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I.

INTRODUCTION
Parcel IDs:

Owner Names:

Addresses:
Zone District:
Lot Sizes:

2645·182·01·001 [Lot 1]
2645·183·01·003 [Lot 2]
2645·184·01·001 [Lot 5]
2645·184·01·002 [Lot 6]
2645·181·01·001 [Lot 7]
Subterrene LLC [Lot 1]
Subterrene II LLC [Lot 2]
Mamm Creek Properties, Inc. [Lots 5-7]
TBD
RS-30
73.764 +/- acres [Lot 1]
35.032 +/- acres [Lot 2]
119.939 +/- acres [Lot 5]
36.864 +/- acres [Lot 6]
42.022 +/- acres [Lot 7]

This Land Use Application requests the re-establishment of Activity Envelopes on five parcels in the
Wieben Ranch Subdivision. The previously defined envelopes were approved in 2002 under an earlier
version of the Pitkin County Land Use Code (the Code) and are no longer vested or valid. Each of the five
parcels is conforming in size and generally free of code-defined development constraints. The properties
are zoned RS-30 and located in a “Rural” area of unincorporated Pitkin County known as Snowmass or Old
Snowmass.

Figure 1 - Vicinity Map
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The five contiguous properties are located along Capitol Creek Road roughly 4.5 miles south from the
intersection with Snowmass Creek Road. Capitol Creek Road turns from pavement to dirt in front of Lot
2. Lots 1 and 2 are adjacent to Capitol Creek Road while Lots 5, 6, and 7 are located along Otter Brook
Drive, which is accessed through Lot 2 via Capitol Creek Road. Lot 2 has two houses originally built in the
1940s and 50s. The other subject properties are currently unaddressed as they remain undeveloped. Lots
3 and 4 are under separate ownership and are not part of this application.
Wieben Ranch is located in a mountainous landscape at elevations ranging from 7,800 feet in the eastern
side to 8,600 feet in the western portions. For the most part, slopes on the site have an east to northeast
aspect. Although surrounded by private rural land, the White River National Forest is located less than
two miles west of the properties and encompasses the majority of the watershed above the lands. The
western side of the properties is primarily dry montane shrublands interspersed with patches of forested
land. Little Elk Creek, a small drainage, flows near the eastern edge of Lot 1. Much of the lands across the
parcels have been cleared of woody vegetation and are irrigated and planted with pasture grasses for hay
production. The westerly part of the Wieben Ranch, encompassing most of Los 3, 4 and 5, is encumbered
with a Conservation Easement, while a series of Agricultural Easements encumber the pasture areas on
Lots 1, 2, 3, 4, 6 and 7.
The parcels were created via State Exempt Subdivision Plat recorded on May 31, 2005 in Plat Book 73 at
Pages 99-105, as Reception Number 510771 and allocated initial residential development rights through
a GMQS competition in 2001. 13,500 square feet of residential development rights for the Lots were
originally approved pursuant to BOCC Resolution No. 006-2002, whereby Lots 1, 5, 6, and 7 were awarded
500 square feet of development rights, Lots 3 and 4 were each awarded 5,750 square feet, and Lot 2, the
exempt fathering parcel, retained the original 5,750 of floor area development rights exempt from Growth
Management. Later in 2002, BOCC Resolution No. 081-2002 awarded GMQS rights for an additional
12,250 square feet which was allocated 7,000 square feet of additional floor area to Lot 1, 1,750 square
feet of additional floor area to Lot 2, and 3,500 square feet of additional floor area to Lot 7.
As a result, existing development rights on the subject parcels are as follows: Lot 1 maintains 7,500 square
feet of allowable floor area; Lot 2, the fathering parcel, is allowed 5,750 square feet of floor area and an
additional 1,750 square feet was awarded in BOCC Resolution No. 081-2002 for a total of 7,500 square
feet; Lots 5 and 6 each have 500 square feet of residential development rights; and Lot 7 maintains 4,000
square feet of development rights. Pursuant to Hearing Officer Determination Number 18-2003
(Reception No. 484816), Lots 5, 6 and 7 were also approved as TDR receiver sites in order to develop up
to 5,500 square feet of floor area on each. The GMQS allotments and the approvals to utilize TDRs do not
expire and remain valid.
A 1041 Hazard Review application was separately approved pursuant to Hearing Officer Determination
No. 09-2002, establishing development envelopes on the properties. The resulting Wieben Ranch –
Overall 1041 Hazard Review Site Plan and its individual lot plans were recorded in Book 73 at Pages 8290. Vested rights for the development envelopes established through the 1041 Hazard Review process
expired March 19, 2005 while the plans remained valid until March 19, 2012. The previously approved
building envelopes on Lots 1, 2, 5, 6 and 7 properties are generally free of hazards and constraints.
Notably, Hearing Officer Determination No. 09-2002 included recitals finding that the building envelopes
and associated development avoid significant wildlife habitat, severe wildfire hazard, and slopes in excess
of 30 percent, and that the designated building envelopes will not affect mapped ridgeline areas.
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The following Pitkin County Code sections have been identified as pertinent to the current requests and
have been addressed within Section IV, Review Requirements, of this application:
Sec. 2-30-20(g)(1-3): Activity Envelope Criteria for Approval;
Sec. 7-10-50 & 60: Activity Envelope;
Sec. 7-20-10: Site Preparation and Grading;
Sec. 7-20-20: Steep and Potentially Unstable Slopes;
Sec. 7-20-30: Water Courses and Drainage;
Sec. 7-20-60: Wildfire (Mapped Low and Severe Hazard Areas);
Sec. 7-20-70: Wildlife Habitat (Mapped Elk Winter Range); and
Sec. 7-20-80: River and Stream Corridors and Wetlands.
Further property information, plans, and reference information can be found in Section VI., Exhibits, which
section includes the following:
1. Proposed Activity Envelope Plans
2. Copies of Previous Approvals
A. Wieben Ranch – Overall 1041 Hazard Review Site Plan (Book 73, Pages 82-90), which also
include legal descriptions for each lot
B. Wieben Ranch Final Plat (Book 73, Pages 99-104), which includes legal descriptions of
each lot
C. BOCC Resolution No. 006-2002
D. BOCC Resolution No. 081-2002
E. Hearing Officer Determination No. 09-2002
F. Hearing Officer Determination No. 18-2003
G. Growth Management Covenant of May 23, 2005 (Reception No. 510766)
3. Vicinity Maps
4. Wildfire Report and Follow-up/Clarification Letter
5. Wildlife Assessments
A. Letter from Haas Land Planning dated August 7, 2001
B. Wildlife Assessment dated August 2001
C. Referral Memorandum from Pitkin County Wildlife Biologist dated 11/02/2001
D. Referral Letter from Division of Wildlife dated 11-14-01
6. Floodplain Study
7. Geologic Hazards Study
8. Ownership Information
A. Wieben Ranch Lot 1
B. Wieben Ranch Lot 2
C. Wieben Ranch Lot 5
D. Wieben Ranch Lot 6
E. Wieben Ranch Lot 7
9. Owners’ Letters of Consent
10. Signed Fee Agreement
11. List of Neighbors within 300’ of the Properties
12. Pre-Application Conference Summary
While the applicant has attempted to address all relevant provisions of the Code and provide sufficient
information to enable a complete and thorough evaluation, questions may arise which require further
information and/or clarification. Upon request, Haas Land Planning, LLC will provide such additional
information as may be required in the course of the review.
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II.

BACKGROUND

The Wieben Ranch has been an active ranch since the 1880s. Its 467 acres are located in a mountainous
landscape at elevations ranging from 7,800 feet on the eastern side up to 8,600 feet in the western
portions. For the most part, slopes on the site have an eastern and northeastern aspect. Although
surrounded by private rural land, the White River National Forest is located less than two miles west of
the properties and encompasses the majority of the watershed above the lands. Towards the western
side of the properties is primarily dry montane shrublands interspersed with patches of forested land.
Little Elk Creek, a small drainage, flows near the easterly edge the property (now Lot 1). Much of the
subject properties have long been cleared of woody vegetation and are irrigated and planted with pasture
grasses for hay production.
As the fathering parcel for the subject properties, Lot 2 of Wieben Ranch is accessed directly from Capitol
Creek Road. The property is located on the north side of the road, where it turns from pavement to dirt.
The southeast corner of the Ranch is approximately at the junction of Capitol Creek Road and the driveway
of the Child Ranch/Capitol Creek Ranch property, commonly referred to as the "Child Curve,” a short
distance west of the intersection of Capitol Creek Road and Monastery Road (St. Benedict's Monastery).
The parcels were created via State Exempt Subdivision Plat recorded on May 31, 2005 in Plat Book 73 at
Pages 99-105, as Reception Number 510771 although the parcels had already been allocated
development rights through Pitkin County’s GMQS process pursuant to BOCC Resolution No. 006-2002.
The subject parcels were among the newly created parcels. Lots 1, 5, 6, and 7 were awarded 500 square
feet of development rights while Lot 2, the exempt fathering parcel, retained the original 5,750 of floor
area development rights exempt from Growth Management. In a subsequent GMQS competition, BOCC
Resolution No. 081-2002 awarded an additional 12,250 square feet which was allocated GMQS rights for
7,000 square feet of additional floor area to Lot 1, 1,750 square feet of additional floor area to Lot 2, and
3,500 square feet of additional floor area to Lot 7.
As a result, existing development rights on the subject parcels are as follows: Lot 1 maintains 7,500 square
feet of allowable floor area; Lot 2, the fathering parcel, is allowed 5,750 square feet of floor area and an
additional 1,750 square feet was awarded in BOCC Resolution No. 081-2002 for a total of 7,500 square
feet; Lots 5 and 6 each have 500 square feet of residential development rights; and Lot 7 maintains 4,000
square feet of development rights. That said, pursuant to Hearing Officer Determination Number 18-2003,
Lots 5, 6 and 7 were approved as TDR receiver sites in order to develop up to 5,500 square feet of floor
area on each. The GMQS allotments and approvals to utilize TDRs do not expire and remain valid.
A 1041 Hazard Review application was separately approved pursuant to Hearing Officer Determination
No. 09-2002, establishing development envelopes on the properties. The resulting Wieben Ranch –
Overall 1041 Hazard Review Site Plan and its individual lot plans were recorded in Book 73 at Pages 8290. Vested rights for the development envelopes established through the 1041 Hazard Review process
expired March 19, 2005 while the plans remained valid until March 19, 2012. The previously approved
building envelopes on the subject Lots 1, 2, 5, 6 and 7 properties are generally free of hazards and
development constraints. Notably, Hearing Officer Determination No. 09-2002 included recitals finding
that the building envelopes and associated development avoid significant wildlife habitat, severe wildfire
hazard, and slopes in excess of 30 percent, and that the designated building envelopes will not affect
mapped ridgeline areas.
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The 1041 building envelopes that were designated on each lot contained a smaller residential envelope,
which was intended to limit the area in which a new single-family home could be built. All other portions
of the building envelopes, along with any unused portions of the residential envelopes, could have been
utilized for customary accessory structures and uses including, but not limited to, agricultural buildings.
However, these envelopes were designated prior to the County requirement for access driveways to be
located within the envelopes, leaving undefined space between the access drives and the designated
envelopes.
Each of the building envelopes created in the parcels from the former Wieben Ranch were clustered on
the eastern half of the greater property, around the existing ranch roads. This enabled the preservation
of at least ninety-five percent of original 113 acres of the irrigated lands (which have since been placed in
an Agricultural Easement, Reception No. 510767) but also ensured complete avoidance of mapped wildlife
habitat areas and scenic ridgelines. While the designation of building envelopes through the 1041 review
process ensured that all lands outside said envelopes would remain undeveloped, the applicant had
voluntarily gone further to guarantee substantial commitments of land preservation. All lands west of the
development’s access roads and building envelopes were placed in a conservation easement (Reception
No. 510769) in which Pitkin County is named as a third-party beneficiary and is administered by the Aspen
Valley Land Trust. The conservation easement encompasses 212 acres of land and thereby guarantees the
preservation of rural character and scenic values.
The building envelopes on Lots 5, 6, and 7 were located so as to utilize existing topography and vegetation
to help screen development from Capitol Creek Road. Furthermore, the residential envelopes and
restrictions imposed through the 1041 approval process were intended to concentrate construction in
areas that ensure additional screening. The previously defined envelopes did not contain any identified
1041 hazards and complied with the applicable setback requirements of the zone district. Additionally,
the residential envelopes were setback a minimum of thirty (30) feet from the crest of any adjacent slopes,
where they exist, to avoid any potential wildfire or geologic hazards.
The total area of the building envelopes approved in 2002 (Lots 1-7) was approximately twenty-four (24)
acres. With only minor exceptions, all access roads followed the routes of existing farm roads. As such,
nearly 442 acres were preserved in their existing state and protected from future development. That is,
the combined effect of the designated building envelopes, the residential envelopes, the use of existing
farm roads, the creation of conservation and agricultural easements, and a voluntary prohibition against
further development or subdivision (except lot line adjustments and plat amendments) of the ranch
resulted in a minimal impact development that ensured the preservation of open space, rural character
and scenic values, continued agricultural operations, preservation of wildlife habitat, and close to 442
acres of protected land.
The main topographic feature of the property is a hillside that traverses the site from its northeast corner
to its southwest corner. This hillside separates a lower irrigated pasture from an upper irrigated pasture.
Beyond and to the west of the upper irrigated pasture are gently rolling, forested hillsides climbing to the
top of and back down from the McCartney Mesa. The northerly tip of the McCartney Mesa extends just a
short distance into the Wieben Ranch in the vicinity of the south property line of the panhandle section
on the western side of the property. The majority of the property is relatively flat with over half of the
original Wieben Ranch property having slopes of less than 15%. Roughly one third of the property has
grades mapped between 15% and 30%. Approximately 10% of the property is on slopes mapped between
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30% and 45% grades. Less than 1% of the original ranch has slopes in excess of 45%. The approved building
and development envelopes avoided steep slopes.
The original Wieben Ranch property could be categorized into three main types of vegetation areas:
irrigated pastures, ranch lands, and forested areas. The ranch lands basically consist of the areas along
Capitol Creek Road used for corrals and, in the past, grazing. The forested areas are mainly located on the
sloped parts of the site such as the westerly two-thirds (more or less) of the property and the hillside that
traverses from the northeast corner of the property to the southwest corner. Like the ranch lands most,
if not all of the forested areas have been grazed historically. The remaining lands are pastures that have
been subject to flood irrigation practices for many decades.
There is an extensive network of existing ranch roads on the property. All existing roads internal to the
property are unpaved. Some of these roads are better maintained than others, and road widths vary
throughout. The main access loop through the property, labeled on the Plat and Overall 1041 Hazard
Review Site Plan as East Road and West Road, has been improved since development of Lots 3 and 4 and
currently meets Pitkin County Road Standards and the standards of the Fire Protection District. The Final
Subdivision Exemption Plat provided herewith depicts many, but definitely not all, of the existing ranch
roads on the property. This loop road provides access to the building envelopes (and proposed Activity
Envelopes) on Lots 5, 6 and 7. Lots 1 and 2 are access directly from Capitol Creek Road. There are also
many overgrown, old roadbeds/ platforms where ranch roads have not been maintained.
In addition to the portions of the property traversed by Little Elk Creek, the ranch maintains a network
and series of irrigation ditches (for which irrigation rights exist) that is every bit as extensive as its road
network. Many of the ditches are in good condition while others have not been adequately maintained
over the years. There are also significant stretches of ditches that have been placed in culverts or similar
types of piping.
All of the existing ranch structures reside on relatively flat ground with slopes of 0% to 15%. From Capitol
Creek Road past the existing Lot 2 structures, the East Road driveway continues up a hillside to the upper
irrigated pasture. The driveway climbs this hillside at an average grade of less than 12% on a driving
platform that was improved per County requirements. Upon reaching the upper irrigated pasture, East
Road continues to run along the eastern edge of the pasture. Just past Lot 2 (to the west), Capitol Creek
Road turns from pavement to dirt. Approximately 1,000 feet up the dirt portion of Capitol Creek Road,
there is another ranch entry point providing access via the West Road to the western part of the property.
This improved road provides access to Lots 3, 4, 5 and the upper areas of the Ranch before looping back
and connecting with the East Road.
Vegetation on the property consists mainly of field grasses, sagebrush, serviceberry, and scrub oak. Spruce
and other isolated conifers as well as small patches of aspen are randomly dispersed here and there
throughout the lower portions of the property. Dense stands of conifers and aspen are located in the
western forested areas of the property. In addition, cottonwoods and other vegetation typical of riparian
areas are found along the east and southwest edges of the property. The grasses are generally confined
to the irrigated pastures. Sagebrush and serviceberry are interspersed with scrub oak clumps surrounding
the irrigated pastures before giving way to more densely forested areas as the elevation climbs to the
west. The hillside separating the upper and lower pastures is dominated by scrub oak.
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According to the Colorado Parks & Wildlife mapping, the property does not contain any significant wildlife
habitats. An elk production area is mapped in the vicinity of McCartney Mesa, roughly one-half mile
southwest of Lot 5. The wildfire hazard maps indicate the presence of vast areas with low hazard ratings
as well as severe ratings in densely forested areas such as the western forested areas and interspersed
parts of the hillside between the upper and lower irrigated pastures. Field verifications were performed
by the Colorado State Forest Service and a report including site-specific findings and recommendations to
mitigate the hazards is included in Exhibit 5. None of the existing structures are listed on the County's
historic inventory.
The floodplains for East Sopris Creek, Little Elk Creek, and Capitol Creek, which all flow near the Wieben
Ranch, do not include any of the Wieben Ranch property. No previously approved development envelope
is within 100-feet of a blueline stream or wetland. The property is not exposed to snow or debris avalanche
or rockfall hazards; potential geologic hazards (Mancos Shale and potentially unstable slopes) were shown
to exist in the area but are not identified within the boundaries of the subject properties.
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III.

PROPOSAL SUMMARY

The application seeks to define Activity Envelopes on five parcels in Wieben Ranch, namely Lots 1, 2, 5, 6
and 7. As described above, each of the subject parcels has previously been awarded development rights,
and building envelopes were approved in 2002 through the County’s previous 1041 Hazard Review
process. The building envelope approvals are no longer vested or valid. However, the underlying
conditions have not changed, the applicable review considerations are largely the same, and the
previously approved envelopes remain the ideal locations for development on each lot.
No dimensional variations are needed or requested within the application. Each of the proposed Activity
Envelopes generally avoids development constraints. There are no known floodplain, geologic, avalanche,
or archeological areas on the properties. The properties do have some areas of steeper slopes which the
proposed Activity Envelopes generally avoid, with the exception of small disparate man-made and natural
slope anomalies. The only known significant wildlife habitat mapped on or near the Wieben Ranch is an
Elk Production Area mapped over one-half mile southeast of the Lot 5 property boundary.
At this time, the Applicants have not designed homes or other improvements for the properties and are,
therefore, not prepared to apply for Site Plan approvals. It is understood that applications for Site Plan
approvals will be necessary prior to any development on each property.
When the 1041 hazard review building envelopes were designated and approved, the County did not
require that driveways/access be located within the envelopes. As such, the previously approved
envelopes were not contiguous with the existing access roads. The currently proposed Activity Envelopes
are more or less identical to the previously approved envelopes except that additional areas have been
added as necessary to accommodate the development of driveways from the existing access roads to the
envelopes.
For easy comparison, zoomed-in screenshots of the previously approved 1041 Building Envelopes and the
currently proposed Activity Envelopes for each of the subject lots are pasted on the following pages. For
all Proposed Activity Envelope screenshots pasted below, the following Slope Analysis Key applies:
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Lot 1: Previously Approved 1041 Building Envelopes

Lot 1: Proposed Activity Envelopes

Wieben Ranch Lots 1, 2, 5, 6, & 7
PIDs: 2645·182·01·001, 2645·183·01·003, 2645·184·01·001, 2645·184·01·002, & 2645·181·01·001

Page 9

Lot 2: Previously Approved 1041 Building Envelopes

Lot 2: Proposed Activity Envelopes
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Lot 5: Previously Approved 1041 Building Envelopes

Lot 5: Proposed Activity Envelopes
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Lot 6: Previously Approved 1041 Building Envelopes

Lot 6: Proposed Activity Envelopes
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Lot 7: Previously Approved 1041 Building Envelopes (North oriented to the left)

Lot 7: Proposed Activity Envelopes
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IV.

REVIEW REQUIREMENTS

The following applicable review standards of the Pitkin County Land Use Code are addressed in this section
of the application and in the following order:
Sec. 2-30-20(g)(1-3): Activity Envelope Criteria for Approval;
Sec. 7-10-50 and -60: Activity Envelope;
Sec. 7-20-10: Site Preparation and Grading;
Sec. 7-20-20: Steep and Potentially Unstable Slopes;
Sec. 7-20-30: Water Courses and Drainage;
Sec. 7-20-60: Wildfire (Mapped Low and Severe Hazard Areas);
Sec. 7-20-70: Wildlife Habitat (Mapped Elk Winter Range); and
Sec. 7-20-80: River and Stream Corridors and Wetlands.
ACTIVITY ENVELOPE CRITERIA FOR APPROVAL (§2-30-20(G)(1&3))
Approval of Activity Envelopes requires compliance with all applicable provisions of the Land Use Code
(LUC), all applicable Land Use Policies, and all prior development approvals applicable to the subject
property. The proposed Activity Envelopes are consistent with the nearly identical building envelopes that
received County 1041 Hazard Review approvals, at which time the envelopes were found to be in
conformance with all applicable Land Use Policies. Indeed, Hearing Officer Determination No. 09-2002
explains that, “The Hearing Officer finds that the building envelopes and associated development avoid
significant wildlife habitat, severe wildfire hazard, and slopes in excess of 30 percent.” A proposed Activity
Envelope shall be approved if it complies with the standards and criteria established in Sec. 7-10-50, which
standards and criteria are addressed below. The full compliance of each the five proposed Activity
Envelopes is demonstrated throughout this application.
ACTIVITY ENVELOPE (§7-10-50 AND -60)
This application requests approval of the proposed Activity Envelopes on each of five lots in the Wieben
Ranch Subdivision for future single-family residential and customarily accessory and agricultural
development on the respective property. The owners of the properties have not yet designed
improvements to be located within each proposed Activity Envelope and are, therefore, not currently
seeking Site Plan approvals. However, the envelopes have been delineated to accommodate all future
potential improvements on each lot, including the main residences along with the possible ancillary
structures and improvements as well as agricultural buildings, if desired.
The attached Activity Envelope Plans [Exhibit 1] for the most part mirror the previously approved 1041
building envelopes that were approved in 2002, which are no longer valid. However, the underlying
conditions have not changed, the applicable review considerations are largely the same, and the
previously approved envelopes remain the ideal locations for development on each lot. Each envelope
was laid out to avoid potential development constraints, minimize impacts to the natural environment,
and maximize conformance with applicable provisions of the Pitkin County Comprehensive Plan, as
demonstrated throughout this application.
When the 1041 hazard review building envelopes were designated and approved, the County did not
require that driveways/access be located within the envelopes. As such, the previously approved
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envelopes were not contiguous with the existing access roads. The currently proposed Activity Envelopes
are more or less identical to the previously approved envelopes except that the necessary areas have
been included in each envelope to accommodate the development of driveways from the existing access
roads for each lot.
As shown on the Activity Envelope plans [Exhibit 1] and described further below, the proposed envelopes
completely avoid continuous natural slopes greater than 30 percent. There are minimal slopes in several
of the envelopes between 15% and 30% however they are minor anomalies within the greater extent of
an otherwise gently sloped area. The Activity Envelope proposed for Lot 7 is comprised of two distinct
areas connected by an existing road. The envelope area is generally sloped at about 15% while the
roadway crosses a steeper slope exceeding 30%, but these steeper slopes adjacent to the roadway have
been excluded. There are no continuous steep slopes within the envelopes.
There are no significant wildlife habitats mapped anywhere on the five parcels. An Elk Production Area is
mapped approximately one-half mile southwest of Lot 5, at its closest point, but the proposed envelope
is not within a code-defined buffer area. Little Elk Creek and an unnamed tributary flow across Lots 1 and
2 but are excluded from, and do not affect, the proposed Activity Envelopes, which maintain a 100-foot
setback from the mean high-water mark of the creeks. Indeed, the previously approved 1041 Hazard
Review building envelopes were adjusted some during their review process to accommodate and comply
with the recommendations of the then County Wildlife Biologist, Jonathan Lowsky, and the then Colorado
Division of Wildlife District Wildlife Manager, Kevin Wright. The currently proposed Activity Envelopes
maintain the same degree of consistency with wildlife habitat considerations.
The previous approvals for these envelopes were also in part based on site-specific wildfire hazard review
finding them to be located within Low Hazard areas [Exhibit 4]. It is anticipated that the wildfire hazard
mitigation measures that were required under Hearing Officer Determination No. 09-2002 [Exhibit 2E]
will continue to be applied to these approvals and be updated as necessary to reflect current Codes.
The proposed envelopes do not include any known geologic hazards, nor do they include historic
preservation areas or archeological resource areas.
A more specific description of the natural conditions at the proposed Activity Envelope for each lot is
provided below.
Lot 1
Lot 1 is the easternmost of the lots. The seventy-three-acre property includes fifty-one irrigated acres in
the lower pasture, a portion of the hillside that diagonally crosses the Ranch, and a segment of Little Elk
Creek. The building envelope is located in the southwest corner of the property and will gain access
directly from Capitol Creek Road (via an existing 50-foot-wide access easement through the corner of Lot
2). The driveway will be constructed to meet the driveway requirements of the Pitkin County Road
Standards and Specifications and will intersect Capitol Creek Road at a ninety-degree angle.
The proposed Activity Envelope has an area of approximately two and half acres situated between two
irrigation ditches in southernmost corner of the property and at least 100-feet from the mean high-water
line of Little Elk Creek (see Exhibit 5.C.). The northern 0.71 acres of the envelope are specified for accessory
uses, while the southern 1.88 acres are for the primary residence and associated improvements. At its
closest point, the Activity Envelope is set approximately 150 feet back from Capitol Creek Road and, due
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to topography, is not visible from the road. The location of the envelope ensures compliance with setback
requirements as well as setbacks from ditches and preservation of the most significant groupings of trees.
The Lot 1 Activity Envelope is free of environmental hazards. There are no slopes of 15% or greater.
Although it includes some non-native herbaceous vegetation surrounded by scattered Gambel Oak, the
wildfire hazard associated with the Lot 1 building envelope was rated by the Colorado State Forest Service
[Exhibit 4] as "low to medium." The County Wildlife Biologist and the Division of Wildlife had no habitat
related concerns with the use of the Lot 1 building envelope [Exhibit 5]. There are no floodplains
associated with the Lot 1 envelope [Exhibit 6], nor are there any geologic hazards [Exhibit 7].
The majority of Lot 1 is under an agricultural easement which ensures continued irrigation and hay
production.
Lot 2
Lot 2 is situated along Capitol Creek Road, adjacent to Lot 1. This thirty-five-acre lot includes all existing
residential development as well as the remaining portions of the lower irrigated pasture. Lot 2 also
contains some of the hillside that diagonally crosses the Ranch and a short segment of Little Elk Creek.
Like Lot 1, the majority of Lot 2 is under an agricultural easement to ensure continued irrigation and hay
production. Lot 2 is bound on the west by East Road, which provides access to Lots 5, 6, and 7.
The ten-acre Activity Envelope is divided into three portions encompassing the previous areas of
disturbance. Two envelopes include the existing residential development, each about four acres, and a
two-acre accessory envelope resides between them. The envelopes are located side-by-side along the
Capitol Creek Road frontage of Lot 2, leaving the remainder of the property undisturbed or within an
agricultural easement.
The Activity Envelopes gain access directly from Capitol Creek Road, using an existing set of driveways.
The existing driveways meet the driveway standards of the Pitkin County Road Standards and
Specifications, but to the extent any upgrades are required, such will be performed by the Applicant
subject to Site Plan Review. The Activity Envelope is essentially flat with slopes of substantially less than
15%. The area between the above-described envelopes and Capitol Creek Road is being designated as
Access, Utility and Landscape Activity Envelope to accommodate future driveway and utility
improvements and possible landscaping, all subject to Site Plan Review.
The proposed Activity Envelope is free of environmental hazards as demonstrated throughout this
application. The wildfire hazard associated with the Lot 2 Activity Envelopes was rated by the Colorado
State Forest Service [Exhibit 4] as "low," and the County Wildlife Biologist and the Division of Wildlife had
no habitat related concerns with the use of the Lot 2 envelope area [Exhibit 5]. There are no floodplains
associated with the Lot 2 envelopes [Exhibit 6], nor are there any known geologic hazards [Exhibit 7].
Lot 5
Lot 5 has an area of approximately one-hundred twenty (120) acres and encompasses the northwest
quarter of the Ranch. The Lot contains a small portion of the upper irrigated pasture and resides almost
completely in the upper forested part of the property. The Activity Envelope is slightly more than an acre
while the three areas of Accessory Activity Envelope, including the existing access road, sum to
approximately 3.2 acres. The envelopes are located in the southeast corner of the lot, along the eastern
property line, leaving most of the remaining 116 acres of the lot untouched in the conservation easement.
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The access to Lot 5 is the same improved drive that serves Lots 6 and 7 (East Road, described below). The
driveway originates from Capitol Creek Road along the common property line between Lots 2 and 3, and
loops through Lots 7, 6 and 5, down through Lots 4 and 3 before connecting back to the dirt portion of
Capitol Creek Road, approximately one thousand feet beyond the existing end of pavement. The
intersections with Capitol Creek Road are at a ninety-degree angle with sight distances of at least twohundred fifty (250) feet in either direction. From Capitol Creek Road, the road crosses a horse pasture for
approximately nine hundred (900) feet until it intersects a pre-existing ranch road that climbs up a hillside
to the upper irrigated pasture and the Lot 6 building envelope. At the Lot 6 building envelope, the
driveway continues along the easterly edge of the upper irrigated pasture, to a point just above the Lot 7
Activity Envelope. At this point, it continues north for short distance before turning west to run across the
northerly edge of the upper irrigated pasture to the Lot 5 Activity Envelopes. This looped road, knows as
East Road and West Road, was improved to County and Fire District standards prior to issuance of the
building permits for the homes that reside on Lots 3 and 4.
The Lot 5 Activity Envelopes do not contain any slopes of 30% or greater but maintains a south aspect.
Vegetation in and around the envelope is mostly grasses, Gambel Oak, and serviceberry. The Activity
Envelopes are centered in the grassy area, which has been found to have a wildfire hazard rating of lowto-medium. In 2001, the Colorado State Forest Service noted that the area outside the proposed Activity
Envelopes "is dense enough to carry a severe rating but can be easily mitigated to lower the hazard."
[Exhibit 4]. The Applicant had a follow-up site with the Colorado State Forest Service representative, on
January 3, 2002, in order to modify the building envelope to prevent development in the severe wildfire
hazard areas of Lot 5. The Colorado State Forest Service representative indicated that the Activity
Envelope site would be rated as low/medium wildfire hazard. The applicant agrees to abide by all County
and Fire District guidelines for building in the proposed Lot 5 Activity Envelopes.
There are no regulated wildlife habitat types affecting the Lot 5 building envelope. Nevertheless, based
on the 2001 recommendations of the County Wildlife Biologist, the Division of Wildlife, and the District
Forester, the Applicant will ensure that development of the property limits impacts to the scrub oak areas
within the envelope as much as possible. As such, the residential envelope centers on the meadow located
between the clusters of scrub oak. Furthermore, the wildlife officials identified the largest of scrub oak
clumps in and around the building envelope as 'decadent’ and at least 80% should be cut down to allow
regeneration and improve wildlife habitat [Exhibit 5]. This will be done and will simultaneously serve to
further the wildfire hazard mitigation measures.
The proposed Activity Envelopes on Lot 5 do not contain any potentially unstable slopes. However, as will
be true of all the building locations, site specific soils and drainage plans will be completed before building
plans are completed. In addition to natural runoff, foundation and drainage designs will take into account
the possibility of accidental leakage or breaching of the ditch located uphill of the building envelope. To
further protect against such possibilities, the ditch will be lined and/or piped for the length of the building
envelope. There are no floodplains affecting Lot 5 [Exhibit 6].
Lot 6
Lot 6 is mostly comprised of the irrigated pasture in the northwestern portion of the Ranch. Because of
this, almost the entire parcel is encumbered by the agricultural easement and will continue to be irrigated
for hay production. The 1.72-acre Activity Envelope and the associated Accessory Activity Envelopes are
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located entirely in the grass pasture in the southeast corner of the parcel. 2.7 acres of the Activity
Envelope have been specified for accessory uses, including the driveway/access areas.
The Activity Envelope area and has a wildfire hazard rating of "low" [Exhibit 4]. The land within the
envelope is essentially flat and does not contain any slopes of 15% or greater. There are no wildlife habitat
or floodplain concerns with regard to the Lot 6 Activity Envelope [Exhibits 5 and 6, respectively].
There is a steep slope below and to the east of the Lot 6 building envelope. The residential portion of the
Lot 6 Activity Envelope is set approximately ninety (90) feet back from the top of this slope. This generous
setback will serve to not only provide adequate distance from any potential wildfire hazards that might
be associated with the scrub oak on the slope, but also to minimize the visibility of a residence from the
lower pasture and Capitol Creek Road. That is, given the hillside to the east's angle of repose, the ninetyfoot setback from the top of slope, the flat ground, and the twenty-five-foot GMQS-covenanted height
limit, very little if any of the residence would be visible from Capitol Creek Road.
The Lot 6 Activity Envelope does not contain any potentially unstable slopes. As with all the building
locations, a site-specific soils and drainage plan will be performed before building plans are completed. In
addition to natural runoff, foundation and drainage designs will take into account the possibility of
accidental leakage or breaching of the ditch located uphill of the building envelope.
Lot 7
Lot 7 contains forty-two acres in the northeast portion of the original Wieben Ranch property. It includes
a small portion of the upper irrigated pasture, the whole twelve-acre irrigated pasture located in the
northeast corner of the Ranch, and a section of the slope that diagonally crosses the property. As such,
much of Lot 7 has been preserved with agricultural easements and continues to be irrigated for hay
production. The proposed Activity Envelope is divided between two plateaus on the hillside, each of less
than 2 acres. The Activity Envelope on the upper plateau includes one acre for the primary residential use,
along with associated improvements. The remainder of the upper portion of the envelope, along with the
lower portion of the envelope, and the roadway connecting the upper and lower portions are restricted
for accessory uses.
The Lot 7 Activity Envelope is located in an overly mature mixed oak shrubland-dominated area on the
side of an east-facing slope. Because of past vegetation removal from and grazing on the upper and lower
portions of the envelope, there is very little potential for wildlife impacts. The Pitkin County Wildlife
Biologist and the Division of Wildlife preferred the use of these delineated envelope areas over any other
potential sites within Lot 7 because the chosen sites better provide for clustering with existing
development and other envelope sites as well as greater avoidance of elk foraging habitat [see Exhibit 5].
The lower Accessory Activity Envelope area was heavy used as the ranch’s historic “dump” site and was
littered with old vehicles and appliances and such.
The Colorado State Forest Service rated the wildfire hazard associated with the upper and lower envelope
areas as "medium" [Exhibit 4], though current wildfire mapping identifies the hazard in this area as “low.”
The area of hillside separating the primary and accessory envelopes (but outside of the envelopes) is
covered with overly mature oak/ serviceberry and presents potential for increased hazard. Therefore, in
accordance with the recommendations of the Colorado State Forest Service, the residential portion of the
envelope has been setback from the crown of the slope to avoid convective and radiant heat that could
come from any fire burning on the steep slope below. It is for this reason that the Activity Envelope
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includes some areas with slopes of between 15% and 30%. Furthermore, vegetation on the hillside can be
thinned in the manner prescribed by the defensible space standards to lessen the wildfire hazard.
Inclusion of the 15% to 30% slopes in the upper and lower benches will not only better provide for wildfire
hazard mitigation but will also allow for setting residential construction into the ground. This will allow
for a decrease in the perceptible mass of any structure built on the site. That is, the combined effect of
the fact that the slope rises approximately fourteen feet above the elevation at the back edge of the
residential portion of the envelope and the self-imposed twenty-five foot height limit (per the GMQS
Covenant) will be an assurance that a house constructed on this site will blend nicely with the landscape
and barely if at all protrude above the top of the hillside. Furthermore, the use of earth-tone colors and
non-reflective materials will be required for construction on this site.
Based on outcrops observed along existing agricultural access roads and the elevation of these envelopes
relative to other terraces and the field below, the Lot 7 Activity Envelope appears to be located on small
remnant terrace alluvium situated on a hillside primarily composed of Mancos Shale. Per the Geologic
Hazard Report [Exhibit 7], these terrace deposits are relatively small (both in depth and lateral area), and
the upper bench appears to be the larger and better preserved of these terrace deposits, likely making it
more suitable for development than the lower portion of the envelope. In addition, a piped irrigation ditch
cuts through the center of the lower portion of the envelope and will need to be addressed to
accommodate accessory development therein. These geologic observations are consistent with the
proposal to place the primary residential development in the upper portion of the envelope and restrict
the lower portion for accessory uses.
As will be true of all the building locations, site specific soils and drainage plans will be performed before
building plans are completed. In addition to natural runoff, foundation and drainage designs will take into
account the possibility of accidental leakage or breaching of the ditch located uphill of the building
envelope. To further protect against such possibilities, the ditch will be lined and/or piped for the length
of the building envelope.
A Site Plan approval is required prior to any development activity on any of the five lots. Once a Site Plan
is approved, all applicable local, state and federal permits will be obtained before to any clearing, grading,
grubbing, or earthmoving activity that exceeds fifty cubic yards or changes the natural drainage of the
site. Also, the natural grade, topography, vegetation and drainage of areas outside a defined envelope
will not be disturbed, except as specifically permitted by the Land Use Code and any associated approvals.
The boundaries of an Activity Envelope must be identified with construction fencing, and such fencing will
remain in place until a Certificate of Occupancy is issued.
SITE PREPARATION AND GRADING (§7-20-10)
The proposed Activity Envelopes are consistent with the requirements of Section 7-20-10. Consistent with
Section 7-20-10(a), Grading and Fill Placement, all grading and fill placement will take place within the
defined Activity Envelopes. Pursuant to Section 7-20-10(b), Clearing, Grubbing and Vegetation Removal,
all clearing or grubbing of land, or removal of vegetation will also be limited to within the approved Activity
Envelopes. However, the Code specifically allows the removal of noxious weeds, wildfire mitigation, and
activities customarily associated with agricultural operations to occur outside of the Activity Envelopes.
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Section 7-20-10(c) governs tree removal and mitigation. The Applicants understand that each tree with
six inches or larger diameter at breast height (D.B.H.) that is removed within the Activity Envelope shall
be replaced with one or more trees with total D.B.H. at least equal to the caliper(s) of the tree(s) removed,
unless the tree(s) are diseased, or required to be removed pursuant to the provisions of Section 7-20-60.
All revegetation will comply with the Pitkin County Revegetation Guidelines.
The Applicants will exercise care in protecting the natural terrain and natural features of the landscape
within the Activity Envelopes per Section 7-20-10(d). Little Elk Creek and a mapped tributary cross Lots 1
and 2 but each of these courses has been excluded from the proposed Activity Envelopes. There are no
streams on, or affected by, Lots 5, 6, and 7. Minimal disturbance to natural vegetation and soil cover,
adequately designed cuts and fills to control erosion and control slope stability, and preservation of
natural drainage patterns will be demonstrated at the time of Site Plan Review and/or building permit
review, as applicable.
STEEP AND POTENTIALLY UNSTABLE SLOPES (§7-20-20)
While there are a variety of slopes throughout the properties, the proposed Activity Envelopes generally
avoid all continuous slopes exceeding 15% and only very limited, disparate/anomalous areas exceeding
30% slopes are included within any of the envelopes. As depicted on the Activity Envelope plans [Exhibit
1], the entirety of each envelope for Lots 1, 2, 5, and 6 is mapped with slopes less than 15% (no shading)
or with some areas between 15 and 30% (green shading). The purple shading indicates areas of over 30%
slopes and pink indicates slopes greater than 45%. There are no significant or continuous slopes over 30%
anywhere in the Activity Envelopes.
While the existing roadbed connecting the two portions of the Lot 7 Activity Envelope crosses a slope of
greater 30% to connect two areas of gentler slopes, the roadbed itself is free of such steep slopes.
Similarly, the Lot 7 Activity Envelope areas are, themselves, also free of continuous natural slopes of
greater than 30%. All small, disparate areas of steep slopes are consistent with the anomaly exception in
the Code.
The locations for the Activity Envelopes were based on detailed site analysis and balancing of multiple
concerns and regulations. For instance, all severe wildfire hazards have to be avoided as do elk production
habitat areas, riparian areas, and wetlands. Development and driveway construction cannot encroach
upon slopes of 30% or greater, and at least 95% of the property's irrigated areas must be kept in
agricultural production. It is also advisable to avoid mapped ridgelines. Although Wieben Ranch includes
more than 467 acres in area, the proposed envelopes are in large part a result of that which remained
after ensuring adherence to these regulations.
The Code generally prohibits development on slopes exceeding 30%. However, an exception is provided
for limited slopes that are either man-made or are deemed minor slope anomalies. There is no evidence
of unusual slope instability anywhere on the properties and the development activity on each is not
expected to create instability or increase the potential for slope failure.
WATER COURSES AND DRAINAGE (§7-20-30)
The proposed Activity Envelopes do not encroach on any mapped watercourses or existing water features.
Little Elk Creek and an unnamed tributary run through Lots 1 and 2 but will be unaffected by the Activity

Wieben Ranch Lots 1, 2, 5, 6, & 7
PIDs: 2645·182·01·001, 2645·183·01·003, 2645·184·01·001, 2645·184·01·002, & 2645·181·01·001

Page 20

Envelopes defined for each and the required 100-foot setback from the mean high-water lines will not be
encroached upon. Existing drainage on the sites will remain generally unaffected and surface runoff will
be maintained at historic levels. Surface drainage is unimpeded throughout the properties and new no
low points shall be created inhibiting natural flow.
Preliminary drainage and erosion control plans will be provided at the time of each Lot’s Site Plan Review,
and a Stormwater Management Plan will be prepared by a licensed engineer and submitted with each
building permit application. No encroachment or channeling activities in any water features are intended.
The plans will maintain historical drainage patterns and runoff amounts, will have no measurable effect
on groundwater, will not disturb irrigation areas, and it will not adversely affect the exercise of any existing
and decreed irrigation water right. Basements, if any, and soil absorption on-site wastewater treatment
systems will be placed in locations where they will not be impacted by seepage from irrigation ditches.
Sedimentation controls will be implemented before and throughout development, and there will be no
point source run-off directed into any water body, wetlands, or riparian area.
Finally, use and development of the property will comply with all state and federal statutes and
regulations concerning the protection and enhancement of water quality, and will be consistent with
maintenance of the Stream Classifications for the Roaring Fork River watershed, as identified in Section
208 of the Roaring Fork Watershed Management Plan, while emphasizing efficient use of water. These
developments will not result in the introduction of any contaminants to groundwater or interfere with
any recharge area or aquifer. The Construction Management Plans submitted with building permit
applications will detail how sedimentation and erosion will be controlled during and after construction.
WILDFIRE HAZARDS (§7-20-60)
Current wildfire mapping maintained by Pitkin County GIS indicates the Activity Envelopes on Lots 1, 2,
and 6 are within Low Hazard Areas. The Activity Envelope for Lot 5 is in an area mapped as Severe for
brush. On Lot 7, the Activity Envelope is currently mapped as a Low Wildfire Hazard area but, as discussed
previously, a site-specific report indicates medium hazard levels due to the dense vegetation and steep
hillside between and around the envelope areas.
In 2001, the 1041 maps indicated the presence of both low and severe wildfire hazards on the Wieben
Ranch. A site visit was conducted with Mr. Vince Urbina, then Assistant District Forester of the Colorado
State Forest Service, on August 2, 2001 to review the proposed building envelopes and field verify the
wildfire hazards associated with each (see Exhibit 4). None of the proposed Activity Envelopes were
deemed to contain areas with severe wildfire hazards. The hazard on Lot 1 is rated as low to medium; Lot
2 is rated low; the residential envelope area on Lot 5 is in the grassy area rated as low, and while the
surrounding oak/serviceberry area is dense enough to carry a severe rating, Mr. Urbina noted that it can
(and will) "be easily mitigated to lower the hazard;" Lot 6 has a low rating; and, the accessory and primary
envelopes on Lot 7 have medium hazards.
Coincidentally, the oak/serviceberry areas in Lot 5, which are dense enough to carry a severe rating but
can and will be easily mitigated (thinned) to lower the rating, are some of the same “decadent” oak clumps
that the County Wildlife Biologist and the Division of Wildlife recommended cutting down at least 80% of
to allow for more healthy regeneration. This regeneration will, therefore, serve two important purposes:
wildfire mitigation and wildlife habitat enhancement.
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In 2001, the applicants agreed to comply with Mr. Urbina's recommendations and those of the "Defensible
Space Thinning Standards, as well as with the mitigation measures described in the Code at the time.
Furthermore, all future homes will need to be served by fire protection water storage facilities and be
equipped with automatic fire suppression systems (i.e., sprinklers). The Applicant will comply with the
currently codified standards and mitigation requirements specific to areas of “All Wildfire Hazard Areas”
(Lots 1, 2 and 6) and “Moderate” wildfire hazards areas (Lots 5 and 7), as applicable.
The area around all buildings and structures shall incorporate landscaping with wildfire defensible space
considerations, as directed. Any driveway or access road shall be built to County standards and may be
enlarged to improve wildfire mitigation, if directed to do so by a proper authority. No driveway or new
access roads are proposed at this time; they will be delineated and engineered with a Site Plan application.
Similarly, the applicant commits to following the recommendations of the Fire District for water supply
requirements for fire suppression when development plans are formulated and submitted. Additionally,
as in all areas of Pitkin County, the roof must be constructed of a Class-A assembly and appropriate longterm maintenance measures will be taken.
WILDLIFE HABITAT – ELK WINTER RANGE (§7-20-70)
The Wieben Ranch has been a traditional working cattle ranch for many years and sits in more of a
transitional area for wildlife, especially big game. The upper western end of the Ranch, now in a
conservation easement, contains valuable habitat while the eastern portion contains the majority of the
irrigated hay fields. The proposed Activity Envelopes are not within mapped mule deer or elk winter range,
production or critical habitats. The property does not include critical winter range, migration corridors,
waterfowl habitat or fisheries. The western portion of the Ranch is part of a migration pattern, but not a
migration corridor. Elk and mule deer migrate through the Ranch in a pattern rather than a distinct
corridor on their way to Light Hill and other lower winter range areas. (See Exhibit 5.)
There is an elk production area on McCartney Mesa, adjacent to the ranch but well outside any of the
subject parcels. No roads or Activity Envelopes are located within one-half-mile of this habitat thereby
ensuring not only complete avoidance but also preservation of this habitat.
The only riparian areas on the property are located around the Little Elk Creek corridor in the northerly
portion of Lot 1. No development will occur within 100 feet of any riparian areas and, therefore, complete
avoidance will be achieved. There are no known jurisdictional wetlands on the property, with the likely
exception of the riparian area in the north portion of Lot 1 (along Little Elk Creek). Again, the Lot 1 Activity
Envelopes ensure complete avoidance of this area. While wetlands vegetation has been noted in other
areas of the Ranch, all such areas are within historically flood irrigated pastures, and studies will be done
to determine whether any such impacted areas are jurisdictional. If so, permits will be obtained from the
Army Corps of Engineers and appropriate mitigation will be required.
Overall, the extent to which the development and its envelopes completely avoid wildlife and wildlife
habitat is well in excess of the minimum required by the Land Use Code. To the extent that any impacts
at all will occur, they will be minimal and completely mitigated. There will be no adverse impacts to wildlife
or wildlife habitat.
Despite the lack of critical or sensitive wildlife habitats, the applicant will adhere to the five general
principles outlined in the Code for development in rural Pitkin County:
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(1) Maintain large, intact areas of native vegetation and habitat area by preventing
fragmentation of those patches by development.
(2) Protect rare landscape elements such as locally rare vegetation, unique rock
formations, sheltered draws or drainage ways, or other features, and guide
development towards areas of landscape containing more common elements.
(3) Maintain connections among wildlife habitats by identifying and protecting corridors
for movement.
(4) Contribute to the regional protection of rare species by protecting their habitat
locally.
(5) Minimize the combined and cumulative impacts of activities and development on
wildlife species, wildlife habitat, wildlife movement, and unique landscape elements.
Since the property is not affected by any specifically regulated habitat types, this portion of this
application responds only to the general standards of Section 7-20-70(c). That is, despite the lack of
critical wildlife habitats that would affect the ability to develop the property in the manner proposed,
the Applicant intends to meet or exceed the general principles for development in wildlife habitat areas
and follow the conditions outlined in the general standards identified in the current Code, including:
§

Native vegetation will be preserved to the maximum extent practicable, except where necessary to
manage weeds, reduce wildfire hazards, eliminate diseased or hazardous trees, or to accommodate
construction or agricultural activities. Landscaping will be restricted to within the Activity Envelopes.
Any vegetation damaged or removed during construction will be revegetated using native species.

§

Any fences deemed necessary will meet or exceed Pitkin County and CPW wildlife standards.

§

The proposed development is clustered to the maximum extent possible on previously disturbed and
already developed areas of the property.

§

Trash and other refuse, as well as pet food, will be contained indoors or in bear-resistant containers
or enclosures.
RIVER AND STREAM CORRIDORS AND WETLANDS (§7-20-80)

Little Elk Creek is a very small ephemeral stream that flows through the eastern third of Wieben Ranch.
On Lot 3, which is not part of this application, where the creek parallels Capitol Creek Road, it has a
vegetated riparian corridor, a defined bed and bank, and a constant flow of water. Northwest of the Lot
2 Activity Envelope, on the other hand, water from the creek is diverted into a ditch. As a result, Little Elk
Creek has no defined bed and bank and no water in the northern half of Lot 2. The creek appears to
become more defined in the northern half of the east pasture on Lot 1, more than 100-feet from the
proposed Lot 1 Activity Envelopes. In this area, herbaceous and scrub/shrub wetlands are found. Because
the creek is small, intermittent and discontinuous, it is not expected to provide valuable fish habitat
Regardless, the Activity Envelopes and access drives are adequately setback from and provide for
complete avoidance of these areas.
Most of the water on the Wieben Ranch is comprised of ditches and irrigated agricultural fields. However,
because such areas are supported primarily by irrigation water, protection of any wet areas under the
Clean Water Act is questionable. That is, only naturally occurring wetlands are protected by the Clean
Water Act and, conversely, wetlands resulting from irrigation water are not protected. Nevertheless,
impacts to wetlands and streams will be avoided to the maximum extent possible. Because the proposal
calls for using existing roads, impacts to waters and other wildlife habitat are already minimized.
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Impacts to waters of the U.S. that could result from improving the access road to the Activity Envelope on
Lot 5 will be avoided. This road crosses and then parallels a small jurisdictional drainage (fed by a spring).
However, since widening will occur only along the east side of the existing road, impacts to this stream
can be avoided. Details for any necessary widening of this existing road will be provided at the time of Site
Plan Review.
Finally, improvements to the road across the northern boundary of Lot 6 could potentially result in minor
impact to a small wet meadow. However, because this area is irrigated, it will be further evaluated at the
time of Site Plan Review to determine whether the wetland is naturally occurring. If so, a permit from the
U.S. Army Corps of Engineers will be required to construct the road and mitigation will be implemented
to the extent necessary.
Section 3-80-080(G), Riparian, Shoreland and Wetland Areas, states that development shall be prohibited
within such areas with the exception that bridges, roads, utility crossings and other structures such as
irrigation devices may be permitted upon a finding that there is no feasible alternative location and that
any impacts will be adequately mitigated. As explained above, the only potential impacts to these types
of areas would result from required improvements to existing roads.
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V.

CONCLUSION

Thank you for your consideration of this application. The Applicants have provided all information
requested for the review and approval of Activity Envelopes on the five subject properties.
The proposed Activity Envelopes are consistent with the building envelopes that were approved in 2002
through the County’s previous 1041 Hazard Review process. The 1041 building envelope approvals are no
longer vested or valid. However, the underlying conditions have not changed, the applicable review
considerations are largely the same, and the previously approved envelopes remain the ideal locations
for development on each lot.
When the 1041 hazard review building envelopes were designated and approved, the County did not
require that driveways/access be located within the envelopes. As such, the previously approved
envelopes were not contiguous with the existing, improved access roads. The currently proposed Activity
Envelopes are more or less identical to the previously approved envelopes except that additional areas
have been added as necessary to accommodate the development of driveways from the existing access
roads to the envelopes.
No dimensional variations are needed or requested within the application. Each of the proposed Activity
Envelopes generally avoids development constraints. There is no known floodplain, geologic, avalanche,
or archeological areas on the properties. The properties do have some areas of steeper slopes which the
proposed Activity Envelopes generally avoid, with the limited exception of small disparate man-made and
natural slope anomalies. The only known significant wildlife habitat mapped on or near the Wieben Ranch
is an Elk Production Area mapped over one-half-mile southeast of the Lot 5 property boundary.
This application should be approved based on demonstration of full conformance with all identified and
relevant sections of the Land Use Code. Should further information be necessary for a complete review of
the application, please contact the Applicants through the authorized representative: Haas Land Planning,
LLC.
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VI.

EXHIBITS
1. Proposed Activity Envelope Plans
2. Copies of Previous Approvals
A. Wieben Ranch – Overall 1041 Hazard Review Site Plan (Book 73, Pages 82-90), which also
include legal descriptions for each lot
B. Wieben Ranch Final Plat (Book 73, Pages 99-104), which includes legal descriptions of
each lot
C. BOCC Resolution No. 006-2002
D. BOCC Resolution No. 081-2002
E. Hearing Officer Determination No. 09-2002
F. Hearing Officer Determination No. 18-2003
G. Growth Management Covenant of May 23, 2005 (Reception No. 510766)
3. Vicinity Maps
4. Wildfire Assessment
A. Wildfire Report from CSU dated August 15, 2001
B. Follow-up/Clarification Letter from CSU dated January 15, 2002
5. Wildlife Assessments
A. Letter from Haas Land Planning dated August 7, 2001
B. Wildlife Assessment dated August 2001
C. Referral Memorandum from Pitkin County Wildlife Biologist dated November 2, 2001
D. Referral Letter from Division of Wildlife dated November 14, 2001
6. Floodplain Study
7. Geologic Hazards Study
8. Ownership Information
A. Wieben Ranch Lot 1
B. Wieben Ranch Lot 2
C. Wieben Ranch Lot 5
D. Wieben Ranch Lot 6
E. Wieben Ranch Lot 7
9. Owners’ Letters of Consent
10. Signed Fee Agreement
11. List of Neighbors within 300’ of the Properties
12. Pre-Application Conference Summary
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REGULATIONS DO NOT IN ANY WAY ASSURE OR IMPLY THAT AREAS OUTSIDE OF DESIGNATED
HAZARD AREAS WILL BE FREE FROM HAZARDS, OR THAT APPROVED MITIGATION MEASURES WILL
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_____________________________.
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LOT 5 - WIEBEN RANCH - ACTIVITY ENVELOPE PLAN
SECTION 18, TOWNSHIP 9 SOUTH, RANGE 86 WEST OF THE 6TH PM
SECTION 13, TOWNSHIP 9 SOUTH, RANGE 87 WEST OF THE 6TH PM
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LOT 6 - WIEBEN RANCH - ACTIVITY ENVELOPE PLAN
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Mitch Haas

201 N. Mill Street, Suite 108
Aspen, CO 81611

State Senices Building
222 S. 6th Street. Room 416

Grand .Junction, Colorado 81501

relephone: (970) 248-7325

Re: Wieben Ranch 1041 Wildfire Hazard Review
Mitch,

Please submit this letter with any correspondence to Pitkin County. When I get the referral
from the county I will defer to the comments contained in this letter.

I visited the Wieben Ranch property with Mitch Haas the owner's representative on August
2:g. Access to aii lots in the development wili be from the Capitol Creek Road. We drove
over existing ranch roads to most of the lots. Some stretches of the ranch roads are very
steep. The grade would not meet the NFPA 299 or the local fire department standard. 1 was
informed that these roads would be improved to accommodate regular traffic and avoid steep
slopes. A plan is in place to provide dual access/egress for emergency vehicle access and
citizen evacuation.

I will describe the existing conditions for each lot. Following that discussion I will make
recommendations to establish a defensible space and mitigate the wildfire hazard that will
apply to all of the lots.

Lot 1 - This lot is a mixture of some clumped Gambel oak and grass. The slope is nearly
level. I would rate the wildfire hazard as low to medium. There is more grass than oak in the

envelope.

Lot 2 - This lot contains an existing house and assorted outbuildings. The slope is level.
The vegetation consists of grass and established landscape plants. The wildfire hazard is
low.

Lot 3 - This lot is mostly aspen with scattered spruce and subalpine fir. The aspect is south
with a slope in the 10% range. I -would rate the wildfire hazard as low to medium.
Lot 4 - This lot is grass, sage and scattered Gambel oak/serviceberry. The envelope

encompasses a small saddle where the slope is nearly level. 1 would rate the wildfire hazard
A-

as meuium.

Lot 5 - This lot has a south aspect with a slope of 15%. The vegetation is grass and Gambel
oak'serviceberry. Where the grass is the hazard is low. The oak/serviceberry is dense
enough to carry a severe rating but could be easily mitigated to lower the hazard. The owner
could also avoid the oak/serviceberry altogether.
Lot 6 - This lot is entirely grass pasture. The wildfire hazard rating is low.

Lot 7a - This lot is an accessory envelope to Lot 7b. I was told that there would be a barn
and corrals in this envelope. The vegetation is clumped oak/serviceberry with grass between
the clumps. 1 would rate the hazard as medium.

Lot 7b - This lot is situated on a bench above some severe rated oak/serviceberry slopes. I
recommend that the house be situated as far back from the ridge as possible to avoid
convective and radiant that would come from any fire burning on this steep slope. The
aspect of the envelope is south. The vegetation is grass with scattered oak clumps. 1 would
rate the wildfire hazard as medium.
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My recommendations to establish a defensible space and mitigate the wildfire hazard are as
follows.

1) For a distance of 10 -15 feet around all structures establish and maintain vegetation at
6 inches or less. This can be accomplished with any combination of mowed grass, low
growing perennials or some type of hardscape (Le., sidewalk, rock mulch, pavers)
Woody vegetation should not be planted within this perimeter. In addition, flammable
material (e.g., firewood) should not be stored here.

2) For a distance of at least 30 feet around all structures keep grass mowed to a height of
6 inches or less. Woody plant material is permissible in this zone but should be
clumped and/or thinned to the following standard.
3) For a distance of 100 feet around structures thin and clump existing shrubs (see
enclosure). Oak/serviceberry clumps should be thinned so that the clumps allowed to
remain are no larger than 2 times the height of the existing vegetation. The cleared

area between clumps should be 3 times the height of the shrubs. For example if the
shrubs are 10 feet tall clumps remaining should have a diameter no larger that 20 feet
and the area between clumps is 30 feet. Ideally the area between clumps should have
only grass.

4) The ladder fuels on the clumps allowed to remain should be removed up to half the
total height of the plant.

5) All deadfall within a 100-foot perimeter should be chipped or removed.
Feel free to call me with any questions.

Splcerely,
l,4.-tic 1,©ht».i<u
Vince Urbina

Assistant District Forester

Defensible Space Thinning Standards
The measure of fuel hazard refers to its

vegetation clumps). The diameter of

confinuity, both horizontal (across the

shrub clumps must not exceed 12 feet

ground) and vertical (from the ground
up into the vegetation crown)

crowns). Branches must be pruned to

continuity.

a height of 3 feet.

Fuels with a high degree of both

Ladder Fuels:

vertical and horizontal continuity are
the most hazardous, particularly when

with vertical continuity that allows

they occur on slopes. Heavier fuels
(brush and trees) are more hazardous

the branches and crowns of trees.

(i.e. produce a more intense fire) than

mitigate. No ladder fuels can be

light fuels such as grass.

allowed under tree canopies. In all

(measured from the edges of the

vegetative materials

fire to bum from ground level up into
Potentially very hazardous, but easy to

other areas, prune all branches of

Mitigation of wildfire fuel hazards
focuses on breaking up the continuity

shrubs (or trees) up to a height o f 10

of fuels, both horizontally and

height, whichever is least). Tlie

vertically. Additional distance between
fuels is required on slopes.

feet above ground (or one-half h] the
.#92-

€ ©1999 CSFS

Grasses·

STANDARDS

pruned material must be chipped on or
removed from the site.

Keep dead, dry grass mowed to less than 6

inches.

for wildland fi re fuel mitigation
Tree: a

woody perennial, usually having one

dominant vertical trunk and a height greater than 15

Slope Adjustment Factors distance

feet at maturity.
Spacing Requirements: spacing between trees must

from structure for fuel modification:

Minimum distance from a structure for brush, shrub,

be a minimum of 10 feet between the edges of the

and tree fuel modification is 70 feet on level

crowns. This does not apply to mature stands of
aspen trees where the recommendations for removal

ground. Where only grasses exist and no additional

of ladder fuels (listed below) have been complied

distance is 30 feet. Otherwise follow the slope

with. However, in areas of aspen regeneration
(young trees) the spacing guidelines shall be

adjustment table below.

followed.

space thinning must be completed following the
distances in the table below. Uphill and side
distance remains 70 feet unless your lot slopes in

Brush and Shrubs:

woody plants, smaller than

vegetative landscaping is planned, minimum

On slopes

downhill

trees, often formed by a number of vertical or semiupright branches arising close to the ground. Brush

multiple directions.

is smaller than shrubs and can be either woody or

1% to 20% slope =

herbaceous vegetation.
Spacing Requirements. Spacing between clumps of

brush and/or shrubs must be 214 times (29;X) the
height of the vegetation. Maximum diameter of
clumps shall be 2 times (2X) the height of the
vegetation. All measurements are made from the

edges of vegetation crowns.
For example: For shrubs 6 ft.-high-spacing
between shrub clumps must be 15 feet or more
apart (measured from the edges of the crowns of

from the house, defensible

100' for brush/shrubs with 3x height separation distance

100' for trees with 10- foot crown separation distance
30' for grass; keep dead, dry grass mowed to 6 inches
21% to 40% slope =

150' for brush/shrubs with 4x height separation distance
150' for trees with a 20-foot crown separation distance

50' for grass; keep dead, dry grass mowed to 6 inches
>40% slope =

200' for brush/shrubs with 6x height separation distance
200' for trees with a 30-foot crown separation distance
75'for grass, keep dead, dry grass mowed to 6 inches
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January 15, 2002
State Service: Building
222 S. Gth Street, Room 416

Chns Leverich

Grand Junction, Colorado 81501

Telephone: (970) 248·7325

B,H & L Real Estate Company
1005 Waters Avenue

Aspen, CO 81611
Re: Lot 5 Wieben Ranch Wildfire Hazard Review
Dear Chris,

Please submit this letter to Pitkin County. When the county contacts me in regard to
this lot I will defer to the comments in this letter.

I revisited Lot 5 with Chris Leverich and Jennifer Causing who were representing the

owner on January 3d. There were some questions about the wildfire hazard rating I
assigned to the lot on August 15, 2001. At that time I commented on two vegetation
types within the building envelope that I saw on that first visit. One was the grass

meadow on the south end of the envelope, which carried a low hazard rating The
second was the Gambel oak on the north end, which carried a severe hazard rating
because of the fuel type and its density.
On the second visit l was shown the site map in the application that defines the

residential envelope designation within the building envelope. The surveyors had
staked out this residential envelope for us to see. I was not aware of this designation
within the building envelope on my first site visit The vegetation in the residential
envelope is primanly grass with very scattered snowberry and serviceberry in the 2 to 3
foot height range. 1 would rate the wildfire hazard as low for the residential envelope.
The wildfire hazard outside the residential envelope to the north, south and west is still
severe because of the density of the oak/serviceberry vegetation However, due the
gentler slopes here the vegetation can be readily mitigated to a lower hazard rating by
following the thinning and dumping recommendations contained in the Defensible
Space Thinning Standards I enclosed with this letter

Feel free to call me with any questions.
Sincerely,

'1[20 044,
Vince Urbina
Assistant District Forester

Cc Jennifer Causing

EXHIBIT
5.A.
HAAS LAND PLANNING, LLC

August 7,2001
Mr. Kevin Wright, Aspen District Wildlife Manager
Colorado Division of Wildlife

Glenwood Springs Service Center
50633 Highway 6 and 24
Glenwood Springs, CO 81601
Mr. Jonathan Lowsky

Pitkin County Wildlife Bio[ogist
76 Service Center Road

Aspen, CO 81611
RE: Wieben Ranch Site Visit

Dear Kevin and Jonathan:

Thank you f-or visiting the Wieben Ranch with mi? on August· 2,2001, and
for taking the time necessary to thoroughly explain all wildlife and wildlife
habitat related concerns regarding the potential development of the subject
property. In addition to thanking vou, this letter outlines mv understanding of
your joint recommendations.
With regard to the Lot I building envelope, itis my understanding that
there were no habitat related concerns.

Building envelope 2.a. will

accommodate all of the existing development on the properly and there are no
habitat concerns associated therewith. Building envelope 2.b., however, will be
reconfigured to address your concerns; for instance, the group of large, mature
spruce trees and the adjacent area with potential wetlands vegetation will be left
out of the envelope and the buildable area will be made to instead extend to the
west and onto the gently sloping cared above the existing drive.
With respect to building envelope 3, we will ensure that the envelope
maintains a setback of at least one-hundred feet from Capitol Creek. In this

envelope, there were somewhat competing concerns. That is, the west side of
the envelope w·ould better enable preservation of large spruce trees while the
east side would beHer enable clustering with existing development. If w'e are
able to provide an access from the west side of the envelope, we will do our best

to ensure that the "development envelope" (area to be designated within the
building envelope in order to accommodate location of a residence, where the
remainder of the envelope is for accessory uses/structures, weli, septic, etc.)

201 N. MILL. STREET, SUITE 108 • ASPEN. COLORADO • 81611
· PHONE: (970) 925-7819 • FAX: (970) 925-7395 •
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maximizes opportunity for clustering while minimizing the need for removal of
significant trees.

The building envelope on Lot 4 will be reconfigured to have an east-west
orientation in order to maximize preservation of sage habitat. In an effort to
accommodate slightly competing wildfire hazard concerns on the Lot 4

envelope, the "development envelope" will likely be located on the flattest area,
with setbacks from the hillsides and their dense patches of oak. We will seek to

maximize preservation of sage habitat within the envelope while simultaneously
minimizing wildfire hazard concerns. The majority of the sage area will be left
outside and to the south of the envelope.

Your suggestions for the Lot 5 envelope compliment those of the District
Forester. That is, from both a wildlife and wildfire perspective, it will be best for

us to maximize avoidance of the scrub oak areas within the envelope. As such,
the "development envelope" for Lot 5 will center on the meadow located

between the clusters of scrub oak. In addition, the ditch above the envelope will
be placed in a culvert to ensure avoidance of problems related to groundwater,
foundations, and the septic system (this will be done for the Lot 6 envelope as
well).

There were no habitat related concerns with respect to the building

envelope being proposed on Lot 6. On Lot 7, we viewed three alternative
envelopes. The 7.c. alternative will be abandoned altogether. Instead, we will
likely seek to use 7.b. as a development envelope along with 7.a. as its accessory
envelope. Use of 7.a. and 7.b., together, was preferred over the 7.c. option from
the perspective that these better provide for both clustering with existing
development and greater avoidance of elk habitat.

Other, more general recommendations were offered as well, and we will
accommodate as many as possible. For instance, we will commit in our

application to the removal of all unnecessary barb wire fencing and repair of alI
needed livestock fencing in a manner compliant with wildlife standards. No

perimeter fencing, other than as necessary for livestock, will be permitted. Any
haystacks stored on the property will require eight foot, game-proof fencing
enclosures.

We will encourage hunting on the property, and will agree to implement
an oak regeneration plan, the details of which will be jointly determined in
cooperation with your offices. We will agree to implement a weed management
plan to be coordinated with the Pitkin County Land Management Department.
If dogs are to be permitted at all on the property, there will be a limit of one dog

per household with kenneling requirements. All trash containers will be
required to meet standards for bear proofing. Your other recommendations will
be given further consideration as well, but some will need to be balanced with

August 7. 2001
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energy conservation concerns; for example, requiring of indoor air cooling
systems and trash compactors may help with bear problems but might run
counter to Pitkin County energy conservation goals and standards. More
thought will be given to these concerns in the course of preparing the proposal.
Finally, it is our intention to place all lands west of the access roads and
the Lot 5 building envelope within a conservation easement to which Pitkin
County will be a third party beneficiary. Also, all irrigated hay prod uction areas
will be placed in an agricultural easement to be operated by the homeowners'
association. Together, these easements will encompass an overwhelming
majority of the entire 467+ acre property.

Please keep in mind that our plans are still a work in progress and some
change is to be expected before an application is submitted for review.
Nevertheless, we greatly appreciate your input, and will do our best to fully
accommodate your concerns and implement your suggestions.

If I have misstated or otherwise misunderstood any of your concerns
and/or recommendations, please do not hesitate to contact me. If I do not hear
from you, I will assume that the foregoing accurately summarizes and responds
to the input you provided during our site visit. You can reach me at the phone
number provided on the bottom of this letter's first page or by email at
mhaas@sopris.net.
Yours truly,
Haas Land Planning, LLC

Mitch Haas, AICP

Owner/Principal
CC:

Joe Krabacher, Krabacher & Sanders, P.C.
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WILDLIFE ASSESSMENT FOR
WIEBEN RANCH

Summary

This report presents an evaluation of wildlife and wildlife habitat found at the Wieben Ranch. It
also identifies potential impacts to wildlife that should be addressed while planning for
development at the ranch. Finally, recommendations for limiting impacts to wildlife are
discussed.

Information for this report was acquire¢1 through a series o f site visits and by consulting Colorado

Division of Wildlife (CDOW) representative Kevin Wright and Pitkin County Wildlife Biologist
Jonathan Lowsky. Additional information was obtained from aerial photographs and the Soil
Survey of Aspen-Gypsum Area, Colorado (SCS 1992). This review suggests that impacts to
wildlife from the proposed project would be limited. However, to further decrease potential
impacts to wildlife and to increase the quality of existing wildlife habitat. numerous
recommendations are presented. Measures to reduce impacts to wildlife and/or increase wildlife
productivity include but are not limited to: constructing fences that allow wildlife passage.

removing unnecessary fences. clustering development, limiting native vegetation removal.
conducting oak regeneration, and fencing domestic animals.

Introduction

The Wieben Ranch is located approximately ten miles northwest of Aspen. Colorado in Section
18, Township 9 South. Range 86 West and the southeast 14 of Section 13. Township 9 South.

Range 87 West (Figure 1). The 467-acre ranch is being evaluated for a proposal to subdivide it
into seven parcels ranging from 35 to 120 acres. Each parcel will support one primary residence.
A. Topography and Area Description

The Wieben Ranch occupies a mountainous landscape at elevations ranging from 7800 feet in the

eastern portion of the site to 8600 feet in the western portion. The ranch exhibits primarily east
and northeast-facing slopes (Figure 2). Although tile ranch is surrounded by private rural land.
Wieben
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the White River National Forest is located less than two miles west and encompasses the
majority ofthe watershed above the property.

The western half of the ranch consists primarily of dry montane shrublands interspersed with
patches of forested land. Little Elk Creek, a small drainage, flows through the eastern third of

the property. Approximately 119 acres in the eastern half ofthe property have been cleared of
woody vegetation and are irrigated and planted with pasture grasses (Figure 3).
B. Land Use

The Wieben Ranch has been in agricultural use since the turn of the century. The western half,
with its montane shrublands and grass understory, has been used to graze cattle while the eastern

half supports irrigated fields used for hay production. In January of 2000. the ranch was sold by
the family that owned it since the 1920's. Although the current owner is evaluating the property
for residential use, the traditional agricultural practices are expected to continue on the vast

majority ofthe property. Currently, cattle are not grazing on the site; however, grazing may
resume in the 2002 season.

Currently, the ranch supports three residences, all of which are located next to Capitol Creek
Road. The ranch also has a small. dilapidated hunting cabin in its far west end.

Methods

To assess the habitats present and wildlife species potentially impacted by the proposed project,
Wright Water Engineers (WWE) conducted site visits on July 18 and August 2. 2001. WWE
also reviewed aerial photographs from November 6,1999, requested database searches by
CDOW and the Colorado Natural Heritage Program (CHNP), and consulted with Jonathan
Lowsky, Pitkin County Wildlife Biologist, and Kevin Wright, CDOW District Wildlife Manager.
Finally, Pitkin County's Wildlife Resource Information System (i.e.. the 1041 Wildlife Map) was
reviewed.

Wieben
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Results

A) Current Conditions

The proposed project area supports four habitats: montane shrublands, forested areas, cultivated

fields, and wetlands and other waters. Refer to Table 1 for a breakdown of habitat types by
percentage.

Montane Shrublands

Approximately 61 percent of Wieben Ranch consists of montane shrubland (Fig. 3, Table 1). Of
the montane shrubland found on the property, two distinct vegetation communities are
represented: Gambel's oak (Quercus gambellii)-dominated areas and big sage (Artemisia

tridentata)-dominated areas. The oak-dominated areas are characterized by scattered Gambel's
oak. big sage, mountain snowberry (Symphoricarpos oreophilus). and serviceberry
alnifolia)

(Amelanchier

with an herbaceous understory. Farther west on the ranch, Rocky Mountain juniper

Wuniperus scopulorum) and mountain mahogany (Cercocarpus montanus) replace the big sage
component in these oak-dominated areas.

Much ofthe oak shrubland is in an over-mature state due to grazing pressures. While many very
large, decadent oaks are found on the ranch, very few small or medium-sized oaks are present.
Therefore, the oak does not appear to be regenerating. Larger oaks do not produce as many
acoms as less mature oaks. Consequently, although the larger oaks provide excellent songbird
habitat, they provide very little forage for black bears (Ursus americanus). a species increasingly

in need of adequate forage in western Colorado. In the western parts of Wieben Ranch. the oak
shrublands appear to have been subject to less intense grazing pressure. In these areas. an
understory ofnative plants is found and includes: small Gambel's oak, Indian ricegrass

(Oryzopsis hymenoides), creeping Oregon grape (Mahonia repens), and scarlet gilia (Iromopsis
aggregato).

Although most of the montane shrubland on Wieben Ranch is characterized by oak-dominated
vegetation communities, some areas are characterized by a lower shrub habitat dominated by big
sage. Other common species in this community include: common rabbitbrush lChrysothamnus
Wieben
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nauseosus), yarrow (Achillea millefblium), bluegrass (Poa sp.), desert paintbrush (Castille'a
chromosa),

mountain snowberry, and serviceberry. Although sage-dominated shrublands are not

as common as oak-dominated shrublands on Wieben Ranch, they are extremely valuable and
comprise one of the most endangered habitat types in the Rearing Fork Valley (Lowsky 2001).
The ranch's montane shrubland is able to provide cover, breeding sites, and forage for a number

of wildlife species. While the shrub component provides both browse and berries that serve

winter and summer needs for a range of mammals and birds, the herbaceous understory provides
a food source for grazing animals. The area is most notable for its potential as mule deer
(f)docoileus hemionus)

habitat. However, although the shrubland provides abundant browse, its

use as winter range (for both deer and American elk (.Cervus elaphus)) is limited by its position

on east/northeast-facing slopes that accumulate a relatively high snow cover. The area is most

likely used as a light winter range or early winter habitat for deer and elk (Lowsky 2001).

During the site visits, the following birds and mammals were observed in the montane shrubland:
mule deer, house wren (Troglodytes aedon), black-capped chickadee (Poecite atricapillits).
white-breasted nuthatch

(Sitta carolinensis), black-chinned hummingbird (Archilochus

alexandri), golden-mantled ground squirrel (Citellus lateralis), and least chipmunk (Eutamias
minimus).

Additionally, signs of Brewer's sparrow (Spizella breweri) and coyote ((Janis latrans)

were observed. Many grasshoppers and other insects were aIso present in the shrublands of
Wieben Ranch. These insects comprise an important food source for many wildlife species.

Mammals not observed during the site visits but likely to occur in this habitat (Fitzgerald et al.
1994) include: deer mouse (Peromyscus

maniculatus), red fox (Vulpes vulpes).

black bear,

mountain cottontail (Sylvilagus nuttallii), and striped skunk Wephitis mephitis). Mammals that
may occasionally be found in the ranch's shrubland include mountain lion
tailed vole

(Felis concolor), long-

(Microtus longicaudus), and elk (Cervus elaphus) (Fitzgerald et al. 1994). Birds that

may be found in this habitat include: band-tailed pigeon (Columba fasciatal dusky tlycatcher
(Empidonax oberholseri). green-tailed towhee (Pipilo chlorurus), rufous-sided towhee (pipilo
maculatus). black-headed grosbeak (Pheucticus melanoceplatus), orange-crowned warbler
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( Fermivora celata), and blue-gray gnatcatcher (Polioptila caerulea) (Andrews et al. 1992, Mutel
et al. 1992). During the winter, the diversity ofbirds would be expected to decrease; however.
the year-round presence o f fruit from sen'iceberry and mountain snowberry may enable the
snow-covered montane shrublands to support relatively large numbers of a few bird species, such
as the American robin (Turdus migratorius) (Andrews et al. 1992).

Forested Areas

As demonstrated in Figure 3 and Table 1, montane forests comprise a relatively small portion o f
Wieben Ranch. While isolated patches of forested areas are found throughout the parcel. the
most extensive forests are found in the western portion of the ranch at higher elevations. These
forests are contiguous with larger montane forests located off the property (Figure 3). The most
extensive forest is located farthest west on the property. Pitkin County's 1041 Wildli le Map has
identified this area as elk calving habitat (Figure 4). Elk calving habitat has cover. forage, and

water in close proximity (Fitzgerald et al. 1994). Often, this habitat consists of a forest with an
ample shrub layer that is within 200 meters of water and near an open area for grazing. Field
visits and aerial photographs indicate that the area identified on the 104 1 Wildlife Map as elk

calving habitat is accurately represented. The forest in this area supports a shrub stratum and is
located near an open herbaceous area and spring. Furthermore. use by elk in this area is evident
from occasional "barking scars on aspen trees.
"

The forested areas of Wieben Ranch are comprised of two vegetation communities: quaking

aspen (Populus tremuloides)-dominated areas and coni ferous forests. The extent of each of these
communities is shown on Figure 3. The coniferous forests vary in composition from sparsely
forested Engelmann spruce (Picea engelmannii) and quaking aspen-dominated areas to more

densely forested spruce-dominated areas on north-facing slopes.

The aspen forests are characterized by a canopy of aspen with either a dry or moist underston,·.
Drier aspen forests are composed of quaking aspen with an underston· of common juniper

6/uniperus communis). wheatgrass Olgi-opyron sp.), aster (41·ter sp.). green gentian (Frasera

speciosa). yarrow, serviceberry. and mountain snowberry (Photograph 5). Wetter aspen
Wieben
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understories (Photograph 4) are composed primarily of redtop (Agrostis alba)

with occasional

Nebraska sedge (Carex nebrascensis), curly dock (Rumex crispus), orange sneezeweed
(Helenium autumnale), and yoldenglow (Rudbeckia ampla).

Evidence of wildlife in the forests included use by elk, Steller's jay (Cyanocitta stelleri), and

least chipmunk. Other wildlife that could be expected to use the forested areas includes:
mountain cottontail (Sylvilagus nuttallii), Colorado chipmunk (Eutamias quadrivittatus), Uinta
chipmunk

(Tamias umbrinus),

porcupine

(Empidonax occidentalis). dark-eyed

(Erethizon dorsatum),

cordilleran flycatcher

junco 6/unco hyemalis), and red-breasted nuthatch

(Sitta

canadensis) (Fitzgerald et al. 1994, Andrews et al. 1992).

Aspen forests provide particularly valuable wildlife habitat and have been compared to riparian
areas in their productivity (Mutel et al. 1992). In addition to the species listed above, the
following mammals could occur in the aspen forests of Wieben Ranch: black bear. coyote,
golden-mantled ground squirrel, deer mouse, montane shrew (Sorex monticohis), striped skunk
(Mephitis mephitis), long-tailed vole

(Microtus longicaudus),

montane vole (Microtus

mo,itanus), and long-tailed weasel (Aftistela.#enata). Aspen forests are also very important for
both deer and elk. Furthermore, according to Andrews et al. (1992), aspen forests tend to support

a higher diversity of birds that the surrounding coniferous forests. Bird species that may be
found in aspen forests include: flammulated owl

(otus flammeolus), purple martin (Progne

subis), red-naped sapsucker (Sphyrapicus nuchalis), warbling vireo (Vireo gilvus).
chickadee

cooperii).

mountain

(Poecile gambeli), northern flicker (Colaptes auratus). Cooper's hawk (Accipter

broad-tailed hummingbird

(Selasphorus piatycercus).

northern pigmy owl

(Glaucidium gnoma). American robin, violet-green swallow (Tachycineta fhalassina), orange-

crowned warbler ( Fermivora celata), western wood pewee (Contopus sordidulush hairy
woodpecker (Picoides rillosus), downy woodpecker (Picoides pubescens), and house wren
(Andrews et al. 1992. Mutel et al. 1992).
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Agricultural Land

As shown in Figure 3 and Table 1, agricultural land comprises approximately 26 percent of the
land at Wieben Ranch. This land was historically cleared of woody vegetation and has been

irrigated and used for hay production for many years (since approximately the turn of the
century). The western-most pasture is positioned on the top of a terrace approximately 120 feet
higher than the eastern pasture. The western pasture (56 acres) is notably drier than the eastern
pasture and supports primarily upland herbaceous vegetation including: orchard grass (Dactylis
glomerata), field timothy (Phieum pratense), and

wheatgrass (Agropyron sp.). Less common

species include: alfalfa (Medicago satival, common dandelion
(Taraxacum o#icinale), yarrow

(Achillea millefolium). English plantain (Plantago lanceolatal

smooth brome

(Bromus inermisj.

red dover (Trifolium pratense). and black medic (Medicago lupulinal.

The eastern field (51 acres) supports both upland plant species and wetland plant species
(Photograph 6). Common wetland plant species found in this area include redtop (Agrostis albat
and reed canary grass (Phalaris arundinaceat.

Because the field currently is supported by

irrigation water and historically has been subject to flood irrigation. the wetlands may not be
naturally occurrine.

Relative to the native vegetation communities found on Weiban Ranch, agricultural lands have
lower diversity and cover and provide less value for wildlife. However, the agricultural land at

Wieben Ranch may support several species of small mammals adapted to disturbed conditions.
such as the deer mouse and the northern pocket gopher (Thomomys talpoides).

These animals

may. in turn. constitute a prey base for predators including American badger (Taxidea

tarus).

coyote, red-tailed hawk (Buteojamaicensis), and red fox. Additionally, when the grass is not cut
for hay, it provides forage for large grazing animals such as elk. According to Kevin Wright of
the CDOW, the agricultural area on the higher terrace to the west provides especially important
foraging habitat for elk. Its location above the surrounding areas provides a relatively secluded
area for the animals to feed undisturbed. This relatively secluded area also provides valuable

resting habitat for mule deer. During the August 2nd site visit. a mule deer flushed from its
resting place in the tall grass of the upper agricultural field.
Wieben
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Although occasional disturbances, such as haying, limit the agricultural areas' ability to provide

continuous high-quality wildlife habitat, the agricultural fields are left undisturbed for significant

periods of time. During these times, the areas function much like natural mountain grasslands
and meadows. Birds that may be found in mountain grasslands include the mountain bluebird

(Sialia currucoides), vesper sparrow (fooecetes gramineus), and the Amer\can kestrel (falco
sparverius).

Wetlands and Other Waters of the U.S.

Although wetlands and other waters of the U.S. comprise a relatively small percentage of the
land at Wieben Ranch. they are widely recognized as providing some o f the most crucial habitat

for wildlife. In the arid West. areas having water function as productive oases of abundant food.
cover, and breeding sites. In Colorado, riparian areas provide food, cover, or nesting for more
than 75 percent of the state's wildli fe species (Colorado Department of Natural Resources 1993).
On the Wieben Ranch. the following types of wetlands and waters are found: 1) springs. 2)
forested aspen wetlands. 3) Little Elk Creek, 4) ditches, and 5) irrigated wet meadows. As
shown in Figure 3. a small spring is found in the southwest quarter of the property on Lot 3.

This spring forms a small drainage (approximately 0.5 cfs) supporting occasional patches of
emergent wetland vegetation. Another potential spring is found immediately west of the
building envelope on Lot 5. However. this area appears to result from failure of the ditch

approximately 100 feet up the hillside. More investigation would be required to determine the
origin of the area's hydrology. Both the natural spring on Lot 3 and the potential spring on Lot 5
support herbaceous wetland vegetation dominated by Nebraska sedge and redtop. North of the

natural spring on Lot 3. the land supports areas of wet aspen forests. This important habitat is
described above. As discussed. this habitat supports a high diversity of birds and is used by deer
and especially elk.

Little Elk Creek is a very small ephemeral stream that flows through the eastern third of Wieben

Ranch (Figure 2). During the site visits, portions of this creek were found to be dry while other
Wieben
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areas exhibited a small flow. Furthermore, this creek does not exhibit a defined bed and bank

throughout its extent. On Lot 3, where the creek parallels Capitol Creek Road, it has a vegetated

riparian corridor. a defined bed and bank, and a constant flow of water; however. just northwest
of Building Envelope 2. water from the creek is diverted into a ditch. As a result, Little Elk
Creek has no defined bed and bank and no water in the northern hal fof Lot 2. The creek appears
to become more defined in the northern hal f of the east pasture (Lot 1). In this area, herbaceous
and scrub/shrub wetlands are found. Because the creek is small, intermittent, and discontinuous,
it is not expected to provide valuable fish habitat.

Most of the water on the Wieben Ranch is comprised o f ditches and irrigated agricultural fields.
Ditches are present throughout the property and may serve to enhance habitat value of both the
forested areas and the shrublands. In areas where the woody vegetation has not been removed

from the banks of ditches, the habitat is especially valuable. The irrigation ditch Mowing along
the western boundary of the proposed building envelope on Lot 1 supports a diversity of mature
willows including: strapleaf willow (Salix eriocephala var. ligulifolia).
(Salix drummondii), ·and

Drummond willow

sandbar willow (Salix exigua). Other woody plants include wood rose

(Rosa woodsii) and thin-leaf alder

(Alnus incana tenuifoliat. As discussed previously, the

agricultural area on the lower terrace at the east end of the property supports several herbaceous
wetlands. However. because these areas may be supported primarily by irrigation water, their
protection under the Clean Water Act is questionable.

Only naturally occurring wetlands are protected by the Clean Water Act. If the wetlands are
present solely because of irrigation water. they are not protected by the Clean Water Act. The
only reliable method to determine whether the wetlands are naturally occurring is to complete an
irrigated wetland study during the spring and early summer. This procedure requires that
modified piezometers (that measure groundwater depth) be installed in the potential wetland

areas and that irrigation water be turned off. The groundwater depths are then recorded. If high
groundwater is present without irrigation, the areas are jurisdictional wetlands protected by the
Clean Water Act.
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Regardless of the origin of water on the site, Wieben Ranch's wetlands and other waters provide
valuable wildlife habitat. Virtually all of the wildlife listed as occurring in the shrublands,

forests, and agricultural fields would also be dependent upon water at some point in their lives.
Additional species closely associated with wetlands or riparian areas include: American dipper
(Cinclus mexicanus),behed kingfisher (Ceryle alcyon), common snive (Gallinago gallinago),
beaver (Castor canadensis), Wilson's warbler (Wilsoniapusilla), yellow warbIer (Dendroica

petechia), and tiger salamander (Ambystoma tigrinum) (Mutel et al. 1992). Because the ranch
does not support suitable breeding habitat for the boreal toad (Bufo boreas) (lakes, marshes,

ponds, and bogs with sunny exposures and quiet, shallow water), this state endangered species
would not be expected to occur on the property.

Table 1.

Wieben Ranch habitat types by percentage
Habitat Type

Percentage of Wieben Ranch

Sage Shrublands 10
Gambel's Oak Shrublands 51
Conifer
Aspen

2
5

Conifer-Aspen <1
Irrigated Pastures 26
Non-irrigated Fields 4
Wetlands and Other Waters <1

Databases Searches

According to the Colorado Natural Heritage Program (CNHP 2000). no threatened, endangered.

or imperiled plant or animal species have been recorded on Wieben Ranch, Additionally, the
ranch is not included in any of the region's Potential Conservation Areas (PCA's). PCA's are
Wieben
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areas that have been identified as providing critical ecological processes and habitats. However,
although the ranch is not included in a PCA, it is located within two to three miles of two PCA's:
Light Hill and Williams Hill (refer to figure in Attachment A). The ranch's position between

high mountain wilderness areas to the southwest and lower-elevation PCA's to the northeast
reveals its importance for migration. According to Jonathan Lowsky and Kevin Wright, a

"migration pattern" exists across the entire parcel (Lowsky 2001 and Wright 2001), Because it
supports a large herd of wintering elk, the Light Hill PCA is especially affected by migration
across Wieben Ranch.

B) Potential Effects of the Proposed Project

Because no threatened or endangered species are found on Wieben Ranch. species protected by
the Endangered Species Act will not be impacted by the proposed development. Furthermore,
the proposed development will result in only minimal impacts to other wildlife and wildlife

habitat. Because the proposed project avoids critical wildlife areas. it complies with Article 3 of
the Pitkin County I.and Use Code. As shown in Figure 4, Pitkin County's 1041 Wildlife Maps
identify elk calving habitat extending into the southwest corner of Wieben Ranch. This area and
the surrounding coniferous and aspen forests will be left in their current condition.

In general. the land in the western portion of Wieben Ranch provides particularly valuable
wildlife habitat because it is contiguous with large undeveloped tracts of public and private land

to the west and comprises some o f the least disturbed habitat on the property. Consequently, all
development will be restricted to the eastern 2/3 of the property. To ensure the continued
protection of the valuable habitat in the western portion of the ranch. all land west of the access
roads and building envelopes will be placed in a conservation easement.

Pastures will also be left largely undisturbed. As described previously, these areas provide
valuable forage for elk. Furthermore. to ensure their continued productivity. all non-impacted
pastures will be placed in an agricultural easement.
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Impacts to wetlands and other waters of the U.S. will be avoided to the maximum extend
possible. Because the proposal calls for using existing roads. impacts to waters and other
wildlife habitat are minimized. However, some impacts to waters cannot be avoided. On Lot 3,

widening of the access road across Little Elk Creek will impact a narrow strip of stream. This
impact will require a permit from the U.S. Army Corps of Engineers. Additional impacts to
waters of the U.S. may result from improving the access road to Building Envelopes 4 and 5.

This road crosses and then parallels a small jurisdictional drainage (fed by a spring). However,

shifting this road to the east as far as practicable will minimize impacts to this stream. Finally,
constructing an emergency agricultural access road across the northern boundary of Lot 6 could
result in an impact to a small wet meadow. However, because this area is irrigated. it should be

further evaluated to determine whether the wetland is naturally occurring. If so, a permit from
the U.S. Army COIpS of Engineers would be required to construct the road,

Other potential impacts to wildlife include alteration o f migration patterns due to the presence of
residences in the eastern half of the site. Additional changes to habitats resulting from
development on Wieben Ranch will be more localized. Potential impacts and benefits associated
with building envelopes are discussed below.

Lot descriptions and impacts

• Lot 1, Building Envelope 1- This area is characterized by a non-native herbaceous
vegetation community surrounded by scattered Gambel's oak (Photograph 9). The
northwest boundary of the building envelope parallels an un-maintained ditch supporting

a riparian corridor of willows. Potential Impacts: Although they recommended keeping
development away from the riparian area, both Kevin Wright. of the CDOW, and
Jonathan Lowsky, of Pitkin County. agreed that no impacts to wildlife would occur as a
result of development within Building Envelope 1.

• Lot 2, Building Envelope 2 -This area is found just north of Capitol Creek Road and is
the location of the existing residences (Photograph 10). It also includes corrals, horses.
farm equipment. and snowmobiles. Many weeds are present around the residences and
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throughout the fields and surrounding land. Potential Impacts: No impacts to wildlife
will result from further development in this area.

• Lot 3, Building Envelope 3 - As shown in Photograph 11, this area includes scattered

conifers and aspen with a weedy understory. Additionally, Little Elk Creek parallels the
southern boundary of the building envelope while a small un-named stream flows
through the eastern portion of the envelope. Although the riparian areas of these small

drainages show signs of overgrazing, they support several native riparian plant species

and could regenerate quickly with the cessation of grazing. The forested areas also
appear to have been degraded. The heavy cover of weeds and the lack of aspen
regeneration indicate that this area has been overgrazed.

Kevin Wright and Jonathan Lowsky (2001) recommended establishing a 100-foot setback
from the high water mark of Little Elk Creek to preserve the riparian area along the
southern boundary of Lot 3. They also recommended that large trees not be removed
from the area. Potential Impacts: Ifthese recommendations are followed, no impacts to
wildlife would occur as a result of the development. More likely, the area would be

improved by the cessation of grazing. With time. both the riparian area and the aspen
forest would regenerate.

• Lot 4, Building Envelope 4 - Currently, this envelope is located in the middle of a sage
shrubland surrounded by scattered oak shrublands (Photographs 1 and 2). Kevin Wright

and Jonathan Lowsky (2001) recommended reconfiguring this envelope to lessen impacts
to the sage shrubland habitat. (As stated previously, sage shrublands are considered an
endangered habitat in the Roaring Fork Valley.) Kevin and Jonathan recommended
moving the envelope slightly east, away from the sage shrubland, and rotating the

envelope so that it is oriented east-west. With this location and orientation, the building
envelope would extend more into the agricultural field. Potential Impacts: Following
these recommendations will cause the development to result in only small impacts to the
sage shrubland habitat. If these recommendations are not followed. impacts to the sage
shrubland habitat could potentially be significant when considered cumulatively with
other impacts to this habitat occurring throughout the Roaring Fork Valley.
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• Lot 5, Building Envelope 5 - While this envelope is located primarily in a grassy
opening within the oak shrubland habitat, part of the envelope extends into the oak
(Photograph 12). Kevin Wright and Jonathan Lowsky (2001) recommended that
construction activities be confined as much as possible to the open grassy area. Potential
Impacts: Oak shrubland wildlife species could be subject to a minimal impact from
development of this area. However, if development is shifted to grassy areas. no
significant impacts to wildlife would result.

• Lot 6, Building Envelope 6 - This envelope is located entirely in an agricultural area
(Photograph 13). Potential Impacts: Although a slight loss ofelk foraging habitat could
result, no significant impacts would occur from development in this area.

. Lot 7, Building Envelopes 7a and 7b - These envelopes are located on an east-facing
slope characterized by overly-mature oak interspersed with weed-dominated areas

(Photographs 14 and 15). Envelope 7b has been used as a junkyard, Because vegetation
has already been removed from much of these sites, potential impacts could be limited.
Furthermore. the area has been degraded by grazing. However. this area supported a rich
diversity of songbirds during the site visits and could be degraded by the removal of
native vegetation. Potential Impacts: Cessation from grazing, along with removal of
discarded debris. could increase the quality of the habitat.

Recommendations

fhe following recommendations describe specific measures to limit impacts to wildlife and/or to
improve existing wildlife habitat on Wieben Ranch.

• Native vegetation: Native vegetation removal should be kept to a minimum throughout
the parcel. Additionally, vegetation that is removed around homes. driveways. and roads
should be replanted as soon as possible. In general, lawns should not be created: native
vegetation cover should predominate.

• Large trees: Avoid removing large trees wherever possible.
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• Snags: Preserve tall standing dead and overly mature trees. Dead and dying aspen and
conifers create especially important nesting, feeding, and roosting sites for birds.
• Weed management program: Several areas on the ranch have been subject to

overgrazing or other habitat degradation. Consequently, weeds are found in many areas
on the ranch. Weeds prone to spreading that were commonly observed on the site include
plumeless thistle (Carduus acanthoides), Canada thistle (Cirsium arvense). and

hound's-tongue

comnion

(Cynoglossum ollicinale). A weed management program consisting of

regular mowing. hand weeding, herbicide treatments. and/or controlled grazing is
strongly recommended. This program should be developed in coordination with the
Pitkin County Land Management Department.

• Fence construction: Fence construction should be kept to a minimum. Where fences
are necessary. they should be constructed to allow for wildlife passage. According to the

CDOW (2000), solid rail fences provide highly visible boundaries that are easy for
wildlife to overcome. Wire pasture fencing is also an alternative and should be
constructed of smooth or barbed wire at heights of 16-22-28-40 inches from the ground.

The two highest wires should have a gap of at least 12 inches. To provide additional
protection for wildlife passage, the top strand should be constructed of coated smooth
wire that can be seen by wildlife instead of barbed wire.

• Fence repair: Tighten existing fencing that is loose (Photograph 16). Also, remove wire
mesh fencing or fencing that is taller than 43 inches and replace it with the fencing
described above. Substandard fencing creates a hazard for wildli fe. Animal species can

become entangled in loose or mesh fencing and can be trapped (or snagged) by tall
fencing.

• Fence removal: Remove all fences that are not needed for enclosing livestock.

Wieben

OIl-076.000

Ranch

1

8

• Pets: Uncontrolled domestic dogs and cats can pose a significant threat to wildlife. Dogs
should be prevented from running at-large, and cats should be kept indoors,

• Horses: Any horses kept on the property should be prevented from entering riparian

areas through the use of fences. Additionally, the number of horses per acre should be
kept low enough (no more than two per acre) to allow for big game grazing.

• Riparian areas, wetlands, and other waters: Establish a 100-foot setback from
wetlands and the high water mark of streams and other waters to protect these sensitive
wildlife habitats.

• Oak regeneration: Consult with the CDOW and the Pitkin County Wildlife Biologist to
develop an oak regeneration plan. Several areas on Wieben Ranch have very large
Gambel's oak with no regeneration. Over-mature oak does not produce as many acorns
as younger oak and therefore is limited in its ability to provide adequate black bear
forage. The CDOW can identify specific areas where over-mature oak should be

removed. Typically, in these areas, they recommend cutting down 85 percent ofthe overmature oak and leaving 15 percent as songbird habitat.

• Aspen forests: Avoid development in aspen forests. These areas comprise some of the
most productive habitats on the site. They are also commonly used for elk calving.

• Bear damage prevention: Enact measures to prevent damage by black bears. Measures
to be considered include: 1) installing cooling systems in houses so windows aren't left
open, allowing bears to easily enter, 2) using trash compactors to minimize the quantity
of trash, and 3) installing shutters on homes that are not primary· residences (to prevent
entry by bears). Bear-proof trash containers are required.

• Game damage prevention: Fence haystacks with 8-foot tall mesh fencing to prevent elk
from eating hay intended for horses ancFor livestock.
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• Timing o f construction: Consult with the CDOW and the Pitkin County biologist
regarding avoidance of construction during critical wildlife activities, such as nesting,
migration, and elk calving.

• Best Management Practices (BMPs): During construction, carry out BMPs to avoid

inadvertent impacts to wildlife habitats. BMPs appropriate for the proposed project
include: 1) installing silt fences and straw bales near waters to prevent sediment-laden

stormwater from entering jurisdictional waters, 2) fencing valuable wildli fe areas adjacent
to construction zones, and 3) confining staging areas to designated locations to reduce
unnecessary environmental impacts.

• Site-specific measures: Refer to the previous section ("Potential Effects of the Proposed
Project") for recommendations from Kevin Wright of the CDOW and Jonathan Low'sky,
of Pitkin County. for site-specific measures to reduce potential impacts to wildli fe.
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PITKIN COUNTY WILDLIFE MANAGEMENT

EXHIBIT
5.C.

1MEMORANDUM

TO:

Brian McNellis, Planner

FROM:

Jonathan Lowsky, Wildlife Biologist

SUBJECT: Wieben GMQS and 1041 Hazard Review
DATE:

11/02/2001

1. Effect on the Environment and Resource Conservation:

a. Water Resources: The only lots that have any potential impact on -wetland, riparian, or aquatic
resources are 1, 3, and 4:

Lot 1: Minimal impacts to the riparian habitat of Little Elk Creek. The Proposed building envelope is
approximately 100 feet from the mean high water mark of the cree-{.
Lot 3: Minimal impacts to the riparian habitat o f an ephemeral drainage.
Lot 4: Access could impact some wet areas but applicant commits to evaluating potential wetlands and
avoiding any found.

2. Hazards and Site Disturbance: The proposed development sets aside 212 acres of Gambel oak shrublands,
mountain sage shrublands and irrigated fields. Direct and indirect loss of high quality habitat will result from
thedevelopment o flots 4 and 5, The applicant, however, has located the building envelopes on these lots
based upon recommendations made by Kevin \X'right and I and are located where they will have the least
impact on the ecological values of the ranch.
3. Wildlife and Wildlife Habitat Protection:

a. Avoidance: The proposed development is not within mapped mule deer or elk winter, production, or
critical habitats. The property is, however, adjacent to ati active elk production area on McCartney
Mesa. No development is proposed within a 1/2 a mile of the production areas. Lots 4 and 5 are
proposed within or adjacent to important wildlife habitat. Lot 4's envelope is proposed in a sage

shrubland bordered by oak-serviceberry and the envelope of Lot 5 is located primarily within a nonnative meadow but extends into oak shrublands. So, while not entirely avoiding important habitat, the
envelopes of these lots (again, based on the recommendations of Mr. Wright and myself) have been
located so as to minimize disturbance.

b. Canine Management: The applicant has volunteered any dog restrictions above and beyond the land
use code requirements (page 50).
c. Enhancement:

i. "I'lie measures proposed on page 51 0 f the application will result in the improvement of the
habitat value of the ranch and could mitigate some of the impacts of the proposed
development.

ii. The applicant has proposed to take all of the mitigation and enhancement measures I
suggested on our site visit.
d. Reduction of Human In fluence:

i. The proposed development increases the area of human influence by increasing the area

occupied by buildings. Given that Odell and Knight (2000) found that houses in Pitkin
County have a zone of influence that extends approximately 180 m in all directions into
adjacent habitat, the proposed development will have a significant impact on effective habitat.
The applicant is, however, attempting to reduce the zone of influence via the placement of the
building envelopes.

ii. Although the proposed development does incorporate some clustering, it does not take full
advantage of the acreage outside of sensitive wildlife habitat areas and the zones of influence

76 SERVICE CENTER ROAD · ASPEN, CO · 81611
PHONE. 970/920-5395 ·FAX: 970/920-5374

do not overlap (this would greatly reduce the impacts of the development). The net result is a
reduction in the in the effectiveness of the mountain sage ind mountain shrub habitat on the
property.

4. Open Space: The application proposes a 212-acre conservation easement that contains high quality mountain

sage and oak-dominated shrublands. Both of these habitat types are critical to the persistence of some
watchlisted, declining, and rare wildlife species.
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EXHIBIT
5.D.

RECEIVED
NOV 1 9 2001

STATE OF COLORADO

Bill Owens, Governor

DIVISION OF WILDLIFE

/69144

ASPEN / 111 KIN

DEPARTMENT OF NATURAL RESOURCES

COMMUNITY DEVELOPMENT

AN EQUAL OPPORTUNITY EMPLOYER

Russell George, Director
6060 Broadway

For Wildlife-

Denver. Colorado 80216

Vor People

Telephone: (303) 297-1192

11-14-01

Pitkin County Community Development
130 S. Galena

Aspen, CO 81611
RE: Wieben Ranch

Dear Brian:

The Wieben Ranch has been a traditional working cattle ranch for many years and sits in a more of
transitional area for wildlife, especially big game. The upper western end ofthe ranch contains elk and

mule deer production areas. while the eastern portion contains the majority ofthe irrigated hay fields.
Although not mapped as winter range, elk and mule deer will utili,e the ranch for winter range, especially
during early and late winter as well as during milder winters. Elk have in the past caused damage to

existing haystacks during the winter. Flk and mule deer migrate through the property in a pattern rather
than a distinct corridor on their way to Light 1-lili and other lower winter range areas. Black hear inhabit

the area, especially along the riparian corridors and oakbrush/serviceberry habitat types. New residents
should not be surprised by an occasional mountain lion also, as they will follow the mule deer. A variety
of qmall mammals and birds also inhabit the area. The wildlife assessment for the proposal and Haas I.and
Planning letter addresses the wildlife concerns for the property.

Tile proposal to place a large portion ofthe ranch in conservation and agricultural easement should he
commended and will definitely benefit wildlife on the property. In addition. I will be happy to assist in any
plans for habitat improvement/manipulation as mentioned in the application. 1 also believe it is important
to maintain hunting on the properly and this chotild he stated to new homeowner< ac an important
management tool.
l have a few recommendations and comments for some ofthe individual lots:

1. Lot 2h- there was not much wildli fe concern for this lot except that the home and any
disturbance should be kept above the access road. at the toe of the hill. in order to preserve
the trees. snags. and wet areas located lower on the lot.

1 Lot 3 - if a 1 00' setback is maintained the riparian area will come back. This area should be

,aintained in natietation and nonstrudtion of homes or buildings should,cur within
Eis area. 14pplication stated a 1004etback for the residential envelope but not the building
envelope. where other outhuildings could be constructed

3. Int 4 - Reorienting the envelope will help preserve the existing sagebrush. 1 wozild encourage
any buildings be located in the eastern portion ofthe envelope ina small corner of the existing
DEPARTMENT OF NATURAL RESOURCES, Greg E. Walcher, Exeiutive Director
WILDLIFE COMMISSION, Rick Enstrom Chair. Robert Shoemaker, Vice-Chair • Marianna Raitopoulos, Secretary

Members, Bernard Black • Tom Burke • Phil) James • Brad Phelps • Olive Valdez

field. This would avoid any disturbance to sagebrush habitat type.
4. Lot 5 -the application mentioned the decadent condition ofthe oakbrush. Ifthe oakbrush is

cut to stimulate regeneration. then no grazing Ahould he allowed in this area.
The following are general recommendations to minimize impacts to wildlife:

i. maintain native vegetation outside building envelopes
2. weed management program he implemented
3. silt fencing be installed around any riparian, wetland areas before construction takes place
4. snags he maintained for cavity nesters. especially on Lot 3
5. All fencing meet fence code. Removal of any old noncompliance fencing. No periineter
fencing of lots unless needed for grazing management.
6. All lighting be down lighting
7. All horce hay he fenced at owners' expense with 8' mesh fencing

8. No livestock or horse grazing within riparian areas.
9. i support the no dog recommendation in the application due to the proximity of elk and deer
production areas. The application stated working ranch dogs are exempt but there was no
definition for a working ranch dog. I JAually theRe are dogs associated with cattle or sheep. No
dogs for the upper lots would definitely benefit wildlife.
10. All trash/garbage be kept in approved hear proofgarbage containers. 1 strongly encourage the

use of'full metal containers. In addition. consideration should be given to design ofcooling
systems for the homes other than open windows or door< in order to prevent hears from
entering homes. All outside door handles should be round and not the lever type. l would also
encourage the use oftrash compactors inside the home to reduce and deodorize the garbage.

All bird feeders should be placed away from any windows and be at least 10' from the ground
suspended between 2 trees. The upper homesites have the greatest chance for human/hear
conflicts

11. If homes are not year round residences then consideration should be given for some type of
sbutter for the windows which can be closed and secured when the home is unoccopied. This
will also help prevent entry ofhears into the home.

12. There should be no human activity in the west portion of Lots 3, 4, and 5 from May 15- June
30 in order to minimi,e disturbance to elk and deer production

13. Caretaker units be attached or within the agricultural outbuildings
14. All homeowners be provided brochures on living with wildlife

Thank you for the opportunity to coinment. Ifyou have any question, pleast give me a call.

Sincer¢'ly.

»To-

kevin Wright /

District i14}ife Manager

Aspen J
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Wright Water Engineers, Inc.
8 ! 8 Colorado Ave
PO. Box 219

Glenwood Springs. Coloado 81602

19701 945-7755 TEL

1970) 945-9210 FAX

2303) 893-1608 DENVER DIRECT UNE

August 20,2001

Mr. Joe Krabacher. Esq.

Krabacher and Sanders, P.C.
201 N. Mill Street, Suite 201

Aspen, Colorado 81611
Re:

Floodplain Hazard Areas for Wieben Ranch

Dear Mr. Krabacher:

East Sopris Creek, Little Elk Creek, and Capitol Creek are streams that flow near the
Wieben Ranch. Of these streams, only Little Elk Creek actually runs through the property.
The floodplains for East Sopris Creek and Capitol Creek will not impact the subject

property.

WWE has investigated the available floodplain information affecting the Wieben Ranch.

The Federal Emergency Management Agency (FEMA) publishes Flood Insurance Rate

Maps (FIRMs) that show designated floodplains. The FIRM panel for Pitkin County.
Colorado and Incorporated Areas that includes the subject property is 08097 C0075 C,

effective date June 4, 1987.

The FIRM shows 100-year approximate floodplain

delineations on East Sopris Creek, Little Elk Creek, and Capitol Creek downstream of the
property. The study area for the FIRM did not extend up to the property. According to
Pitkin County, there is no other floodplain study that covers the subject property.
Section 3-80-40 of the Pitkin County Land Use Code states

Where the 1 00-year or intermediate regional flood has not been established, this regulation shall
apply to aillands within an area which is twenty (20) horizontal or five (5) vertical feet (whichever
land area is greater) from the existing high water line on any river, stream or material drainage
channel.

Based on this language, the only proposed building envelope that has potential floodplain
hazard implications is site 2. Little Elk Creek currently flows along the west side of Lot 2
be fore being diverted out of the historic channel into an irrigation ditch that runs along the
hillside. During a flood event, the majority of the flow would follow the historic channel.

Using the County's standard (above), the five vertical feet criterion would govern since the
site is fairly flat. Consequently, the western boundary of building envelope 2 has been
setback 5 vertical feet to the east of Little Elk Creek to provide adequate buffer from its

floodplain.

DENVER 13031 480 1 700

DURANGO T970) 25971 1 1

BOULDER - f303) 473 9500

Mr. Joe Krabacher, Esq.
August 20,2001
Page 2

The building envelope for Lot 3 is outside of the floodplain hazard area as the southern
boundary is more than five feet above the high water mark of Little Elk Creek. None of
the other building envelopes has floodplain hazard implications.
Sincerely,

()HTWAT# g/EERS, INC.
11

71.
f

Jonthan M. Kelly, 1
D:\01 1-076\000jmk\Wieben Floodplain.doc

CC:

Mitch Haas

EXHIBIT
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Wright Water Engineers, Inc.
818 Colorado Ave
PO Box 219

Glenwood Springs, Colorado 81602
(9701945-7755 TEL

19701945-9210 FAX
1303) 893-1608 DENVER DIRECT UNE

August 17,2001

Mr. Joe Krabacher

Krabacher and Sanders, P.C.
201 N. Mill Street, Suite 201
Aspen, CO 81611
Re:

Geologic Hazard Study for the Wieben Ranch

Dear Mr. Krabacher:

The subject property encompasses approximately 467 acres located in Pitkin County in

Sections 18 and 19. T 9 S, R 86 W of the 6th P.M. and Section 13. T 9 S. R 87 W ofthe

6th P. M. The proposed development divides the property into seven separate large lots.

Each of these subdivided lots w·ill have one primary building envelope. Each primary
building envelope will have a smaller sub-envelope called a "development envelope" to
accommodate a residence therein. The remainder of the envelope will be for accessory
uses such as. but not necessarily limited to, agricultural buildings. wells. and septic

systems. Lot 7 includes a detached accessory envelope.

Fieldwork at the property was performed by David O'Leary. Potential building
envelopes were inspected by John Rold and David O'Leary. The validity of geologic
maps mentioned herein were reviewed and generally concurred by John Rold and David

0-Leary.

The property lies on and along the flanks of McCartney Mesa between East Sopris Creek
and Capitol Creek. An ephemeral stream called Little Elk Creek nows to the northeast.
bisecting the eastern half of the property. Currently two groups of houses and ranch
structures are located in the southeast corner of the property. Three irrigated hay
meadows totaling approximately 119 acres are also located on the eastern half of the
property. Proposed development is limited to the propertys eastern half and is primarily
concentrated on the periphery of these irrigated hay meadows along existing ranch roads.

The topography of the property generally consists of moderate slopes on the flanks of
McCartney Mesa to the west. and gently sloping irrigated pastures separated by steeply
sloping vegetated hillsides to the east.
According to the CGS

Geologic Map of the Basait Quadrangle (\9981

bedrock in the

vicinity of the property is dominantly comprised of the Mancos Shale. The shale is at or
ver·y near the surface on the slopes on the western portion of the property. Mancos
derived colliwium. terrace alluvium. and alluvium are located beneath the potential

DENVER 1303) 480 1 700

DURANGO 19701 259-741 i

BOULDER 130314739500

Mr. Joe Krabacher

August 17,2001
Page 2

building sites on the eastern portion of the property. It should be noted that the Mancos
Shale and its derived components can be prone to landsliding when saturated and are

susceptible to shrink swell problems where they contain expansive clays.
According to the

USDA Soil Survey of the Aspen-Gypsum Area. Colorado

(May 1992),

soils on the property tend to be well drained with moderate to moderately rapid
permeability. The hazard of water erosion on the property is listed as moderate to severe.
According to the Pitkin County 1041 Hazard Maps of the Lower Roaring Fork Valley
(1974).the property is not exposed to significant snow or debris avalanche or rockfall
hazards. Potential geologic hazards (Mancos Shale and potentially unstable slopes) were
shown to exist in the area, but were not identified within the boundaries of the property.
The Ground Water and Geologic Resources Map of the Rearing Fork and Crystal
Valleys (1974) indicates that the edges of potential sand, gravel, and aggregate sources
may be located along Little Elk Creek and its tributaries in the northw·est portions of tile

property.

Site Specific Analysis

Building envelopes 1,2,4,5, and 6 appear to be located on colluvium, terrace alluvium,

and Mancos derived colluvium.

Envelope 3 appears to be located on alluvium and colluvium. A debris flow deposit is
also located at site 3. The size. shape. and condition of the trees on this tlow indicate no

episodes o f recent deposition or movement of the flow. and the flow is likely inactive. In
any case. proper grading and landscape design constructed to positively drain surface
water away from the site should be sufficient to mitigate any future possible debris or

mudflow from the small drainage (approximately 0.2 square miles) above envelope 3.

Based on outcrops observed along existing agricultural access roads and the elevation of

envelopes 71 and 74 relative to other terraces and the fields below. these envelopes
appear to be located on alluvium on small remnant terraces which were eroded into a
hillside primarily comprised of Mancos Shale. These terrace deposits are smaller (both in
depth and lateral area) than the deposits found under building envelopes 2. 4, and 6,
Envelope 7b appears to be the larger and better preserved of these terrace deposits, and is
likely more suitable to development than 7a. In addition. a piped irrigation ditch was
observed cutting through the center of envelope 7a. Tlie location of this ditch would need
to be addressed to accommodate development in this envelope.
General Recommendations

Site-specific soil studies and drainage plans should be performed for each potential

building site.

Geotechnical studies will be required for areas of road

construction/improvement. The ditches that cross the slopes immediately above some of

Mr. Joe Krabacher

August 17. 2001
Page 3

the proposed roads and building sites represent possible groundwater and overflow
problems. In addition to natural runoff, foundation and drainage designs should take into
account the possibility of accidental leakage or breaching of the ditches. Cuts into the
slopes immediately below the ditches should be avoided to preclude the possibility of
undercutting the ditch. If these cuts are deemed necessary, the structures should be
protected by retaining walls designed by a qualified engineer. Piping or lining ditches
that are located up-gradient of potential roads and building envelopes could further

ensure that leakage does not affect sub-grade rooms or foundations,

Due to the nature of the geology in the area, it is important that water quality and water
supply issues in regards to wells and septic systems be addressed. Conventional water
delivery and disposal methods may not meet the development's requirements. Soils tests
at the buiiding sites wii] aid in determining site specific soil characteristics. The specific
recommendations of the Pitkin County Sanitation Engineer regarding alternative systems
should be sought in the event that percolation rates prove to be too slow for conventional
septic systenis.
Potential Geologic Hazard Summary
A. Avalanche Areas:

Avalanche hazard areas were not observed on the property.
B. Landslide Areas:

No proposed building envelopes are located within landslide areas. Available
geologic maps and our surface inspection do not indicate the presence of
lands] ides on the property. Two minor slumps were observed on Lots 2 and 4,
Both slumps are located downslope of the same irrigation ditch. These slumps
may be caused by the seepage of irrigation water into the surrounding soils. The
smaller of the slumps is located above an existing agricultural road proposed for
residential access. A PVC pipe is located under the road near the slump.
apparently to manage water associated with the slump. If the ditch is to be
maintained, lining or piping of the ditch above the slumps may prevent further
niovement.

C. Potentially Unstable Slopes:

No areas with slopes greater than 30% have been included in any of the proposed
building envelopes. No proposed building envelopes are entirely located on
slopes greater than 15%. Portions of envelopes 3,7a, and 7b contain slopes that
are between 15% and 30%. Section 3-805C of the Pitkin County Land Use Code
should be consulted regarding development at these locations.

Mr. Joe Krabacher

August 17,2001

Page 4
D. Rockfall Areas:

Rockfall areas were not observed on the property,

E. Alluvial Fans:

Alluvial fans were not observed on the property.
F. Talus Slope:

Talus slope areas were not observed on the property,
G. Mancos ShaIe

No building envelopes are proposed on Mancos Shale outcrops. Construction in
areas of obvious Mancos Shale outcrops and soils should be avoided if possible.
The Mancos Shale is easily eroded where it is exposed to weathering. When
saturated. the shale and any overlying colluvial or alluvial deposits are subject to
slumping. creeping, and/or mass wasting. Bentonitic clays typically found in the
shale exhibit severe shrink-swell characteristics. Site-specific soil studies should

be conducted to insure proper foundation designs.

All areas of road

construction/improvement will also require additional geotechnical studies. Some
additional considerations that may help minimize the hazards associated with the
Mancos Shale could include:

I. Encouraging the growth of natural vegetation in landscaping in order to
minimize domestic irrigation requirements.

2. Backfilling of excavations with a material that has a low shrink-swell
potential.

3. Designing grading and landscaping to positively direct water away from or
around homes.

4. Lining water features on the property to prevent seepage to the surrounding
soils.

Mr. Joe Krabacher

August 17,2001
Page 5
CONCLUSIONS

The property is located in a geologically sensitive area; however, with mitigation the
hazards to which the property is exposed can be minimized. Due to the nature of the
bedrock, soils, and deposits in the area, detailed soil studies and engineering for proper
foundation, septic system, and drainage design specific to each building site, as well as
geotechnical studies for road improvement/construction sites should be undertaken in
order to assess special conditions or any potential hazards associated with each site.
Nothing in this report should be interpreted as suggesting that recommendations
mentioned herein can or will entirely eliminate these potential hazards.

Sincerely,

WRIGHT WATER ENGINEERS, INC.

By:_1 4-354. C-lf--.-David R. Oleary

EnvirJTimental-Qeolggist

Reviewed and concurred in by: A·- ·· 6 / ,//»'-96

/ John Rold, C.P.G. 0448

BOTESS,CHAL

CC:

Mitch Haas

Oll-076000
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Pitkin County Mailing List of 300 Feet Radius
From Parcel: User Defined Area on 10/29/2020

Instructions:
This document contains a Mailing List formatted to be
printed on Avery 5160 Labels. If printing, DO NOT "fit to
page" or "shrink oversized pages." This will manipulate the
margins such that they no longer line up on the labels
sheet. Print actual size.

Disclaimer:
Pitkin County GIS presents the information and data on this web
site as a service to the public. Every effort has been made to
ensure that the information and data contained in this electronic
system is accurate, but the accuracy may change. Mineral
estate ownership is not included in this mailing list. Pitkin County
does not maintain a database of mineral estate owners.
Pitkin County GIS makes no warranty or guarantee concerning
the completeness, accuracy, or reliability of the content at this
site or at other sites to which we link. Assessing accuracy and
reliability of information and data is the sole responsibility of the
user. The user understands he or she is solely responsible and
liable for use, modification, or distribution of any information or
data obtained on this web site.

http://www.pitkinmapsandmore.com
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PITKIN COUNTY PRE-APPLICATION CONFERENCE SUMMARY
DATE: 10-21-20
LOCATION: Lots 1, 2, 5, 6, 7 Wieben Ranch Subdivision
PARCEL IDS #: 264518201001, 264518301003, 264518401001, 264518401002, 264518101001
ZONE DISTRICT: RS-30
LOT SIZES: 73.7, 34.5, 120, 36.4, 42 acres

PAPP.0960.2020

OWNER/APPLICANTS: SUBTERRENE LLC, SUBTERRENE II LLC, WIEBEN RANCH LLC
REPRESENTATIVE: Mitch Haas

EMAIL: mitch@hlpaspen.com
PHONE: (970) 925-7819

PLANNER: Tami Kochen

PHONE: (970) 920-5359
E-MAIL: tami.kochen@pitkincounty.com

Type of Application: Activity Envelope Review
Description of Project/Development: The Applicant is requesting Activity Envelope approval to re-establish the
previously approved 1041 Hazard Review building envelopes with some modifications to accommodate driveway areas.
Previous Land Use records include BOCC Reso No 006-2002; HO Determination No 09-2002; Reso PZ-03-2002; BOCC
Reso No 081-2002; GMQS Covenant Reception No 510766; Plat and 1041 Building Envelopes Plan, B 73 @ P 102-103;
Wieben Ranch Overall 1041 Hazard Review Site Plan, B 73 @ Page 82-90.
Land Use Code Sections to be addressed in letter of request (application):
Sec. 2-30-20(g): Activity Envelope Criteria for Approval;
Sec. 7-10-50 & 60: Activity Envelope;
Sec. 7-20-10: Site Preparation and Grading;
Sec. 7-20-20: Steep and Potentially Unstable Slopes;
Sec. 7-20-30: Water Courses and Drainage;
Sec. 7-20-60: Wildfire Hazard –Mapped within a low and severe hazard area;
Sec. 7-20-70: Wildlife Habitat – General Standards;
Sec. 7-20-80: River and Stream Corridors and Wetlands;
Staff will refer to: Environmental Health, Roaring Fork Fire, Planning Engineer, Zoning, and Snowcap Caucus
Review by: Community Development Director
Public Hearing: NO. However, notice is required via posting, mailing and publication. The Applicant shall post a
public notice sign on the property at least 15 days prior to the date specified for the Administrative Decision pursuant to
Sec. 2-20-100(a)(3) of the Land Use Code. In addition, the Applicant shall mail notice (by certified mail) to all owners
within 300’ of the property with the return address of the Community Development Department (form of notice to be
obtained from the Community Development Department). The names and addresses shall be those on the current tax
records of Pitkin County, as they appear no more than 60 days prior to the date of the public hearing. A property owner
receiving the public notice shall have 2 weeks from the date the notice was postmarked to submit comments or objections
to the Community Development Department.
FEES: $4,578 (make check payable to “Pitkin County Treasurer”)





$3,900 Planning Office flat fee (non-refundable; based on 12 hours of staff time. If staff review time
exceeds 14.4 hours, the Applicant will be charged for additional time above 12 hours at a rate of
$325/hour)
$624 Planning Engineer
$54 Public Notice

To apply, provide each of the following documents in PDF format on a flash drive or email to
planningapps@pitkincounty.com and submit the fee specified above with 1 paper copy of each of the following
documents:
1. Letter explaining the request, providing background on prior approvals and permits, and fully demonstrating
compliance with the Code sections listed above.
2. 24” by 36” and 11” x 17” Activity Envelope Plan as designated in Sections 2.1.1 and 2.1.12of the Pitkin County Land
Use Application Manual (include driveway alignment)
3. Wildfire hazard analysis and mitigation report
4. Disclosure and proof of ownership of the properties, consisting of a current certificate from a title insurance company or
attorney licensed to practice law in the State of Colorado, listing the names of all owners of the properties and all
mortgagees, judgments, liens, easements, contracts and agreements affecting use and development of the parcels and
proof of the owner’s right to use the land for the purposes identified in the development application.
5. Documentation of how and when the parcels were created.
6. Documentation of chain of title/non-merger of lands for the subject parcels and all adjacent parcels from a title company
or attorney.
7. Demonstration of adequate legal access to the parcel from a public right-of-way.
8. Street address (if any) and parcel descriptions, including legal description, and 8-1/2”x 11” vicinity map locating the
subject property within Pitkin County;
9. Consent from the owners of the properties for the representative to process the application and represent the owners;
10. List of all property owners within 300’ of all parcels;
11. Total fee for review of the application;
12. Executed Pitkin County Community Development Agreement for Payment of Land Use Application Fees form (form
attached);
13. Copy of this Pre-application Conference Summary form.
NOTES:
•
•
•
•

PLEASE SUBMIT ONE PDF COPY AND ONE UNBOUND AND ONE-SIDED PAPER COPY OF YOUR
COMPLETE APPLICATION. THE PARCEL ID SHOULD BE INCLUDED ON ALL DOCUMENTS INCLUDED IN
YOUR APPLICATION. ALL MAPS SHALL BE FOLDED.
The Land Use Code is available on-line at http://pitkincounty.com/468/County-Code.
The Land Use Application manual is available on-line at http://pitkincounty.com/196/Land-Use
Applicant will be responsible for mailed and posted notice. Public Notice requirements are described in Section
2-20-100 of the Pitkin County Land Use Code. A signed, notarized copy of the affidavit confirming notice must
be received from Applicant prior to approval.

This pre-application conference summary is advisory in nature and not binding on the County. The information provided
in this summary is based on current zoning standards and staff’s interpretations based upon representations of the
applicant. Additional information may be required upon a complete review of the application.

