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Section I: Introduction   

Eagle County Housing and Development Authority (“Authority”) is submitting this 
application for Major Development Plan Review in order to allow for the 
development of the Castle Peak Senior Care Community (“Castle Peak”) on Lots 
2, 3, and 4, Filing 26, Eagle Ranch Planned Unit Development (“PUD”).  This 
application is being submitted as a combined Major Development Plan and Final 
Plat pursuant to Town Planner direction at pre-application conference and 
Sections 4.06.030 and 4.12.020 of the Town Land Use and Development Code. 

Senior Care Land Company, LLC, an affiliate of Eagle County Housing and 
Development Authority currently own lots 2, 3, and 4, Filing 26, Eagle Ranch. 

The Authority began the process of bringing a senior living community to Eagle 
County over three years ago, following a series of market studies that revealed a 
gap in services for the community’s seniors.  The Authority, whose mission is to 
provide innovative, affordable housing solutions to the citizens of Eagle County, 
including elderly and disadvantaged members of the community, conducted a 
national search to find a provider to help fulfill this unmet need.   

Augustana Care (“Augustana”) – a non-profit organization with over 1,200 
employees that owns and manages over 800 nursing home beds and 1,100 
senior housing units – was selected to develop, design, own and manage the 
Castle Peak Senior Care Community.   

All senior care uses proposed are consistent with the existing Eagle Ranch 
Neighborhood Center zoning district as described in the Fourth Amended PUD 
Guide for Eagle Ranch Planned Unit Development, recorded June 26, 2013.  A 
copy of the PUD guide is included for reference in the appendix.  

The development plans are the result of significant pre-application input by the 
current property owner, Eagle Ranch Design Review Board (“DRB”) and Town 
officials among others.  The Castle Peak plans reflect deliberate placement of 
senior care uses in order to control construction and operational costs while at 
the same time providing sufficient parking and circulation, outdoor space and 
room for future expansion or development. 

The Castle Peak Senior Care Community will provide assisted living, memory 
care, skilled nursing and short-term rehabilitation along with an inviting common 
area. As Castle Peak is part of the larger Eagle Ranch community, residents will 
have a chance to get to know people of all ages, including children at the 
nearby Brush Creek Elementary School.  The proposed first phase of Castle Peak 
includes the following types of senior care uses: 

• 12 Memory Care Suites (A secure environment for people that have 
dementia related diseases and are at risk of elopement).  
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• 10 Transitional Care Suites (An environment where people no longer 
need acute care but are in need of 24-hour nursing care and intensive 
therapy in order to return home.  Average length of stay would be less 
than 90 days). 

• 22 Nursing Care Beds (An environment for people with chronic care 
conditions. Residents find it difficult to manage in their own homes and 
need 24-hour supportive services by licensed professionals.  Two rooms 
could be designated for in patient hospice care). 

• 20 Assisted Living Apartments (An environment where people are not 
in need of 24-hour skilled nursing care but do need 24-hour 
observation and monitoring by non licensed professional care 
givers.  Each resident would have a private apartment with separate 
bedroom, bathroom, kitchenette and living space). 

 
Aerial view of Castle Peak Senior Care Community property (outlined in yellow) from the 
north. 

The project will extend Freestone Road (currently serving the Sylvan Square 
Condominiums) as a looped driveway back to Sylvan Lake Road, directly across 
from MacDonald Street.  Freestone Road will serve as primary access to parking 
and building entries for all proposed phases or future development. Phase 1 will 
consist of two buildings including a Commons building and Skilled Nursing Facility.  
The buildings will be physically connected with enclosed and outdoor walkways.   

The Commons building includes resident amenities like a cafeteria, recreation 
and fitness room and social gathering space.  The upper floors of the Commons 
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building include 20 assisted living apartments.  The Skilled Nursing Facility includes 
12 memory care suites, 10 transitional care suites, and 22 nursing care beds.  The 
project layout allows future grade level extensions to the south and west – a 
critically important feature for mobility of staff and residents to the Commons and 
amenities (See Section II: Castle Peak Development Plans for more details). 

Approval of this development plan is consistent with the goals and policy 
objectives of the Town of Eagle, including the updated Eagle Area Community 
Plan.  Approval of the application is also consistent with the requirements of both 
the Town of Eagle Development Standards and Subdivision regulations as well as 
the prevailing guidelines of the Eagle Ranch Design Review Board. 
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PROJECT TEAM:

OWNER
Castle Peak Senior Care, LLC
500 Broadway
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Office: (970) 328-8773

Contact: Jill Klosterman, Housing Director

ARCHITECT
Nelson-Tremain Partnership
125 SE Main Street, Suite 245
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Snowdon and Hopkins Architects, PC
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ELECTRICAL ENGINEER
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Contact: Jay J. Cain, P.E.
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Architectural Engineering Consultants, Inc.
Mechanical, Electrical, & Lighting Design Services
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Contact: Stanton O. Humphries, P.E.
Email: stan@aec-vail.com

CIVIL ENGINEER
Alpine Engineering, Inc.
P.O. Box 97
34510 US Highway 6
Unit A-9 Edwards Business Ctr.
Edwards, CO  81632
Office: (970) 926-3373  Cell: (970) 376-2280

Contact: Gary Brooks
Email: brooks@alpinecivil.com

LANDSCAPE ARCHITECT
Sherry Dorward Landscape Architect
Mail: P.O. Box 3766, Vail, Colorado 81658
Office: 51 Eagle Road, Building 3, 1st Floor
Avon, Colorado 81620
Cell: (970) 470-2930   Fax: (970) 476-7491

Contact: Sherry Dorward, PLA,
ASLA, LEED® AP
Email: sherrydorward@me.com

LAND PLANNER
Land Planning Collaborative, Inc. 
PO Drawer 3722
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Voice/Fax: (970) 328-4364
Mobile: (970) 401-3861  

Contact: Tambi Katieb, AICP
Email: landplan@centurytel.net
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 floor plan - 1st FL
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 floor plans - Upper Floors
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 elevations - Assisted Living
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 perspective views
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 landscape plan

- Electrical
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DEVELOPMENT DATA:

Zoning:   Eagle Ranch PUD, Neighborhood Center:   Senior Care Uses

Minimum	
  Building	
  Setback	
  Requirements:	
  	
  	
  Senior	
  Care	
  Uses	
  on	
  Lots	
  2,	
  3	
  and	
  4,	
  Filing	
  26
have	
  no	
  minimum	
  setback	
  requirements	
  except	
  as	
  may	
  be	
  necessary	
  to	
  accommodate	
  uBliBes,	
  	
   	
   	
   	
   	
   	
   	
   	
   	
  
drainage,	
  access,	
  fire	
  and	
  building	
  code	
  regulaBons.	
  	
  

Maximum	
  Building	
  Height:	
  	
  	
  Two	
  Stories,	
  with	
  the	
  Assisted	
  Living	
  &	
  Commons	
  limited	
  to	
  not
more	
  than	
  three	
  stories	
  and	
  not	
  to	
  exceed	
  a	
  height	
  of	
  50	
  feet.	
  	
  
33'-­‐8"	
  proposed	
  maximum	
  building	
  height	
  Skilled	
  Nursing	
  	
  	
  (Top	
  of	
  Top	
  Mechanical	
  Unit	
  from	
  adjacent	
  grade)
43'-­‐0"	
  proposed	
  maximum	
  building	
  height	
  Assisted	
  Living	
  	
  	
  (Top	
  of	
  Top	
  Mechanical	
  Unit	
  from	
  adjacent	
  grade)

Maximum	
  Lot	
  Coverage:	
  	
  	
  Building:	
  80	
  %	
  maximum,	
  27%	
  proposed	
  
(Lot	
  2,	
  Filing	
  27)	
   	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  	
  All	
  impervious	
  materials:	
  	
  100%	
  maximum,	
  62%	
  proposed	
  	
  	
  	
  

Maximum	
  Density:	
  	
  	
  150,000	
  gross	
  square	
  feet	
  (Lots	
  2,	
  3	
  and	
  4,	
  Filing	
  26)	
  of	
  senior	
  care	
  uses,	
  or	
  75	
  residenBal	
  dwelling
units,	
  or	
  any	
  combinaBon	
  as	
  permiZed	
  by	
  the	
  Fourth	
  Amended	
  PUD	
  Guide	
  for	
  Eagle	
  Ranch	
  Planned	
  Unit	
  Development.	
  	
  
Proposed	
  Density:	
  63,447	
  gross	
  square	
  feet.

BUILDING SIZE:

Gross	
  Square	
  Feet	
  (GSF)	
  -­‐

Assisted	
  Living	
  Facility
	
   1st	
  floor	
  	
  	
   	
   11,245	
  	
  GSF
	
   2nd	
  floor	
  	
   	
   10,388	
  	
  GSF
	
   3rd	
  floor	
  	
   	
   	
  	
  8,632	
  	
  GSF
	
   total	
  GROSS	
  	
   	
   30,042	
  	
  GSF	
  	
  Assisted	
  Living

Skilled	
  Nursing	
  Facility
	
   1st	
  floor	
  	
  	
   	
   17,279	
  	
  GSF
	
   2nd	
  floor	
  	
   	
   15,903	
  	
  GSF
	
   total	
  GROSS	
  	
   	
   33,182	
  	
  GSF	
  	
  Nursing

Total	
  Building	
  Areas:
	
   Assisted	
  Living	
  Facility:	
  	
   30,265	
  	
  GSF
	
   Skilled	
  Nursing	
  Facility:	
  	
   33,182	
  	
  GSF
	
   total	
  GROSS	
   	
   	
   	
   63,447	
  	
  GSF

UNIT TYPES:

Assisted	
  Living	
  (AL)
	
   Ground	
  Level	
  	
   Commons
	
   Second	
  Floor	
  	
   10	
  units	
  	
  (2	
  2bd,	
  6	
  1bd,	
  2	
  st)
	
   Third	
  Floor	
   	
   10	
  units	
  	
  (2	
  2bd,	
  6	
  1bd,	
  2	
  st)
	
   Total	
  AL	
  units	
  =	
  	
   20	
  units

Skilled	
  Nursing	
  (SNF)
	
   10	
  TransiBonal	
  Care	
  Suites	
  (TCU)	
   10	
  paBents
	
   12	
  Memory	
  Care	
  Suites	
  (MC)	
   	
   12	
  residents
	
   22	
  TradiBonal	
  Nursing	
  Beds	
  (SNF)	
   22	
  residents
	
   Total	
  Skilled	
  Nursing	
  =	
  	
  	
   	
   	
   44	
  occupants

SYMBOL KEY:


 
 
 Top of Parapet

 
 
 above adjacent grade


 
 
 Top of Grade


PARKING:

Skilled	
  Nursing:	
  	
  	
  
1	
  per	
  4	
  beds	
  (44	
  beds)	
  	
  	
   	
   	
   =	
  11
1	
  per	
  3	
  FTE	
  (47	
  employees)	
  	
   	
   =	
  15.67
1	
  per	
  PT/FT	
  Doctor	
  	
   	
   	
   	
   =	
  1

Assisted	
  Living:	
  	
  
1	
  per	
  3	
  DU	
  (20	
  units)	
   	
   	
   	
   =	
  6.67
1	
  per	
  3	
  FTE	
  (17	
  employees)	
  	
   	
   =	
  5.67
1	
  per	
  6	
  DU	
  visitors	
  	
   	
   	
   	
   =	
  3.33

Total Parking required
 
 
 
 = 43.34
Total Parking provided 
 
 
 
 = 56

Accessible (1 per 40 spaces required) 
= 2
Total Accessible (HC) provided 
 
 = 5 
 
 


T.O.PP
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Section IV: Phasing Schedule 
 

Approval of the development plan will result in construction of this first phase of 
the Castle Peak Senior Care Community, planned to begin in 2014.   

No plans for future phases have been developed, but may include an expansion 
of senior care uses, residential uses or a combination of both consistent with the 
development standards of the Eagle Ranch PUD. 
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Section V: Development Impact Report & Project Compatibility with 
Town Goals and Policies 

On February 12, 2013, the Town Board of Trustees approved the site development 
standards and uses proposed for the Castle Peak Senior Care Community Project 
as submitted. 

The proposed Development Plan is consistent with the Fourth Amended PUD 
Guide for Eagle Ranch Planned Unit Development, recorded June 26, 2013, and 
with the efficient development of the entire PUD and does not substantially 
affect the enjoyment of land abutting the PUD.   

 
Development Impact Report   

In accordance with Section 4.06.030 of the Land Use and Development Code, 
the applicant is required to identify any potential environmental, socioeconomic 
and utility impacts of the proposed development through submittal of a 
Development Impact Report.   

The following Development Impact Report criteria were reviewed and approved 
by the Town of Eagle as part of the Fourth Amended PUD Guide For Eagle Ranch 
Planned Unit Development, recorded June 26, 2013, and this development plan 
is consistent with the criteria as follows:   
 

1. By altering an ecological unit or landform, such as a ridgeline, saddle, draw, 
ravine, hillside, cliff, slope, creek, marsh, watercourse, or other natural land form 
feature. 

Applicant Response:  The project will not alter an ecological unit as described; 
the project is on land already zoned and prepared for development and this 
general evaluation of impacts and suitability was confirmed as part of the 
original approval of the Eagle Ranch PUD. 

 

2. By directly or indirectly affecting a wildlife habitat, feeding or nesting ground. 

Applicant Response:  The project will not directly or indirectly affect a wildlife 
habitat, feeding or nesting ground as described; the project is on land already 
zoned and prepared for development and this evaluation of impacts and 
suitability was confirmed as part of the original approval of the Eagle Ranch PUD. 
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3. By substantially altering or removing native grasses, trees, shrubs or other 
vegetative cover. 

Applicant Response: The project will not substantially alter or remove native 
grasses, trees, shrubs or other vegetative cover as described; the project is on 
land already zoned and prepared for development and this evaluation of 
impacts and suitability was confirmed as part of the original approval of the 
Eagle Ranch PUD. 

 

4. By affecting the appearance or character of a significant scenic area or 
resource, or involving buildings or other structures that are of a size, bulk or scale 
that would be in marked contrast to natural or existing cultural features. 

Applicant Response: The project will not affect the appearance or character of 
a significant scenic area or resource, nor will it be in marked contrast to natural or 
existing cultural features as described; the project is on land not identified as a 
scenic area, view shed or established Town gateway.  The parcel is already 
zoned and prepared for development, and the building will be consistent with 
the purpose of the Neighborhood Center zone district of the Eagle Ranch PUD in 
addition to development permit approval by the Town.  This evaluation of 
impacts and suitability was confirmed as part of the original approval of the 
Eagle Ranch PUD and Fourth Amended PUD Guide For Eagle Ranch Planned Unit 
Development, recorded June 26, 2013. 

 

5. By potentially resulting in avalanche, landslide, siltation, settlement, flood or 
other landform change of hazard to health and safety. 

Applicant Response: The project will not result in any increase land form change 
or risk to health and safety; recommendation of the soils and structural engineers 
will be employed as a part of the design and permitting process; This evaluation 
of impacts and suitability was confirmed as part of the original approval of the 
Eagle Ranch PUD. 

 

6. By discharging toxic or thermally abnormal substance or involving use of 
herbicides or pesticides, or emitting smoke, gas, steam, dust or other particulate 
matter. 

Applicant Response: The project will not result in any discharge of toxic or 
abnormal materials or substances, including smoke, gas, steam dust or other 
particulate matter; The Castle Peak Senior Care Community will operate as a 
senior care facility compliant with all State requirements regarding any medical 
waste disposal. The use is consistent those approved for the Neighborhood 
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Center area of Eagle Ranch; this evaluation of impacts and suitability was 
confirmed as part of the original approval of the Eagle Ranch PUD. 

 

7. By involving any process which results in odor that may be objectionable or 
damaging. 

Applicant Response: The project will not result in any process which results in odor 
that may be objectionable or damaging. The use is consistent those approved 
for the Neighborhood Center area of Eagle Ranch; this evaluation of impacts 
and suitability was confirmed as part of the original approval of the Eagle Ranch 
PUD. 

 

8. By requiring any waste treatment, cooling, or settlement pond, or requiring 
transportation of solid or liquid wastes to a treatment or disposal site. 

Applicant Response: The project will not require any new waste treatment or 
transportation not anticipated in the approval of the Eagle Ranch PUD. The use is 
consistent those approved for the Neighborhood Center; waste will be handled 
in accordance with infrastructure already approved and available to service 
uses of the property; this evaluation of impacts and suitability was confirmed as 
part of the original approval of the Eagle Ranch PUD. 

 

9. By discharging significant volumes of solid or liquid wastes. 

Applicant Response: The project will not discharge significant volumes of solid or 
liquid waste not anticipated in the approval of the Eagle Ranch PUD; this 
evaluation of impacts and suitability was confirmed as part of the original 
approval of the Eagle Ranch PUD. 

 

10. By increasing the demand on existing or planned sewage disposal, storm 
drainage, water distribution system, streets, or other utility systems to a level 
which is likely to cause an adverse impact on the environment. 

Applicant Response: The project will not increase demand on existing or planned 
sewage systems, storm drainage, water distribution systems, street or other utility 
systems to a level which is likely to cause and adverse impact on the 
environment; recent fire flow testing has confirmed that adequate flow rates exist 
to serve the project. This evaluation of impacts and suitability was confirmed as 
part of the original approval of the Eagle Ranch PUD and Fourth Amended PUD 
Guide For Eagle Ranch Planned Unit Development, recorded June 26, 2013. 
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11. By involving any process which generates noise that may be offensive or 
damaging. 

Applicant Response: The project will not generate noise that may be offensive 
and damaging, as it includes currently approved uses of the Neighborhood 
Center area of Eagle Ranch. This evaluation of impacts and suitability was 
confirmed as part of the original approval of the Eagle Ranch PUD and Fourth 
Amended PUD Guide For Eagle Ranch Planned Unit Development, recorded 
June 26, 2013. 

 

12. By either displacing significant numbers of people or resulting in a significant 
increase in population. 

Applicant Response: The project will not displace significant numbers of people 
(the land is currently vacant) or result in a significant increase in population; The 
Castle Peak Senior Care Community will provide senior care uses for the current 
and future senior population in Eagle County where they would otherwise 
normally be displaced to areas with existing senior care centers.    

 

13. By pre-empting a site which is desirable for recreational uses or planned 
open space. 

Applicant Response: The project will not pre-empt a site which is desirable for 
recreational uses or planned open space; the site is fully developable and uses 
proposed are consistent with existing zoning; open space dedication 
requirements were handled by the original approval of the Eagle Ranch PUD.   

 

14. By altering local traffic patterns or causing an increase in traffic volume or 
transit service need. 

Applicant Response: According to a study of trip generation of total build out of 
the project, the Castle Peak facility will generate less traffic than equivalent 
residential units at all times, except for the 7 to 9 am entering movement that 
shows a slight (25%) increase in residential volume for that limited time. An 
assessment of the ITE trip generation was provided and approved as part of the 
Fourth Amended PUD Guide For Eagle Ranch Planned Unit Development, 
recorded June 26, 2013. 
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15. By substantially affecting the revenues or expenditures of the Town 
government. 

Applicant Response: As proposed, the Castle Peak project will positively impact 
the revenues of the Town of Eagle in several ways by generating a permanent 
stable revenue stream. Over 60 permanent full-time jobs will be created to serve 
the Phase I needs of the project.   

 

16. By increasing the demand on existing or planned school facilities to a level 
which is likely to cause and adverse impact on such school facilities, an adverse 
impact on educational opportunities, or an adverse impact on the revenues and 
expenditures of the Eagle County School District RE-50J. 

Applicant Response: The project will not increase demand on school facilities; 
the uses and residential density are consistent with the approved Eagle Ranch 
PUD and school dedications approved at that time; potential intergenerational 
activities have been identified by the applicant in early discussions with Brush 
Creek Elementary School staff; This evaluation of impacts and suitability was 
confirmed as part of the original approval of the Eagle Ranch PUD. 

 

17. By being a part of a larger project which, at any future stage, may involve 
any of the impacts listed above. 

Applicant Response: The project is part of the larger Eagle Ranch PUD, however 
as evidenced in this section, no new impacts are expected as a result of its 
development; This evaluation of impacts and suitability was confirmed as part of 
the original approval of the Eagle Ranch PUD and the Fourth Amended PUD 
Guide For Eagle Ranch Planned Unit Development, recorded June 26, 2013. 
 
Project Compatibility with Town Goals and Policies 

The project is also consistent and compatible with Town goals and policies, 
including those of the Eagle Area Community Plan as adopted in 2010: 

Land Use Policy1.1: Use the goals, policies, principles, implementation strategies, 
resource maps and future land use designations of the Eagle Area Community 
Plan in the evaluation of new land use proposals. 

Land Use Policy 2.2: New development should be compact, pedestrian friendly 
and located within or adjacent to existing development to minimize 
infrastructure and service needs. 

c. Work to amend regulatory barriers that prevent the intensification of 
development in identified areas already served by Town infrastructure. 
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e. Utilize incentives including public-private partnerships, density bonuses 
and modification of development requirements to encourage infill and 
redevelopment. 

f. Ensure residential infill and redevelopment outcomes blend 
appropriately with the character and scale of surrounding 
neighborhoods. 

Land Use Policy 6.1: Promote vertical mixed use, horizontal mixed use or a 
combination of mixed-use patterns in appropriate areas within the Town’s Urban 
Growth Boundary. 

Community Design Policy 1.3: Work to maintain and enhance the sense of 
community in the Eagle area. 

c. Design public gathering areas to accommodate activities consistent 
with their intended use.  Differentiate areas suitable for small-scale 
neighborhood activities and events from those suitable to support larger 
community activities and events. 

Housing Policy 1.1:Support and contribute to efforts to address needs for 
affordable housing. 

e. Collaborate with Eagle County to provide a Continuum of Care 
Retirement Community with associated living facilities in the area. 

Housing Policy 1.3: Promote increased residential densities in mixed-use 
commercial residential areas. 

b. Revise codes that inappropriately limit housing variety options in 
residential zoned districts. 

Economic Development Policy 1.1: Support an economic development strategy 
that is consistent with the vision statement. 

 g. Work to attract businesses that provide higher wage jobs. 

Economic Development Policy 1.2: 

a. Support opportunities to expand the number and diversity of businesses 
in Eagle. 

ACTION Plan 

The Town of Eagle Planning and Zoning Commission and Eagle County Planning 
Commission reviewed the recommended strategies for each policy contained in 
the Eagle Area Community Plan, and further organized strategies identified as 
most important to implement, including: 

Housing:  Facilitate the development of a Continuum of Care Retirement 
Community within the Eagle Planning Area. 
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EACP Future Land Use Map (FLUM) Designations for Lands within the Town’s Urban 
Growth Boundary: 

The Castle Peak project is located with the “Planned Unit Development” 
Designation of the FLUM and is compatible with the intent, character, location 
criteria and land uses of the plan. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

Section VI  Appendices 
 
A   Letter of Authorization 
B   Application Forms for MDP and Final Plat 
C   Title Commitment  
D   Soils Report 
E  Service Provider Letters 
F  4th Amendment to the Eagle Ranch PUD Guide 
G   Public Notice Address Listing  
H   Light Plan Fixture Cut Sheets 
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