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10 June 2021

Dear Ms. Saxton, and Members of the Selection Committee:

Amy Saxton
Director, Strategic & Community
Planning Division
PO Box 2000
405 Argentine Street
Georgetown, CO 81224
asaxton@clearcreekcounty.us

The property located at 445 West Dumont Road (Parcel 5) in the Town of Dumont
represents an extraordinary site for a development. This opportunity provides a rare chance
to craft architectural excellence in affordable housing. This affordable housing project will
set a new benchmark in Architecture that promotes a healthy and active lifestyle creating a
quality of life that is desired by residents. The site plan and unit designs will acknowledge
and respond to the needs and desires of prospective owners that are anticipated to
engage in a variety of recreational activities. The needs of the senior population will also be
incorporated into the project.
The Morrison Group is joined by KGA Studio Architects of Louisville, and Alliance
Construction Solutions of Denver for this effort to ensure depth of experience and a regional
architectural and construction perspective for the project’s design and completion.
Together we welcome the complex challenge of producing an exceptional design solution
and are well prepared to embrace the full range of issues implicit in this important project.
Creating value will be our mantra, and value in affordable housing development lies in
creating a whole which is much greater than its parts. We will commit every conceivable
project resource and all levels of design expertise to ensure that our work will be completed
to meet or exceed the expectations for this site while recognizing budgetary constraints.
We trust you will find our response to your RFDP to be compelling evidence of our team’s
extensive experience and commitment to this exciting project. We look forward to the
opportunity to meet with the selection committee and present our vision at a town hall
where we can discuss this proposed project in further detail.
Sincerely,

Lynn Crist
The Morrison Group
445 West Dumont Road
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2. BACKGROUND & EXPERIENCE
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The Morrison Group, Inc.
DEVELOPER

The Morrison Group, Inc. was founded in 2004 by Lynn
Crist to continue the development activities she had been
performing with Mile High Development on commercial
projects in the Denver area since the late 1990’s. Lynn is
the President and sole owner of TMG. She keeps staffing
to a minimum and typically works on one project at a time.
This provides her the ability to focus, control and stay
informed on all aspects of a project. Lynn has the expertise
to provide development, entitlement, financing, and
construction activities in public and private environments.
She is particularly adept at managing projects with multiple
municipal and federal financing components along with
community outreach processes. Creating for-sale affordable
housing for income-qualified homebuyers is a unique
skill set that Lynn has acquired through the successful
development and sale of this product type.
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Lynn Crist

PRESIDENT | THE MORRISON GROUP
Lynn Crist has over 35 years of experience in real estate
and has worked in many capacities in that field. All of her
experiences ultimately led her to her dream role as a real
estate developer. She has had the good fortune of partnering
with some of the most skilled and talented developers in
Denver that helped her hone the skills necessary for her
to be her own boss and manage development projects.
Through those relationships she was supported in her desire
to be an authentic person in an industry that doesn’t always
value that approach.
“I have spent my career acquiring the skills necessary to be
a successful developer, however in 2006 I was introduced
to what would become my new passion: affordable housing.
Since then, I have chosen to focus my talents, resources
and efforts on providing affordable housing in communities
in need. I am immensely excited to be considered as a
potential developer for 445 West Dumont Road. It is exactly
the type of project I dream of building.”

Stout24 Rowhomes

Yale Station

Completed in February 2018, this development includes thirteen
for-sale rowhomes in the historic Curtis Park neighborhood. The
project is located two blocks from the 25th and Welton Light Rail
Station. Seven of the homes were sold to buyers earning 80% of the
Area Median Income (AMI) and below and five were sold to buyers
earning 120% of AMI and below. One home is currently not listed
for sale. Each home features 3 bedrooms and a total of 2 or 2.5
baths. Eleven homes have a 1-car garage and two have a carport.
Construction started May 1, 2017 and the project was completed in
February 2018. All units closed within a month of completion.
The site was acquired from the Denver Housing Authority (DHA)
and funding was provided by the City and County of Denver Office of
Economic Development (OED). The project was designed by Studio
PBA and was constructed by Alliance Construction Solutions.
The Morrison Group was the developer of this project.

This transit-oriented development (TOD) consists of 50 residential
rental units restricted to affordable senior housing through the
Colorado Housing and Finance Authority’s (CHFA) Low Income
Housing Tax Credits (LIHTC) program. This 6 story building totals
75,000 square feet including the 50 units, a community room,
community deck, 3,000 square feet of retail and 59 parking spaces
in a two-level garage. The project was completed in July 2011 and
fully leased by October 2011. The project was designed by Davis
Partnership and constructed by GE Johnson. The Morrison Group
co-developed this project with Mile High Development. The site and
improvements are owned by Koelbel and Company. Comcap Asset
Management is the property manager and leasing agent.

445 West Dumont Road
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KGA Studio Architects
ARCHITECTURE

KGA Studio Architects is a nationally-recognized residential
architectural studio that specializes in community-based
design, from individual builds to multi-family homes, and
everything in-between. Founded in 1977 in Boulder, Colorado,
we take on projects across the U.S. and pride ourselves
on our track record of design excellence and collaborative
partnership that has grown to become national in scale.
Architectural design and construction drawings are at the
heart of what we do. We work with builder and developer
clients on a wide range of residential projects including
single family detached, paired homes, townhomes,
multifamily and community amenity buildings. From space
and materials to aesthetic, every design is an opportunity
to innovate and to improve on the projects that have come
before it. Understanding the target market and buyer
segmentation is key to creating successful communities.
KGA invests time in creating and understanding the design
matrix, matching each product to a specific buyer profile.
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John Guilliams, AIA
PARTNER +
DIRECTOR OF DESIGN |
KGA STUDIO ARCHITECTS

John Guilliams has been designing innovative and
successful homes and communities for over 30 years. He is
a Partner and Director of Design at KGA Studio Architects
in Colorado, a nationally recognized architecture firm
specializing in residential design. Having worked for some
of Colorado’s most reputable design firms specializing in
multifamily, land planning, and residential architecture,
John combines his vast experience and technical knowledge
with a team approach in order to serve his long-standing
client base. John is a member of the Urban Land Institute
and a board member of the NAHB’s Design Committee and
Sustainability Green Home Building Subcommittee.
John is passionate about the need for attainable housing
and enjoys giving back to the community. 2021 will be his
3rd consecutive year as a project captain for the Home
Builders Foundation Blitz Build. Previously, he was involved
with Habitat for Humanity for 13 years as lead designer for
projects in Boulder and Aurora, and project captain for build
teams throughout the Denver Metro Area.

Trailhead Community
KGA is excited to be working with Trailhead Community on their
first project, an 84-unit multifamily building that will serve 3
distinct demographic groups. 50% of the units will be for adults
with developmental disabilities, 25% for working professionals/
millennials and 25% for active, middle income seniors. The purpose
of Trailhead Community is to help adults with developmental
disabilities lead independent and productive lives by offering a safe
and affordable place to live. Adults with disabilities who rely on SSA
benefits (SSI or SSDI) have an average disability income of $800
per month. In the Littleton area, the average rent for a new one
bedroom apartment is $1648 per month plus utilities. A cooperative
management model will integrate all three tenant groups to make
decisions about how the community will operate. The building will
include state-of-the-art technology and Universal Design features
to promote independence and safety for all residents.

Townhome Experience
KGA has extensive experience designing townhomes at a variety of
price points, including several projects at various stages of design
and construction. Berkley Shores (pictured top right) features 2
and 3-story townhome designs with a mix of 1 and 2-car garages.
Designed to be attainable for the missing middle buyer, units start
from the mid $300s. DELO Townhomes (pictured bottom right) was
part of an urban infill project in Louisville, CO.

445 West Dumont Road
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Alliance Construction
BUILDER

Founded in 1982, Alliance Construction Solutions (Alliance)
has successfully served the Colorado and Wyoming
construction markets for 39 years. Our name reflects our
company philosophy: we form alliances with our clients
and vendors to provide solutions necessary to successfully
execute challenging construction projects, but at our heart
we are passionate about building. We are a value-added
firm, and shine in design/build or CM/GC contracts. We value
long-term client relationships and are engaged during the
program/conceptual process to provide estimating services
to those clients.
Alliance has significant experience in affordable, multifamily,
podium, and wood frame, projects. Some of our most recent
projects include the Renaissance Veterans Apartments at
Fitzsimons, Sheridan Station Apartments, and Kappa Tower
II. Alliance has constructed 16 affordable projects, including
apartments, for-sale townhomes, housing for homeless,
senior housing, assisted living, hotel, Good Samaritan
centers, and nursing care.
12
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Jeremy Nothdurft

CHIEF OPERATING OFFICER | ALLIANCE
CONSTRUCTION SOLUTIONS
Jeremy is in charge of executing daily operations and
holds an ownership stake in the company. Jeremy’s job is
to help set standards for the company and work with our
operations manager & construction executives to ensure
that processes, training, and quality of the operations within
our company and out at our jobsites reflect these standards.
He also guides the company management systems and
offers support on strategic planning. Jeremy is instrumental
in contract negotiations & project closeout.
“We are experts in “constructability” VE and often win
projects because of our outside the box approach to
reducing construction costs while maintaining quality. We
also know that our success is dependent on the success
of our business partners, and we value our long-term
subcontractor and vendor relationships.”

Stout24 Rowhomes
This project provides 13 new affordable for-sale townhomes at 24th
St & Stout St in Denver’s Five Points neighborhood. The units are
spread across 2 buildings, each 3 stories. 11 units feature a 1-car
garage & a 2nd floor balcony. The remaining 2 units have carport
parking & a rooftop deck. Gas water heater & furnace are included
in each unit. Aqua-Therm mechanical design. Wood-framed,
rowhouse style construction.

Ridgegate Affordable
Apartments
The Ridgegate Affordable housing project in Lone Tree will be
constructed of a concrete podium with 4- levels of wood frame
construction. The 67 units will consist of 1, 2, & 3 bedroom units.
Amenities within the units include coat closet, individual water
heaters, full kitchen, & individual washer/dryers. The exterior will
consist of brick, vinyl windows, storefront & hardie board.

Collaborative Care Center
The Collaborative Center is a 12,000 SF, two story building that
will serve as a health care clinic for the community of Clear Creek
County, including residents of Dumont, Idaho Springs, Georgetown,
Empire, & Silver Plume. The County Public & Environmental Health
Department will partner with Centura Health to provide health
services. The building itself will include office space, exam rooms, &
public conference spaces.
445 West Dumont Road
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Additional Team Info
Each member of the team has extensive background in working
with public engagement, obtaining necessary design, zoning and
permit approvals, and managing project development, financing,
construction and budgets. The Morrison Group approaches
all municipal approvals and neighborhood processes with a
collaborative approach giving credence to each party’s position
and goals. Through this approach, TMG has been successful with
rezoning requests, land vacations, historic district approvals,
neighborhood support, City Council support, and planning
department approvals. The team will bring this approach to
their engagement with all departments and officials in Clear
Creek County.
The team will proactively perform outreach to the neighborhood
throughout the design process and present plans in a timely
manner that allows for comment and input such that the project
team can respond to the interests of the neighbors and where
appropriate, revise the project.
An example of this team’s ability to manage the neighborhood and
city process can be found in the Stout24 project. The property
is in the Curtis Park neighborhood and is overseen by the Curtis
Park Neighbors (CPN) Registered Neighborhood Organization
(RNO). This RNO is known for its active involvement in any project
proposed in their neighborhood. Recognizing that these neighbors

14
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Stout 24 Rowhomes, completed February 2018, is the most recent example of
a successful affordable housing partnership between The Morrison Group and
Alliance Construction

had much to contribute in the process of designing and developing
the Stout24 project, we listened. The result was a project that was
far superior to the initial concept that was discussed at the first
neighborhood meeting. The CPN participants all give the finished
project and the team’s approach rave reviews. In addition, the
project is in an historic neighborhood and required Landmark and
Planning Department approval. Both were successfully achieved
without delay. Collaboration can be extremely beneficial if all parties
come to the table with the goal of creating a successful project in
mind. That was the experience on the Stout24 project.

3. PROPOSED DEVELOPMENT

445 West Dumont Road



15

Site Plan
Dumont
| Townhomes
Site Statistics
Parcel Size: ±4.6 acres
24 units
5.2 du/acre
Unit Count
Type 2A:
Type 3A:
Type 3B:
Type 4A/B*:
Total:		
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ROAD

COMMUNITY AMENITY
LOCATIONS, SUCH AS:
• PLAYGROUND
• COMMUNITY GARDENS
• DOG PARK
• BBQ + GATHERING SPACE
• SPORT COURT

Floor Plans

2A
This efficient 2 bedroom,
2.5 bath home is perfect
for a single parent with
one child, a single person
looking for some extra
space, or a roommate
situation. Upstairs desk
nook offers an alternate
WFH or school work
space.

Main Level
Upper Level
Total
Garage

660 SF
656 SF
1,316 SF
304 SF

445 West Dumont Road



17

Floor Plans

3A
With an open floor plan,
covered outdoor patio,
and extra gear storage in
the 2-car garage, this 3
bedroom, 2.5 bath corner
unit is perfect for families
or emptynesters looking
for some extra space and
plenty of natural daylight.

Main Level
Upper Level
Total
Garage
18



683 SF
900 SF
1,583 SF
503 SF

The Morrison Group

Floor Plans

3B
A spacious kitchen with
pantry, covered outdoor
patio, and spacious
master suite define this 3
bedroom, 2 bath middle
unit. Perfect starter
home for small families
who want to become
homeowners or affordable
workforce housing.

Main Level
Upper Level
Total
Garage

684 SF
976 SF
1,660 SF
454 SF

445 West Dumont Road
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Floor Plans

4A
Ranch style plan for
buyers who can’t or don’t
want to climb stairs. With
2 bedrooms, 2 baths,
office nook, and extended
patio. Perfect for senior
buyers.

Main Level
Total
Garage
20



1,339 SF
1,339 SF
250 SF

The Morrison Group

Floor Plans

4B
Unique main floor master
lay-out with laundry down
and 3 bedrooms upstairs.
Extended patio for BBQs
and extra gear storage in
the garage for toys or a
work bench.

Main Level
Upper Level
Total
Garage

1,098 SF
776 SF
1,874 SF
478 SF

445 West Dumont Road
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Building Plan A
3B

4B

3A

4B
2A

BUILDING A

NG B

4B

3B
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2A

2A

4B
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4B

3A

4B

Building Plan B
3A

3B

3B

4B

3A
2A

BUILDING A

BUILDING B

3A

3B

4B

3B

3A
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Example Elevations
The townhomes will have an elevation style similar to the following examples,
with a nod towards the local mining history.
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Inspiration Images
The elevation style will draw inspiration from historic mining inspired
images, while keeping in mind cost and affordability. Here are a few
examples. We welcome input and additional inspiration images.

445 West Dumont Road
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4. ECONOMIC BENEFITS
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Economic Benefits
The development of affordable housing for purchase has been a
priority for Clear Creek County for several years. The site at 445
West Dumont Road is an ideal location for the development of just
such a project. The location of the future Greenway Path, access to
Clear Creek, proximity to open space, and the location on a quiet
roadway are all ideal conditions for this type of development.
The impact of the construction of these homes to the Town and
County are undeniable. With many residents commuting into the
County, these homes will provide an opportunity for workers to live
near their place of employment.
This in turn will help keep residents in the community resulting in
an increase to the overall population and the resulting real estate
and sales tax revenues generated by new residents.
The development team looks forward to working with the Clear
Creek County Strategic & Community Planning Division and the
Housing Department to determine the mutually agreeable solution
for the land purchase and resale to individual homeowners. This
may include below market land leases to homebuyers.
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Proximity to the future Clear Creek Greenway path will be an invaluable asset and
important amenity for potential homebuyers.

5. COMMUNITY IMPACT

445 West Dumont Road
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Community Impact
It takes ALL team members and constituents to make a project
successful. Town Hall gatherings, community charrettes, design
review board input, and governmental agency cooperation are all
crucial ingredients. We are aware of the number of stakeholders in a
project like this, and we have learned that each and every entity has
a valuable voice and we are here to listen. We are looking forward to
collaborating with all of the parties involved in Clear Creek County
and Dumont to create an amazing community asset.

townhomes on this site would help the County fulfill its goal to
ensure housing availability to support the attraction and retention
of the workforce in Clear Creek County. The visibility of the new
townhomes from I-70 will enhance the image of this subarea once
the project is completed.
Access to transit opportunities will be considered when developing
the site plan.

Input from the community will influence the design and
construction of these homes and help define a development that
meets the needs of those who wish to live in the County in which
they work and recreate. This community involvement will guide the
team’s efforts toward designing and creating a project that will be
desired and admired by the town and surrounding communities.
The site plan will accommodate future construction of the
Greenway path and provide for necessary easements or land
contribution as required. Access to the path will be incorporated
into the overall site plan.
The site is currently zoned MR-1 and is located in the DumontLawson-Downieville subarea. The location and size of the site
would suggest a zone change should be made to accommodate
the construction of townhomes. Constructing mixed-income
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With extensive input from the Old North End Neighborhood Association, KGA
Studio Architects created a design for the John Zay Guest House Expansion that
met both the needs of the John Zay House and the concerns of the community.

6. BUDGET, PROFORMA,
FINANCING & PRICE

445 West Dumont Road
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Budget, Proforma, Financing & Price
The site plan, unit drawings and unit sizes are included for
presentation purposes only. Extensive public outreach and market
research will need to be conducted to identify the most marketable
bedroom and bathroom counts, garage sizes, community
amenities, as well as overall style, features, and finishes. The
average unit size is anticipated to be in the range of 1,100 to 1,500
square feet. There are 24 units contemplated on the site at this
time to keep the density in this single-family area to a level that will
be acceptable to all constituents. This lower density, however, puts
a strain on the overall budget as the infrastructure costs need to be
absorbed by fewer units.
Given the draft nature of this submittal, a detailed budget is difficult
to develop at this time. The budget concept, however, is to build the
most efficient, desirable units, keep costs controlled, obtain grant
funding from various sources, and meet a total sales goal that will
provide a reasonable profit for the developer. All potential resources
of grants, tax credits and low-interest rate loans will be explored for
both the construction financing and homebuyer financing.
The sales plan is to price affordable units for sale to incomequalified buyers with AMIs (Area Median Income) between 80120%. These units will be deed restricted. The affordable sales
prices will be determined using a maximum housing cost of 30%
of gross income. This criterion would suggest a sales price in the
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low $300,000s for a 3-bedroom unit sold to an 80% AMI buyer. The
development will also include units priced at market as needed
to provide sales income to ensure the project is financially viable.
This will be determined as overall development costs become more
well-defined, grant funding is obtained, and public assistance for
infrastructure costs is secured.
The land cost is shown in the draft budget at $0. This suggests
that either land leases will be incorporated in the overall budget
structure, or the inclusion of any land cost will increase the total
sales revenue required to make the project financially feasible. The
structure and terms of the land purchase will need to be discussed
to meet the goals for Clear Creek County.
A very preliminary sample budget is included for demonstration
purposes only.

PRELIMINARY SAMPLE BUDGET
CATEGORY

SUB-CATEGORY

Totals

Per Unit* (24 units)

Per SF (32,000 SF)

UNIT SALES

Unit Sales*

$11,000,000

$458,333

$343.75

Less Sales Comm

($440,000)

-$18,333

-$13.75

Less Closing Costs

($28,800)

-$1,200

-$0.90

Net Sales Revenue

$10,531,200

$438,800

$329.10

$1,500,000

$62,500

$46.88

$12,031,200

$501,300

$375.08

Hard Costs

$7,000,000

$291,667

$218.75

Infrastructure

$1,250,000

$52,083

$39.06

Contingency

$700,000

$29,167

$21.88

GC Fee

$280,000

$11,667

$8.75

$9,230,000

$384,583

$288.44

Architecture & Engineering

$700,000

$29,167

$21.88

Construction Loan Costs

$325,000

$13,542

$10.16

Insurance-Wrap & GL

$225,000

$9,375

$7.03

Other Soft Costs

$850,000

$35,417

$26.56

$2,100,000

$87,500

$43.75

$0

$0

$0

$11,330,000

$472,083

$354.06

$701,200

$29,217

$21.91

Grant Funding & Public Assist.
Net TOTAL Revenue
HARD COSTS

TOTAL Hard Costs
SOFT COSTS

TOTAL Soft Costs
LAND
TOTAL COSTS
PROJECT INCOME

Land Cost

*The sales price per unit is an average that represents a wide range of pricing.
445 West Dumont Road
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7. INFRASTRUCTURE
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Infrastructure
One of the more significant challenges with developing an
affordable for-sale project on this site is the associated on and offsite infrastructure that will be required for a successful project.
West Dumont Road improvements present a challenge. The
addition of homes accessed by this road could affect the
classification of the road. The best-case scenario is that West
Dumont Road is classified a local street and does not need
to be widened. Resolution of this issue will require working
with local agencies to find ways to make access to the project
feasible. Funding from local and regional sources will need to be
investigated.
Sanitary sewer will be available from the Central Clear Creek
Sanitation District. Although there is currently one commercial
water well on the site, the County will need to assist with the
availability and cost of access to domestic water for the homes. The
cost of water treatment could be significant and is dependent on
several factors including testing the impact of surface water on the
property.
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Thank you for your consideration of our team for this
opportunity to assist Clear Creek County in their efforts to
construct affordable housing for their workforce.

445 West Dumont Road
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Lynn Crist
lynncrist@comcast.net
303.887.0630

