AGENDA ITEM 22
PLANNING & DEVELOPMENT SERVICE
PLANNING DIVISON
455 Mountain Village Blvd.
Mountain Village, CO 81435
(970) 728‐1392
TO:

Mountain Village Town Council

FROM:

John Miller, Senior Planner

FOR:

Town Council Meeting of July 18, 2019

DATE:

July 3, 2019

RE:

Town Council Work Session: Planned Unit Development (PUD)
Rescission & Density Transfer Rezone to reduce density on Lots 126R
and 152R (Historically referred to as Rosewood PUD); Preliminary
Design Review for proposed 152R Development

Work Session Overview – Town Council
PROJECT GEOGRAPHY
Legal Description: Lot 126R, Lot 152R, Tract OSP-126, Tract OSP-118, Telluride
Mountain Village, Filing 1 at Reception Number 397455
Address:
200, 208, 221, 223 & 225 Country Club Drive
Applicant/Agent:
Chris Hawkins - Alpine Planning, LLC
Owner:
MV Holdings, a WY LLC.
Zoning:
Multi-Family / Open Space
Existing Use:
Vacant Lands
Proposed Use:
Multi-Family
Lot Size:
5.49 Acres
Adjacent Land Uses:
o North: Passive OS
o South: Active OS
o East: Active OS/
Single-Family
o West: Single-Family
ATTACHMENTS
 Exhibit A: Narrative
 Exhibit B: Plan Set
 Exhibit C: Public and Staff
Comments

Figure 1: Vicinity Map

Case Summary:
Alpine Planning (Applicant), working on behalf of MV Holdings, LLC (Owner) of Lot 126R,
Lot 152R, Tract OSP-126 and Tract-118 (Properties) has requested a work session with
the Town Council to discuss a proposed rescission of the Rosewood PUD Plan
(PUD), along with a density transfer and rezone to remove a significant amount of
hotel and employee housing density from the site. The applicant has also proposed to
discuss preliminary design review for a site-specific development to occur on Lot
152R. They have also provided a conceptual architectural design for Lot 152R and as part
of the work session would like to discuss higher level conceptual plans for the entirety of
the properties as required for the PUD rescission, density transfer, and rezone. It should
be noted that subsequent to the PUD rescission, the underlying multi-family and openspace zoning designations will not change. Although Lots 126R and 152R will be
developed separately, the design of the overall project will be coordinated between the
two lots throughout the design review process.
Work Session Request:
Staff Note: In order to

maintain clarity between the staff memo and the
applicant’s submitted narrative, staff will refer to the development concept as the “La
Montagne Plan” with Lot 126R being the “North Site” and 152R being the “South Site”.
The Town Council Work Session and associated discussion regarding the La Montagne
Plan relates to several future applications Those future applications are:
1. PUD Rescission and Revocation – This request is important the existing sitespecific development plan must be removed from the properties for any of the other
applications to proceed.
2. Density Transfer and Rezone – The density allotted to the Lots is tied to the PUD
approvals. If the town deems the PUD rescission acceptable, then the next logical
discussion point is how to allot density to the site once the PUD has been removed.
3. Design Review – Any design proposed for the properties is inherently conceptual
until the above items are specifically addressed. Until there is some certainty on those
applications, all design proposals are purely based off the applicant’s envisioned
proposal.
The work session discussions held by the DRB and Town Council should focus on these
items in this suggested order.
1. Rosewood Planned Unit Development:
As discussed above, the first topic to be addressed within this memo is the proposed
rescission and revocation of the Rosewood PUD. As noted by the applicant within their
submitted narrative, “the PUD Agreement is tied to a detailed site-specific development
plan for the property that was created for the Rosewood Hotel” (now defunct).
The current owner would not like to pursue the previously approved development plan for
Rosewood and due to the specific nature of the approval must now proceed to rescind
and revoke all approvals related to the PUD. The owner has requested that the rescission
process remove all site-specific entitlements of the PUD, excepting the recorded
Subdivision Plat in order to maintain the platting of the Lots and Tracts.

It should be generally stated that the previous PUD approval did allow for increased
building heights, increased massing and site coverage, along with additional Hotel,
Condo, and Workforce Housing Density placed onto the site. The proposal as shown by
the applicant would remove the site-specific allowances for height and mass increases in
order to return to the by right development allowances of the Multi-Family Zone.
2. Density Transfer and Rezone:
Given that the existing PUD altered and increased the densities of the Lots, the owner is
obligated to work with the town in order to finalize the proposed density on the lots that
will be in place once the PUD has been revoked. The applicant has provided an analysis
of the land uses and densities for the property as it exists today in comparison with the
proposed La Montagne Plan and this info has been included on the next page within Table
1.
According to the applicant’s narrative, the La Montagne Plan proposes to transfer to the
density bank a total of 56 units of Hotel Density, 19 units of Hotel Efficiency Density, and
16 units of Employee Dorm Density, for a total reduction of 128 Person Equivalent
Densities. In addition to the residential and hotel density, the proposed plan would also
include a reduction of commercial space from the existing platted 38,656 sq. ft. to 3,000
sq. ft. (92% reduction). It should be emphasized that the CDC prohibits the transfer of
workforce housing density to the density bank or to another lot unless the Town Council
determines at its sole discretion that the workforce housing density cannot be built on site
due to a practical hardship. This criteria must be demonstrated by the applicant prior to
any density transfer and rezone approval by the Town. The majority of the workforce
housing density currently on the site is classified as employee dorm units, and town staff
would be supportive of a conversion of this density from dorm to condo or apartment – an
option that may be preferable to both the developer and the town as it could be rented or
sold. The applicant has demonstrated a justification to reduce the workforce housing
density by proportionality for the purpose of this work session.
The reduction in Hotel and Hotel Efficiency Density from the site has allowed for the
development to be presented with overall reduced massing and heights different than
iterations seen in past projects. It has been suggested throughout the application that the
applicant aims to design the project in a manner that meets the requirements of the CDC
for development by right – meaning that there would be no variances or requests by the
developer to increase the proposal beyond what the CDC would allow for development
within the Multi-family Zone. The applicant has provided some high-level massing models
for Lot 126R within their application materials and has also provided a view shed analysis
for neighboring homes within the immediate vicinity in order to begin to address concerns
related to view shed impacts. From these initial work session materials, it would appear
to staff that the reduction in density and related reduction in mass may be better fitted for
the surrounding community rather than the approved site-specific development that
currently exist on the properties in the form of the Rosewood PUD.
There are a number of land uses that occur within the immediate vicinity of the La
Montagne development including: Open Space, Single-Family, Multi-Family and Village
Center. Given the large masses of neighboring multi-family structures (Peaks, See
Forever), this development may serve to buffer adjacent residential single-family uses
along Country Club Drive from further development of large multi-family buildings within
the Village Center. By creating condominiumized townhomes, a visual and
spatial transition is established as you travel west towards the terminus of the roadway.

This design and density may be preferable to neighboring residents in lieu of large singular
masses and structures typical of hotel development.
Table 1: Applicant’s Density Analysis

3. Design Review:
This design review portion of the work session serves to discuss the proposal for Lot 152R
or the South Lot only. The applicant has provided an initial design concept within the
project narrative related to things such as site context and constraints, specific building
designs and massing, pedestrian flow, and parking. The La Montagne concept could best
be described architecturally as a mountain modern vernacular with elements that are
reminiscent to existing styles and buildings within the town. The proposed design is
largely framed by shed roof forms of varying slopes and large glazing areas with a
material palette consisting of stone, wood, and metal. The relatively low pitch of the roof
allows for the elements of the architecture to appear as a natural outgrowth of the rolling
landscape surrounding the golf course – blending elements of the ground, the hillside, and
the mountains in the distance. As currently proposed, a total of six different buildings have
been identified on Lot 152R for a cumulative square footage of 58,200 sq. ft. of developed
residential condominium space.
Lot 152R is quite narrow and the geographical constraints of the site have driven the
design of the proposed condominiums. By incorporating linear townhouses along the
frontage of Country Club Drive, the project appears to have maximized golf course
frontage and view corridors from the site, while minimizing access points and turning
movements along the road. Although the project site is relatively flat, there are some

sloped portions – particularly along the road frontage as it slopes towards the golf course.
The project design proposes to build into this hillside in order to minimize cuts and fills
post development. By incorporating the building’s foundations into the sloping hillside of
Lot 152R, the project appears to minimize some structural mass as seen from Country
Club Drive and adjacent homes within the vicinity.
Table 2: Design Review Analysis

Table 3: Lot 152R - Materials
Exterior Materials
A. Fir Siding
B. Hot Roll Steel Cladding
C. Dry Stacked Stone
D. Rough Sawn Beams
E. Simulated Steel

Although the design of the buildings incorporate what
appear to be adequate amounts of dry stacked stone,
it may be preferential to increase the stone amounts
particularly in areas currently showing vertical wood
siding extending to the ground or adjacent walkways.
The purpose of the stone requirement is to create a
heavy grounded foundation that can withstand
elements such as snow.

Additional Information:
1.A. Public Benefits:
Although there are no requirements to establish public benefits as part of the PUD
rescission process, the applicant has proposed to convey Tracts OSP-118 and OSP-126
to the town subsequent to the approval of the PUD rescission, Density Transfer and
Rezone consistent with the prior PUD and platting commitments. The conveyance would
allow for trail improvements to the proposed Stegosaurus Trail that is directly to the north
of the development – specifically the initial section of switch backs seen in the Figure 2
above and shown in purple. In addition, the applicant has proposed to formalize an
easement for the Boomerang Trail that crosses Lot 126R which is also shown in Figure 2
in turquoise. In order to facilitate better pedestrian flow along Country Club Drive, the
applicant is proposing a network of walking trails and sidewalks that will be open to the
public. There is currently a lack of pedestrian amenities along Country Club Dr, and by
formalizing travel paths based on specific user groups, it may reduce some conflicts
between cars, bikes, and pedestrians. At this juncture staff has not provided a full analysis
of these proposals but will with subsequent applications.
Given Lot 152R’s proximate location to the golf course and Fairway 1, the applicant is
requesting that some of the commercial elements of the North Lot be available as an
amenity for not only residents but also guests visiting the golf course who may want to
stop for refreshments such as food or beverages.
Since the previous Rosewood PUD approval, there have been two wetland areas which
have surfaced on the South Lot. Rather than develop the wetland as originally envisioned
by the PUD, the applicant will be required to maintain and enhance this resource by using
best practices related to landscaping and buffering the delineated wetland area.

1.B. Next Steps: The applicant will file an official application for the PUD Rescission,
Density Transfer and Rezone, and DRB Design Review. Because no formal application
has been submitted other than the Work Session request for DRB and Town Council, staff
is currently uncertain on specific timelines or processes moving forward.

CONCEPTUAL WORKSESSION
SUBMITTAL APPLICATION

PLANNING & DEVELOPMENT SERVICES
455 Mountain Village Blvd. Suite A
Mountain Village, CO 81435
970-369-1392
970-728-4342 Fax
cd@mtnvillage.org

WORKSESSION SUBMISSION PROCESS
APPLICANT INFORMATION
Name:
Alpine Planning, LLC

E-mail Address:
chiris@alpineplanningllc.com

Mailing Address:
P.O. Box 654

Phone:
(970) 964-7927

City:
Ridgway

State:
CO

Zip Code:
81432

Mountain Village Business License Number:
005758
PROPERTY INFORMATION
Physical Address:
200, 208, 221, 223 & 225 Country Club Drive

Acreage:
5.49 acres

Zone District:
Multi-family

Density Assigned to the Lot or Site:
Please refer to narrative.

Zoning Designations:
Several. Refer to narrative.

Legal Description:
Lot 126R, Lot 152R, Tract OSP-126; Tract OSP-118, Telluride Mountain Village Filing 1 at Reception Number 397455

Existing Land Uses:
Vacant
Proposed Land Uses:
67 condo units; 3,000 sq. ft. of commercial area; and 2 employee apartments
OWNER INFORMATION
Property Owner:
MV Holdings, LLC a Wyoming limited liability company
Mailing Address:
1001 SW Emkay Drive, Ste. 100
City:
Bend

E-mail Address:
dylan@saltarchitect.com
Phone:
(970) 708-4927

State:
OR

Zip Code:
97702

DESCRIPTION OF REQUEST

Conceptual worksession for a rezoning and density transfer to transfer 56 hotel units, 19 hotel
efficiency units, and 16 employee dorm units to the Density Bank.
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MV Holdings, LLC
1375 SE Wilson Ave., Ste 170, Bend, OR 97702

May 28, 2019
Town of Mountain Village
Planning and Development Services Department
John Miller, Senior Planner
455 Mountain Village Blvd., Ste. A
Mountain Village, CO 81435
Dear John
MV Holdings, LLC (“Owner”) is the owner of Lot 126R, Lot 152R, Tract OSP126; Tract OSP
118, Telluride Mountain Village Filing 1 as shown on the plat recorded at Reception Number
397455 (“Property”). Please be advised that for purposes of submitting all necessary planning
applications relating to the development of the Property, the Owner appoints Chris Hawkins of
Alpine Planning; Dylan Henderson of SALT Architecture; CP Drewett of Drewett Works
Architecture; and Tom Kennedy of the Law Offices of Thomas G. Kennedy PC to act as our
agents with authority to submit, process and represent such planning applications on behalf of
the Owner.

Sincerely,

____________________________________________
Kevin Keranen, Manager
MV Holdings, LLC

CONCEPTUAL WORKSESSION
SUBMITTAL APPLICATION

PLANNING & DEVELOPMENT SERVICES
455 Mountain Village Blvd. Suite A
Mountain Village, CO 81435
970728-1392
9707284342 Fax
cd@mtnvillage.org

126R; Lot 152R; Filing No. 1 (the
Kevin Keranen, MV Holdings, LLC the owner of Lot __________________
I, ___________________________,
“Property”) hereby certify that the statements made by myself and my agents on this
submittal are true and correct. I acknowledge that any misrepresentation of any
information on the submittal may be grounds for denial of the development worksession
or the imposition of penalties and/or fines pursuant to the Community Development
Code. We have familiarized ourselves with the rules, regulations and procedures with
respect to preparing and filing the development submission request. We agree to allow
access to the proposed development site at all times by member of Town staff, DRB
members and the Town Council. We agree that if this request is approved, it is issued on
the representations made in the development submittal, and any approval or
subsequently issued building permit(s) or other type of permit(s) may be revoked without
notice if there is a breach of representations or conditions of approval. By signing this
OWNER/APPLICANT
ACKNOWLEDGEMENT acknowledgement, I understand and agree that I am responsible for the completion of all
OF RESPONSIBILITIES required onsite and offsite improvements as shown and approved on the final plan(s)
(including but not limited to: landscaping, paving, lighting, etc.). We further understand
that I (we) are responsible for paying Town legal fees and other fees as set forth in the
Community Development Code.

05/29/2019

_______________________________________________________
Signature of Owner
Date

06/12/2019

_______________________________________________________
Signature of /Agent
Date

OFFICE USE ONLY
Fee Paid:

By:
Planner:
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CONCEPTUAL WORKSESSION
SUBMITTAL APPLICATION

PLANNING & DEVELOPMENT SERVICES
455 Mountain Village Blvd. Suite A
Mountain Village, CO 81435
970728-1392
9707284342 Fax
cd@mtnvillage.org

TOWN OF MOUNTAIN VILLAGE FEE REQUIREMENTS ACKNOWLEDGEMENT
The Town of Mountain Village requires specific fees to be paid with a development application including legal and attorney fees
associated with processing land development applications, inquiries and review. Please read and acknowledge the below fee
requirement which are found at Community Development Code Section 17.4.4. General Provisions Applicable to All Development
Application Classes, Section L. Fees.
L. Fees
1. Fee Schedule. The Town Council shall, from time to time, adopt a fee resolution setting forth all development application fees
and associated permit fees. Fees for submittals not listed in the fee schedule resolution shall be determined by the Director of
Community Development on a casebycase basis determined by the similarity between the submittal and the development
applications listed on the fee schedule together with the estimated number of hours of staff time the review of the submittal will
require. No development application shall be processed, nor any development or building permits shall be issued until all
outstanding fees or moneys owed by the applicant, lot owner, developer or related entity, as defined by the Municipal Code, to
the Town, in any amount for any purpose, including but not limited to any fees, delinquent taxes, required Town licenses, permit
fees, court fines, costs, judgments, surcharges, assessments, parking fines or attorney’s fees are paid to the Town.
2. Town Attorney Fees. The applicant shall be responsible for all legal fees incurred by the Town in the processing and review of
any development application or other submittal, including but not limited to any Town Attorney fees and expenses incurred by
the Town in the legal review of a development application together with the legal review of any associated legal documents or
issues. Legal expenses so incurred shall be paid for by the applicant prior to the issuance of any permits.
3. Property or Development Inquiries. The Town requires that Town Attorney legal fees and expenses be paid for all development
or property inquiries where a legal review is deemed necessary by the Town. The developer or person making the inquiry,
whichever the case may be, shall be informed of this obligation and execute a written agreement to pay such legal expenses prior
to the Town Attorney conducting any legal review. A deposit may be required by the Director of Community Development prior to
the commencement of the legal review.
4. Other Fees. The applicant shall be responsible for all other fees associated with the review of a development application or
other submittal conducted by any outside professional consultant, engineer, agency or organization and which are deemed 69
necessary by the Town for a proper review.
5. Recordation Fees. The Community Development Department will record all final plats, development agreements and other
legal instruments. The applicant shall be responsible for the fees associated with the recording of all legal instruments.
I have read and acknowledge the fee requirements associated with my application.

_______________________________________________

Kevin Keranen, MV Holdings, LLC, Manager
(signature required)

________________________

05/29/2019
(date
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La Montagne

Conceptual Worksession
June 12, 2019

SECTION 1. CONSULTANT TEAM
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(818) 620-6083
Planning + Entitlement
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Ridgway, CO
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alpineplanningllc.com
Architecture
Drewett Works
CP Drewett
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cp@drewettworks.com
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Legal Representation + Entitlement
Law Offices of Thomas G. Kennedy
Tom Kennedy
307 E Colorado Ave., Ste. 203
Telluride, CO 81435
(970) 728-2424
tom@tklaw.net
kennedylawtelluride.com
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Real Estate
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SECTION 2
BACKGROUND AND PROPERTY HISTORY

Figure 1. Vicinity Map

MV Holdings, LLC (“Owner”) is the owner of Lot 126R, Lot 152R, Tract OSP-126; Tract OSP-118, Telluride
Mountain Village Filing 1 as recorded in the office of the San Miguel County Clerk and Recorder at Reception
Number 397455 (“Property”) as shown in Figure 1. The Owner bought the Property in 2018 with the goal of
revisiting the previously approved development plans for the Property (“Rosewood PUD Plan”) and working
with the Town, while taking into account the input from the neighbors, to create an entirely new plan for the
Property, which effectively replaces and supersedes the Rosewood PUD Plan in its entirety. The Owner is
seeking to revoke and release the PUD Agreement on the Property with the Town approval of La Montagne.
The Property is located in the Multi-family and open space zone districts and contains 5.49 acres broken out
as follows:
Lot 126R:
Lot 152R:
OSP-126:
OSP-118:
Total		

3.11 acres
1.47 acres
0.26 acres
0.65 acres
5.49 acres

The new concept being pursued by the Owner under the name “La Montagne” (“La Montagne Plan”) contemplates a significant reduction in the overall density for the Property, focuses on residential development,
with limited commercial development included, and greatly reduced building mass/scale on a “use by right”
order, without the need for seeking PUD waivers/variances for building size or height. The Owner contemplates that Lots 152R and 126R could and likely would be designed and developed separately, although
careful attention will be given with respect to the design of both lots to allow for the orderly coordination
between both projects for things like pedestrian flow through access, utility distributions and the like. The
Owner has no immediate plans to develop the North Site.
The goal of the La Montagne project is to create the premier modern townhome development that provides
the perfect retreat for golf, trail, mountain and ski enthusiasts. La Montagne is a 67-unit townhome development located on the northern edge of Mountain Village at Telluride. The development of Lot 126R will
also include a spa, gym, and a common area with a full service bar and grill to serve North Site owners and
guests. The La Montagne project is planned as two distinct developments with Lot 152R, or the “South Site”,
planned for the initial development of 22 condominium units and Lot 126R, or the “North Site”, planned for
44 condominium units and an amenity building that includes a lobby with concierge, small 3,000 sq. ft. bar
and grill, spa, pool, exercise room, 2 employee apartments, and other amenity space. The Owner contemplates a rental management structure for both the North Site and the South Site that will allow property
owners to place their units in a centrally managed and marketed rental pool. The North Site is also required
by the Town zoning rules to provide for some workforce housing with 2 employee apartments planned as
discussed in Section 7. Prior owners of the Property secured certain land use approvals from the Town concerning various uses, densities, buildings and other improvements that could be developed on the property,
which approvals were reflected in various documents, including, without limitation, the following (“Town
Approval Documents”):
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1. Resolution of the Town Council of the Town of Mountain Village, Colorado Approval of Final Planned Unit
Development Application as recorded at Reception Number 391879 (“PUD Approving Resolution”).
2. Development Agreement Lot 126R and Lot 152R Town of Mountain Village Planned Unit Development
recorded a Reception No 397458 (“PUD Agreement”), as amended.
3. The subdivision of the Property that is tied to the PUD Agreement and PUD Approving Resolution as recorded at Reception Number 397455 (“Lot 126R/152R Subdivision Plat”).
4. Various easements reflected on the Subdivision Plat granted by the Town of Mountain Village (“Town”)
and TSG Ski and Golf, LLC (“TSG”)(collectively, the “Lot 126R/152R Beneficial Easements”).
The PUD Agreement establishes the land uses and density as well as the siting and mass/scale of buildings
and other improvements allowed to be developed on the Property. The uses and densities approved by the
Town and reflected in the PUD Agreement allow for the development 67 condominium units; 56 hotel units;
19 hotel efficiency units; 17 employee dorms; 5 employee apartments; and 38,656 sq. ft. of commercial area
as detailed in Table 1, which shows the respective uses and densities respectively allowed on Lot 126R and
152R. The PUD Agreement is tied to a detailed site specific development plan for the Property that was created for the “Rosewood Hotel”. The Owner will not develop the Property under the current PUD Agreement.
Prior to the Town’s approval of the Rosewood PUD Plan, the Property had been assigned the land uses
and densities shown in Table 2, with a total of 1 single-family unit, 57 condominium units, 70 hotel units, 2
employee apartments, 16 dorm units and an unspecified amount of commercial area. The PUD Agreement
added 10 condominium units; 5 hotel-type units; 1 employee dorm, 3 employee apartments, and also established the amount of permitted commercial area. The PUD Agreement added 54 person equivalents to the
Property.
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Table 1. Current Property Land Use and Density
Lot
126R

152R

Acreage
3.11

1.47

Zone District
Multi-family

Multi-family

OSP-118
0.65
Active OS
OSP-126
0.26
Passive OS
Total Density for the Property

Zoning Designation
Condominium
Hotel
Hotel Efficiency
Employee Dorm

Actual Units
44
56
19
17

Density Per Unit
3
1.5
2
1

Equiv. Units
132
84
38
17

Employee Apt.
Commercial
Condominium
Commercial
Open Space
Open Space
Condominium
Hotel
Hotel Efficiency
Employee Dorm

5
34,001 sq. ft.
23
4,655 sq. ft.

3

15

3

69
355

67
56
19
17

Employee Apt.
5
Commercial
38,656 sq. ft.
Total Person Equivalent Density

3
1.5
2
1

201
84
38
17

3

15
355

Table 2. Land Use and Density on the Property Prior to the Rosewood PUD Plan and PUD Agreement
Lot
118
126

130
152A
152B
152C

Acreage
0.86
2.698

0.474
0.401
0.367
0.368

Zone District
Single-family
Multi-Unit

Multi-Unit
Multi-Unit
Multi-Unit
Multi-Unit

Total Density for the Property

Zoning Designation
Single-family
Condominium
Hotel
Employee Apt.

Actual Units
1
25
70
2

Density Per Unit
4
3
1.5
3

Equiv. Units
4
75
105
6

Employee Dorm

16

1

16

Commercial
Condominium
Condominium
Condominium
Condominium

10
8
6
8

3
3
3
3

30
24
18
24

Single-family

1

4

4

Condominium

57

3

171

Hotel

70

1.5

105

Employee Dorm

16

1

16

3

6

Employee Apt.
2
Commercial
Total Person Equivalent Density

Page 5

It is important to note that the original zoning on Lot 126 at the time of the Town’s incorporation in 1995
permitted 200 hotel units, 26 condominium units and an unspecified amount of commercial area per the
Official Land Use and Density Allocation List at the (“First Lot List”). The First Lot List also permitted Lot 130
with 10 condominium units, Lot 118 with 1 single-family unit; and Lots 152A, Lot 152B and Lot 152C with 22
condominium units. Thus, the Property has been permitted to have high density land uses since the Town’s
incorporation. The Town of Mountain Village Comprehensive Plan (“Comprehensive Plan”) continues to
recognize the Property with Multi-family and commercial land uses.
The PUD Agreement contemplated the eventual conveyance of tracts OSP-118 and OSP-126 to the Town,
which has not yet occurred. The Owner will convey title to Tracts OSP-118 and OSP-126 to the Town concurrent with the recording of the document that revokes and releases the PUD Agreement and the approving
ordinance for the proposed Rezoning and Density Transfer.
The Owner, in pursuing the La Montagne Plan, is proposing to submit applications with the Town, seeking to
secure Town approvals for this development proposal, which would be reviewed by the Town in the manner
prescribed in the Mountain Village Community Development Code (“CDC”), which actions would occur in
the context of various noticed public meetings, open to the public for comments. The review steps would
involve:
A. Revoking and releasing the PUD Agreement from Lot 126R and Lot 152R;
B. Changing and reducing the uses and densities allowed on Lot 126R and Lot 152R under the Rosewood
PUD Approvals, which would be accomplished through the Density Transfer and Rezoning processes.
Note, there is no proposed change to the underlying Multi-family Zone District that is currently on the
Property. The CDC requires a Rezoning Process and Density Transfer Process development applications
for transferring density off of a property even if you are not changing the zoning.
C. Separate Design Reviews for the improvements proposed respectively on Lot 126R and Lot 152R.
The lot configuration for Lot 126R and Lot 152R as depicted on the Lot 126R/152R Subdivision Plat is not
currently contemplated by the Owner as needing to be changed to accommodate the La Montagne Plan,
therefore, the Lot 126R/152R Subdivision Plat would not be modified, nor is the Owner proposing to modify
or terminate the Lot 126R/152R Beneficial Easements at this time, although, some of these easements could
be modified or terminated as the Design Review process is being undertaken. The development team will
be working closely with TSG staff in the creation of the La Montagne Plan per the Lot 126R/152R Beneficial
Easements. The La Montagne project is designed to leave Boomerang Trail in its current location on Lot 126R
and provide an easement to the Town since no easement is currently provided.
In connection with this submission, the Owner is seeking to revoke and release the PUD Agreement from
Lot 126R and Lot 152R and complete the rezone and density transfer. The Owner would pursue the Design
Review Process development applications at a later date as part of more specific and detailed submittals, although, Owner is including information as part of this application relating to some “high level” design images
for the potential buildings and improvements that could be developed on the lots.
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SECTION 3
SITE CONTEXT
Lot 126R is a vacant, open hillside property that is located at the confluence of Boomerang Trail, the Jurassic Trail and
an unauthorized trail on the lot. The Town is proposing to remove this unauthorized trail from Lot 126R and create a
new Stegosaurus Trail on TSG open space to the north of the lot that can also utilize part of OSP-126 for switchbacks
down the hillside to the Jurassic Trail. Lot 126 has a high USGS elevation of 9462 on the north side and a low elevation
of 9370 on the southwest side for an overall change of 92 feet over 312 feet and a slope grade of approximately 29.5%.
Lot 126R contains slopes that are 30% or greater (please refer to the steep slope section).
Lot 152R is a very open and vacant site located north of Hole 1 of the Telluride Golf Course. Lot 152R does not have any
trails or other improvements. Lot 152R contains modest slopes with a high USGS elevation of 9408 and a low elevation
of 9350 for an overall change of 58 feet over a distance of 613 feet and a slope grade of approximately 9.5%. The Lot
152 grade has been shaped by the grading for Country Club Drive and the golf course.
Lot 152R has two wetlands that are shown on the Property survey. These wetland areas were not identified with the
creation of the Rosewood PUD Plan and appear to have recently evolved. The project will avoid any wetland fill (please
refer to wetland discussion).
A portion of a gas regulator station is located on both Lot 126R and Lot 152R. The project team will work with Black
Hills Energy on a plan for potentially combining and screening the regulator station. It appears that a portion of the gas
line infrastructure may be located outside easements shown on the Property survey.

SECTION 4
PROPOSED DEVELOPMENT PLAN
The goal of the Owner with respect to the La Montagne Plan is to create a development plan for the Property that fits
the neighborhood and underlying zoning as a “use by right” project, without the need for PUD waivers/variations. The
development program for the Property is detailed in Table 3 with a total of 67 condominium units, 2 employee apartments, and 3,000 sq. ft. of commercial area. This development plan represents a downzoning density reduction of 56
hotel units, 19 hotel efficiency units, 17 employee dorm units, 3 employee apartments, and 35,656 sq. ft. of commercial area. The density transfer and rezoning will reduce the person equivalent density from 355 units to 207 units, a reduction of 148 person equivalents for a 42% reduction in density. The commercial area downzoning is more dramatic
with a reduction of 35,656 sq. ft. to 3,000 sq. ft. for a 92% reduction in commercial density. The actual units are being
reduced from 164 units to 69 units for a 58% reduction in density. Tracts OSP-118 and OSP-126 are to remain as platted for open space uses. The Owner does not intend to develop or operate a hotel, with the downzoning and density
transfer removing all hotel density from the Property. The downzoning results in the elimination of approximately 185
employees from working within the Property which will further reduce traffic and impacts to surrounding properties.
The North Site is planned with 46 condominium units, 2 employee apartments, 3,000 sq. ft. of commercial area; 6,000
sq. ft. amenity space (spa, gym, etc.) with an average condominium unit size of 2,486 sq. ft. per unit. The South Site is
planned with 21 condominium units with an average size of 2,771 sq. ft. per unit.
All of the La Montagne development will meet the CDC regulations with no building height or other variations that
would necessitate the creation of a new Planned Unit Development. The La Montagne project is summarized in Table
4.

Page 7

The La Montagne project provides for an integrated trails and sidewalk plan with a new Village Center Trail connecting
the Big Billies Trail to the Village Center with a sidewalk along Country Club Drive through the Property and a crusher
fine trail to the See Forever crosswalk on the northeast side of The Peaks. Trail connectivity will be provided to Boomerang Trail, Jurassic Trail and the proposed Stegosaurus Trail. The project will also provide a new alignment of the
proposed Stegosaurus Trail onto TSG land that currently trespasses onto Lot 126R provided the Town successfully
negotiates an easement for the Stegosaurus Trail with TSG.
The Rezoning and Density Transfer process will significantly reduce the impacts to the Country Club Drive neighborhood, with reduced mass and scale; reduced building heights; significantly reduced activity levels and traffic; and a
new development plan that has been designed to better fit into the neighborhood as a use by right plan, without PUD
waivers/variations for mass/scale needed or being requested. Table 5 shows the land uses and density that will be
eliminated from the Property with the La Montagne Project.
The La Montagne Project will also eliminate all of the Rosewood PUD Plan PUD waivers/variations from the Property,
including the allowances for an increase in the maximum height on Lot 126R by 15 feet for Building A from 53 feet
to 68 feet; and an increase in the maximum average height on Lot 126 R for Building A from 48 feet to 54.66 feet for
Building A and 53.33 feet for Building C.

SECTION 5
BUILDING SITING + DESIGN
La Montagne buildings have been carefully sited and designed based on several considerations, including adjacent
property owner views and land use, site topography, project views, golf course design, and existing and planned trail
connections. Drewett Works Architecture completed detailed visual evaluations for Lot 143A (Hintermeister), Lot 177
(Safdi), and Lot 119 (Krister) to ensure that proposed buildings are sensitively sited to protect views to the extent possible. The Comprehensive Plan and the CDC Comprehensive Plan Project Standards recognizes that visual impacts will
occur with development, with the goal to minimize and mitigate visual impacts.

Table 3. La Montagne Development Program
Lot
126R

Acreage
3.11

Zone District
Multi-family

OSP-118
OSP-126

0.65
0.26

Active OS
Passive OS

Zoning Designation
Condominium
Commercial
Employee Apt
Open Space
Open Space

152R

1.47

Multi-family

Condominium

21

3

63

Condominium

67

3

201

3

6

Total Density for the Property

Actual Units
46
3,000 sq. ft.
2

Density Per Unit
3

Equiv. Units
138

3

6

Employee Apt.
2
Commercial
3,000 sq. ft.
Total Person Equivalent Density

207
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Table 4. Project Summary
Geography and Zoning Requirements
Existing/Requirement

Proposed

Lot Size

North Site: 3.11 acres
South Site: 1.47 acres
Multi-family Zone District

No Change

67 Condominium Units
56 Hotel Units
19 Hotel Efficiency Units
17 Employee Dorm Units
5 Employee Apartments
38,656 sq. ft. Commercial Space
53 feet for gabled roofs
68’ Maximum Height for Building A
48 feet + 5 feet for gabled roofs
65%

67 Condominium Units
2 Employee Apartments
3,000 sq. ft. Commercial Area

Zone District
Existing + Proposed Density

Maximum Building Height
Average Building Height
Lot Coverage

Setbacks North Site
Front - South 16 feet (General Easement)
Rear - North None Per PUD Development Plan
Side - East None Per PUD Development Plan
Side - West 16 feet (General Easement)

No Change

48 feet
48 feet
North Site: 38%
South Site: 63%
16 feet
7’ - 2” to 27’-11”
58+ feet
16 feet

Setbacks South Site
Front - North 16 feet (General Easement)
Rear - South None Per PUD Development Plan

16 feet
0 feet to 17’ - 9”

Side - East None Per PUD Development Plan

0 feet

Side - West None Per PUD Development Plan

5’ - 1”

Parking North Site
Zoning Designation Parking Requirement

Provided Parking

Condominium 46 x 1.5 = 69 spaces
Employee Apts. 2 x 1.5 = 3 spaces
Commercial Area 1 space/500 sq. ft.; 3000/5oo = 6 spaces

The project is designed to maximize open space on the North Site with only 38% site coverage when 65% site coverage
is allowed which is a 45% reduction in allowed site coverage. Development on the North Site has been clustered with
six (6) buildings in the center of the lot with open space areas in between the buildings, around the main Boomerang
and Jurassic trail corridors through the lot and on the edges of the buildings. Buildings have been set back from the
northern property lines with low building heights on the uphill walls to minimize visual impacts to the Valley Floor.
Development on the North Site steps down towards the east with over a 100 foot setback to the home on Lot 119.
The gently sloping topography of the South Site allows for the townhouse units to step up the site following the natural
grade. The proposed buildings on the North Site are also designed to step up with the topography of the site and to
use the uphill wall of the buildings to retain grades that allows for development to fit into the topography with grading
and exterior retaining walls minimized. The South Site has been designed to provide for a landscaped buffer to the TSG
golf course Hole 1 with landscaping on-site and within a landscaping easement that was granted for Lot 152R. Buildings have been designed to avoid wetland fill.
Organic mountain modern architecture is expressed through stone-veneered foundation elements, vertical wood
siding, mill-scale steel porcelain panels, and low reflective standing seam metal roofing. The indigenous architecture
additionally has a tectonic nature with its exposed beams, purlins, and wood ceilings. The sloping shed roof forms
afford remarkable shade, shadow, and visual layering. The ample overhangs bolstered with large timbers provide for
glass protection and an iconic mountain vernacular design. The overall composition is intended to provide a mountain
modern aesthetic with a horizontal nature. This allows the composition to blend harmoniously into the existing fabric
of Mountain Village, thus allowing a low visual impact to neighboring properties.
Landscaping has been carefully designed to provide six distinct zones including the golf course buffer planting zone, the
high interest pedestrian zone, highly organized drift planting zone, the transitional planting zone, low impact zone and
the wildfire mitigation zone. Each zone has specific design and landscaping goals as outlined on Sheet DR204.4L2.

Section 6
PUD REVOCATION AND RELEASE
In connection with this Application, the Owner requests that the Town revoke the PUD Agreement and related Rosewood PUD approvals for the Property, other than the Lot 126R/152R Subdivision Plat and the Lot 126R/152R Beneficial
Easements. The Owner requests the Lot 126R/152R Subdivision Plat and the Lot 126R/152R Beneficial Easements be
kept in place and not modified or otherwise affected by this requested action. This action would be consistent with
the requirements and expectation of the Town as expressed in the Standstill Agreement between the Town and the
prior landowner of the Property dated February 15, 2018, as amended, which required the owner of the Property to
proceed with certain land use applications relating to the Property. It would also be consistent with the requirements
and expectations contained in the CDC and applicable state law (notably the Colorado PUD Statute), which recognize
the right of the Town to revoke and release the PUD Agreement.

Service Parking 1 space
Total Parking 79 spaces

80 spaces

Parking South Site
Zoning Designation Parking Requirement

Provided Parking

Condominium 21 x 1.5 = 32 spaces
Service Parking 1 space
Total Parking 33 spaces
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33 spaces
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Design Inspiration

Section 7
REZONING + DENSITY TRANSFER
The La Montagne Project is not requesting a rezoning of the Property to change the current Multi-family Zone District.
The rezoning is only needed to transfer density to the Town Density Bank per CDC Section 17.3.8(B):
“Density may be transferred from one lot to another lot or to the density bank provided the density transfer is
approved pursuant to the density transfer and rezoning processes as concurrent development applications...”
The Rosewood PUD Plan density, La Montagne Density and the net effect of the proposed Density Transfer are shown
in Table 5. The proposed rezoning and density transfer result in the elimination of 56 hotel units, 19 hotel efficiency
units; 2 condominium units; 3 employee apartments; and 17 employee dorms.

Employee Housing Rezoning Change
The zoning history concerning the Property has consistently contemplated the development of a sizable amount of
hotel and commercial development (see Tables 1 and 2). The employee housing density attributable to Lot 126R prior
to the Rosewood PUD is equal to 22 person equivalents of density in 2 employee apartments and 16 dorm units (“Pre
Rosewood Employee Housing Requirement”) and related to and offset/mitigate the 70 units of hotel density and the
commercial density zoned to the property.
CDC Section 17.3.9(C) states:
“Certain lots are required to construct and provide workforce housing units concurrent with the free-market
development allowed on a lot. Such lots with workforce housing are designated on the official land use and
density allocation list.
1. Workforce housing density assigned to a lot on the official land use and density allocation list or by an
effective resolution shall be built concurrent with any free-market units on that lot, and workforce housing
density cannot be transferred to the density bank or to another lot unless the Town Council determines, in
its sole discretion, that the workforce housing density cannot be built on a site due to a practical hardship.
a. If the Town Council determines a practical hardship exists, the applicant shall be required to transfer
the unbuilt workforce housing density to the density bank pursuant to the rezoning and density transfer
processes.”
The Owner is aware of the issues and concerns of the neighbors to the Property who have appeared before the Town
in recent years and expressed their considerable concern with the mass/scale and zoning and density assigned to the
site, and resulting impacts associated with visual impacts, traffic, noise, etc. when prior owners of the property were
endeavoring to develop the property in line with these land use allocations. In response to these concerns and changes in market conditions and land use development patterns in the Mountain Village since the Rosewood PUD was
approved, the Owner is proposing a significant reduction in the overall land use mix, density and mass and scale being
pursued (including the elimination of the hotel density/uses and sizable reduction in commercial density/uses).
As discussed in the application, the proposed rezoning and density transfer and overall reduction in mass/scale will
eliminate 75 hotel units and 35,656 sq. ft. of commercial area that reduces the free market actual unit density from
142 units to 67 units (53% density reduction). The free market person equivalent density is reduced from 323 to 201
units (38% reduction), and the commercial density is reduced from 38,656 sq. ft. to 3,000 sq. ft. (92% reduction). The
estimated number of employees being generated from the development is also being reduced by approximately 80%.
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Table 5. Existing and Proposed Density for the Property
Lot
Acreage Zone District
Existing Property Density
126R
3.11
Multi-family

152R

1.47

Multi-family

OSP-118
OSP-126

0.65
0.26

Active OS
Passive OS

Proposed Property Density
126R
3.11
Multi-family

152R
OSP-118

1.47
0.65

Multi-family
Active OS

OSP-126

0.26

Passive OS

Zoning Designation

Actual Units

Density Per Unit

Equiv. Units

Condominium
Hotel
Hotel Efficiency
Employee Dorm

44
56
19
17

3
1.5
2
1

132
84
38
17

Employee Apt.
5
Commercial
34,001 sq. ft.
Condominium
23
Commercial
4,655 sq. ft.
Open Space
Open Space
Total Person Equivalent Density

3

15

3

69

Condominium
Employee Apt.
Commercial
Condominium
Open Space

3
3

138
6

3

63

46
2
3,000 sq. ft.
21

355

The Applicant’s efforts to reduce the overall mass/scale and zoning/density from the Property in response to neighbor
concerns and evolving land use patterns would be significantly frustrated if the Town mandated the placement and
development of the full extent of the Pre Rosewood Employee Housing Requirement. In order to sustain a functional
and viable project, it would not be practical for the applicant to pursue an overall downzoning of the site without a
corresponding reduction in the employee housing zoning.

Rezoning and Density Transfer Criteria for Decision
The proposed rezoning complies with the Rezoning Process Criteria for Decision set forth in CDC Section 17.4.9(C)(3) as
outlined in the following sections:

General Conformance with the Mountain Village Comprehensive Plan
The proposed rezoning and density transfer are in general conformance with the Comprehensive Plan. The Comprehensive Plan’s Future Land Use Plan designates the Lot 126R and Lot 152R as “Multiunit”.
The Comprehensive Plan states the following regarding the Multiunit classification:
“Provide higher density condominium development for deed restricted housing, hotbeds, second homes and
similar uses.”

Open Space
Total Person Equivalent Density
Density To Be Transferred to the Density Bank
Hotel
56
Hotel Efficiency
19
Employee Dorm Units 16
Total Person Equivalent Density

To make the project viable in light of these changes and to maintain the goal of reducing the overall mass/scale and
density for the site, the Owner must likewise modify the Pre Rosewood Employee Housing Requirement; the amount
of zoning and density for the Property; and related mass/scale assigned to the site, which would result in a reduction
from 16 dorm units and two employee apartments to 2 employee apartments. The applicant believes this reduction
in the number of employee housing units in the Property is proportionate to and is in balance with the reduced free
market zoning and density proposed for the La Montagne project.

207
1.5
2
1

84
38
16
128

The Plan policies for Multiunit development were incorporated into the CDC and the Multi-family Zone District. Tracts
OS-118 and OS-126 are shown as Passive Open Space on the Future Land Use Plan.
Land Use Principle I, Policy B.2.a states:
“Allow mixed-use commercial development in multiunit projects in appropriate locations in Meadows, the
Ridge, Lot 126, Mountainside Lodge and other locations where Town Council determines, in its sole discretion,
that commercial development is appropriate and necessary to serve the project or the neighborhood.”
The Future Land Use Plan clearly shows Multiunit development for Lot 126R and Lot 152R that is surrounded by
single-family development, with the area east of Lot 126R a small single-family area that is surrounded by high density development and the Village Center Subarea located just to the east. The Future Land Use Plan for the Property is
shown in Figure 2.
The Property is located outside of all of the Plan’s subareas and just outside the Village Center Subarea so there are
no specific Comprehensive Plan targeted densities, building heights, hotbed mix requirements and no recommended
public benefits for the Property. Employee housing will be provided as discussed above. Wetlands, steep slopes and
infrastructure are addressed in this narrative. Tree cover is very limited on Lot 126R and Lot 152R with tree removal
and fire mitigation to be addressed as a part of the future Design Review Process applications.

Consistency with Zoning and Land Use Regulations
The proposed rezoning and density transfer applications are consistent with the Zoning and Land Use Regulations contained in CDC Section 17.3. Multi-family condominium dwellings are permitted uses in the Multi-family Zone District.
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CDC Section 17.3.4(D)(4) allows for the proposed bar/grill area on the Lot 126R as a limited commercial areas that
primarily serves the guests and owners of La Montagne or as otherwise provided for in the Comprehensive Plan. The
Comprehensive Plan envisions Lot 126 to have commercial development.

Figure 2. Future Land Use Plan for the Property

The Owner intends to transfer 2 condominium units; 56 hotel units; 19 hotel efficiency units and 16 employee dorm
units to the Density Bank as provided for in this narrative. The Owner intends to develop 2 employee apartments as
discussed above. The rezoning does not impact the CDC Platted Open Space requirements. The proposed building
height and maximum average height comply with the CDC building height limitations as provided for in Table 4. The
site coverage also complies with the Multi-family Zone District with approximately 63% site coverage on Lot 152R and
38% site coverage on the Lot 126R.

Comprehensive Plan Project Standards
The proposed rezoning complies with the Comprehensive Plan Project Standards in CDC Section 17.4.12 (H).
Visual Impacts
Visual impacts have been minimized and mitigated to the extent practical. The buildings have been located outside of
key viewsheds for surrounding properties including Lot 119, Lot 143A and Lot 117 as discussed in this narrative and as
shown on Sheet DR204.26 -.29. CDC Section 17.4.12(H)1 states:
“It is understood that visual impacts will occur with development.”
The project team has gone to great lengths to design the buildings and site to minimize visual impacts to the extent
practical.
Scale and Mass

ment for the Stegosaurus Trail with TSG.

The scale and mass of the development are appropriate and fit the site based on the zoning limitations of the
Multi-family Zone District. La Montagne has been designed to have simple and modern buildings with shed roof forms
and understated building massings that respond to the topography, views, site conditions and surrounding development. The use of shed roof forms means that no shed roof peak will exceed 48 feet above pre or post construction
grade. If gable roof forms were used the building heights could be five feet higher for both maximum and average
building heights. The buildings are integrated and step up with the natural topography of the Property. The project
has been designed to avoid locating buildings in any platted general easement. The project will also meet the required
site coverage requirements for the Multi-family Zone District.

The project team will also evaluate the Lot 126R/152R Beneficial Easements with the Town to determine if there is a
need for any adjustments or vacations while working with TSG in a cooperative and proactive manner.

Environmental and Geotechnical Impacts
The proposed development will avoid, minimize or mitigate environmental and geotechnical impacts to the extent
practical. A Colorado licensed Professional Engineer will design the civil and structural plans in accordance with CDC
requirements, including the Steep Slope Regulations (refer to Steep Slope section) and the Grading and Drainage Design requirements. A wetland specialist will help to create enhanced wetland areas on the South Site with no wetland
fill (refer to the Wetlands section).
Site Specific Issues
The proposed development addresses site specific issues. The project team will work with Black Hills Energy to create an aesthetically pleasing gas regulator station. Trash and recycling facilities will be carefully located to minimize
impacts to area residents and future La Montagne residents and guests.
The project team will also ensure that trails through the North Site will remain open during development while striving
to relocate the current unauthorized trail on the North Site to TSG land if the Town is successful in negotiating an ease-

Page 15

A grease trap will be provided with the bar and grill. Sand and oil separators will also be provided in the parking garages. A composite utility plan will be provided with the Design Review Process application for Lot 152R that addresses
utilities for both the North Site and South Site, along with any needed relocations. The project team will closely work
with the Town Public Works Department and all utility agencies on the utilities plan.

Consistency with Public Health, Safety and Welfare
The proposed rezoning is consistent with the public health, safety and welfare. The proposed development is designed in accordance with the dimensional limitations of the underlying Multi-family Zone District. The dimensional
limitations of the CDC were created to ensure appropriate and compatible development as envisioned by the Plan, the
Multi-family Zone District and the CDC. Adequate infrastructure and services are available to the Expansion Area as
outlined in this narrative.

Rezoning Justification
The proposed rezoning is justified by the Comprehensive Plan with multi-family condominium development envisioned
on Lot 126R and Lot 152R. The Town’s CDC rezoning and density transfer policies also recognize the ability to transfer
density to the Density Bank or convert density on a development site. The proposed rezoning and density transfer
are also justified by the Standstill Agreement and the community’s desire to eliminate hotel uses and density, and to
significantly reduce the PUD Agreement commercial area.
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Public Facilities and Services
The Telluride Fire Protection District will provide fire protection and emergency response services. The Mountain
Village Police Department will provide police services. Water and sewer are available from the Town of Mountain Village. Gas and electric services will be provided by Black Hills Energy and SMPA, respectively. The driveways within La
Montagne will be privately maintained, including snow plowing and snow removal. The Big Billies Trail, Jurassic Trail,
Boomerang Trail, the Village Center Trail and the planned Stegosaurus Trail provide unparalleled trail and pedestrian
access. The Conceptual Trail Map is shown on Sheet DR204.2.1 of the plan set.

Project Circulation, Parking, Trash and Deliveries
The proposed development will be accessed by Country Club Drive that has been built with the required paved width
of 22 feet and two foot gravel shoulders. The Owner engaged a transportation consulting firm to provide a traffic analysis of the project. The project engineer will also work with the transportation consultant to evaluate the “S” curves
leading to the Property. Fire District required emergency and vehicular turnaround(s) will be provided as needed for
the project. Required parking will be provided in underground parking garages on both the North Site and the South
Site. A trash and recycling room will be designed for the North Site and the South Site that are accessed by the proposed project access driveways. A loading/unloading parking area will be provided for both the North Site and the
South Site.

Compliance with Other Town Regulations
The proposed development will comply with the requirements of the CDC and any applicable requirements of the
Municipal Code.

Wetland Regulations
There are two wetland areas on the South Site that appear to have evolved on the site since the Town approved the
Rosewood PUD Plans. A review of the Rosewood PUD Plans shows that buildings were located on top of the newly
identified wetland areas.
CDC Section 17.6.1(B) establishes the Wetland Regulations that are applicable to the Property. Section 17.6.1(B)(2)
establishes the following standards. Project team comments are shown with italics.
a. Avoid disturbance to wetland areas to the extent practicable, and minimize and mitigate impacts where site conditions preclude the ability to avoid wetland impacts. The development of the South Site will avoid any disturbance
to the wetland areas. The wetland areas will be protected by sturdy fencing, matting or boards during construction. All building walls are setback from the wetland areas with no wetland fill as shown in Figure 4. Figure 4 also
shows the proposed cantilevered decks over the wetland areas that will be elevated 10 feet over the wetland areas.
The wetland areas are low quality wetlands with low functional values. The project team will provide a detailed
wetland enhancement plan to add wetland plants and improve the functional values of the wetlands on the South
Site as a part of the required Design Review Process development application.
b. Provide appropriate setbacks to wetland areas to the extent practicable. There will be situations where wetland
fill or no wetland setbacks are appropriate to implement the Comprehensive Plan, allow for reasonable use, or
for site-specific issues or project needs. It is not practicable to provide setbacks to the wetland areas given the
narrow width of Lot 152R and the underlying zoning that allows for up to 23 condominium units. Lot 152R is only
8o to 100 feet in depth which is very shallow for a multi-family lot in Mountain Village. The front 16 foot general
easement reduces the functional width to approximately 65 to 84 feet at the narrowest points. The development is
avoiding the wetland areas which further limits the developable areas of the South Site. Lot 152R has been replatted approximately three times without any general easement on the golf course which we believe is due, in part, to
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Figure 3. Wetland Setbacks
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the narrow width. This narrow width combined with the underlying density necessitate that development be located as close as possible to the wetland areas to allow for reasonable use of Lot 152R, with the decks of Buildings H
and K proposed to slightly cantilever over the wetland areas as shown in Figure 3. Detailed plans will be provided
with the Design Review Process application to show the exact surveyed boundary of the wetland areas relative to
the buildings foundations, footers, walls and decks to ensure no wetland fill will occur. Detailed construction mitigation plans will also be provided with the required Design Review Process application to ensure the wetland areas
will not have any soil disturbance.

Figure 4. Steep Slopes Map

c. If a developer proposes to cause disturbance or fill to a wetland area, the CDC required development application
shall include a thorough, written evaluation of practical alternatives to avoiding any fill, excavation or disturbance
of any wetland. This standard is not applicable since no wetland disturbance is proposed.
d. The review authority shall only allow for wetland disturbance or fill if it is demonstrated that there is not a practicable alternative to avoiding such activities and if the following criteria are met. This standard is not applicable
since no wetland disturbance is proposed.
e.

The review authority should allow for the reconfiguration of a lot with surrounding lots by the Subdivision Process
to avoid wetland impacts if practicable. It is not practicable to reconfigure the lot due to the golf course design and
layout with TSG owning all of the land on the east, west and south sides of Lot 152R.

f.

All development applications for lots that contain wetlands or that are in close to proximity of wetlands on adjoining lots shall, as a part of the applicable development application, submit a wetlands delineation performed
by a USACE qualified consultant. A wetland delineation that has been approved by a United States Army Corps of
Engineers qualified consultant has been provided. Proof of the Corps approval of the delineation will be provided
with the formal Rezoning and Density Transfer development applications.

Steep Slope Regulations
The Property contains steep slopes that are 30% or greater as shown in Figure 4. Lot 152R has steep slope areas along
Country Club Drive that were created due to the grading for the road. Lot 152R also has steep slopes on the upper half
of the Property. Lot 152R has a small area of steep slopes on its western side.
Section 17.6.1(C)(2)(a) of the Community Development Code CDC states that:
“Building and development shall be located off slopes that are thirty percent (30%) or greater to the extent
practical.
i. In evaluating practicable alternatives, the Town recognizes that it may be necessary to permit disturbance
of slopes that are 30% or greater on a lot to allow access to key viewsheds, avoid other environmental issues,
buffer development and similar site-specific design considerations.”
It is not practicable to avoid all steep slope areas because the Property contains large areas of slopes that are 30% or
greater. Lot 126R and Lot 152R were platted and zoned for high density development with full knowledge of the steeper slopes that existed on the Property. Avoiding the steep slope areas on Lot 126R and Lot 152R would not allow for
the historic or current density assigned to the Property, and would deny the owner reasonable use. The development
of steep slopes allows for the development to be clustered in the central location of Lot 126R while also providing
accesses to key viewsheds. Lot 126R is located immediately next to an extensive open space buffer for all of Mountain
Village that leads down to the Valley Floor. It should also be noted that Lot 143A to the west is entirely located in a
steep slope area that leads into the North Site with development already approved higher on the hillside in this area of
the town.
The purpose of the Steep Slope Regulations “...is to prevent the development of steep slopes that are thirty percent
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(30%) or greater to the extent practicable in order to protect water quality, visual resources and slope stability.” Plans
for the North Site and South Site will include a thorough engineered plan that will protect water quality and slope stability. The Town zoning has always contemplated development on the south facing hillside of Lot 152R with extensive
open space located to the North of the Property. Development has been designed to fit the topography of the North
Site and South Site with extensive landscaping, and natural colors and materials to mitigate visual impacts. Large areas
of private open space will further mitigate visual impacts.

CDC Section 17.6.1(C)(2)(c) states the review authority will only allow for steep slope disturbance if the following criteria are met, with our comments shown in italics:
i. The proposed steep slope disturbance is in general conformance with the Comprehensive Plan. The proposed steep
slope disturbance is envisioned by the Plan. The Future Land Use Map envisions the development of the North Site and
South Site for Multi-family development.
ii. The proposed disturbance is minimized to the extent practical. Soil disturbance in undisturbed areas will be minimized to the extent practical.
iii. A Colorado professional engineer or geologist has provided:
(a) A soils report or, for a subdivision, a geologic report; or
(b) An engineered civil plan for the lot, including grading and drainage plans.
And the proposal provides mitigation for the steep slope development in accordance with the engineered plans. A
soils report will be provided with the Design Review Process development application. A Colorado PE will develop the
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engineered civil plan for the Design Review Process development applications to enable safe and viable building design
as well as appropriate grading and drainage plans.

General Easement and Setbacks
CDC Section 17.3.14 establishes the provisions related to general easements and setbacks. The only platted general
easements are located on the north side of Lot 152R along Country Club Drive; on the south side of Lot 126R along
Country Club Drive; and along the west side of Lot 126R adjacent to the single-family development to the west.
La Montagne will avoid locating any buildings in the platted general easements, including building exteriors, foundations, roof driplines and decks. Grading work in the general easement will be needed for project grading (including
retaining walls), sidewalks, trail connectivity, landscaping and similar site improvements. Project signage and address
monuments will also be proposed in the front general easements. The Design Review Process development applications for the North Site and South Site will include a detailed evaluation of the proposed improvements in the General
Easement pursuant to CDC Section 17.3.14(F).
There are no general easement along the western, eastern and southern lot lines of Lot 152R or along the northern
and eastern side of Lot 126R. CDC Section 17.3.14(B) states:
“For lots outside the Village Center Zone District where a general easement does not exist and lots where the
general easement has been vacated, the review authority may require the establishment of a building setback
as determined by the DRB at the time of review of a development application.”
We are seeking to obtain the Design Review Board’s approval of the following setbacks for areas that do not have a
general easement as shown on the Conceptual Site Plan on Sheet DR204.2:
Lot 126R
Building C: 9’ - 2” to northern property line
Building D: 7’ - 2” to northern property line
Building E: 10’ - 4” to norther property line
Building G: 17’ - 5” to northern property line
One the main purposes of the 16 foot general easement is to provide a buffer area that is free from development when
lots are in close proximity to one another outside the Village Center (Village Center lots do not have general easements
or setbacks in most instances). The proposed northern setbacks for the North Site are justified by the fact that a large
open space tract exists to the north of Lot 126R (Tract OS-FF-5). Buildings heights on the northern side of Lot 126R will
be minimized to the extent practical. Buildings C, D and E are located on the downhill side of a geographic ridge to
the north of the development area. The project team does not believe that Buildings C, D, E or G will be visible from
the Valley Floor and will erect story poles of the northern facades for the formal rezoning and density transfer public
hearings.

The setbacks on Lot 152R are warranted due to the narrow lot width and the front general easement of 16’ that leaves
approximately 65 feet to 84 feet for the development of a multi-family townhouse project. The wetland areas on Lot
152R further constrain development to the central area of the Property which necessitates the setbacks as shown
in order to allow for reasonable use. The setbacks on Lot 152R are also justified by the large open space tract to the
south (Tract OS-1R-1) with the closest development at The Peaks located over 450 feet away.
The Town has never required a the platting of a 16 foot general easement or setback on the western, southern or
eastern lot lines of the South Site. This allows for zero lot line development which is needed in order to achieve the
permitted density. The Rosewood PUD Plan reflects this zero lot line development. The TSG landscape easement and
other Lot 152 beneficial easements further support the intended zero lot line development with easements for construction, maintenance, drainage, utilities and landscaping needed in order to successfully achieve the envisioned density on the South Site. These easements provide room to construct and maintain the project, and to provide a good
transitional landscape buffer to Hole 1 and the associated tee boxes.

Ridgeline Lots
Lot 126R is a Ridgline Lot per CDC Section 17.5.6 subject to the following regulations, with our comments shown in
italics:
1. All structures shall have varied facades to reduce the apparent mass. The building mass on the North Site will be
broken up by the use of several smaller buildings instead of one large building. Each building on the North Site will
have varied facades.
2. To the extent practical, foundations shall be stepped down the hillsides to minimize cut, fill and vegetation removal. The North Site development will be designed with individual buildings with foundations that step down the
hillside.
3. Building and roofing materials and colors shall blend with the hillside. The color of the building and roofing materials on the North Site will blend with the surrounding hillside and mountainside colors.
4. Colors and textures shall be used that are found naturally in the hillside. North Site buildings will be designed with
colors and textures that are found naturally in the hillside and mountainside areas.
5. Reflective materials, such as mirrored glass or polished metals, shall not be used. Reflective materials will not be
used.
6. To the extent practical, no exterior lights shall be installed on the east side of buildings. Any required exterior
lighting shall be shielded, recessed, or reflected so that no lighting is oriented towards the east side of the building.
Any required lighting on the east and north sides of the buildings will be minimized, shielded or recessed.

Lot 152R
Building H: 5’ to western property line and 0’ to southern property line
Building I: 11’ - 4” to southern property line
Building J: 8’ - 2” to southern property line
Building K: 17’ - 9” to southern property line
Building L: 9’ - 2” to southern property line
Building M: 0’ to southern and eastern property lines
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SHEET INDEX

LOT 152R
UNIT COUNTS
ROOM COUNT
BUILDING H (2)
BUILDING I (3)
BUILDING J (3)
BUILDING K (2)
BUILDING L (3)
BUILDING M (8)
(21) UNITS

NOTES
LOT 152R = 64,152 SF
HEIGHTS = MAX HEIGHT 48' - MAX AVERAGE HEIGHT 48'
ZONE DISTRICT = MULTI-FAMILY OUTSIDE VILLAGE CORE
ALLOWABLE SITE COVERAGE = 65%

6,100 SF
8,000 SF
8,500 SF
9,200 SF
8,500 SF
17,900 SF
= 58,200 SF

65% = 41,698 SF
CURRRENT LOT COVERAGE = 40,500 SF = 63%

PARKING REGULATIONS (1.5 PER UNIT MIN.)(1-5 SERVICE)
(SURFACE PARKING) - 3 PARKING SPOTS
(WEST GARAGE) 15 PARKING SPOTS 12,808 SF
(EAST GARAGE) 24 PARKING SPOTS 14,083 SF
TOTAL =
42 PARKING SPOTS 26,891 SF

DESIGN ARCHITECT

LOCAL ARCHITECT

LANDSCAPE ARCHITECT

LOT 126R

PLANNING

UNIT COUNTS
UNIT COUNT
BUILDING A
BUILDING B
BUILDING C
BUILDING D
BUILDING E
BUILDING F
BUILDING G
(46) UNITS

DEVELOPMENT GROUP

LOT 152R - LOT 126R

CIVIL ENGINEERING

GENERAL CONTRACTOR

(8)
(7)
(7)
(10)
(6)
(5)
(1)
=

NOTES
15,500 SF
18,000 SF
17,500 SF
28,000 SF
14,500 SF
9,500 SF
6,400 SF
109,400 SF

COMMERCIAL SPACE (BAR-GRILL)
AMENITY SPACE (SPA - GYM)

3,000 SF
6,000 SF

EMPLOYEE HOUSING
APARTMENTS (2)

2,500 SF

LOT 126R = 175,559 SF
HEIGHTS = MAX HEIGHT 48' - MAX AVERAGE HEIGHT 48'
ZONE DISTRICT = MULTI-FAMILY OUTSIDE VILLAGE CORE
ALLOWABLE SITE COVERAGE = 65%
65% = 114,113 SF
CURRRENT LOT COVERAGE = 63,010 SF = 36%

PARKING REGULATIONS
(1.5 PER UNIT MIN.)
44 UNITS
66
3,000 SF COMMERCIAL BAR (1 PER 500 SF)
6
6,000 SF SPA/GYM
(0)
EMPLOYEE HOUSING 2 UNITS (1.5 PER UNIT)
3
SERVICE PARKING
(1-5)
5
TOTAL = 80 PARKING SPOTS
32,000 SF
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DR204.16
DR204.17
DR204.18
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CONCEPTUAL DESIGN REVIEW
ALTA SURVEY
CONCEPTUAL SITE PLAN
CONCEPTUAL TRAIL MAP
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SLOPE ANALYSIS
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SITE COVERAGE
CONCEPTUAL VIEW - GOLF COURSE
CONCEPTUAL VIEW - GOLF COURSE
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UNIT COUNTS
ROOM COUNT
BUILDING H (2)
BUILDING I (3)
BUILDING J (3)
BUILDING K (2)
BUILDING L (3)
BUILDING M (8)
(21) UNITS

6,100 SF
8,000 SF
8,500 SF
9,200 SF
8,500 SF
17,900 SF
= 58,200 SF

PARKING REGULATIONS (1.5 PER UNIT MIN.)(1-5 SERVICE)
(SURFACE PARKING) - 3 PARKING SPOTS
(WEST GARAGE) 15 PARKING SPOTS 12,808 SF
(EAST GARAGE) 24 PARKING SPOTS 14,083 SF
TOTAL =
42 PARKING SPOTS 26,891 SF
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UNIT COUNTS

NOTES
LOT 152R = 64,152 SF
HEIGHTS = MAX HEIGHT 48' - MAX AVERAGE HEIGHT 48'
ZONE DISTRICT = MULTI-FAMILY OUTSIDE VILLAGE CORE
ALLOWABLE SITE COVERAGE = 65%
65% = 41,698 SF
CURRRENT LOT COVERAGE = 40,500 SF = 63%

UNIT COUNT
BUILDING A
BUILDING B
BUILDING C
BUILDING D
BUILDING E
BUILDING F
BUILDING G
(46) UNITS

(8)
(7)
(7)
(10)
(6)
(5)
(1)
=

NOTES
15,500 SF
18,000 SF
17,500 SF
28,000 SF
14,500 SF
9,500 SF
6,400 SF
109,400 SF

COMMERCIAL SPACE (BAR-GRILL)
AMENITY SPACE (SPA - GYM)

3,000 SF
6,000 SF

EMPLOYEE HOUSING
APARTMENTS (2)

2,500 SF

LOT 126R = 175,559 SF
HEIGHTS = MAX HEIGHT 48' - MAX AVERAGE HEIGHT 48'
ZONE DISTRICT = MULTI-FAMILY OUTSIDE VILLAGE CORE
ALLOWABLE SITE COVERAGE = 65%
65% = 114,113 SF
CURRRENT LOT COVERAGE = 63,010 SF = 36%
PARKING REGULATIONS
(1.5 PER UNIT MIN.)
44 UNITS
66
3,000 SF COMMERCIAL BAR (1 PER 500 SF)
6
6,000 SF SPA/GYM
(0)
EMPLOYEE HOUSING 2 UNITS (1.5 PER UNIT)
3
SERVICE PARKING
(1-5)
5
TOTAL = 80 PARKING SPOTS
32,000 SF
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SLOPE ANALYSIS

DR204.3 S

LOT 152R - LOT 126R

CONCEPTUAL LANDSCAPE PLAN

DR204.4 L1

LOT 152R - LOT 126R

CONCEPTUAL LANDSCAPE PLAN

DR204.5 L2

LOT SIZE = 175,559 SF
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REFERENCE TOWN COUNCIL 2007-0315-05
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SITE COVERAGE
LOT 152R
UNIT COUNTS
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ROOM COUNT
BUILDING H (2)
BUILDING I (3)
BUILDING J (3)
BUILDING K (2)
BUILDING L (3)
BUILDING M (8)
(21) UNITS

6,100 SF
8,000 SF
8,500 SF
9,200 SF
8,500 SF
17,900 SF
= 58,200 SF

PARKING REGULATIONS (1.5 PER UNIT MIN.)(1-5 SERVICE)
(SURFACE PARKING) - 3 PARKING SPOTS
(WEST GARAGE) 15 PARKING SPOTS 12,808 SF
(EAST GARAGE) 24 PARKING SPOTS 14,083 SF
TOTAL =
42 PARKING SPOTS 26,891 SF

LOT 126R
UNIT COUNTS

NOTES
LOT 152R = 64,152 SF
HEIGHTS = MAX HEIGHT 48' - MAX AVERAGE HEIGHT 48'
ZONE DISTRICT = MULTI-FAMILY OUTSIDE VILLAGE CORE
ALLOWABLE SITE COVERAGE = 65%
65% = 41,698 SF
CURRRENT LOT COVERAGE = 40,500 SF = 63%

UNIT COUNT
BUILDING A
BUILDING B
BUILDING C
BUILDING D
BUILDING E
BUILDING F
BUILDING G
(46) UNITS

(8)
(7)
(7)
(10)
(6)
(5)
(1)

=

NOTES
15,500 SF
18,000 SF
17,500 SF
28,000 SF
14,500 SF
9,500 SF
6,400 SF
109,400 SF

COMMERCIAL SPACE (BAR-GRILL)
AMENITY SPACE (SPA - GYM)

3,000 SF
6,000 SF

EMPLOYEE HOUSING
APARTMENTS (2)

2,500 SF

LOT 126R = 175,559 SF
HEIGHTS = MAX HEIGHT 48' - MAX AVERAGE HEIGHT 48'
ZONE DISTRICT = MULTI-FAMILY OUTSIDE VILLAGE CORE
ALLOWABLE SITE COVERAGE = 65%
65% = 114,113 SF
CURRRENT LOT COVERAGE = 63,010 SF = 36%
PARKING REGULATIONS
(1.5 PER UNIT MIN.)
44 UNITS
66
3,000 SF COMMERCIAL BAR (1 PER 500 SF)
6
6,000 SF SPA/GYM
(0)
EMPLOYEE HOUSING 2 UNITS (1.5 PER UNIT)
3
SERVICE PARKING
(1-5)
5
TOTAL = 80 PARKING SPOTS
32,000 SF

SITE COVERAGE: THE TOTAL HORIZONTAL AREA OF ANY
BUILDING, CARPORT, PORTE-COCHERE OR ARCADE AND
SHALL ALSO INCLUDE WALKWAYS, ROOF OVERHANGS,
EAVES, EXTERIOR STAIRS, DECKS, COVERED PORCH,
TERRACES AND PATIOS. SUCH HORIZONTAL
MEASUREMENT SHALL BE FROM THE DRIPLINES OF
BUILDINGS AND FROM THE EXTERIOR SURFACE OF THE
TOTAL WALL ASSEMBLY.
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John A. Miller
From:
Sent:
To:
Subject:

Jim Boeckel <jim@telluridefire.com>
Wednesday, June 19, 2019 11:30 AM
John A. Miller
Re: Referral for Lot 126R 152R La Montagne (Former Rosewood)

John,
I am assuming this would be Lot 152R,
Townhomes shall have fire sprinkler system(s) installed and fire sprinkler system shall be monitored. Each unit shall have
an individual riser and controls for the fire sprinklers.

On Tue, Jun 18, 2019 at 5:07 PM John A. Miller <JohnMiller@mtnvillage.org> wrote:
Here is a very prelim plan set for a 22 unit townhouse development at the North site of the rosewood PUD. This is a
worksession for a PUD Rescission, Density Transfer/Rezone to remove density, and initial design review for the
townhouses.

Thanks,
J

John A Miller III, CFM
Senior Planner
Planning & Development Services
Town of Mountain Village
455 Mountain Village Blvd, Suite A
Mountain Village, CO 81435
O :: 970.369.8203
C :: 970.417.1789
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John A. Miller
From:
Sent:
To:
Subject:

DanIel Jansen <jansendan@me.com>
Monday, July 1, 2019 2:26 PM
John A. Miller
Rosewood project

Hey John,
The project looks really exciting. My only concerns are that the workforce housing looks a little lite at two units…maybe
they could add to that or commit to something more in the professional workforce housing range that could
accommodate a professional couple or family via a larger and nicer set of two units (which they could sell for a higher
price)? My other question is that I am concerned to see the second best available hotel site in TMV go all condo, but I
suspect that the neighbors will maintain their opposition. Did they contemplate a hot‐bed component to the project?

Dan
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John A. Miller
From:
Sent:
To:
Subject:

Brian Eaton <bingo.eaton@cox.net>
Tuesday, July 2, 2019 3:42 PM
John A. Miller
Re: Mountain Village DRB & Town Council to review proposed development of La Montagne
(formerly Rosewood)

John,
I like the design, but seems like an awful lot of units for this areas size and location. You need to be careful that at
current building costs potential buyers are going to want plenty of space surrounding the buildings, and may even be
current homeowners “downsizing” to smaller, one‐story homes.
The only way to be sure this is a successful project is to require a certain percentage of “pre‐sale’ units before giving
final approval. You need to be aware that all but one of the large, condominium projects in our Town went bankrupt at
least once, and many several times!
It is time to better control the products that are built as we are nearing the end of quality building sites, and this one is
very visible.
Thanks,
Brian Eaton
104 Gold Hill Ct
Sent from my iPad
On Jul 1, 2019, at 12:57 PM, Town of Mountain Village Planning Department <JohnMiller@mtnvillage.org> wrote:
News from Planning & Development Services
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Mountain Village Design Review Board
and Town Council to review proposed
development of La Montagne
(formerly Rosewood)
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La Montagne

On Thursday, July 11, 2019, the Town of Mountain Village’s Design Review
Board will host a work session for the proposed development of the La
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John A. Miller
From:
Sent:
To:
Cc:
Subject:

James McMorran <jdmcmorran57@gmail.com>
Tuesday, July 9, 2019 11:45 AM
John A. Miller
jdmcmorran57@gmail.com; mcm3333@sbcglobal.net
Comments on Proposed La Montagne Development

Mr. Miller,
We are the owners of 256 Country Club Dr. and have the following comments on the proposed Rosewood development:
1. We support development of the lots in a way which is generally consistent with the character and ambience of the
existing residences on Country Club Drive and is done in a manner which acknowledges the impact of existing residents
and their ability to safely access and exit Country Club Drive.
2. The La Montagne proposal and justification is based almost entirely on the reductions from Rosewood proposal and
notes those reduction percentages in different categories as between ~40% ‐ ~90% and describes them as “dramatic”.
However, and far more relevantly, nowhere in the proposal is the proposed increase in density to the existing residences
noted. It’s estimated if the lots were developed at the existing density of Country Club Drive, there would be 9 new
residences versus the 67 ‐ 69 that are proposed. That equates to a density increase of about 750% — which is 7X
multiple of the percentages noted by La Montagne. Below, I have attached a current photo showing the existing
building density of Country Club Dr. Again, the La Montagne proposal is to increase the density by 750% on the land
between the existing Country Club Drive developments. From a common sense perspective that increase is just bizarre
and would be more consistent with a town with no zoning restrictions or planning at all.
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3. Safety
We are very concerned the proposed density increase will make the “S curves”, even more dangerous. The La
Montagne proposal includes a reference to a future transportation survey, however in our view this should be an
immediate priority. I walk and drive Country Club Drive many times a day and here is what I encounter on those two
blind hairpins:
‐ speeding drivers (MV police currently have a radar display to mitigate this)
‐ cyclists careening down on all sides of the road
‐ 18 wheelers using both lanes to reverse into Peak loading bay( daily); no spotters to cover blind spots
‐ unlicensed electric utility carts
‐ employee buses making a left turn into Peaks loading bay on blind corner
‐ Peaks over flow and construction parking blocking one lane (see below from just this morning) — see how cars would
be forced into oncoming traffic to exit.
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Increasing the density by the 750% proposed by La Montagne may change the name from the “S curves” to “Dead Man’s
Corner”. This really is a high risk area which deserves independent evaluation.
Finally on safety, we are concerned in the event of a wildfire, being able to exit in a timely manner if the the density is
increased to the extent proposed.
In summary, we support the development of the lots — but not at density in the current proposal for the common sense
and safety reasons stated above.
Sincerely,
James & Cindy McMorran
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