




 

 

Glenwood Springs (Area 8) Service 
Center 
0088 Wildlife Way 
Glenwood Springs, CO 81601 
P 970.947.2920   

September 19, 2022 

Eagle County Contract Planner 

Karl Barton, AICP 

RE: PDSP-9067 Mountain Hive PUD 

Dear Mr.Barton, 

Colorado Parks and Wildlife (CPW) appreciates the opportunity to provide comments on the 

proposed development in Edwards. CPW has statutory responsibility to manage the wildlife of 

the state of Colorado, and it is CPW’s mission to to perpetuate the wildlife resources of the 

state, to provide a quality state parks system, and to provide enjoyable and sustainable 

outdoor recreation opportunities that educate and inspire current and future generations to 

serve as active stewards of Colorado's natural resources. 

CPW has reviewed the application and understands the application plans for a multi-family 

development on 4.275 acres in Edwards. CPW’s initial comments (re: Mountain Hive 

Development – Duval_Feb82020) remain consistent with the current iteration of the proposal. 

CPW appreciates the incorporation of CPW’s initial recommendations into section 12 of the 

PUD guide. CPW would like to encourage open communication to ensure the measures taken 

according to section 12 of the PUD guide are appropriate and effective in their intent.  

CPW appreciates your concern regarding impacts to wildlife associated with this proposal and 

values the opportunity to review and provide comments. If there are any questions or needs 

for additional information, please don’t hesitate to contact District Wildlife Manager (DWM) 

Layton Stutsman at (720) 626-9051.  

Sincerely, 

Matt Yamashita, Area Wildlife Manager 



File: Layton Stutsman, District Wildlife Manager 

 

 



Emergency Management
Katie Jenkins

Wildfire Mitigation Specialist
970-328-8816

katie.jenkins@eaglecounty.us
www.eaglecounty.us

Memorandum

September 26, 2022

RE: Wildfire Mitigation at The Hive PUD

To Whom it May Concern,

The overall wildfire hazard rating for this property is MODERATE. This rating is based on
fuel types present, topography, slope, access, water supply, and existing and proposed
improvements. Ignition resistant construction, on-site water storage, and defensible space are vital
to protecting homes during a wildfire. Subsequently, the following requirements will be applied to
any new construction on this property:

● Class-B roof assemblies on all new structure(s)
● Removal of existing vegetation within 30 ft of new structure(s).
● No coniferous trees or shrubs (ie. spruce, pine, juniper, etc.) are to be planted within 30

feet of structures – strive to use native, low-growing plant and shrub species, and
promote aspen growth when possible

● Adhere to additional requirements related to the use of ignition resistant construction
for (per Eagle Building Resolution):

o Ignition resistant deck construction.
o Fire-resistive soffit construction on roof extensions greater than 48".
o Exterior venting and other openings (protected with non-combustible coverings

and minimum ¼  screening).

These wildfire mitigation measures would be a requirement of building permit approval, and
confirmed prior to the issuance of a Certificate of Occupancy. Thank you for the opportunity to
comment on this file. Feel free to contact me with any further questions.

Sincerely,

Katie Jenkins

500 Broadway, P.O. Box 850, Eagle, Colorado 81631

mailto:katie.jenkins@eaglecounty.us
http://www.eaglecounty.us


September 19, 2022

South Forty HOA
PO Box 1673
Edwards, CO  81632

Re:  The Mountain Hive Development

To Karl Barton, AICP
karl.barton@gmail.com

This letter serves as South Forty HOA’s formal opposition to the Mountain Hive PUD Consolidated Plan and is based on
the existing plat that designates Tract T as an Open Space/Recreational infrastructure. This should be upheld by the
county. This area was formerly negotiated to be Open Space during Remonov’s previous developments. These former
projects were only approved contingent on this tract remaining an Open Space/buffer between this extremely busy
Edwards Corner area and the adjoining residential areas that include South Forty. When the county designated it Open
Space, it was promised it would stay Open Space. That is why it is in writing in the final plat notes. It states the purpose
of Tract T as “Pedestrian, bicycle, and vehicular access, drainage structures, landscaping, utilities, trails, recreation
facilities and open space.”  This also afforded the Developer great financial reward for Platting Open Space in the form of
virtually NO taxes being paid for these 4.275 acres for several years. Please do not disregard the vast amount of work by
the Edwards Area Community Plan committee to place open spaces on the top of the list of what Edwards is all about
and how it is best perceived.

Additionally, the concerns that were voiced last time this PUD was brought forward still exist. These are very significant
to consider for a project this size in a small area.  The issues of mass, density, congestion, access, parking, noise, safety,
and affordability are even more relevant today. Edwards has always had a small-town feel, pedestrian scale, and unique
sense of place even through all the growth. This development will have a direct negative impact on our community’s
quality of life and the public benefit of establishing a buffer between commercial and residential property will be lost,
ultimately negating the reason many South Forty homeowners purchased here. Please uphold the integrity of these land
use agreements to assure a positive future for not only Edwards, but for all Eagle County residents.

Respectfully submitted,

South Forty HOA Officers:
Shiloy Sanders, President
Jan Wezwick, Vice President
Sharon Stenson, Secretary/Treasurer

South Forty HOA Board:
Pam Brandmeyer
Jason Weingast
Erik Bolster

South Forty Architectural Committee:
Jim Sanders
Sherry Hansen
Kirk Aker

CC: planningcomments@eaglecounty.us
CC: South Forty residents

mailto:karl.barton@gmail.com






 

 

Area 8 – NW Region 
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Glenwood Springs, CO 81601 
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Dan Prenzlow, Director, Colorado Parks and Wildlife • Parks and Wildlife Commission: Michelle Zimmerman, Chair  Marvin McDaniel, Vice-Chair 

James Vigil, Secretary  Taishya Adams  Betsy Blecha  Robert W. Bray  Charles Garcia  Marie Haskett  Carrie Besnette Hauser  Luke B. Schafer  Eden Vardy 

Eagle County         February 8, 2020 
Morgan Landers, Associate Planner 
Planning Department 
Eagle County Government 
500 Broadway St, Eagle, CO 81631 
 

Dear Mrs. Landers, 

Thank you for the opportunity to provide comments on the following submissions for the 

proposed “Mtn Hive” development: PUD Consolidated Sketch/Preliminary Plan and Zone 

Change, Amended Final Plat, 1041 Permit, and Comprehensive Plan Exception. As you know, 

Colorado Parks and Wildlife (CPW) has a statutory responsibility to manage all wildlife species 

in Colorado. This responsibility is embraced and fulfilled through CPW’s mission to perpetuate 

the wildlife resources of Colorado and to provide sustainable outdoor recreation opportunities 

that educate and inspire future generations. CPW fulfills this mission by responding to 

requests for comments on wildlife impact reports, land use actions, and consultations through 

public-private partnerships. 

The proposed “Mtn Hive” development is located in Edwards, CO and is generally south of the 

U.S. Highway 6 and Edwards Village Boulevard roundabout. Additionally, the proposed 

development lies within Data Analysis Unit (DAU) E-16. This particular DAU has experienced 

significant and dramatic declines in its elk population over the last ten to fifteen years. Land 

use changes, habitat fragmentation and loss of winter range to development is one of many 

compounding factors that are responsible for generating this precipitous decline in herd 

numbers. While the surrounding uses to the Tract T development parcel are categorized by 

heavy anthropogenic disturbance, it is likely that these small “islands” of undeveloped lands 

are increasingly carrying a disproportionately higher value for wildlife. This is particularly the 

case when considering the low availability of undisturbed winter range in the Edwards area 

south of Interstate 70. Tract T also lies within mapped bald eagle winter forage habitat. The 

development will likely result in the direct loss of approximately 4.2 acres of small mammal 

habitat which provides forage for the nearby bald eagle nest. Additionally, Tract T lies within 

elk overall range, mule deer summer range, black bear-human conflict area, mountain lion-

human conflict area, and adjacent to elk and mule deer winter range.  

However, given the historic changes in land use in Edwards to an exurban landscape, and the 

highly fragmented nature of the surrounding area, CPW does not anticipate significant 

degrees of impact to wildlife. While significant impacts are not anticipated, CPW offers the 

following comments and recommendations for consideration:  



 As noted in both the PUD Guide and Environmental Impact Report (EIR), CPW supports 

and encourages the use of bear-resistant trash containers during all phases of the 

development, and in-particular post construction.  

 The Edwards area has seen a substantial increase in the amount of mountain lion-

human conflict over the past several years. To potentially abate the increasing 

conflicts, CPW recommends minimizing vegetative attractants in order to reduce the 

occurrence of a prey base for mountain lions. It is recommended that pet food be 

stored indoors and that pet feeding occurs indoors.  

 All bear and mountain lion incidents should be immediately reported to CPW. 

 As the buildout and infill of big game winter range continues locally, CPW encourages 

continued dialogue with Eagle County to holistically assess the comprehensive impacts 

of development on a larger scale.  

Colorado Parks & Wildlife values the opportunity to provide comments on this proposal. If you 

have any questions or concerns, please reach out to District Wildlife Manager Devin Duval at 

(970) 930-5264. 

 

Sincerely, 

 

Devin Duval, 

District Wildlife Manager 

 

Cc: Matt Yamashita, Area Wildlife Manager 

File 
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October 3, 2022  

Karl Barton, AICP 
Eagle County Planning 
Karl.barton@gmail.com 

Location: 
39.643, -106.5956 

 

Subject: Mtn Hive PUD Consolidated Plan PDS-9067, ZC-9069 
Eagle County, CO; CGS Unique No. EA-20-0008-3 

Dear Karl: 

Colorado Geological Survey has reviewed the Mtn Hive PUD resubmittal, for 221 co-living bedrooms in a 
four-story structure on 4.3 acres located southwest of US Highway 6 and Edwards Village Blvd. The 
available referral documents include the same geotechnical report previously reviewed by CGS on 2/12/2020 
and 9/14/2020: Geotechnical Study, Edwards Tract T Mountain Hive (Cesare, Inc. Project No. 19.5012.A, 
September 12, 2019). 

CGS’s primary concern on this site remains the extensive retaining wall system that will be needed to 
develop the site as proposed. The application documents (page 10 of 26, Environmental Impact Report, 
August 13, 2020 and page 33 of the August 2020 1041 Permit Application) still contain the following 
incorrect statement: “Specific design recommendations were provided for: … Retaining walls…” Cesare 
states (pages 9-10) only that retaining walls and tiered retaining wall systems four feet or greater in height 
must be designed by an engineer, and (page 9), “walls should be designed to resist hydrostatic pressures in 
addition to the lateral earth pressures generated.” 

Retaining walls, and upslope building walls that will function as retaining walls, that are much higher than 
four feet are shown on Sheets A-302.00, East & West Building Elevations, and A-400.00, Site & Building 
Section (Architecture Research Office, 4/2/2021). Applicant states (pages 38-39 of the June 2022 
Sketch/Preliminary PUD, Zoning Amendment, Exception to the Master Plan, & Amended Final Plat 
application, “Further detailed analysis will be conducted prior to building permits being issued for 
development in order to analyze specific building foundation and pavement section design details.” 
Additional geotechnical investigation, testing, and analysis will be needed for design and construction 
of the proposed earth retaining system. While we recognize that the existing three-tiered retaining wall 
system is probably of roughly similar height to that proposed, CGS recommends that the county require, 
at minimum and prior to PUD approval, a statement from the applicant’s geotechnical consultant 
attesting to the feasibility and constructability of the proposed retaining wall system. 

Thank you for the continued opportunity to review and comment on this project. If you have questions or 
require additional review, please call me at (303) 384-2643, or e-mail carlson@mines.edu. 

Sincerely, 

Jill Carlson, C.E.G.      
Engineering Geologist 

  COLORADO GEOLOGICAL SURVEY 
1801 Moly Road 
Golden, Colorado 80401 
 

 

Matthew L. Morgan 
State Geologist and 
Director 



 
 

 
P.O. Box 808, Edwards, CO 81632      Phone (970) 926.1067      Email info@homesteadcourtclub.com      Website hcchoa.com 

HOMESTEAD OWNERS ASSOCIATION, INC 

To: Karl Barton, AICP 
Karl.barton@gmail.com 

Re:  
The Hive 
PDS-9067 
 
Dear Mr. Barton,  

Thank you for the opportunity to comment on this application. The Homestead community is a direct neighbor 

of Tract T mentioned for development in this application. This is the fifth time we have been asked to comment 

on the parcel since 2006. We would like to stress our opposition to development of Tract T with the same issues 

and comments presented over the last 16 years. The main point being that Edwards is our home, and this 

development will remove what is currently a public benefit and replace it with an area of significant density that 

will adversely impact our everyday life. While the following three topics are not all inclusive, they clearly show 

that this proposal is not right for Edwards.  

Platted as open space and public benefit for prior PUD approvals 

This plat note states, “The amended Final Plat Remonov Center, a Resubdivision of Parcels 3, 10, and 11 and 

Tract T, Edwards Village Center, Parcel 5A, Amended Final Plat a Resubdivision of Parcel 4 and Parcel 5, Edwards 

Village Center” and permitted uses on Tract T as “Pedestrian, bicycle, and vehicular access, drainage structures, 

landscaping, utilities, trails, recreation facilities and open space.”   

Tract T was part of the re-subdivision of Edwards Village Center by the Remonov Corporation (Rick Mueller) in 

1996 and it is clear that Mr. Mueller, in presenting the final plat at that time, stated the value of the tract as 

open space and included this open space as a benefit to the community and the public in exchange for the 

change in zoning. In addition, he has also received preferential tax status for the parcel.  

Tract T was used for the Developer’s benefit on two more occasions since he placed it into public benefit. It 

currently is being used by his Edwards Industrial Park entrance road and as a retaining wall area for his Edwards 

Corner development. In both cases the use of Tract T gave him the ability to build differently and denser on the 

adjacent parcels. 

According to Eagle County tax records Tract T has continuously been taxed at the Eagle County open space rate, 

further implying their intended use as “open space.” If they wanted to develop the land, they should not have 

platted it as such, should be paying taxes on it as commercial general, and should not have represented these 

tracts as a community benefit to receive zoning changes and exemptions to development standards at the time.  

This brief history of the parcel shows that it has been set aside at three different PUD applications as a public 

benefit. All three PUD’s have received approvals based on this public benefit.  To allow a Developer to change 

the status of the property negates decisions of the County and the promises made in approving a prior PUD. 



 
 

 
P.O. Box 808, Edwards, CO 81632      Phone (970) 926.1067      Email info@homesteadcourtclub.com      Website hcchoa.com 

HOMESTEAD OWNERS ASSOCIATION, INC 

It has been stated by the Planning Board in all three of the last proposals for Tract T that the ability of a 

developer to replat land that was set aside as a public benefit for a prior PUD approval should be addressed by 

the Planning Department.  They also stated that platting of the property at the time of the prior PUD’s has 

afforded the Developer great financial reward for Platting Open Space in the form of virtually NO taxes being 

paid for the properties in perpetuity. This creates a free Developer “land bank” to use for their personal 

rewards. This Developer has already sold one of his “free land bank” public parcels in the area for a substantial 

amount of money. The Developer has never asked to remove the property’s taxing based on the open space 

designation and start paying taxes on Commercial General since he started down this path in 2006.  

Edwards Area Community Plan 

Many area residents and stakeholders were part of preparing the Edwards area community plan (updated 

2017). The community was clear in their expectations of Tract T and the importance of open space in general.  

The plan states on page 47,  “Platted open spaces, landscaped areas and natural areas within the Community 

Center Character Area should be protected and managed for their intended purpose” and continues, “The above 

recommendations are consistent with input gathered during the master planning process, and are supported by 

the goals, policies and strategies”.  Page 59 of the plan continues to point out that further development of the 

area would alter the character that makes Edwards great: “Upper Homestead/South Forty Master Plan Vision 

Land use patterns and densities within the Homestead/South Forty Character Area are well established, lots are 

mostly built out and the potential for development that would alter the rolling suburban character of the area is 

low. This expectation is consistent with input gathered during the master planning process, and is supported by 

the goals, policies and strategies”.  On the same page, the plan points to the importance of open space in the 

area: “Open space should be retained, and the quality of open space lands, both within and outside of 

neighborhood areas, should be maintained and/or enhanced.” 

The Future Land Use map echoes the County and neighborhood sentiment that existing open space parcels 

should remain as such.  Page 76 of the plan states, “Existing parks, playgrounds, open lands or other recreational 

facilities may not be shown on the FLUM. These amenities should be retained and maintained.” The land use 

map places Tract T in a green space of active recreation. This allows for character uses including open space, not 

large residential buildings.  

The appendix of this document states that “Community Character” is a perception that includes open areas. It 

goes even further stating “Open Character: A perception of place that results from a predominance of 

undeveloped land and natural vistas. Lands rural in character are generally open in character. Large open spaces 

between developed neighborhoods contribute to an open character. Lower density development that retains 

open areas and/or view corridors can be “open” in character.” 

Please don’t disregard the great amount of work by the Edwards Community to place open spaces on the top of 

the list of what Edwards is all about and how it is best perceived. It is also clear the building as proposed meets 

none of the design guidelines presented by the community.  Edwards residents never envisioned a 52-foot-tall 

building on the parcel. 
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HOMESTEAD OWNERS ASSOCIATION, INC 

A small-town feel, pedestrian scale and unique sense of place 

This goal of the Master Plan is a direct result of the community requesting that Eagle County actively control 

development that would create negative influences on the Edwards Community.  One of those negative 

influences includes Traffic Impacts. Traffic greatly impacts the perception of a community’s character. While 

Homestead appreciates the community infrastructure improvement of the new roundabout at Highway 6 and 

the Access Road, it has done little to ease traffic at busy times.  Additional traffic from the newly proposed 221 

units (even with only 86 new parking spots!) will significantly impact traffic congestion, and negatively affect the 

quality of life in the Edwards area. Traffic is a critical issue for Homestead owners. Of all communities, 

Homestead is the most vulnerable when traffic congestion increases in Edwards. We are essentially a one 

ingress/egress community. 

Overall, the Homestead Owner’s Association opposes all the development applications to date as submitted.  

We do not feel that the development of this tract is compatible with its current platted and intended uses. This 

development will change the character of Edwards, it will have a direct negative impact on our community’s 

noise, light, pollution, traffic, property values, and quality of life.  

Homestead would also like to reserve the right to add further comment to your office as you develop your staff 

report. Please include this letter in your staff report for all applications. If you have any other questions, please 

feel free to contact me. 

Sincerely, 

 

Tracy Erickson – Executive Director 

Homestead Owners Association Inc. 

CC: Edwards Metropolitan District 

CC: South Forty HOA 





Edwards Metropolitan District 

__________________________________________ 
Administrative Management Provided by Marchetti & Weaver, LLC 

28 Second Street, Suite 213, Edwards, CO  81632; Phone (970) 926-6060; Fax (970) 926-6040 

 
 
September 27, 2022 
 
Karl Barton 
Eagle County Community Development  
P.O. Box 179 
Eagle, CO  81631 
Email Address: karl.barton@gmail.com 
 
Re:  Mtn Hive Planned Unit Development 
 
Dear Mr. Barton:  
 
The Edwards Metropolitan District has reviewed and considered the Mountain Hive PUD 
application on Tract T of Remonov Center Subdivision for the development of a housing 
community.  The Edwards Metro District Board has an overarching objection, which 
outweighs any perceived potential benefits, based on the fact that this land was 
previously dedicated as open space.  Therefore, development of Tract T is in direct 
violation of this prior commitment. The development is also not in alignment with the 
Edwards area Master Plan. 
 
At the time that the Remonov Center Amended Final Plat (1996) was approved by the 
County, the owner who also owned  Tract T committed Tract T to public use by placing 
the restrictive plat note on its use as: “Pedestrian, bicycle, and vehicular access, drainage 
structures, landscaping, utilities, trails, recreation facilities and open space” in fulfillment 
of the open space and non-developed areas requirement for the Remonov Center Plat that 
was platted for the Industrial Center and The Edwards Corner developments.  Mr. 
Mueller referenced this plat note on the Amended Final Plat as an additional community 
benefit being provided in exchange for approval of the plat.   
 
It would be completely inappropriate for Tract T to be released from this designation 
unless the development that was approved and built is withdrawn, which of course cannot 
be done.  The only way Tract T could be considered for removal of the restrictive plat 
note would be for another comparable open space parcel in the Edwards Village core area 
to be dedicated in their place.  However, this is impossible since there are no other 
comparable open space parcels in the Edwards core area.  Therefore, it would not be 
appropriate for the open space designations to be removed from Tract T. 
 
Additionally, Tract T has served as an open space and public space buffer between the 
Edwards Village commercial area and the neighboring residential areas.  Considering that 
there is virtually no open space within Edwards Village core, it is critical to have open 
space and trails between the Edwards Village commercial areas and the residential areas. 
 
Edwards Metropolitan District has been a strong supporter of open space, recreation and 
public use spaces as evidenced by its substantial contribution to the Eagle River Preserve 
property.  The Board does not believe it makes sense to begin developing properties that 
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__________________________________________ 
Administrative Management Provided by Marchetti & Weaver, LLC 

28 Second Street, Suite 213, Edwards, CO  81632; Phone (970) 926-6060; Fax (970) 926-6040 

have been dedicated and taxed as open spaced parcels.  Had these properties been 
designated on the plats as development parcels and treated and taxed as areas for future 
development then it would be a different matter.  However, in this case these parcels have 
never been identified as future development parcels and in fact have been formally 
designated as open space and public spaces and therefore should not be permitted to be 
developed at this time.  
 
Based on the above, the Edwards Metro District Board of Directors would like to 
emphatically request that the plat note restriction on Tracts T not be removed and that the 
parcel be retained in its current use(s).   
 
If you have any questions, please do not hesitate to contact the District through our 
account manager, Kendra Nicholson at Kendra@mwcpaa.com or at 970-926-6060, 
extension 107. 
 
Kind regards, 
 
/s/ Kara Heide 
 
Kara Heide, President 
Edwards Metropolitan District 
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