through the main floor of the house.
The proposed restoration will repair and reconstruct the majority of the exterior and reconstruct the
existing foundation. The roof will be restored to its original condition with raised parapets. Additionally,
the non-historic additions will be removed, and a new porch is proposed at the rear of the building,
accessing a new universally-accessible ramp. The front porch will remain generally unaltered.
The first floor will include an area for historic displays, a small gift shop, office and storage space,
one unisex restroom, and a kitchenette. The proposal includes two alternative floor plans and relative
programming options for the second floor. The first option provides two offices, a kitchenette,
restroom, and a conference room. The second option utilizes the second floor as residential space for a
caretaker and includes two bedrooms, a full kitchen, a restroom, and living room.
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Shop Quonset
Overall, the shop Quonset is in good condition. The proposal
repurposes a portion of the shop for use as restrooms. These
restrooms would be universally-accessible and available for use
outside of regular business hours. No exterior modifications
are proposed, so this alternative should not affect the exterior
integrity of the historic building.

program
+ ranch house repurposed
as visitor center with optional
residential space
+ shop quonset repurposed for
use as restrooms and storage

Barn
The proposal restores the barn for potential use for livestock.
Although it is not possible to run livestock on the property
permanently, the barn could house stock for use in wildland
restoration, demonstrations, or for tenant ranching. Even without
livestock, it is important to restore the barn as a historic resource.

+ barn restored for possible
livestock use
+ bunkhouse restored and
repurposed for office space

Bunkhouse
The bunkhouse requires a new roof but is in otherwise fair
condition. The building will be repurposed for use as office space.
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Probable Opinion of Cost
The Tarryall-Cline Ranch Master Plan is implementable in phases. The most critical phase to complete,
and one we recommend as Phase One, is the ranch house exterior rehabilitation work that is most
needed to stabilize the structure. The probable opinion of cost for this phase is $256,900. Other
phases of work can be completed as funding allows. A summary of the plan’s probable opinion of cost
is included here and detailed spreadsheets are located in the appendix.
Total estimated project costs represent the total development costs anticipated for these scopes
of work. Costs include typical A/E design fees, topographic surveying, soils and material testing,
archaeological monitoring, project contingencies and related expenses. They do not include any
administrative costs that might be attributed to the projects by Park County, grant administration and
related owner costs.

costs
+ ranch house phase 1 exterior rehabilitation and critical work

$256,900

+ ranch house phase 2 exterior rehabilitation and critical work

$233,900

+ ranch house phase 3 (structure and interior finish)

$300,500

+ ranch house campus (site and landscape)

$246,200

+ shop quonset (structure)

$71,300

+ bunkhouse (structure)

$87,900

+ barn (structure)

$99,200

+ hayfield + barnyard (site and landscape)

$61,300

+ wet meadow restoration (site and landscape)

$76,900

+ grasslands restoration (site and landscape)

$37,400

+ gate (structure)

$9,500

+ entry drive (site and landscape)

$154,100

+ paths and interpretive program (site and landscape)

$41,300

+ equestrian trailer parking (site and landscape)

$25,900

+ total estimated project cost (structures)

$1,049,700

+ total estimated project cost (site and landscape)

$643,200

+ total project probable opinion of cost

$1,692,900
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Coal Shed View - North Elevation of Ranch House ca 1950s 1960s (Credit: Twila Hamilton Brompton)
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Stakeholder Meeting Boards

The Cline Ranch was in danger of being redeveloped, potentially destroying the
attributes that make the ranch so special. The open space of ranch grasslands, as well as
stream resources, are very important wildlife habitats, and the ranch is largely
unchanged from its historic appearance. Park County led an important effort with
Colorado Parks & Wildlife to purchase the property and protect it with a conservation
easement. The Cline Ranch State Wildlife Area was created in 2011 and provides
valuable opportunities to recreate and enjoy the ranch property.
Now, Park County is turning its attention to the 10 acres that include the historic ranch
headquarters. The buildings are in serious jeopardy and have suffered from a significant
lack of maintenance and inappropriate alterations over time. The site and landscape have

APPENDIX A

not been used for ranching in quite some time, and some of the cultural features are being
lost. The Coalition for the Upper South Platte (CUSP) is interested in using the ranch
headquarters as an environmental education center, and the need for a master plan was
identified. The goal of the master plan is to create a framework to improve the historic
ranch headquarters to accommodate new uses while rehabilitating and/or stabilizing the
structures and site to preserve the historic qualities of this unique South Park ranch.

purpose + need
park county department of heritage, tourism & community development
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clien t:

te am :
park count y depart ment of h er i tage, t ou r i sm &

a l m 2 s (p roj e ct l e a d e r, a rchi te ct, a nd s i te p l a nne r)

community development

s takeh olders:
c oa lition f or t he upper sout h plat t e ( c u sp)
c olora d o department of parks & wi l dl i fe ( c pw )
c olora d o department of t ransport a t i on ( c do t)
p a rk c ount y board of count y commi ssi o n er s
sou th p ark nat ional herit age area boar d
p a rk c ount y historic preservation adv i sor y c ommi ssi o n
c on serv at ion t rust f und committee
a d v isory board on t he environment ( abe)
p a rk c ount y public works departme n t
p a rk c ount y of f ice of recreat ion de v el opmen t

b l ue g re e n (l a nd s ca p e a rchi te ct a nd s i te p l a nne r)

ta ta nka hi s tori ca l a s s oci a te s (hi s tori c p re s e rva ti on cons ul ta nt)

m a s t e r p la n n in g
s ch edu le :

june 13

july 8

stakeholder needs and
priorities evaluation
ap r 18

june 17

existing structures evaluation and assessment
may 9

june 17

june 30

stakeholder meeting

existing easement and restrictions
mar 28

june 17

background research and information gathering
se pt 2 3

fe b 1

startup and administration
february

march

april

may

june

july

august

september

current site plan
preparation
june 13

july 1

proposed site plan preparation
july 4

pr oj e ct star tu p + r e se ar ch

aug 5

conceptual designs for
new construction
preparation
aug 8

sept 2

phased
implementation
plan creation
aug 2 9

se pt 1 6

master plan document
aug 15

se pt 2 3

process + who’s involved
park county department of heritage, tourism & community development
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The Tarryall-Cline Ranch was
leased to ranchers Don and
Doris Hamilton until Don’s
death in 1992.

The Denver, South Park & Pacific
Railroad runs through South
Park, following an alignment that
takes it past the Tarryall-Cline
Ranch along the north side of
Highway 285.

Cattle ranching becomes
established in South Park.
Irrigation ditches are completed
to divert water from mountain
streams such as Tarryall Creek
for livestock watering and to
irrigate hay fields.

1859

1860s

1870s
to
1890s

Master Plan process underway.

Foster Cline dies and the
property was transferred to his
heirs.

Denver attorney Foster Cline
acquires the Anderson Ranch at
a tax sale following the 1914
death of his client, Ruel B.
Anderson. Over the following
years, Cline makes additional
purchases and increases the size
of the ranch.

1872
to
1937

Substantial mining boom along
Tarryall Creek and throughout
the surrounding area as
prospectors locate gold and
remove it using hydraulic
methods. Piles of gravel along
the creek and the low bluff west
of the Tarryall-Cline Ranch
headquarters are remnants of
the mining operations.
Placer gold discovered in Tarryall
Creek, sparking a rush of gold
seekers to South Park and the
surrounding mountains.

1889

Homestead patent issued to
Robert A. Woods for 80 acres of
land that decades later would be
occupied by the Tarryall-Cline
Ranch headquarters. Adjacent
acreage to the west was
patented that same year by Ruel
B. Anderson. Anderson
eventually acquired the land
owned by Woods and added it to
his expanding cattle ranch.

1923

Tarryall Diggings marker placed
along the highway adjacent to
the main entry drive by the
State Historical Society of
Colorado.

Water rights associated with the
ranch were sold to the
Centennial Water & Sanitation
District for the Highlands Ranch
development in Douglas County.
Without water for livestock and
growing hay, this ended the
property’s history of use as an
active ranch.

Park County acquires 1,635
acres of the Tarryall-Cline
Ranch’s land, designated the
Cline Ranch State Wildlife Area
and is managed by Colorado
Parks and Wildlife.
Historic Structure Assessment
completed on the site by Merrill
Wilson.

1928
to
1930s

1933

1946
to
1992

1950s
to
1955
1960s

1969

1980s

2001

2016

2008 2009 2011

South Park National Heritage
Area established by Congress.

The Cline family sells the ranch
to Beartooth Capital, which
places conservation easements
on 4,270 acres.

Cline arranges for construction of
the Pueblo Revival style Ranch
House, which becomes the
center of a new ranch
headquarters. Throughout the
rest of the century, the property
(both the land and
headquarters) was leased to a
series of ranchers and their
families. It is likely that the barn
and the bunkhouse were also
constructed at that time.

Quonset Shop building
constructed on the site.
Alterations made to the Ranch
House, primarily involving small
additions and related changes to
doors and windows.

The Ranch House’s original flat
roof with stepped parapet walls
was modified with the
inappropriate built-up gabled
roof that remains there today.

color key
ranch ownership

cultural context

structures

other events

timeline
park county department of heritage, tourism & community development
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building envelope

headquarters

I: d

II: a or b

within envelope

outside envelope

• 10 acres, includes:
- 4,000 sf existing residence
- 260 sf tack shed
- 1,400 sf horse barn
- 1,000 sf quonset hut
• 4,500 sf max residential improvement
• 5,000 sf max each non-residential improvement
• 15,000 sf max floor area for all non-residential improvements
• if the existing house cannot be made habitable, a new residential
improvement can be built
• can include geothermal, solar, and wind generators

• can maintain, improve, and repair roads
that connect to SH 285

• 24.5 acres
• includes indoor shooting range (up to 5,000 sf), public restroom facilities,
parking lots, signs and kiosks.
• can include geothermal, solar, and wind generators

• can maintain, improve, and repair roads
that connect to SH 285

• 21.25 acres or 3.5 acres, respectively
• 5,000 sf max for each residential and non-residential improvement
• 15,000 sf max floor area for all residential improvements
• 7,500 sf max floor area for all non-residential improvements
• 10,000 sf max floor area for two improvements together
• recreational buildings, structures or improvements are not allowed on the
property (requires State approval)

all building
envelopes

cl i ne ra nch s ta te w i l d l i f e a re a
1 ,6 3 5 a cre s

• allowable:
- agriculture
- road construction/paving
- fences
- utility repairs/replacements
- renewable energy resources
- removal of soil, sand, gravel, rock for non-commercial use
- water improvements (also outside)
- trails, foot bridges, kiosks, benches, interpretive signs,
blinds and similar improvements
• County exclusive rights/responsibilities:
- removal of trees and noxious weeds
- signage
- minerals (also outside); removal with state permission
- low impact recreational uses
• State exclusive rights/responsibilities:
- habitat management/restoration
- constructed ponds, wetlands

zoning
• Conservation/Recreation Zone District
• permitted uses include:
- County facilities
- indoor and outdoor
recreation facilities
- commercial stable
- indoor and outdoor riding
area
- County and minor utility
facility
- water and wastewater
facility
• conditional uses include:
- conference and retreat
facility
- shooting range
- major utility
• temporary uses include:
- special event

key
• 250 sf max each non-residential
improvement
• other minor improvements (corrals, hay
racks, or stock tanks)
• new utilities, if underground
• can construct, maintain, improve, repair,
and use new roads and parking areas,
fences, and signs; can graze livestock, can
cut trees, can manage and restore habitat,
can create low-impact recreation
opportunities, can manage wildlife, can use
and allow public to use parking areas and
restrooms developed by County and/or
State (State)
• exclusive right to provide low impact
recreational uses such as wildlife watching,
hiking, cross country skiing, hunting and
fishing. Trails, foot bridges, kiosks,
benches, interpretive signs, blinds and
similar improvements are allowed (State)

285

building envelopes

property boundary
proposed roads
tarryall creek
vegetative buffer /
wetlands

ranch property and building envelopes
175
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barn (c . 1928)
requires repair to
function.

we l l
trou g h an d corral d e b ri s

bu n khouse (c . 1930)
quonset shop (c . 1955)

ma in house (1928)
we l l

rr

p

ro

quick facts
+ originally called tarryall ranch by owner foster cline.

v

the ranch house is in poor
overall condition but
uniquely represents a
disappearing era of
vernacular architecture.

e

d

ya

cr

e

a

+ the cline ranch state wildlife area includes 1635 acres of
historic ranch land west of highway 285.

o

n

+ recent site improvements provide recreational access.

l

k

a

ee

+ the site includes four structures dating 1928-1955.

ti

cr

recent site improvements
include public restrooms,
a new drive, and parking
for recreational use.

re

ll

d
ri

the ecosystems along
tarryall creek are
important habitat,
containing several rare
and endangered species.

im

ve

the high water table of
tarryall sub-irrigates
native grasses
throughout the site.

historic drive

ta

tarryall creek
contains a huge
population of trout.

+ property is currently owned and managed by park county.

the entry sign is a
unique historic
stone feature.

key
building envelope

riparian wetlands

historic drive
unimproved roads

tor

a

285

his

tarry

irrigation ditch

l

ic

l

tarryall creek

dr

ek

e

e

iv

cr

restrooms
parking

tarryall-placer diggings

exceptional viewsheds

between the 1860s and
1870s, extensive areas
along Tarryall Creek were
heavily mined for gold.

utility lines
h i s t or i c m a r k e r

forested area
trails
fence

existing conditions: hq envelope
park county department of heritage, tourism & community development
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challenges
- historic features are in poor, sometimes dangerous
condition.
- drainage on the site is very poor with a high water table
and frequent flooding.

with restoration, the barn
could accomodate
livestock and contribute
to the historic character of
the ranch.

- the high water table limits water and septic development
to above ground options.
- the historic ranch drive is unimproved, and recent
accessibility improvements do not reflect the historic
arrival sequence.
- there is very little historic information on site.
- the site conditions are not ADA accessible.
- existing parking does not formally connect to the historic
ranch structures.

views toward tarryall from
the south porch could be
improved with screening or
re-siting improvements.
natural s
cre

d rai n ag e fl o w

opportunities
+ the high water table provides natural irrigation for any
new native grass plantings.

the wells require
repairs and new
covers to address
safety issues.

en

updating existing signage
could improve appearance
and provide more
interpretive information.

- viewsheds from the south porch of the main house
include the new restroom facility and parking.

+ new grading would improve drainage, building conditions,
and overall site condition.

drainage around the
main house must be
improved to protect
the foundation.

+ regrading and possibly realigning the roads will provide
better drainage and a better arrival sequence.
+ a new signage program could improve interpretation on
site.

the site serves as a floodplain for
tarryall creek: it is flat and poorly
drained with opportunities to
establish native plantings without
the need for irrigation.

+ providing ADA compliant access to the site will improve
built conditions and public engagement.
+ failing concrete paths can be replaced with historically
appropriate materials and new paths would provide better
site circulation, especially to historic structures.

potential improvements
residential structures
4,500 sq ft

+ 5,000 sq ft
(max)

+ 5,000 sq ft
(max)

drainage and appearance
along the drive could be
improved with regrading
and possible realignment.

key
building envelope
driveway

potential CUSP:

tarryall creek

dormitory

required drainage
patterns

non-residential structures
+ 5,000 sq ft
(max)

the historic stone entry
gate could be restored and
with road improvements,
serve as the primary
entrance to the ranch.

restrooms
potential CUSP:

obstructed views

educational buildings
laboratories
visitor center
other facilities

natural screen
forested area
trails

= 15,000 sq ft total

fence

site analysis: hq envelope
park county department of heritage, tourism & community development
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scale

alm₂s | bluegreen | tatanka historical associates
park county department of heritage, tourism & community development
30 june 2016
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ranch house

cline ranch historic master plan
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scale
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ranch house

cline ranch historic master plan
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barn building

cline ranch historic master plan
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scale
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quonset building

cline ranch historic master plan
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scale
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bunk house
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new construction considerations
- carrying capacity of the site
- easement limitations on area of
new construction
- development limitations imposed by
availability of water, sanitary sewer,
& fire protection
- free standing construction vs
additions to historic structures
- visual impact of new construction
on historic structures
- high water table
- flooding potential
- historic property designation
- future historic preservation grant
funding
scale

alm₂s | bluegreen | tatanka historical associates
park county department of heritage, tourism & community development
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Tarryall - Cline Ranch Historic Master Planning

General Conditions (10%):
Contractor Overhead & Profit/Bonds/Insurance (8%):

Probable Opinion of Cost

Park County, Colorado
Phase 1 - Ranch House Exterior Rehabilitation Critical and Serious Work:
• Grading improvements around building:
• Excavation and construction of new concrete foundation (with house remaining in
place):
• Demolish non-original entrance enclosures on east and northwest walls:
• Structural connection of house to foundation:
• Remove non-original gable overframing and repair original rafter framing:
• Install new rigid board insulation and single-ply membrane roofing:
• Reframing/structural reinforcement of front porch roof:
Subtotal Phase 1 Rehabilitation:
General Conditions (10%):
Contractor Overhead & Profit/Bonds/Insurance (8%):

APPENDIX D

Total Ranch House - Phase 1 Exterior Rehabilitation Construction Cost:
A/E Design Fees (14%):
Reimbursable Expense Allowance:
Topographic Surveying Allowance:
Park County Building Permit/Development Fees:
Hazardous Materials Testing/Abatement Allowance:
Miscellaneous Materials Analysis and Testing Allowance:
Archaeological Monitoring Allowance:
Project Contingency (15%):
Total Ranch House - Phase 1 Estimated Project Cost*:

Removal of exterior stucco structure and full replacement:
Reconstruct and repoint all damaged stone masonry:
Concrete flatwork repair or replacement:
Viga repair or replacement:
Repair and paint all exterior wood trim:
Install new gutter and downspout system:
Rebuild and line chimneys:
Rehabilitate all wood windows and doors:
Install new heating system:
Install new electrical service entry, set new panel and disconnect:

Subtotal Phase 2 Rehabilitation:

appendices

14,350.00
11,480.00

$

169,330.00

$
$
$
$
$
$

23,706.20
10,000.00
Not included
2,500.00
2,000.00
1,000.00
25,399.50

$

233,935.70

x Verify and complete insulation of exterior walls:
x Remove inappropriate gypsum wallboard sheathing and repair/replace original plaster
walls and cullings:

$

4,000.00

$

36,000.00

x Rehabilitate existing wood doors and hardware:

$

5,000.00

x Clean, repair/replace wood flooring:

$

10,000.00

x Refinish all interior wood trim:

$

3,000.00

x New interior framed wall construction for visitor center/office use:

$

10,000.00

x Additional interior framed wall construction for residential use:

$

2,500.00

x New kitchen and bathroom casework and countertops:

$

12,000.00

x New sales area shelving and casework:

$

5,000.00

x Reconstruct both interior stairs as required for code compliance, salvage and reinstall
original wood railings and trim as feasible:

$

12,000.00

x Construct new accessible ramp and handrails to rear entrance:

$

7,500.00

x Construct new covered rear porch with hipped roof, stone columns and windscreens
(Allowance):

$

20,000.00

x Install new plumbing fixtures and piping:

$

12,000.00

x Drill new well and install pump and equipment:

$

10,000.00

x Install new septic tank and mounded leach field:
x Rewire the house for lighting, power, and data (Allowance):
x New lighting fixture (Allowance):

$
$
$

20,000.00
15,000.00
6,500.00

Subtotal Phase 3 Interior Rehabilitation and Tenant Improvements:

$

190,500.00

$
$

19,050.00
15,240.00

$

224,790.00

Total Ranch House - Phase 2 Exterior Rehabilitation Construction Cost:
$

6,000.00

$
$
$
$
$
$

95,000.00
4,000.00
20,000.00
7,500.00
18,000.00
2,500.00

$

153,000.00

$
$

15,300.00
12,240.00

$

180,540.00

$
$
$
$
$
$
$

25,275.60
10,000.00
7,500.00
Not included
2,500.00
2,000.00
2,000.00
27,081.00

$

256,896.60

Phase 2 - Ranch House Exterior Rehabilitation Critical and Serious Work:
•
•
•
•
•
•
•
•
•
•

$
$

$
$
$
$
$
$
$
$
$
$

40,000.00
25,000.00
2,500.00
5,000.00
4,000.00
6,000.00
5,000.00
40,000.00
8,000.00
8,000.00

$

143,500.00

A/E Design Fees (14%):
Reimbursable Expense Allowance:
Park County Building Permit/Development Fees:
Hazardous Materials Testing/Abatement Allowance:
Miscellaneous Materials Analysis and Testing Allowance:
Archaeological Monitoring Allowance:
Project Contingency (15%):
Total Ranch House - Phase 2 Estimated Project Cost*:

Phase 3 - Ranch House Interior Rehabilitation and Tenant Improvements:

General Conditions (10%):
Contractor Overhead & Profit/Bonds/Insurance (8%):
Total Ranch House - Phase 3 Interior Rehabilitation and Tenant Improvements Const. Cost:
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A/E Design Fees (14%):
Reimbursable Expense Allowance:
Park County Building Permit/Development Fees:
Hazardous Materials Testing/Abatement Allowance:
Project Contingency (15%):
Total Ranch House - Phase 3 Estimated Project Cost*:

$
$
$
$

31,470.60
8,000.00
Not included
2,500.00
33,718.50

$

300,479.10

Subtotal Bunkhouse:

Quonset Building:
x
x
x
x
x
x
x
x
x
x

Partially insulate exterior walls of new public restrooms:
Rehabilitate existing entrance doors and hardware:
Frame new interior walls for accessible public restrooms and janitors closet:
Saw cut concrete slab for new below-grade plumbing piping:
Install new plumbing fixtures and piping:
New interior wall sheathing and paint:
New FRP wainscoting at "wet" walls:
New wood doors, hollow metal frames and hardware:
Patch concrete floor slab and install new concrete stoop at entry door:

Install new electrical secondary service, set subpanel with disconnect, and new electrical
lighting and power outlets (Allowance):
x Extend water and sanitary sewer service to building:
Subtotal Quonset Building:
General Conditions (10%):
Contractor Overhead & Profit/Bonds/Insurance (8%):
Total Quonset Building Construction Cost:
A/E Design Fees (15%):
Reimbursable Expense Allowance:
Topographic Surveying Allowance:
Park County Building Permit/Development Fees:
Hazardous Materials Testing/Abatement Allowance:
Miscellaneous Materials Analysis and Testing Allowance:
Archaeological Monitoring Allowance:
Project Contingency (15%):
Total Quonset Building Estimated Project Cost*:

$
$
$
$
$
$
$
$
$

800.00
2,000.00
2,500.00
1,000.00
6,000.00
3,000.00
1,200.00
6,000.00
2,500.00

$
$

4,500.00
15,000.00

$

44,500.00

$
$

4,450.00
3,560.00

$

52,510.00

$

7,876.50
Included above
Included above
Not included
None anticipated
$
1,000.00
$
2,000.00
$
7,876.50
$

71,263.00

$
$
$
$
$

1,500.00
25,000.00
3,500.00
2,500.00
1,500.00
Not included

Bunkhouse:
x
x
x
x
x
x

Minor grading improvements around building:
Construct new foundation (with building remaining in place):
Reconstruct non-original porch roof:
Repair/replace exterior wood siding and trim (Allowance):
Repair/replace interior wood plank wall sheathing (Allowance):
Insulate exterior walls:

appendices

x Reroof building with new taper sawn cedar shingles, single ply membrane underlayment
and galvanized metal drip flashings:
x Rehabilitate wood windows and reglaze as necessary:
x Rehabilitate wood doors, frames and hardware:
x Install new electrical secondary service, set subpanel with disconnect, and rewire
electrical lighting and power outlets (Allowance):
x Extend water and sanitary sewer service to building:

General Conditions (10%):
Contractor Overhead & Profit/Bonds/Insurance (8%):
Total Bunkhouse Construction Cost:
A/E Design Fees (15%):
Reimbursable Expense Allowance:
Hazardous Materials Testing/Abatement Allowance:
Miscellaneous Materials Analysis and Testing Allowance:
Archaeological Monitoring Allowance:
Project Contingency (15%):
Total Bunkhouse Estimated Project Cost*:

$
$
$

12,500.00
2,500.00
3,500.00

$

3,500.00
Not applicable

$

56,000.00

$
$

5,600.00
4,480.00

$

66,080.00

$

9,912.00
Included above
None anticipated
$
1,000.00
$
1,000.00
$
9,912.00
$

87,904.00

$
$
$
$
$
$
$
$
$
$

3,500.00
10,000.00
2,500.00
500.00
10,000.00
2,500.00
1,000.00
4,500.00
2,000.00
20,000.00

$

7,500.00
Not applicable

$

64,000.00

$
$

6,400.00
5,120.00

$

75,520.00

Barn:
x
x
x
x
x
x
x
x
x
x
x

Minor grading improvements around building:
Stabilize and reinforce wall, roof and pole framing (Allowance):
Construct missing concrete pier foundations:
Remove non-original corrugated metal siding from west and north walls:
Repair/replace wood siding and trim (Allowance):
Regrade interior floor and install granular base for floor (if desired):
Rehabilitate sliding barn door:
Rehabilitate or replicate original wood windows:
Rehabilitate historic feed troughs, animal stalls and other features (Allowance):
Reroof with new galvanized, corrugated metal roofing:

Install new electrical secondary service, set subpanel with disconnect, and rewire
electrical lighting and power outlets (Allowance):
x Extend water and sanitary sewer service to building:

Subtotal Barn:
General Conditions (10%):
Contractor Overhead & Profit/Bonds/Insurance (8%):
Total Barn Construction Cost:

D-2

A/E Design Fees (15%):
Reimbursable Expense Allowance:
Park County Building Permit/Development Fees:
Hazardous Materials Testing/Abatement Allowance:
Miscellaneous Materials Analysis and Testing Allowance:
Archaeological Monitoring Allowance:
Project Contingency (15%):

$

11,328.00
Included above
Not included
None anticipated
None anticipated
$
1,000.00
$
11,328.00

Total Barn Estimated Project Cost*:

$

99,176.00

Total Ranch House Phase 1 Project Cost:
Total Ranch House Phase 2 Project Cost:
Total Ranch House Phase 3 Project Cost:
Total Quonset Building Project Cost:
Total Bunkhouse Project Cost:
Total Barn Project Cost:
TOTAL ESTIMATED PROJECT COSTS (ALL BUILDINGS):

$
$
$
$
$
$
$

256,896.60
233,935.70
300,479.10
71,263.00
87,904.00
99,176.00
1,049,654.40

* Add 3.5% - 5% per year for construction escalation.
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OPINION OF PROBABLE CONSTRUCTION COSTS
TARRYALL-CLINE RANCH
HISTORIC MASTER PLAN

COMPONENT 3

COMPONENT 2

Item No.
1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
21
22
24

JOB
JOB

LA/E DESIGN FEES (10%)
REIMBURSABLE EXPENSE ALLOWANCE
PARK COUNTY/STATE PERMIT/DEVELOPMENT FEES
PROJECT CONTINGENCY (15%)

2,500.00
15,000.00
23,632.00
8,460.00
46,305.00
2,000.00
4,000.00
3,000.00
101,897.00

10,189.70
8,151.76
SUBTOTAL
TOTAL CONSTRUCTION COST

$
$
$
$

10,189.70
8,151.76
18,341.46
120,238.46

$
$
$
$
$

14,428.62
1,442.86
18,035.77
154,145.71

$
$
$
$
$
$
$
$

LS $
LS $

LS $
LS $
$
LS $

14,428.62
1,442.86
18,035.77
*TOTAL

Cost

Description of Work

25
26

GENERAL CONDITIONS (10%)
CONTRACTOR OVERHEAD + PROFIT/BONDS/INSURANCE (8%)

JOB
JOB

27
28
29
30

LA/E DESIGN FEES (12%)
REIMBURSABLE EXPENSE ALLOWANCE
PARK COUNTY/STATE PERMIT/DEVELOPMENT FEES
PROJECT CONTINGENCY (15%)

JOB
JOB
NIC
JOB

Quantity

Unit Price
2,500.00
10,000.00
5,000.00
200.00
28.00
30.00
30.00
35.00
5.00
5.00
600.00
400.00
250.00
800.00
2,500.00
1,000.00
6,000.00
55.00
1,000.00
35.00
500.00
5,000.00
3,000.00
SUBTOTAL

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

2,500.00
10,000.00
5,000.00
40,000.00
12,824.00
4,530.00
360.00
2,310.00
960.00
3,840.00
1,800.00
800.00
1,750.00
3,200.00
2,500.00
1,000.00
6,000.00
39,325.00
2,000.00
15,540.00
1,500.00
5,000.00
3,000.00
162,739.00

16,273.90
13,019.12
SUBTOTAL
TOTAL CONSTRUCTION COST

$
$
$
$

16,273.90
13,019.12
29,293.02
192,032.02

$
$
$
$
$

23,043.84
2,304.38
28,804.80
246,185.05

LS
LS
LS
200
458
151
12
66
192
768
3
2
7
4
1
1
LS
715
2
444
3
LS
LS

$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$
$

LS $
LS $

LS $
LS $
$
LS $

23,043.84
2,304.38
28,804.80
*TOTAL

Cost

hayfield and barnyard including access track
Description of Work
MOBILIZATION
EXCAVATION AND DEMOLITION
ENHANCED FENCE-WILDLIFE COMPLIANT
ENHANCED FENCE GATE
PIPE CULVERT FOR DITCH CROSSING
SEED AND TOPSOIL
CONSTRUCTION STAKING AND TESTING

8
9

GENERAL CONDITIONS (10%)
CONTRACTOR OVERHEAD + PROFIT/BONDS/INSURANCE (8%)

JOB
JOB

LA/E DESIGN FEES (10%)
REIMBURSABLE EXPENSE ALLOWANCE
PARK COUNTY/STATE PERMIT/DEVELOPMENT FEES
PROJECT CONTINGENCY (15%)

JOB
JOB
NIC
JOB

Unit
JOB
JOB
LF
EA
LF
JOB
JOB

Quantity

Unit Price
1,000.00
2,500.00
35.00
300.00
200.00
2,000.00
1,000.00
SUBTOTAL

$
$
$
$
$
$
$
$

1,000.00
2,500.00
31,955.00
600.00
2,200.00
2,000.00
1,000.00
41,255.00

4,125.50
3,300.40
SUBTOTAL
TOTAL CONSTRUCTION COST

$
$
$
$

4,125.50
3,300.40
7,425.90
48,680.90

$
$
$
$
$

4,868.09
486.81
7,302.14
61,337.93

LS
LS
913
2
11
LS
LS

$
$
$
$
$
$
$

LS $
LS $

LS $
LS $
$
LS $

4,868.09
486.81
7,302.14
*TOTAL

7
8

Item No.
1
2
3
4
5
6
7
8
9

WET MEADOW RESTORATION
sedge meadows + willow screens (paths and interpretive elements included in component 6)
Description of Work
MOBILIZATION

Unit

MEADOW RESTORATION
WILLOW SCREEN
CONSTRUCTION STAKING AND TESTING

JOB
JOB
CY
JOB
EA
JOB

GENERAL CONDITIONS (10%)
CONTRACTOR OVERHEAD + PROFIT/BONDS/INSURANCE (8%)

JOB
JOB

LA/E DESIGN FEES (10%)
REIMBURSABLE EXPENSE ALLOWANCE
PARK COUNTY/STATE PERMIT/DEVELOPMENT FEES
PROJECT CONTINGENCY (15%)

JOB
JOB
NIC
JOB

CLEARING AND GRUBBING
EXCAVATION

Quantity

Unit Price

LS
LS
471
LS
2
LS

$
$
$
$
$
$

Cost

1,000.00
5,000.00
10.00
30,000.00
10,000.00
1,000.00
SUBTOTAL

$
$
$
$
$
$
$

1,000.00
5,000.00
4,710.00
30,000.00
10,000.00
1,000.00
51,710.00

5,171.00
4,136.80
SUBTOTAL
TOTAL CONSTRUCTION COST

$
$
$
$

5,171.00
4,136.80
9,307.80
61,017.80

$
$
$
$
$

6,101.78
610.18
9,152.67
76,882.43

LS $
LS $

LS $
LS $
$
LS $

GRASSLANDS RESTORATION
grasslands + denver,south park, and pacific rr area including septic (paths and interpretive elements included in component 6)
Description of Work
Unit
Quantity
MOBILIZATION
JOB
LS
CLEARING AND GRUBBING
JOB
LS
GRASSLANDS RESTORATION
JOB
LS
RAILROAD TIE STEPPERS
LF
432
RAILROAD BALANCE BEAM
JOB
LS
STEEL FRAMES HISTORIC LINE
JOB
LS
SLIDES
JOB
LS
PICNIC TABLE WITH BENCHES (2)
JOB
LS
CONSTRUCTION STAKING AND TESTING
JOB
LS

6,101.78
610.18
9,152.67
*TOTAL

Unit Price

Cost

1,000.00
5,000.00
30,000.00
5.00
5,000.00
2,000.00
7,000.00
7,000.00
2,000.00
SUBTOTAL

$
$
$
$
$
$
$
$
$
$

1,000.00
5,000.00
30,000.00
2,160.00
5,000.00
2,000.00
7,000.00
7,000.00
2,000.00
25,160.00

2,516.00
2,012.80
SUBTOTAL
TOTAL CONSTRUCTION COST

$
$
$
$

2,516.00
2,012.80
4,528.80
29,688.80

2,968.88
296.89
4,453.32
*TOTAL

$
$
$
$
$

2,968.88
296.89
4,453.32
37,407.89

Unit Price
2,000.00
5,000.00
500.00
200.00
100.00
100.00
100.00
5,000.00
SUBTOTAL

$
$
$
$
$
$
$
$
$

2,000.00
5,000.00
500.00
1,000.00
2,000.00
1,000.00
13,300.00
5,000.00
27,800.00

2,780.00
2,224.00
SUBTOTAL
TOTAL CONSTRUCTION COST

$
$
$
$

2,780.00
2,224.00
5,004.00
32,804.00

3,280.40
328.04
4,920.60
*TOTAL

$
$
$
$
$

3,280.40
328.04
4,920.60
41,333.04

Unit Price
1,000.00
2,000.00
30.00
5.00
5,000.00
SUBTOTAL

$
$
$
$
$
$

1,000.00
2,000.00
8,130.00
1,320.00
5,000.00
17,450.00

1,745.00
1,396.00
SUBTOTAL
TOTAL CONSTRUCTION COST

$
$
$
$

1,745.00
1,396.00
3,141.00
20,591.00

2,059.10
205.91
3,088.65
*TOTAL

$
$
$
$
$

2,059.10
205.91
3,088.65
25,944.66

TOTAL COMPONENT 1 PROJECT COST
TOTAL COMPONENT 2 PROJECT COST
TOTAL COMPONENT 3 PROJECT COST
TOTAL COMPONENT 4 PROJECT COST
TOTAL COMPONENT 5 PROJECT COST
TOTAL COMPONENT 6 PROJECT COST
TOTAL COMPONENT 7 PROJECT COST
TOTAL ESTIMATED PROJECT COSTS (ALL SITE AND LANDSCAPE)

$
$
$
$
$
$
$
$

154,145.71
246,185.05
61,337.93
76,882.43
37,407.89
41,333.04
25,944.66
643,236.71

10
11

GENERAL CONDITIONS (10%)
CONTRACTOR OVERHEAD + PROFIT/BONDS/INSURANCE (8%)

JOB
JOB

12
13
14
15

LA/E DESIGN FEES (10%)
REIMBURSABLE EXPENSE ALLOWANCE
PARK COUNTY/STATE PERMIT/DEVELOPMENT FEES
PROJECT CONTINGENCY (15%)

JOB
JOB
NIC
JOB

$
$
$
$
$
$
$
$
$

LS $
LS $

LS $
LS $
$
LS $

PATHS AND INTERPRETIVE PROGRAM

HAYFIELD + BARNYARD

Item No.
1
2
3
4
5
6
7

Item No.
1
2
3
4
5
6

9
10
11
12

RANCH HOUSE CAMPUS

ranch house campus
MOBILIZATION
EXCAVATION AND DEMOLITION
CLEARING AND GRUBBING
FOUNDATION DRAINAGE
18" CLASS 2
6" IMPROVED GRAVEL-TYPE 1
4"-6" IMPROVED GRAVEL-TYPE 2
ENHANCED FENCE-WILDLIFE COMPLIANT
RAILROAD TIE PARKING MEDIAN
RAILROAD TIE PAVERS
RAILROAD TIE RAISED PLANTER WITH SEATWALL
RAILROAD TIE RAISED PLANTER WITH SEATWALL COFFEE TABLE
RAILROAD TIE RAISED PLANTER
PICNIC TABLE WITH BENCHES (2)
DRINKING FOUNTAIN WITH WATER CONNECTION
INTERPRETIVE SIGN
SEED AND TOPSOIL
4" DIP WATER MAIN
3/4" WATER SERVICE
6" SEWER MAIN
4" SEWER SERVICES
NEW TRANSFORMER AND ELECTRIC PRIMARY EXTENSION
CONSTRUCTION STAKING AND TESTING
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$
$
$
$
$
$
$
$
$

LS
LS
844
282
1323
LS
LS
LS

JOB
JOB
NIC
JOB

Unit
JOB
JOB
JOB
LF
CY
CY
CY
LF
LF
LF
EA
EA
EA
EA
EA
EA
JOB
LF
EA
LF
EA
JOB
JOB

10
11
12
13

Unit Price
2,500.00
15,000.00
28.00
30.00
35.00
2,000.00
4,000.00
3,000.00
SUBTOTAL

COMPONENT 4

GENERAL CONDITIONS (10%)
CONTRACTOR OVERHEAD + PROFIT/BONDS/INSURANCE (8%)

MOBILIZATION
EXCAVATION AND DEMOLITION

Quantity

COMPONENT 5

11
12
13
14

18" CLASS 2
6" IMPROVED GRAVEL-TYPE 1
ENHANCED FENCE-WILDLIFE COMPLIANT
CATTLE GUARDS RESET (2) AND NEW (1)
SEED AND TOPSOIL-ADJACENT TO DRIVE
CONSTRUCTION STAKING AND TESTING

Unit
JOB
JOB
CY
CY
LF
JOB
JOB
JOB

COMPONENT 6

9
10

ENTRY DRIVE

Description of Work

Cost

Item No.
1
2
3
4
5
6
7
8

paths + interpretative elements
MOBILIZATION
CLEAR AND GRUBBING
PATH GUIDES FOR MOWING
RAILROAD TIE BENCHES
RAILROAD TIE IN-GRADE MARKERS
RAILROAD TIE BEACONS
BOARDWALK
CONSTRUCTION STAKING AND TESTING

Description of Work

Unit
JOB
JOB
JOB
EA
EA
EA
LF
JOB

9
10

GENERAL CONDITIONS (10%)
CONTRACTOR OVERHEAD + PROFIT/BONDS/INSURANCE (8%)

JOB
JOB

11
12
13
14

LA/E DESIGN FEES (10%)
REIMBURSABLE EXPENSE ALLOWANCE
PARK COUNTY/STATE PERMIT/DEVELOPMENT FEES
PROJECT CONTINGENCY (15%)

JOB
JOB
NIC
JOB

Quantity
LS
LS
LS
5
20
10
133
LS

$
$
$
$
$
$
$
$

LS $
LS $

LS $
LS $
$
LS $

Cost

EQUESTRIAN TRAILER PARKING

COMPONENT 7

COMPONENT 1

entry drive from Sh 285 to ranch house campus parking area
Item No.
1
2
3
4
5
6
7
8

Item No.
1
2
3
4
5
6
7

8
9
10
11

equestrian trailer parking
Description of Work

MOBILIZATION
CLEAR AND GRUBBING
6" CLASS 6
RAILROAD TIE PARKING MEDIAN
PERMITS, CONSTRUCTION STAKING AND TESTING

Unit
JOB
JOB
CY
LF
JOB

GENERAL CONDITIONS (10%)
CONTRACTOR OVERHEAD + PROFIT/BONDS/INSURANCE (8%)

JOB
JOB

LA/E DESIGN FEES (10%)
REIMBURSABLE EXPENSE ALLOWANCE
PARK COUNTY/STATE PERMIT/DEVELOPMENT FEES
PROJECT CONTINGENCY (15%)

JOB
JOB
NIC
JOB

Quantity
LS
LS
271
264
LS

$
$
$
$
$

LS $
LS $

LS $
LS $
$
LS $

Cost
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