
September 11, 2023 

Project: Central Park Hotel, Steamboat Springs, Colorado 
1st City Review:  Comment Responses  

 

Engineering Review (Reviewed By: Emrick Soltis, P.E.) 

1. C.100: Sidewalk offset required to be minimum 10ft from edge of asphalt.   
Response:  The intent of the proposed sidewalk adjacent to the public roads is to provide the 

offset described in Section 4.4.24.9 Offset in the City’s Engineering Standards where possible. 

Where a detached walk was not practical, a modified ‘attached’ walk was proposed. This 

modified ‘attached’ walk still provided a 4-ft buffer consistent with other recent projects to 

provide a strip for snow storage. As discussed during the DRT meeting, and at the request of 

Public Works, this buffer width has been increased to 5-ft and is reflected on the revised 

plans.  

 

2. C.100: Public access easement is required for any sidewalks not located within public RoW. 
Response:  Public pedestrian easements will be provided for the sidewalks adjacent to the 

ROW by separate document and using the City’s easement template. Please refer to sheet 

C.110 for these proposed easements.   

 

3. C.100: Does this easement allow for public access?   
Response:  The referenced easement is from prior platting and appears to have been 

intended for widening of Pine Grove Road as well as accommodating buried utilities. 

Regardless, new public access easements are proposed for the new sidewalk network along 

the perimeter of the property as shown. 

 

4. C.100: Owner is required to coordinate future construction efforts with the Pine Grove 
Reconstruction Project that is currently in design. Bjorn Utu is the Project Manager.   
Response:  Project team has contacted Bjorn Utu regarding coordination between the two 

projects and the City’s future construction efforts. Communication and project coordination 

will continue. Conversely, we respectfully request that the City also communicate with the 

Applicant to coordinate before our project construction drawings are approved. 

 

5. C.100: Sidewalk needs to be aligned with adjacent sidewalk or pork chop reconstructed to 
provide an aligned crosswalk. Any concerns with snow storage within the pork chop and 
limited sight distance for peds crossing?  
Response:  Proposed sidewalk has been extended to align with existing, adjacent sidewalk to 

provide an aligned crosswalk which does not require reconfiguration of the pork chop. With the 

presence of existing utility obstacles, we have aligned the sidewalk to the best of our abilities, as 

discussed with the engineering team. Snow removal for the referenced pork chop is the 

responsibility of the adjacent property owner and is probably also necessary for safe operation of 

their parking lot. 



 

6. Drainage Study: Basin D1 should include this area as well. 
Response:  Basin D1 has been revised to include the southwest half of Pine Grove Rd. along 

the project’s frontage. 

Utilities Review - MWW (Reviewed By: Frank Alfone) 

1. Provide additional detail about the water service; specifically what is the planned size for 
the domestic water? The Fire Suppression appears to be 4”. 
Response: The size of the separate water services (potable and fire suppression) will be 

coordinated with the MEP as the project design progresses. We had drawn the potable 

service in a manner that suggested a typical combined service splitting outside of the 

building, but the actual materials, sizes and locations will need to reflect both the MEP 

design when available as well as MWW’s requirements.  The general location of the water 

service has been coordinated with the Architect but the sizes have not been determined. We 

will continue to coordinate with MWW as the project progresses.  

 

2. Provide additional detail about the new tie in Pine Grove Road – “T”, valves etc. As you 
probably know, Pine Grove Road may be undergoing a major upgrade next year, thus 
coordination with the City will be beneficial. 
 

Response: Thank you. Yes, the Applicant is aware of the City’s intent to improve Pine Grove 

Road and will continue to coordinate. The selected location is based on a redundant water 

supply, minimal conflicts with other utilities and clustering road cuts necessary for the 

installation of the new line as well as the abandonment of the existing water stub. The sizes 

of the water services will help inform the connection requirements and additional detail will 

be reflected on the construction drawings. 

 

3. Abandonment of the Existing Water Service must adhere to MWW Spec’s (again with 
coordination with the City). 
Response: Absolutely! Landmark will provide additional information on the construction 

documents regarding the abandonment as well as the coordination with the City’s road 

project. All water and sewer work is subject to MWW requirements and the abandonment 

is certainly no exception.  

 

4. MWW and Landmark to inspect MH 7.6.1.2 prior to tie in – to determine/verify existing 
condition. 
Response: Thank you. Landmark will set up a field review prior to winter conditions and the 

Construction Documents will reflect necessary requirements learned from the site meeting. 

 

5. We have concerns about the proposed trees to be planted in the new Sewer Easement – 
Aspens at the main entry and the various type trees to be planted in the existing sewer 
easement on the northwest side of the parcel. 
Response: Thank you. The Landscape plan has been revised to reflect proposed trees to be 



located outside of the utility easements. 

 

6. We will need to execute the sewer easement with the survey data – map and legal 
Response: The sewer easement will be recorded using MWW’s easement template and will 
be based on the as-constructed locations as informed by the construction documents. 

 

PLANNNING REVIEW:  COMMENTS & RESPONSES  
 
1. Re: Variance request #2.  Staff recognizes that while grade challenges exist, the practical 
difficulty of making up 5' of grade change over 20' does not appear insurmountable to provide some sort 
of entry accommodation along Pine Grove.  Pine Grove is one of the most traveled and visible roads in 
the community and should have not feel as though a side or rear building face is lining the street.  In 
your narrative you mention an 8' sidewalk on Pine Grove to provide pedestrian access "to bus stops and 
neighboring businesses".  This vision for pedestrian access aligns with the direction of the Community 
Plan therefore making your variance request not supportable by the planning department as proposed. 

Response: Variance request #2 has been removed and a pedestrian entry has been added on the 
Pine Grove side of the building per our discussions with staff. See updated site plan and exterior 
elevations. 

2. Variance Request #1 is supportable as proposed. 

Response: Thank you. 

3. Street trees must be provided on Pine Grove and Snapdragon per Engineering Standards. 
Central Park Drive planting is adequate as designed. 

Response: Per discussions with the City, we have provided street trees in locations that are not 
constrained by existing utility conflicts. With this submittal, we have provided street trees on 
Snapdragon Way but do not have the ability to plant street trees on Pine Grove and Central Park 
because of utility easements. See Landscape Exhibit 1 for further details on easement 
constraints. 

4. Note irrigation for required landscaping (402.D.1.b) or include discuss with planning and include 
low-maintenance landscape approval in your narrative. 

 Response: Acknowledged. We have provided a note regarding Irrigation on the Landscape Cover 
 Sheet, L0.1.  

5. Please only show required snow storage so it can be assessed for compliance.  Currently snow 
storage is show that is not within 20' of the area to be served (however, as I'm understanding, it may not 
be needed).  There is also excess snow storage for example along snap dragon that would obviously be 
in excess of the adjacent area to be served (6' sidewalk). 

Response: Noted and revised. We have provided a separate Snow Storage exhibit with this 
submittal. We have revised our plans to make sure all areas calculated are within the 20’ area 
served. For the areas outside of the 20’ we have designated them as alternative snow storage. 
We have attached a snow management plan in Exhibit 2 for how we plan to use the alternative 
snow storage areas. Typical snow storage equipment allows for the use of additional space 



across the site. We also didn’t include the extra volume of the detention pond to stay 
conservative in our approach.  

6. Re: Variance request #3: Applicant contends the hardship or practical difficulty is a result of 
meeting design standards.  Without a minimum parking standard or minimum development objectives, 
staff find the hardship is only self-imposed through overdevelopment of the site and therefore do not 
find this variance supportable as proposed.  The additional 20' of setback is beneficial, but not 
acceptable on it's own as an alternative.  Please also reference the comment on excess of snow storage 
provided as this will likely provide latitude for compliance with this standard. 

Response: Variance request #3 has been removed and the parking along Central Park will be 
screened with landscaping. See revised landscape drawings. 

7. While a variance was requested for frontage landscape on Central Park, it would appear that 
you are still "short" in provided tree plantings.  Also, you have calculated plantings as per Entry Corridor 
standards.  This property is NOT in the entry corridor overlay zone.  This will be category C in table 402-
3.  This will require substantially more evergreen plantings or a variance. 

Response: Noted and revised. We have provided a table for Frontage Landscape (15’) on our 
Landscape Plan. While we are short on tree plantings due to utility easement constraints, we 
have made up for the shortage with additional shrub plantings throughout the frontage, which 
we believe will serve the project well, considering the utility easement constraints on this site. 
With the limited ability to plant frontage trees we have added a substantial number of trees and 
shrubs to the interior of the project.  

8. Confirm the CMU on the dumpster enclosure is split faced to meet 408.D.3.a.iv  

Response: Dumpster enclosure CMU will be split face CMU. See updated dumpster enclosure 
details. 

9. Staff find variance request #4 to be supportable. 

Response: Thank you. This has been updated to be variance request #2 in the attached revised 
variance request letter. 

 

Miscellaneous drawing updates separate from staff review: 

The dumpster encloser that was along Central Park has been relocated to the northwest corner of the 
property to provide better concealment and allow for better snow removal into the snow storage areas. 

A small, enclosed storage room has been incorporated into the dumpster enclosure on the northeast 
side of the property to provide a location to storge outdoor maintenance equipment. 

A dog wash area has been added to the northeast end of the building for guest use. 

The landscape area between the retaining wall and south pool deck has been increased to 6’-0” to 
provide additional room for landscape plants. 

Updated site lighting plan. 
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(40%)
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REQUIRED ORNAMENTAL
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Exhibit 1: Utility & Drainage
Easement Overlay:
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PR SSMH 01-03
STA. 11+99.79
RIM=6782.41
INV IN=6776.17 SE
INV OUT=6775.97 NW

PR SSMH 01-04
STA. 10+85.70
RIM=6780.62
INV IN=6774.83 SE
INV OUT=6774.63 SW

PR CONNECTION TO BLDG.
COORDINATE POINT OF CONNECTION W/ PLUMBING ENGINEER
STA. 12+35.27
RIM=6777.09
INV OUT=6776.52 N

PR SSCO 01-01
STA. 12+32.10
RIM=6777.06
INV IN=6776.49 S
INV OUT=6776.49 N

PR 45° BEND 01-02
STA. 12+28.93
RIM=6777.03
INV IN=6776.46 S
INV OUT=6776.46 NW

PR BLDG. CONNECTION
STA. 10+71

(COORDINATE POINT OF CONNECTION
W/ PLUMBING ENGINEER)

PR GATE VALVE (TBD)
STA. 10+51

PR CURB STOP OR G.V. (TBD)
STA. 10+51

PR GATE VALVE (TBD)
STA. 10+12

PR CONNECTION TO EX 10" WATER MAIN
STA. 10+10
(WET VS. DRY TBD AND COORD. WITH
MWW FOR PERMIT DRAWINGS)

STORM SEWER CROSSING
STA. 11+89

PINE GROVE ROAD

R.O.W
. VARIES

CENTRAL PARK DRIVE

80' R.O.W
.

SNAPDRAGON W
AY

60' R
.O.W

.

LOT 3, STEAMBOAT VILLAGE
COMMERCIAL CENTER, REPLAT F

FILE NO. 12894
183,087 SF±
4.20 ACRES±

LOT 2, STEAMBOAT VILLAGE
COMMERCIAL CENTER, REPLAT F

FILE NO. 12894

LOT 1, STEAMBOAT VILLAGE
COMMERCIAL CENTER, REPLAT F

FILE NO. 12894

FH L35.2

FH L35.1

FH L29

PR 20-FT WIDE SEWER EASEMENT
TO BE RECORDED AS SEPARATE DOCUMENT  AND
SHALL REFLECT FINAL INSTALLED LOCATION PER
RECORD INFORMATION

STORM SEWER CROSSING
STA. 10+30

CORE PR 8" PVC INTO EX SSMH 7.6.1.2

ABANDON EX. SERVICE AT MAIN
PER MWW REQUIREMENTS

ASPHALT PATCH PER CITY REQ'S
(TO BE COORDINATED W/ CITY'S PINE
GROVE ROAD IMPROVEMENTS
PROJECT AS APPLICABLE)

ASPHALT PATCH PER CITY REQ'S

REPLACE CURB AND GUTTER

ASPHALT PATCH PER CITY REQ'S

REPLACE CURB, GUTTER AND WALK

END PUBLIC (MWW) AT MH
3.2 LF 6" PVC @ 1.0%
3.2 LF 6" PVC @ 1.0%

29.1 LF 6" PVC @ 1.0%

114.1 LF 8" PVC @
 1.0%

75.7 LF 8" P
VC @

 1.0%

EX. 8
" P

VC @
 0.2%

EX. 8" PVC @
 0.4%

DRY UTILITY LINE EASEMENT
FILE NO. 12894

EX. SEWERLINE &
UTILITY EASEMENT

EX. DRY UTILITY EASEMENT

EX. SIDEWALK EASEMENT

DRY UTILITY LINE
EASEMENT
FILE NO. 12894

SIDEWALK & BUS
SHELTER PAD
EASEMENT
FILE NO. 12894

DRY UTILITY LINE
EASEMENT

15-FT WIDE DRY UTILITY
LINE EASEMENT

FILE NO. 12894

DRY UTILITY LINE
EASEMENT
FILE NO. 12894

EASEMENT NO.4
ROAD & UTILITY
EASEMENT

UTILITY EASEMENT

EASEMENT NO.4
ROAD & UTILITY EASEMENT

FILE NO. 10301

REVOCABLE PERMIT
TO CONSTRUCT AND MAINTAIN
LANDSCAPING AND FENCING
IN THE RIGHT-OF-WAY
REC. NO. 454085

LOT LINE
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PROPERTY LINE

PROPERTY LINE

LOT 3, STEAMBOAT VILLAGE
COMMERCIAL CENTER, REPLAT F

FILE NO. 12894
183,087 SF±
4.20 ACRES±

LOT 2, STEAMBOAT VILLAGE
COMMERCIAL CENTER, REPLAT F

FILE NO. 12894

LOT 1, STEAMBOAT VILLAGE
COMMERCIAL CENTER, REPLAT F

FILE NO. 12894

SEWER CLEANOUT
RIM = 6790.40

SMH 7.6.1.6
RIM = 6789.42

INV. IN (SE) = 6779.90
INV. OUT (SW) = 6779.79

SMH 7.6.1.5
RIM = 6785.54

INV. IN (NE) = 6775.64
INV. OUT (S) = 6775.50

SMH 7.6.1.4
RIM = 6783.97
INV. IN (N) = 6774.89
INV. OUT (SW) = 6774.77

SMH 7.6.1.3
RIM = 6782.02

INV. IN (NE) = 6774.32
INV. OUT (SE) = 6774.27

SMH 7.6.1.2
RIM = 6781.45

INV. IN (NW) = 6773.78
INV. OUT (SW) = 6773.67

UNDERDRAIN CLEANOUT
RIM = 6782.82

UNDERDRAIN CLEANOUT
RIM = 6785.01

UNDERDRAIN CLEANOUT
RIM = 6785.73

STORM MANHOLE
RIM = 6783.41

18" CMP INV. IN (NE) = 6779.16
18" CMP INV. OUT (S) = 6779.02

PROJECT BENCHMARK
RECOVERED NO.5 REBAR
W/ YELLOW PLASTIC CAP

STAMPED "LS 13221"
0.1' BELOW GROUND

NAVD88 ELEV. = 6784.29

18" CMP
INV. = 6785.91

18" CMP
INV. = 6784.84

24" CMP
INV. = 6777.15

CURB INLET
RIM = 6780.06

CURB INLET
RIM = 6783.45

18" CMP INV. OUT (S) = 6780.21

CURB INLET
RIM = 6783.47
18" CMP INV. IN (N) = 6779.59
18" CMP INV. OUT(SW) = 6779.68

STORM MANHOLE
RIM = 6780.81

24" INV IN. (NE) = 6775.78
24" INV. OUT (SW) = 6775.78

FH L35.2

FH L35.1

10' WIDE UTILITY &
RIGHT-OF-WAY

EASEMENT
BOOK 335 PAGE 640

FH L29

( IN FEET )
1 inch =        ft.

Feet030 30

30

60 90

NOTES:

1. THE SIZE, TYPE AND LOCATION OF ALL KNOWN UNDERGROUND UTILITIES ARE APPROXIMATE
WHEN SHOWN ON THESE DRAWINGS. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR TO
VERIFY THE EXISTENCE OF ALL UNDERGROUND UTILITIES IN THE AREA OF THE WORK.  BEFORE
COMMENCING NEW CONSTRUCTION, THE CONTRACTOR SHALL BE RESPONSIBLE FOR LOCATING
ALL UNDERGROUND UTILITIES AND SHALL BE RESPONSIBLE FOR ALL UNKNOWN UNDERGROUND
UTILITIES.

2. EXISTING UNDERGROUND AND OVERHEAD PUBLIC AND PRIVATE UTILITIES AS SHOWN ARE
INDICATED ACCORDING TO THE BEST INFORMATION MADE AVAILABLE TO THE ENGINEER. THE
ENGINEER DOES NOT GUARANTEE NOR IS RESPONSIBLE FOR THE ACCURACY OF SUCH
INFORMATION. EXISTING UTILITY MAINS AND SERVICES MAY NOT BE STRAIGHT LINES OR AS
INDICATED ON THESE DRAWINGS. CONTRACTOR TO VERIFY EXISTING HORIZONTAL AND VERTICAL
LOCATIONS PRIOR TO CONSTRUCTION.

3. ALL SEWER CONSTRUCTION SHALL BE PER MOUNT WERNER WATER STANDARD SPECIFICATIONS,
LATEST EDITION.

4. MAINTAIN 10' HORIZONTAL AND 18" VERTICAL MINIMUM SEPARATION BETWEEN ALL SANITARY
SEWER MAINS, WATER MAINS & SERVICES.

5. MANHOLES LOCATED OUTSIDE OF THE ROADWAY SHALL PROTRUDE 1' ABOVE EXISTING GRADE
TO REDUCE INFILTRATION.  GRADE SURFACE TO DRAIN AROUND/AWAY FROM MANHOLE RIMS.

6. ALL MANHOLES LOCATED IN THE ROADWAY SHALL HAVE RIM ELEVATIONS ADJUSTED TO 14"
BELOW FINISHED GRADE.  IF NECESSARY, CONE SECTIONS SHALL BE ROTATED TO PREVENT LIDS
BEING LOCATED WITHIN VEHICLE OR BICYCLE WHEEL PATHS.

7. SEWER SERVICE SHALL HAVE A MINIMUM OF 4-FT OF COVER.

8. WATER SERVICE SHALL HAVE A MINIMUM OF 7-FT OF COVER.

9. ALL WATER PIPE SHALL BE INSTALLED WITH A #10 SOLID COPPER WIRE COATED WITH 45 MIL
POLYETHYLENE FOR LOCATING PURPOSES.  "GLENN TEST STATIONS" BY VALVCO, INC TRACER
WIRE TEST STATIONS SHALL BE INSTALLED ADJACENT TO ALL FIRE HYDRANTS.  ADDITIONAL
LOCATIONS MAY BE REQUIRED.

10. ALL MATERIALS USED FOR BACKFILL SHALL BE FREE FROM REFUSE ORGANIC MATERIAL,
COBBLES, BOULDERS, LARGE ROCKS OR STONES OR FROZEN SOILS GREATER THAN 6-INCHES IN
DIAMETER.

11. BEDDING AND SHADING MATERIALS SHALL ONLY BE 3/4-INCH WASHED OR SCREENED ROCK.
3/4-INCH MINUS, SQUEEGEE OR REJECT SAND, OR CLASS 6 AGGREGATE BASE COURSE IS NOT
ALLOWED.

12. CONTRACTOR TO POTHOLE PROPOSED WATER SERVICE CONNECTION TO MOUNT WERNER
WATER'S MAIN IN PINE GROVE ROAD PRIOR TO CONSTRUCTION.

13. THE SIZE OF THE PROPOSED BIULDING'S WATER SERVICES (DOMESTIC AND FIRE) TO BE
DETERMINED BY M.E.P. AND SHALL BE REFLECTED ON CONSTRUCTION DOCUMENTS.

UTILITY PLAN LEGEND:

W W W WPROPOSED WATER

PROPOSED GV, FH & CS

S S S SSS CPROPOSED SANITARY SEWER W/ MH & C.O.

SHEET

These drawings are instruments of
service provided by Landmark
Consultants, Inc. and are not to be
used for any type of construction or
contract ing unless signed and
sealed by a Professional Engineer
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CALL 2 BUSINESS DAYS IN ADVANCE BEFORE YOU
DIG, GRADE, OR EXCAVATE FOR THE MARKING OF

UNDERGROUND MEMBER UTILITIES.

CALL UTILITY NOTIFICATION CENTER OF
COLORADO
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Exhibit #2 - Additional information regarding Section 409: Snow Storage:  
 
The Applicant has extensive experience owning and operating hotels with significant snow 
management responsibilities in Colorado mountain towns. As a result of the Applicant’s knowledge, 
the proposed site plan was developed with maintenance, snow management, and snow storage in 
mind. The project site provides flexibility and capacity to manage snow throughout the site properly.  
 
Given the strong mountain hotel experience of the Applicant, snow removal operations are well 
understood and can be described as follows: 
 

Step 1:  A labor crew, outfitted with shovels and snow blowers, clears the snow away 
from the faces of the buildings and doors or other areas that need detail attention;  
 
Step 2: Standard loaders, skid steers, trucks, and utility vehicles with snow implements 
and buckets are used to move snow down to the end of the aisles; 
 
Step 3. The equipment in step 2 will typically push the snow as far away from the end of 
the road as they can access and reach.  These areas slowly fill from removed snow, and 
the pile expands closer to the road. Loaders and skid steers provide increased to 
maximize vertical storage. 
 
Step 4: For snow removal areas that cannot be bladed, the snow is piled up 
systematically to allow loaders to scoop it up and take it to where it can be placed, such 
as the proposed detention area, and put more deeply into the snow storage areas. 
Numerous storage spaces are noted in addition to the requirement; it is highly unlikely 
that all these areas will fill, and we should have more than enough space. 

 
This procedure has been successfully used around hotels in high snowfall markets for many years.  
 
The following information is provided by the Applicant and intended to demonstrate further how 
the criteria described in CDC Section 409.D.2 has been fully met. 
 

 
a) The alternative snow storage area contains enough unencumbered space to 

accommodate the necessary snow storage: The snow storage areas shown meet or 
exceed the minimum calculated area required, and the alternative snow storage areas, 
which can be accessed using equipment listed above in combination with snow shovels 
and personnel will be used to relieve pressure on primary snow storage locations. 
 

b) The snow storage area is configured to adequately facilitate the proposed snow storage 
without damage to landscaping, sidewalks, or other site amenities. The sizes shown are 
readily accessible and adjacent to the pavements being cleared using the methods 
detailed in Steps 1-4 above. These areas are generally accessible and expected to be 
used for snow removal and storage management. 

 
c) Snow can be moved on-site to the alternative snow storage area using commonly 

accessible equipment or machinery. 
 



Through a combination of on-site equipment and personnel and with third-party 
snow management services, the Applicant will possess the necessary snow 
management equipment, including standard loaders, skid steers, trucks, and utility 
vehicles, with snow implements. Snow blowers and regular employees with shovels 
will also assist in the snow management effort.  

 
 


