July 12, 2021
Tami Kochen
Aspen Pitkin County Community Development Department
530 East Main Street.
Aspen, CO 81611
RE: Sands Colorado Holdings LLC located at 45105 East State Highway 82, (Parcel ID #
2737-283-02-001) is requesting review for an Activity Envelope / Site Plan Review, Scenic
View Protection from Highway 82 Corridor, and a GMQS Exemption for Development
Using a TDR on Lot A, Aspen Park Resubdivision
Dear Tami,
Davis Horn Incorporated represents Sands Colorado Holdings LLC in this land use application.
The Applicant owns the above referenced property, a 1.5-parcel located at 45105 East Highway
82, a non-conforming sized parcel within the AR-10 zone district. The Applicant is seeking
Activity Envelope and Site Plan approval and a GMQS exemption special review approval for the
use of TDR. Attachment 1 is a Vicinity Map showing the location of the property. Attachment 2
depicts the Existing Conditions Improvements and Topographic Survey and shows the previously
approved Activity Envelope within which all development for the proposed Site Plan will take
place.
The Applicant submitted a Pre-Application Conference request but has not yet received a summary
sheet from the Community Development Department. This application addresses the anticipated
code sections to be contained in the Pre-Application Conference Summary Sheet.
The application addresses the subject property under the following headings.
I.
II.
III.
IV.
V.

Background
Existing Conditions
Proposal
Land Use Reviews
Summary

The following attachments are referenced in this land use application:
Attachments:
1. Vicinity Map
2. Existing Conditions Improvements and Topographic Survey
3. 1986 Pitkin County Building Department Zoning Checklist

4. Aspen Park Subdivision Book 2 Page 23, 1931
5. BOCC Resolution 79-72, Subdivision Exemption
6. Grant of Easement recorded May 22, 1979, in Book 369 age 284
7. Aspen Park Resubdivsion. Plat Book 18 Page 27
8. Nick Lampiris Report 6-4-81
9. State Highway Access Permit
10. Scenic Foreground Overlay PZ Resolution No. 86-23
11. Golder Associates Inc. Debris Flow Analysis Report, Cameron Beul
12. Proposed Activity Envelope and Site Plan
13. Pitkin County Pre-Application Conference Summary Sheet
14. Crystal River Civil Site Drainage / Grading Plan and Engineering Report
15. Pictures showing from Highway 82 Scenic View Protection Area
16. Colorado Wildlife Sciences, LLC Wildfire Hazard Assessment
17. Tree Removal Plan
18. Architectural Building Renditions
19. Landscape Plan
20. RJ Engineering Slope Analysis
21. Pre-Application Conference Summary Sheet
22. Statement of Authority
23. Authorization Letter
I.
BACKGROUND
The subject property is legally described as Parcel A, Aspen Park Resubdivision. and is located
within the AR-10 Zone District. The lot contains 1.5 acres of land which makes it a nonconforming lot in the zone district. Pitkin County Building Department records show the existing
house on the lot was issued a valid building permit, per the 1986 BP 9290 (Attachment 3), but the
records do not include a certificate of occupancy.
The Aspen Park Subdivision Plat was first recorded in May 1931 and included 34 lots of
approximately 1-acre or less (Attachment 4). The Pitkin County Board of County Commissioners
(BOCC) approved a separation of Lots 17 through 30 into three development parcels: lots 17
through 20, lots 21 through 24, and lots 25 through 30 (Attachment 5), pursuant to Resolution No.
79-72. Each lot was approved under the following conditions:
1) An access plan, showing road widths, dedications, grade and cut banks, and Highway
Department Permit, be submitted and approved to the satisfaction of the County Engineer prior
to building department issuance.
2) An overall utility plan, showing easements and locations of underground only extensions be
submitted and approved to the satisfaction of the County Engineer prior to issuance of the
building permit.
3) A water and sanitation plan be submitted to the County Environmental Health Officer for his
approval prior to the issuance of a building permit.
4) A survey and monumentation record, satisfactory to the County Engineer, showing acreage
and boundaries, of the proposed lots be submitted for issuance of a building permit.
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5) A site evaluation of the building sites by a geological engineer be done prior to the issuance of
a building permit.
6) That each of the development sites previously identified be deed restricted against any further
separation.
A 30-foot Access easement was granted for purposes of access, ingress and egress to and from
Lots (21-30). The access easement is platted across the south-westerly sixty feet of Lots (19-20)
(Attachment 6).
The Aspen Park Resubdivision Plat, which includes Parcel A (the property now known as Lot A)
and B, was approved on November 5, 1985 (Attachment 7). A plat note on the Aspen Park
Resubdivision Plat states that “building sites shall be selected and construction completed in
accordance with the Lampiris Report, dated 6-4-81” (Attachment 8). A State Highway Access
Permit was granted in 1986 to Parcel A and B on the north side of State Highway 82, a distance of
500 feet east from Mile Post 45 (Attachment 9).
On September 2, 1986, the Pitkin County Planning and Zoning Commission granted scenic
foreground overlay approval (now known as Scenic View Protection) through Special Review
pursuant to Resolution 86-23 (Attachment 10). This approval and the Lampiris Report established
the existing residence location and elevations as shown in the Exhibits attached to Resolution 8623.
II.
EXISTING CONDITIONS
The subject property address is 45105 East Highway 82 and contains approximately 1.5 acres. The
Lot is located within the AR-10 Zone District and is non-conforming in size. The property is
approximately 2.5 miles from the City of Aspen across from the entrance to the Difficult
Campground. The Lot is accessed from Highway 82 just after mile marker 45 (Attachment 1 and
2). The existing driveway is served by a State Highway Access Permit and 30’ private access and
utility easement (Attachment 6) onto Highway 82. The property begins at the State Highway 82
right-of-way and proceeds uphill on the north side of the highway.
The building envelope was established by the required setbacks: 100-foot front yard setback, 100foot Arterial Highway setback, and 30-foot rear yard and 20-foot side and setbacks. The building
envelope is located on the mid-northern portion of the lot and contains the existing 5,500 square
foot residence, boulder wall on the east side of the house, retaining wall on the north side, and well
on the west side. The OWTS is outside the building envelope south of the home.
The existing residence is oriented south towards Richmond Hill. The home contains approximately
8,337 (+/-) square feet of floor area including a 696 (+/-) square foot garage. The Pitkin County
Building Department Permit 9290 (Attachment 3) show a permit was issued in 1986. The
associated Building Department Zoning Checklist references a total floor area of 8,265 (+/-) square
feet. (Attachment 3).
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The natural terrain to the south of the residence is moderately sloping to State Highway 82 and has
a thin stand of Aspen trees with typical shrubs and grasses forming the understory. Golder
Associates Inc. performed a Debris Flow Analysis Report on March 31, 2021, for the site to
evaluate the risk of a debris flow event impacting the existing house or the proposed addition
(Attachment 11). To the east above the home, two drainages to the east side of the house. Both
drainages are well vegetated and rounded without evidence of significant recent erosion or frequent
flows.
III.
PROPOSAL
The Applicant is proposing an Activity Envelope / Site Plan (Attachment 12) to remodel the
existing residence and build an addition northwest of the current house. Additionally, driveway
improvements, exterior improvements (walkways, patios, exterior kitchen), and the construction
of a pool are proposed. The client is seeking land use approvals for an Activity Envelope / Site
Plan Review and an Exemption from GMQS for Development using a TDR below the total
maximum allowable (15,000 square feet). Total floor area proposed through the use of the TDR is
2,275 (+/-) square feet. A lot/parcel in a rural area may be exempted from GMQS subject to
obtaining special review approval for the use of TDR.
The Existing and Proposed Floor Area Calculations are listed below:
Existing:
•
•
•
•

House – 8,337 SF
Garage – 696 SF
Total – 9,033 SF x .15 (exempt for deck area) = 1,355 SF
Decks = 3,980 SF – 1,355 SF = 2,625 SF

Total = 11,658 SF
Proposed Addition
•
•
•

Addition – 2,195 SF
Entry Foyer Extension – 80 SF
Total – 2,275 SF (New TDR – 2,500 SF)

•

Total – 13,933 SF

The Applicant is proposing an additional 2,275 (+/-) square feet of floor area for a total of 13,933
(+/-) square feet of floor area on the property. The proposed Activity Envelope and Site Plan shows
how the expansion which will connect to the northwest side of the existing residence. (Attachment
12). The pool and exterior improvements, including an outdoor kitchen, stone patios, pool deck,
retaining walls and widened driveway alignment. All these elements are contained with the
proposed Activity Envelope with the exemption of the proposed retaining wall associated with the
new pool. The proposed retaining wall for the pool encroaches into the east side yard setback but
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will not exceed (30) inches above or below natural grade. In all other areas, the proposal is
specifically designed in a location so the expansion and associated improvements will conform to
all property setbacks: 100-foot front yard / Hwy, 30-foot rear yard setback, and 20-foot side yard
setbacks.
The primary factors considered for this proposal are debris flows risks which were evaluated for
impacts the existing house and the proposed development. The Debris Flow Analysis Report by
Golder Associates Inc., which was performed on March 31, 2021 (Attachment 11).
IV.
LAND USE REVIEWS
This section of the land use application demonstrates compliance with the Land Use Code
standards identified in the Pitkin County Pre-Application Conference Summary Sheet (Attachment
13). The following sections of the Pitkin County Land Use Code listed in that summary have been
addressed. The Code section is stated in bold, and the applicant’s response follows.
Sec. 2-30-20(g):
Sec. 2-30-30(h):
Sec. 6-30-50:
Sec. 6-30-110:
Sec. 7-10-50 & 60:
Sec. 7-20-10:
Sec. 7-20-20:
Sec. 7-20-30:
Sec. 7-20-50:
Sec. 7-20-60:
Sec. 7-20-70:
Sec. 7-20-120:
Sec. 7-20-130:
Sec. 7-20-140:
Sec. 7-50:

Activity Envelope and Site Plan Criteria for Approval.
Special Review Criteria for TDR Receiver Site
Exemption for Development Using TDRs
Exemption for Remodeling and Replacement
Activity Envelope and Site Plan.
Site Preparation and Grading.
Steep and Potentially Unstable Slopes.
Water Courses and Drainage.
Geologic Hazards
Wildfire Hazard –Mapped within a low and severe hazard area.
Wildlife Habitat
Scenic View Protection Areas (Highway 82).
Landscaping & Vegetation Protection.
Lighting.
Public Services and Utilities (Utilities, Water Supply and Sewage)

Activity Envelope and Site Plan Criteria for Approval
Section 2-30-20(G)
A Site Plan shall be approved if it complies with (a) all applicable provisions of this Land
Use Code, (b) any Activity Envelope previously approved for the property pursuant to Sec.
7-10-50 and (c) all prior development approvals applicable to the subject property. Where
the property contains Constrained Areas, the Community Development Department staff
shall follow those Priorities for Locating New Activity or Development listed in Sec 7-10-60.
An Activity Envelope was previously approved for the property and is depicted on the Existing
Conditions Improvement and Topographic Survey (Attachment 2). The Applicant is not proposing
to alter the old Activity Envelope which is based upon site constraints, development standards,
and the footprint of the existing approved residence. The Site plan proposal includes the
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construction of a pool, exterior improvements, and driveway upgrades. The proposed changes are
not located in constrained areas.
(b) The Community Development Director may approve a Site Plan or Activity
Envelope, subject to the following procedures:
(1) Notice of the application shall be provided as shown in Table 2-1 and as
required in Sec. 2-30-100.
(2) In addition to the information required by Sec. 2-20-100, the notice shall
state that the Community Development Department will accept comments or
objections regarding the application until a date at least two (2) weeks
following the postmarked date of the mailed notice. The notice shall further
state that if no objections are received by that date, the Community
Development Department shall make a decision on the application pursuant
to this Land Use Code.
(3) If no objections to the application are received by the date stated in the
notice, the Community Development Department shall document the fact that
no objections were received and shall make a decision on the application
pursuant to this Land Use Code.
(4) If any objections to the application are received by the date stated in the
notice, the Community Development Department shall continue the
application to a public hearing before the Hearing Officer.
The Applicant will follow these procedures as a part of the Site Plan review.
Special Review Criteria for TDR Receiver Site
Sec. 2-30-30(h):
This Code section discusses the one step review process which applies to both TDR Receiver Sites
and CDUs. The Code section is in bold followed by the applicant’s response.
(h) Criteria for Approval
(1) General
An application for One-Step Review shall be approved if it complies with (a) all applicable
provisions of this Land Use Code; (b) all applicable Land Use Policies listed in Sec. 1-60, and
(c) all prior development approvals applicable to the subject property.
The applicant will follow these Special Review procedures and will comply with all applicable
provisions of the LUC, the LUC policies in Section 1-60 and all applicable prior development
approvals.
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(2) Special Review Uses or Activities
The BOCC, the Hearing Officer and/or the Community Development Director shall only
approve the proposed special review use or activity if it finds that all of the following criteria
are met:
(a) The special review use shall be consistent with the applicable
County Master Plan.
The additional floor area from one TDR is not unusual for the site vicinity and is consistent with
the County Master Plan for the Independence Pass area.
(b) The special review use shall not conflict with any applicable
sections of the Pitkin County Land Use Code, including the County
Land Use Policies in Chapter 1.
The TDR for additional floor area will not conflict with any applicable section of the Pitkin County
Land Use Code and will comply with County policies.
(c) The proposed development must not materially endanger the public health, safety, or
welfare.
The public health, safety or welfare will not be endangered by the proposed development or by the
TDR Special Review uses.
(d) The proposed development must not substantially injure the value of adjoining or
abutting property.
The proposed development will not injure the value of adjoining or abutting properties.
(e) The special review use shall be consistent with the intent of the zone district in which it
is proposed to be located.
The proposed special review use will be consistent with the intent of the AR-10 zone district where
it is located. Additional floor area from a TDR is commonplace and typical for the neighborhood.
(f) The special review use shall be compatible with the character of the immediate vicinity
of the parcel proposed for development and surrounding land uses or shall enhance the
mixture of complimentary uses and activities in the immediate vicinity of the parcel proposed
for development.
The two special review use will be compatible with the character of the immediate vicinity and
surrounding land uses. This special review has been performed and approved in the Independence
Pass Master Planned Area and will bring minimal impacts to the neighborhood.
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(g) The location, size, design and operating characteristics of the proposed special review
use must be in harmony with the surrounding area and minimize adverse effects, including
visual impacts, impacts on pedestrian and vehicular circulation, traffic generation, parking,
trash, service delivery, air/water pollution or other impacts on natural resources, noise,
vibrations and odor on surrounding properties.
The additional floor area from a TDR will increase the allowable floor area from 11,658 square
feet to 13,933 square feet. The architectural simulation of the proposed home in Attachment 18
shows the additional space is well designed to complement the site and neighborhood. The
additional floor area is appropriately located and in harmony with the surrounding area and adverse
effects are minimal. The addition to the residence, pool, driveway improvements, and exterior
landscaping are specifically designed to supplement the existing development without adding
significant mass or scale to the property, minimizing adverse effects on visibility from Highway
82. Visual impacts are addressed under the Scenic Review.
(h) There must be adequate public facilities and services to serve the special review use,
including but not limited to roads, potable water, sewer, solid waste, parks, police, fire
protection, emergency medical services, hospital and medical services, drainage systems, and
schools.
Public facilities and services are all available to serve the additional floor area. The existing home
to be remodeled and the proposed addition are both well served and none of the public facilities or
services listed will be impacted with the proposed redevelopment.
(i) The proposed special review use must comply with any additional standards or
requirements stated for such use in Sec. 4-30 and/or Sec. 2-40-20.
The proposed special review use will comply with any additional standards or requirements as
referenced above. Both sections 4-30 and 4-40-20 are addressed flater in this application.
(j) If a Special Review Use ceases or its permitted time ends, all uses, and structures must
immediately be brought into conformance with the underlying zone district regulations. If
cessation of operation is due to demolition or destruction through any manner not willfully
accomplished by the owner, uses/structures may be restored as of right pursuant to Sec. 930-70 of the Land Use Code.
The applicant understands this criterion.
Land Use Policies
Section 1-60
This section of the application demonstrates the consistency of the proposed development with
the Land Use Code Policies as is required for an Activity Envelope and Site Plan Review and for
a Special Review Use.
1-60 General Land Use Policies
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This section contains Pitkin County's land use policies. These policies serve as basic
guidelines for the formulation of the regulations contained in this Land Use Code and the
review of development applications. Where there is a conflict between a policy and an
adopted standard, the standard shall supersede the policy.
The proposed development application will comply with the policies of the Land Use Code.
1-60-10: Pitkin County Comprehensive Plan
It is the policy of the County to adopt comprehensive plans for the County and regularly
update these plans. Throughout this Land Use Code, references to the Pitkin County
Comprehensive Plan include the Overview Pitkin County Comprehensive Plan, which
encompasses the concepts, policies, actions and common themes contained within all adopted
Land Use Master Plans in the County. Where there is any conflict between the Overview
and any other adopted Land Use Master Plan, the Overview shall govern.
The development will be consistent with the applicable Comprehensive Plans including the East
of Aspen / Independence Pass Caucus Master Plan and the Pitkin County Comprehensive Plan.
1-60-20: Conformance with the Pitkin County Comprehensive Plan
It is the policy of the County to ensure that the use and development of land within Pitkin
County and any actions committing such land to development or a change in use should
consider Pitkin County's Comprehensive Plan.
The development will be consistent with the East of Aspen / Independence Pass Caucus Master
Plan and the Pitkin County Comprehensive Plan.
1-60-30: Community Balance
The dominant policy of Pitkin County is to conserve and protect from further degradation
the present natural environment and its resources. Development that can be accommodated
within these limits will be managed to maintain a balance between residential (free-market
and affordable), commercial and tourist accommodations.
The Community Balance policy is not applicable to this application.
1-60-40: Growth Management
It is the policy of the County to manage the rate at which development applications are
approved, as well as the type, location, quality and ultimate quantity of growth.
This policy is not applicable to the development proposal requested.
1-60-50: Growth Rate: Phasing of Public Services and Facilities
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It is the policy of the County to maintain and improve the quality of life of its residents. To
this end, the County will manage the location and timing of development in the residential,
commercial and tourist accommodation sectors. The provision and location of public services
and facilities should support development that is consistent with the Pitkin County
Comprehensive Plan. To ensure that growth is consistent with the Pitkin County
Comprehensive Plan the County will maintain a Growth Management Quota System
(GMQS).
This policy is not applicable to the Applicant’s request.
1-60-60: Land Use Patterns
It is the policy of the County that future urban development will be located within adopted
Urban Growth Boundaries in order to eliminate residential sprawl and strip commercial
development, to ensure the provision of adequate service levels, to preserve agriculture and
open space land uses, and to maximize the utility of funds invested in public facilities and
services. Lands outside the growth boundaries will be deemed most appropriate for the
preservation of agriculture, natural habitat, environmental resources, open space, and rural
residential uses.
The subject site is located within the Rural Area of Pitkin County and complies with desired land
use patterns. The subject site is outside of the Urban Growth Boundary (UGB).
1-60-70: Rural Development
When proposing future development outside of Urban Growth Boundaries, the following
elements should be considered:
Pitkin County seeks to preserve its natural, rural scenery and natural landmarks for the
benefit of its residents and the continued viability of its resort economy.
Planned unit style development (PUD), designed to integrate siting in harmony with the
environment and consistent with land use policies, is encouraged. Such development tends
to minimize the cost of governmental and other services, maximize open space, preserve
agricultural lands, and minimize automobile congestion and hazardous conditions on public
roads and highways.
New development should be compatible with and not fundamentally change the character of
any neighborhood or area.
Pitkin County does not generally support extensions of public utilities such as municipal
water and sewer lines outside of the Urban Growth Boundaries (UGBs).
New commercial development should be located within established Urban Growth
Boundaries unless it is of a scale and capacity deemed to be appropriate within identified
boundaries.
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Transfer of development rights (TDRs) may be appropriate to preserve and protect rural
character, open space, scenic features, and environmental resources, and to avoid
development in environmentally constrained areas.
To the extent possible, the County seeks to protect scenic corridors along highways, county
roadways and mountain road systems.
It is the policy of the County that development not impede the ability of citizens to view the
night sky without the interference of artificial light.
The proposed development will not detract from the rural character of the East of Aspen /
Independence Pass area. The proposed addition, exterior improvements, and landscaping will be
constructed harmoniously with their surrounding and will not detract from the rural character of
the site vicinity.
1-60-80: Agricultural Preservation
Productive agricultural land is a limited resource of environmental, cultural, open space,
visual and economic value that should be conserved and preserved.
All new development in areas surrounding or incorporated within existing agricultural
properties should be designed to minimize impacts to agricultural operations.
Preservation and utilization of water for agricultural lands within the county is encouraged.
The fragmentation of large parcels of agricultural land is discouraged and the assemblage of
smaller parcels into larger, more manageable and agriculturally productive tracts is
encouraged.
Pitkin County supports “right-to-farm” legislation.
Pitkin County promotes the viability of agricultural lands and operations within Pitkin
County and supports preservation of large tracts of land now committed to or capable of
agricultural uses.
The 1.5-acre subject property is rural in character but not large enough to support agricultural uses.
This policy is not applicable to the proposed project.
1-60-90: Wilderness
Pitkin County supports protection of designated Wilderness areas within and surrounding
Pitkin County, as these areas provide residents and visitors with vistas and opportunities for
experiencing the natural environment while renewing their “mind, body and spirit.” The
County encourages management of adjacent and neighboring land to preserve the integrity
of the wilderness areas.
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This policy is not applicable to the proposed project.
1-60-100: Recreation
The County recognizes the fundamental importance of recreation and tourism to the local
economy and encourages the provision of services and facilities necessary for the
continuation of existing activities, consistent with other goals and policies of the County. It
is the policy of the County to support preservation of the physical environment; to improve
county-wide recreational and trail opportunities; to support citizens’ rights of appropriate
access to public lands on roads and trails historically open to the public; to secure new access
points consistent with County and Federal land use plans; and to protect existing open space
from urbanization and development in order to maintain quality of life and enjoyment of the
environment.
This policy is not applicable to the proposed development.
1-60-110: Ski Areas
Pitkin County favors the expansion of uses within existing permitted ski area boundaries,
with a focus on expanding uses during non-peak periods, but does not support new alpine
ski area proposals. Coordination with the Forest Service and ski area proponents regarding
ski area development will consider both on and off-site impacts such as affordable housing,
transportation, waterways, air quality and adjacent neighborhoods.
This policy is not applicable to the proposed development.
1-60-120: Camping
The County supports maintenance of existing campgrounds at their current capacities.
This policy is not applicable to the proposed development.
1-60-130: Trails
Non-motorized transportation alternatives, such as trails for bicycles, horses, pedestrians
and cross-country skiers are encouraged. The County supports preservation and
enhancement of access to trails; and development of bike and pedestrian ways that provide
links between communities, residential and employment areas, commercial centers,
recreational and open space areas, and educational facilities. Where motorized and nonmotorized uses of trails are proposed or exist in common or in close proximity to one another,
the County supports consideration of separate and distinct trails for each use.
This policy is not applicable to the proposed development.
1-60-140: Open Space and Trails Board
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The County supports the Open Space and Trails Board in the acquisition and maintenance
of open space parcels, conservation easements, trails and facilities such as trailheads, parks,
river access points for boating or fishing purposes and access to public lands. Parks, open
space and public recreation facilities are encouraged throughout the county.
This policy is not applicable to the proposed development.
1-60-150: Compatibility With Existing Adjacent Neighborhoods
It is the policy of the County to insure land use proposals are compatible with existing
neighborhoods. To this end, the County will provide notification of pending land use
applications to the affected adjoining property owners, homeowners associations and
neighborhood caucus groups when appropriate.
The proposed redevelopment of the house, and enhancement of the property landscaping is
compatible with the surrounding neighborhood and the rural character of the site vicinity.
1-60-160: Compatibility with Public Lands
It is the policy of the County to support the preservation and protection of public lands
from the impacts of incompatible development by promoting land uses within and nearby
public lands that are compatible with public use of those lands and with the preservation of
the natural environment.
This policy is not applicable.
1-60-170: Private Land Surrounded by Public Lands (Inholdings)
It is the policy of the County to promote and encourage the transfer of private inholdings to
public ownership with the objective of promoting consistent management of the public
lands to reduce conflicts between private owners and developers and the public at large.
This policy is not applicable to the proposed rezoning.
1-60-170: Ecological Bill of Rights (EBOR)
As the integrity of our ecosystem is increasingly challenged by human activity, and
population growth and the accompanying sprawl are seriously damaging and threatening to
destroy the ecological carrying capacity (environmental sustainability) of the region, it is the
policy of the County to implement the following rights:
The right to breathe clean air and enjoy clear vistas.
The right to the preservation of natural riparian areas and wetlands.
The right to permanently protected minimum stream flows in rivers and creeks.
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The right to the preservation and restoration of native wildlife and plant diversity by
preservation of sufficient habitat.
The right to protection of designated wilderness through management of adjoining land in a
way that preserves the integrity of the wilderness areas.
The right to a landscape kept free of noxious and invasive weeds.
The right of appropriate access to public lands on roads and trails historically open to the
public, consistent with the nature and designation of the public lands.
The right to dedicated open space protected from urbanization and development.
The right to the efficient and renewable use of energy.
The right to be free from excessive noise.
The right to see the night sky without the interference of unnecessary artificial light from
growth, urbanization and highway development.
The right to the absolute minimum involuntary exposure to toxic chemicals, radioactive
substances and energy forms that are hazardous to health.
The right to maintain and not exceed the carrying capacity (sustainability) of the land and
water, including protecting water quality.
The right to expect government legislation and active enforcement of land use and
development regulations consistent with this Ecological Bill of Rights.
The proposed development generally contributes to this policy by complying with the Pitkin
County standards enacted to ensure these ecological rights are preserved and maintained.
1-60-190: Natural and Man-Made Hazard and Resource Areas
It is the policy of the County that development be sited in locations that avoid natural hazard
areas, and where avoidance is not possible, in locations where mitigation is designed to
minimize potential harm to life, safety, health, and property.
The natural and man-made hazards and resource are addressed previously in this application when
appropriate.
1-60-200: Soil, Surficial Geologic Characteristics and Radiation
It is the policy of the County that development not be located in areas subject to radiation
and geologic hazards.
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The subject site is not located in an area subject to radiation. The Golder Associates geologic
hazards assessment (Attachment 11) has addressed and debris flow hazards due to slope in this
application.
1-60-200: Drainage
It is the policy of the County that development not disturb the integrity of existing and
natural drainage patterns, and to discourage land use and development activities that subject
areas to increased potential for damage by flood, erosion or sedimentation, or increase the
potential for water pollution.
This policy is addressed in the Drainage section of this application per the standards of the LUC.
The development will comply with the LUC standard and this policy when applicable.
1-60-210: Erosion
It is the policy of the County that development not contribute to the erosion of soil and rock
and that natural vegetative cover be maintained and that areas disturbed by land use or
development activities be revegetated.
The application complies with this policy.
1-60-230: Scenic Quality
It is the policy of the County that its natural, rural scenery be preserved for the benefit of its
residents and the continued viability of its resort economy. Undergrounding of utility lines
is supported where and when appropriate to minimize visual impact.
Scenic quality has been addressed under the Scenic View Protection section of the application.
The proposed development will not generate significant visual impacts and will comply with this
policy. Please refer to the photographs of the property from the two applicable scenic corridors in
Attachment 15.
1-60-240: Cultural/Historical Resources
It is the policy of the County that historic and archaeological resources that meet national,
state, or local criteria for historic designation are preserved, protected from neglect,
destruction or harmful alteration, and maintained.
This policy is not applicable.
1-60-250: Air Quality
It is the policy of the County that development not degrade air quality.
The proposed development will not degrade air quality and will comply with this standard.
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1-60-260: Energy Conservation
New development is encouraged to incorporate energy conserving and alternative energy
systems and building systems that minimize consumption of energy.
The proposed development will comply with the applicable energy conservation guidelines and
requirements of the LUC when applicable.
1-60-270: Noise
It is the policy of the County that development will not generate noise which would adversely
impact community noise levels.
The proposed development will not adversely impact community noise levels and will comply
with the intent of this noise policy and noise regulations.
.
1-60-280: Water Resources And Aquatic/Riparian/Wetland Areas
It is the policy of the County to preserve and protect its present water resources,
recognizing the county’s semi-arid character and that significant transmountain and transbasin diversions and the vested rights of senior appropriators have materially curtailed the
availability of water resources. Furthermore, wetlands and riparian ecosystems, which are
important to maintaining the overall balance of ecological systems; and are important plant
communities, wildlife habitat and movement corridors, should be conserved, protected, and
restored. The County seeks to protect citizens’ rights to permanently protected minimum
stream flows in rivers and creeks, and to the preservation of remaining natural riparian
areas and wetlands.
Land uses within the region should be designed to preserve and protect present water
resources, including surface and groundwater, and to avoid significant adverse effects on the
quantity, quality, or dependability of water resources in the County. Land uses should
protect against significant increased salinization of water, loss of minimum instream flows,
and the need for future major public expenditures to reacquire or redistribute water
resources.
To protect water resources and/or riparian habitat, development in areas adjacent to water
bodies, functional irrigation ditches and natural watercourse areas should maintain
adequate setbacks where necessary.
These issues have been addressed in the standards section of this application. The proposed land
uses are designed to protect and preserve water resources, groundwater, and will not adversely
impact water resources. Wetlands and riparian ecosystems will not be impacted. All applicable
setbacks will be maintained. The project complies with this policy.
1-260-290: Wildlife
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It is the policy of the County that proposed land uses (including structures) are compatible
with the ecosystem of wildlife habitats and do not pose immediate, long term or potential
detrimental impacts to such habitats. The County seeks to preserve, restore and perpetuate
native wildlife and plant diversity by maintaining sufficient habitat.
The project will not adversely impact wildlife hazards in the site vicinity. The property is not
proximate to any winter ranges or migratory corridors.
1-60-300: Logical Extension of Utilities
It is the policy of the County to regulate public and private utility extensions. Areas served
by such extensions must be found suitable for development in accordance with the Pitkin
County Comprehensive Plan.
No public utility extensions are proposed. These issues were addressed previously in the standard
section of the application. The same utilities that serve the existing house will continue to serve
the residential addition. The proposed development will comply.
1-60-310: Adequate Provision for Water Needs
It is the policy of the County that the availability of a water supply of adequate quantity,
pressure and dependability for fire protection and support of a proposed land use be in place
prior to approval of the use.
The owner has water rights sufficient to meet all the needs of the proposed project.
1-60-320: Sewage Treatment
It is the policy of the County that adequate sewage treatment facilities are feasible and
available to serve existing and new developments.
The subject site will have a new Onsite Wastewater Treatment System (OWTS) which meets all
setbacks, standards and other requirements when applicable.
1-60-330: Solid Waste Management
Pitkin County is committed to all economically and environmentally appropriate processes
that are directed toward reuse opportunities and the prolonging of landfill life. The County
supports efforts to reduce waste generation and the amount of solid waste disposed of in
landfills, and to implement effective resource recovery and recycling activities.
The Applicant is also committed to economically and environmentally appropriate opportunities
for prolonging the life of the landfill and will meet the intent of this policy by recycling activities
and waste generation reduction when practical.
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1-60-340: Transportation/Transit/Roads
The County encourages transportation programs consistent with the County Asset
Management Plan; modes and land use patterns that minimize automobile congestion,
promote safety and reduce sources of air pollution.
The County supports preservation of rail corridors for potential development of rail or other
improved transit/trail alternatives in the future. No development should be allowed to
prevent the options of the Community to pursue rail, trail or other improved transit
alternatives along such corridors.
Where practical as a means of retaining rural character, the County seeks to retain existing
unpaved roads and to preclude the extension of winter maintenance on rural roads.
The County seeks cooperation with emergency service agencies in establishing emergency
access road standards that adequately address safety needs in the context of rural character.
Development that generates traffic volumes in excess of the capacity of the County Road
system or that causes significant service level reductions is discouraged.
Appropriate buffer strips should be preserved along federal, state and local roadways to
protect public views, minimize safety concerns and environmental impacts, and to preserve
corridors for future transportation facilities.
Roadway capacity improvements should integrate alternative modes of transportation, such
as bicycles and transit, and pedestrian ways so as to add "people carrying" capacity to the
roadway, not just vehicular capacity, whenever feasible.
New and upgraded roadways should be designed, engineered and constructed to minimize
environmental and aesthetic damage and future maintenance costs consistent with public
safety needs.
The paved Highway 82 bike path for pedestrian and bicycle activities is nearby and offers trail use
opportunities to reduce traffic volumes, resulting in less demands on transportation, transit, and
roads. These issues will be supported or not impacted by the proposed development.
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1-60-350: Pitkin County Airport (Sardy Field)
The County will partner with public, private and non-profit entities to support continued air
safety, reliable and efficient air service at Sardy Field. Neighborhood impacts will be
considered relative to expansions or improvements that would promote aviation operations.
This policy is not applicable.
1-60-360: Telecommunications
The County encourages adequate, minimal impact regional and community
telecommunications facilities to serve the needs of governments, emergency services,
businesses, and citizens of Pitkin County.
Where a telecommunications system utilizes a network of facilities, a comprehensive
approach should be taken for evaluating potential sites in Pitkin County with a view to
minimizing the number of sites required and any adverse impact.
When feasible and not otherwise detrimental, multiple telecommunications facilities should
be consolidated onto common towers, and/or located adjacent to, on or incorporated into
existing or proposed buildings or other structures.
This policy is not applicable.
1-60-370 Citizen Housing
It is the policy of the County to encourage the existence of a supply of desirable and
affordable housing for persons employed in Pitkin County, senior citizens, the handicapped,
and other qualified persons of Pitkin County. Pitkin County seeks to preserve existing
affordable housing to the extent possible; and to encourage the development of affordable
housing within established Urban Growth Boundaries, where employment, services and
facilities are typically already established.
It is the policy of Pitkin County to promote the availability of affordable housing for
employees generated by proposed development.
A diversity of housing types and densities is encouraged in order to ensure affordable
housing for a range of individual and families. Deed restricted housing that ensures
occupancy by full time residents is preferred for development, especially within Urban
Growth Boundaries.
Affordable housing of urban or suburban densities is not encouraged outside the Urban
Growth Boundaries if it promotes sprawl or other development inconsistent with this or
other policies or regulations of the County. Affordable housing outside Urban Growth
Boundaries may be acceptable if it is: (i) Employee Dwelling Units (EDU) and Caretaker
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Dwelling Units (CDU); (ii) job related on-site housing; (iii) conversion of existing locally
serving housing; (iv) on-site required mitigation housing; or (v) replacement of existing
affordable housing.
Quality residential areas, which function as integral neighborhood units, are encouraged.
Rehabilitation of existing residential facilities should be promoted where feasible. The
purchase and buy-down of existing units throughout the county is encouraged since it
promotes affordable housing goals without increasing growth rates or impacts.
Special attention should be directed to providing for dispersal of housing for low- and
moderate-income families and low-income senior citizens throughout the residential areas of
the Urban Growth Boundaries with due consideration to other policies of the County and
the availability of water and sewer service, fire protection, public transportation,
employment, shopping, schools, social services, and recreational activities.
The use of energy conservation and innovative home building techniques in order to reduce
construction and/or operating costs without sacrificing safety or desirability of the housing
shall be encouraged and supported. When appropriate, the revision or adoption of building
codes will be encouraged to meet this objective. For deed restricted housing projects, a
preference will be given to developers and contractors that utilize such techniques.
The policy is not applicable.
1-60-380 Require That Development Bear an Equitable Share of Related Burdens
It is the policy of the County that new development must pay an equitable share that would
otherwise be borne by the general public, and/or make equitable contributions,
commensurate with its impacts, to ensure that no reduction in the quality of services, public
facilities or programs occurs as a result of the development.
No equitable share is necessary as the proposed development does not generate impacts that would
be borne by the general public.
1-60-390: General Government/ Public Participation and Planning Processes
Pitkin County acknowledges the benefit of regional planning. To that end, the County
supports planning efforts between counties, towns, state and federal agencies. These crossjurisdictional approaches are most notably important in the venues of transportation,
housing, open space, water resources, agricultural lands, solid waste facilities, public safety,
wildfire mitigation and human and social services. Intergovernmental agreements are
encouraged to facilitate implementation of common land use goals.
The County encourages general public participation when public and quasi-public bodies
are making decisions, which significantly affect citizens and the formation of specific citizen
advisory groups to participate in planning-related matters.
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Pitkin County promotes the preparation of community-based plans by Caucuses or other
neighborhood groups that are consistent with the policies herein, and other policies adopted
by the Board of County Commissioners. Recognizing the unique qualities and issues
inherent in our County, creative approaches to land use are encouraged.
The Applicant acknowledges the benefit of regional planning, public participation, communitybased plans and the unique qualities inherent in Pitkin County which warrant creative approaches
to land use. The Applicant has worked to creatively plan land uses on the property which
contribute to the goals and objectives of East of Aspen / Independence Pass Caucus Area
neighborhood. The redevelopment of the subject property complies with this policy.
1-60-400: Economic Sustainability and Condition
A balanced, diversified economy should be promoted in order to maintain and enhance the
quality of life in our community. The economy should offer desirable local employment
opportunities without creating significant job growth. Desirable local businesses may
include those that utilize environmentally sustaining operating practices, recycle monies
back into the local economy, and do not adversely impact surrounding areas.
This policy is not applicable to the proposed redevelopment of the residential subject property.
1-60-410: Conformance with Other Laws
It is the policy of the County to consider whether approval of uses or development of lands
within Pitkin County is consistent with applicable laws of the United State of America and
the State of Colorado.
All site development complies with applicable laws.
Exemption for Development Using TDRs
Sec. 6-30-50:
Rural Area
(a) Additional floor area, up to the final maximum size permitted by Table 5-1 (including
base floor area), on a lot in the following subdivisions within the Rural Area may be
exempted from GMQS without special review through the use of TDRs as provided in Sec.
6-70-040(b): Starwood, Starwood Ranch, Owl Creek Ranch, East Owl Creek, Eagle Pines,
Castle Creek Valley Ranch, White Star Ranch, Star Mesa and Aspen Valley Downs.
The subject property is not located within any of the above subdivisions and therefore must obtain
approval for special review for the use of a TDR in a rural area.
(b) Additional floor area, up to the final maximum size permitted by Table 5-1 (including
base floor area), on a lot/parcel within the Rural Area not included in (a) above may be
exempted from GMQS through the use of TDRs as provided in Sec. 6-70-40(b)
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Per Table 5-1 of the Land Use Code, the Gross Floor Area maximum exempt from GMQS with
the allocation of a TDR is equal to 15,000 square feet in rural areas. The subject property’s
proposed floor area will be below this maximum total and may be exempted from GMQS through
the approval of special review for the use of TDRs as provided in the Code.
Additional floor area up to the final maximum size permitted by Table 5-1 (including base
floor area), on a lot/parcel within the Urban Growth Boundary, may be exempted from
GMQS without special review through the use of TDRs as provided in Sec. 6-70-40(b).
Exemption for Remodeling and Replacement
Sec. 6-30-110:
A GMQS exemption is created for remodeling or replacement of existing floor area,
commercial structures and tourist accommodation units, as follows:
Exemption for Replacement of Residential Floor Area The replacement of legally established
residential floor area on a lot or parcel in a Board-approved subdivision, on a lot or parcel
legally created and configured prior to June 12, 1978, or on a thirty-five (35) or more acre
parcel legally created prior to January 10, 2000, and located within the Crystal River or
Frying Pan areas may be exempted from Growth Management, subject to the following:
Aspen Park Subdivision is a Board-approved subdivision which was legally created pursuant to
the Aspen Park Subdivision Plat (Attachment 4) in 1931.
(a) If the total size of the structure(s) on the lot or parcel is less than or equal to the base
maximum size permitted by Table 5-1, then the existing structure(s) can be replaced and can
be expanded, up to a total of the base maximum size permitted by Table 5-1 on the lot or
parcel.
The applicant intends to use a GMQS exemption through the use of a TDR subject to special
review approval to remodel the existing residence and expand floor area to below the total base
maximum size permitted by Code (15,000 SF).
(b) If the total size of the structure(s) on the lot or parcel is more than the base maximum
size permitted by Table 5-1, then the existing structure(s) may be replaced, but these
structures may not be expanded without obtaining either a GMQS allotment or transferable
development rights.
The total additional floor area proposed through the use of a TDR is 2,275 (+/-) square feet. The
Applicant is proposing a 2,195 (+/-) square foot lower-level expansion and an 80 (+/-) square foot
entry foyer extension. The total existing floor area is 11,658 (+/-) square feet and the total proposed
floor area is equal to 13,993 +/- square feet. The proposed floor area does not exceed the base
maximum size permitted by Code.
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(c) Demolished square footage of structures not attached to the principal dwelling unit may
not be combined with the replacement square footage of the principal dwelling unit to
develop a replacement dwelling unit that is larger than the existing unit, except that up to
seven hundred fifty (750) square feet of detached garage area may be replaced with the same
number of square feet in an attached garage.
The applicant is not proposing any demolition of structures.
Site Plan and Activity Envelope
Section 7-10-50 & 60
(a) The intent of this Chapter 7 is to allow activities and development to take place where
they comply with the provisions of this Land Use Code and with the Pitkin County
Comprehensive Plan for the area. Compliance will generally involve avoidance of
“Constrained Areas” through the identification of an “Activity Envelope,” as well as
approval of a Site Plan. For purposes of Chapter 7, “Constrained Areas” include all areas
included in each of the following categories, as defined and regulated by this Land Use Code:
(i) Areas of Statewide Interest listed in C.R.S. 24-65.1-101 et. seq.), (ii) steep and potentially
unstable slopes, (iii) water courses, drainage channels, and areas subject to erosion, (iv)
floodplain hazard areas, (v) geological hazard areas, (vi) severe or low to moderate wildfire
hazard areas, (vii) wildlife habitat areas, (viii) river and stream corridors and wetlands (ix)
irrigated lands for food or crop production, (x) historic preservation areas, and (xi)
archeological resource areas.
(b) The Site Plan process incorporates an “Activity Envelope” approach in which the County
staff works with the applicant to determine which portions of the site (if any) would permit
the proposed activity or development to be conducted in compliance with this Land Use Code
and in conformity with the Comprehensive Plan for the area. In general, this process will
involve both a determination of (i) which portions of the site are not available for
development because of the existence of Constrained Areas, and (ii) of the remaining
portions of the site, which areas would accommodate the activity or development so as to
minimize impacts on surrounding properties, maximize compliance with the requirements
of the development standards in this Chapter 7, and maximize compliance with the
Comprehensive Plan goals and objectives.
(c) In general, the defined Activity Envelope for development of primary uses shall be large
enough to accommodate the proposed principal use of the property and traditional permitted
accessory structures, infrastructure (roads and septic systems), and uses, but should not be
significantly larger than the area needed for such structures. In the case of a site with few
Constrained Areas, the defined Activity Envelope may include more than one potential
building site for a new single-family home. The defined Activity Envelope may include noncontiguous areas (including separate areas for septic fields, landscaping, driveways to public
roads, mitigation measures required in connection with any provision of this Chapter 7,
and/or areas to be disturbed only during construction on the property – including staging
areas and materials storage areas). Construction of trails will not require an Activity
Envelope analysis except as required by Sec. 7-20-50.
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(d) Clearing, grading or grubbing of two hundred (200) square feet or more in area,
earthmoving of fifty (50) cubic yards or greater, or changes in the natural drainage of the
site shall occur only after an Activity Envelope has been defined and all applicable local, state
and federal permits have been obtained. In addition, Site Plan Approval is required if these
activities will occur on a property within a Scenic View Protection Area and the development
is not exempt pursuant to Sec. 7-20-120 (c).
(e) Activity Envelope and Site Plan Review for a Stream Restoration Project shall adhere to
all development standards in 7-20-40 and 7-20-80 and shall be reviewed by the BOCC as set
forth in Table 2-1.
(f) Once an Activity Envelope has been defined, the natural grade, topography, vegetation
and drainage of areas outside the defined areas shall not be disturbed except as specifically
permitted in this Land Use Code. Prior to any development activity on the parcel, the
boundaries of the Activity Envelope shall be identified with construction fencing, and such
fencing shall remain in place until development has been completed.
(g) While it is preferable to obtain approval of an Activity Envelope as part of the Site Plan
approval process, applicants who are not prepared to submit a Site Plan for a specific
structure may request approval of an Activity Envelope separately. Prior to the issuance of
a Development Permit, the applicant shall be required to apply for and obtain approval of a
Site Plan confirming that the proposed development is consistent with the defined Activity
Envelope and with other standards in this Land Use Code not considered at the time the
Activity Envelope was defined.
(h) The standards in this Chapter 7 shall be used (i) to identify the Activity Envelope on a
property, (ii) to review and approve the Site Plan for proposed development, and (iii) to
regulate development within the Activity Envelope pursuant to the Site Plan. Development
Standards in this Chapter 7 which are to be reviewed as part of Activity Envelope and Site
Plan review are set forth in Table 7-1 below.
There are no proposed changes to the Activity Envelope and all new construction complies with
property yard setbacks. The proposed Site Plan depicts the existing access with a modified
driveway design that is being altered to conform to current width standards listen in the code.
Associated improvements, including the proposed addition, outdoor kitchen, patio, walkways,
pool, are all located within the approved Activity Envelope in generally flat area that is not
encumbered by site constraints. The conceptual development was conceived with consideration to
all Code standards, specifically steep slopes, debris flow hazards, scenic view protection area
(Highway 82), and wildlife hazard considerations.
The proposed addition is located in an area of moderately steep slopes that were previously
disturbed as part of construction for the existing residence. Minor regrading is proposed to the
northwest of the existing residence to accommodate the expansion. The Grading Plan and
Engineering Report describes the slope anomalies and code categories in detail (Attachment 14).
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Golder Associates provided a Debris Flow Analysis Report to modeling alluvial flow and potential
hazards associated with the property and proposed development (Attachment 11). The site was not
impacted during any of the modeled scenarios. As such, the proposed development is not
constrained by geologic hazards.
The Scenic View Protection Area pictures (Attachment 15) show the existing residence as viewed
from Highway 82. The images were captured from the western edge of the of Highway 82 and
show multiple perspectives of the property. The house is screened by mature aspen and spruce
trees and minor grade changes which block the residence from the designated Scenic Protection
Area. The highest ridge elevation on the proposed addition is substantially lower than the existing
residence which is altogether undetectable from Highway 82.
There are wildfire hazards on the subject property. The Pitkin County Wildfire Hazard mapping
categorizes the property as “Severe Hazard”, but the Aspen Fire Protection District Wildfire Risk
Map classifies the property as “Moderate Wildfire Risk.” Mitigation measures are proposed to
improve defensible space and reduce the risk of wildfire. These measures are referenced in the
Wildfire Hazard section of this application and reported on in detail within Jonathan Lowsky’s
Wildfire Hazard Assessment (Attachment 16). Fuel reduction and tree removal around the existing
home and proposed addition will improve defensible space.
As shown of the Tree Removal Plan (Attachment 17), the Applicant requests permission to remove
and replace trees as well as augment the properties landscape plan within the proposed Activity
Envelope. Tree removal and vegetation management will substantially limit the amount of
flammable vegetation and materials surrounding the house and increase the moisture content of
remaining vegetation. The natural grade, topography, vegetation and drainage outside the Activity
Envelope will not be disturbed except as specifically permitted in the Land Use Code.
Prior to any development activity on the parcel, the boundaries of the Activity Envelope will be
identified with construction fencing and the fencing will remain in place until development is
complete.
Site Preparation and Grading
Section 7-20-10
This section of the land use application demonstrates compliance with Section 7-20-10 of the
Code. Jay Engstrom P.E. of Crystal River Civil, addresses Site Preparation and Grading Standards
in his July 6, 2021, Engineering Report (Attachment 14). Standards appear in bold followed by
the applicant’s responses.
(a) Grading and Fill Placement
Grading and filling on a site shall take place only within a defined Activity Envelope. All
grading and fill placement that exceeds fifty (50) cubic yards shall be indicated on the Site
Plan.
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All grading and filling on the site only will take place within the designated Activity Envelopes.
Any grading and fill exceeding 50 cubic yards will be indicated on the Grading Plan and will be
included with the Earthmoving permit. Excavation for the foundation for the addition on the
northwest side of the existing house is the most significant grading work proposed. The Grading
Plan ties into multiple contours, creating a generally flat area through proposed cuts and fills,
generally leveling 70-foot distance over 20 feet of vertical variation, an approximate 28% eastwest slope anomaly. This steep slope is a manmade anomaly and consists of a mix of landscaping,
boulder reinforced hillside, and railroad tie retainage. The site alterations will minimize these
existing slopes, and they will be replaced in disturbed areas surrounding the addition.
(b) Clearing, Grubbing, and Vegetation Removal
Clearing or grubbing of land, or removal of vegetation shall take place only within an
approved Activity Envelope, except removal of noxious weeds may occur outside of an
Activity Envelope. Each Site Plan shall document compliance with the requirements of this
Sec. 7-20-10(b) and Sec. 7-20-130.
Clearing and grubbing of land or removal of vegetation will all take place within the approved
Activity Envelope. The Applicant will comply with the requirements.
(c) Protection of Natural Terrain
The County Engineer or Community Development Director shall suggest and may require
design and construction techniques that lessen or mitigate any physical and visual damage
caused by the proposed activity or development to Constrained Areas or to the natural
terrain, stream vegetation, and other natural features of the landscape within the Activity
Envelope. Techniques shall include, but are not limited to:
(1) Revegetation
Revegetation and reforestation utilizing native or similar horticultural material, to be
completed during the first planting season after construction; where vegetation is
removed, it shall be replaced with vegetation that will reach similar density and height
to that removed within two (2) years following conclusion of construction.
(2) Topsoil
Removing and saving topsoil prior to any grading or excavating and replacement for
revegetation.
(3) Weed prevention
Weed prevention, thistle management, and prohibition of non-native plants, which
may include reducing animal damage to vegetation cover, as determined by the
United States Soil Conservation Service Soil Survey.
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(4) Utility installation
Locating and installing utilities in a manner minimizing damage to the natural
environment and scenic quality.
(5) Erosion, sedimentation, and stormwater management
(a) Land uses shall:
(1) Not cause erosion problems and, if practicable, retain all soil on site;
(2) Minimize disturbance of natural vegetation and soil cover;
(3) Ensure that all cuts and fills are adequately designed and vegetated
to control erosion as well as stability of the slope area;
(4) Ensure that natural drainage patterns are preserved and protected
from increased water flows that subject existing channels and adjacent
areas to increased erosion; and
(5) Preserve natural vegetation and soil cover within those buffer
distances adjacent to rivers, streams, lakes, reservoirs and
wetlands/riparian areas established in Sec. 7-20-80.
(b) Mitigation measures identified in an approved erosion, sedimentation, or
storm water management plan shall remain in place until revegetation is
viable.
The proposed plan will use a series of inlets, trench drains, swale and a grate drywell lid to collect
and convey runoff. These will be sized to convey a 100-year 1-hour storm event. The swale located
to the north of the proposed addition, as well as along the northern edge of the driveway will be
collected by an inlet. Runoff will sheetflow to a drywell manhole lid and trench drain at the base
of the driveway which is designed to collect stormwater. The proposed patios and landscaped areas
on the eastern side of the house will use inlets and trench drains to collect runoff and convey
stormwater to the drywell (Attachment 14).
Steep and Potentially Unstable Slopes
Section 7-20-20
The proposed addition has been designed to fit within the boundaries of the existing Activity
Envelope. The Activity Envelope has been specifically defined to avoid steep and potentially
unstable slopes. The proposed Site Plan (Attachment 12) shows the proposed addition northwest
of the existing residence in a previously disturbed area with slope anomalies that are fifteen percent
or greater, but less than thirty percent. The existing residence has man-made backfill and retaining
barriers abutting the northwestern wall of the house which are referenced as slope that exceed 45%
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of the Slope Analysis (Attachment 12). However, these are manmade slope anomalies that were
creating from backfill against the existing house and will be regraded during construction. The
grading plan proposes to eliminate these steep slopes by tying into natural contour to accommodate
the proposed house design that follows the natural grade of the property. A slope analysis pursuant
to the Code categories is included with the site plan. A separate analysis complete by RJ
Engineering is included in Attachment 20. There is no development or disturbance proposed on
natural steep slopes (>30%), except for minor slope anomalies. Referenced above. Finished
grading will be limited to natural slopes of no more than 30%, and all disturbances are to be
revegetated to promote slope stability.
Water Courses and Drainages
Section 7-20-30
The property is separated from the Roaring Fork by Highway 82 and the building site is
significantly higher than elevation of the river. No portion of the site lies within the 100-year
floodplain as defined by FEMA for Pitkin County.
(a) Applicability
The water resources standards in this Sec. 7-20-30 are applicable to all development.
(b) Encroachment or Channeling
Encroachment or channeling activities in a river, stream (including intermittent streams),
pond, wet meadow, or wetland are also subject to the requirements of Secs. 7-20-40 and 720-80 of this Land Use Code, as well as all other applicable state and federal statutes and
regulations (including, but not limited to the U.S. Army Corps of Engineers permitting
requirements of Section 404 of the Federal Clean Water Act).
The applicant is not proposing to alter any natural rivers, streams, ponds, wet meadows, or
wetlands on the site or in the site vicinity.
(c) Drainage
(1) Activities and development shall provide for:
(a) The unimpeded flow of natural water courses and ditches;
(b) Adequate drainage for all low points;
(c) Maintenance of drainage systems; and
(2) Activities and development that disturb more than 1,500 square feet, are located in a
Constrained Area or a deemed necessary by the County Planning Engineer, shall be
required to submit engineering documents for stormwater detention facilities designed
by a professional engineer licensed in the State of Colorado that shall:
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(a) Detain flows to historical peak discharge rates and provide water quality
benefits; and
(b) Ensure the post-development peak discharge rate does not exceed the
undeveloped peak discharge rate for the 25-year return frequency, 24-hour
duration storm. The drainage system shall account for an entire drainage basin
capable of accommodating runoff from a proposed development and, the runoff
from contributing areas adjacent and upstream;
(c) Provide safe passage of the 100-year storm event, minimizing the threat of major
property damage and loss of life;
(d) Be maintained to ensure function; and (e) Provide on-site treatment of
stormwater by use of best management practices designed to detain and allow
infiltration of runoff prior to discharge to any water body.
Drainage is addressed in Jay Engstrom’s July 6, 2021, Engineering Report (Attachment 17). The
applicant will not alter historic drainage patterns in the site vicinity. Stormwater runoff from the
development site will use a series of inlets, trench drains, swales and a grated drywell lid to collect
and convey runoff. These will be sized to convey a 100-year 1-hour storm event. The swale located
to the north of the proposed addition, as well as along the northern edge of the driveway will be
collected by an inlet. Proposed grading of the driveway allows for the majority of the runoff to
sheetflow to the drywell manhole lid. A trench drain is proposed at the base of the driveway to
collect the stormwater sheet flowing towards the shared driveway. Proposed patios, as well as
landscaped areas on the eastern side of the house utilize inlets and trench drains to collect runoff.
All collected stormwater is conveyed to the drywell.
The Grading Plan proposes the use of a drywell for stormwater mitigation. This will be located to
the south of the driveway. The site will maintain the predeveloped runoff rate of a 25-year 1-hour
storm event, which will be released to the southwest following the historic drainage pattern.
Drainage improvements and proposed grading are shown on the Grading Plan and are described
in detail in Jay Engstrom’s Engineering Report (Attachment 17). The proposal complies with the
standards from Drainage.
(d) Groundwater
Activities and development shall not result in the introduction of any contaminants to
groundwater or interfere with any recharge area or aquifer.
The applicant will comply with this standard.
(e) Irrigated Areas
Activities and development shall:
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(1) Not adversely affect the adequacy of water supplies available for the irrigation of
agricultural lands; and
(2) Not adversely affect the exercise of any existing and decreed irrigation water right.
No historically irrigated lands will be impacted by this proposal.
(f) Irrigation Ditches Activities and development shall:
(1) Access
Provide for access to irrigation ditches by ditch owners and to the public if a ditch is to
be or is part of the Pitkin County Open Space and Trails System or other public
property.
(2) Preventing Leakage
Ensure that no building shall be constructed immediately downhill of a ditch unless the
ditch can be placed in a culvert, lined, or otherwise treated to avoid leakage of water
downhill towards the building.
(3) Avoid Flooding Design land uses to avoid flooding problems from flood irrigation.
(4) Avoid Seepage
Place basements and soil absorption on-site wastewater treatment systems in locations
where they will not be impacted by flood irrigation or seepage from irrigation ditches.
The Applicant will comply with these standards.
(g) Sedimentation
Activities and development shall:
(1) Control During Construction
Provide adequate sedimentation control throughout all phases of development.
(2) Sedimentation Retain sediment produced by soil disturbances on site where the
disturbance occurs and prohibit run-off into any water body, wetlands, or riparian area.
(3) Revegetation Revegetate clearing and grading as soon as possible, but in no event
longer than one growing season after conclusion of development on a site.
The Applicant will comply with this standard.
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(h) Water Quality
(1) All land uses shall comply with those setbacks required by Sec. 7-20-80 and those
setbacks required by Table 5-1.
(2) Activities and development shall comply with all state and federal statutes and
regulations concerning the protection and enhancement of water quality (including
but not limited to the requirements of all state and federal permitting programs).
(3) Activities and development shall 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 and shall comply with state
regulations pertaining to maintenance of those classifications.
The Applicant will comply with this section.
(i) Efficient Water Use
Activities and development shall emphasize the most efficient use of water, including, to the
extent permissible under law, the re-cycling and reuse of water.
The Applicant will comply with this standard regarding efficient water use.
Sec. 7-20-50:
Geologic Hazards and Debris Flow
Golder Associates Inc. performed an analysis of the debris flow hazards within the proposed activity
envelope (Attachment 11). The evaluation provides an assessment on hydrology and runout models
that could affect the development to determine whether mitigation is necessary. The Golder Geologist
observed an upstream watershed and contributing channel above the property. The Geologist
concluded that the site will not be impacted according to three hypothetic model scenarios for possible
runout and channelization of debris flow.
Alluvial Fans (Areas of Shallow Flooding)
Alluvial Fans or Areas of Shallow Flooding (AO/AH Zones) have special flood hazards
associated with base flood depths of 1 to 3 feet where a clearly defined channel does not exist
and where the path of flooding is unpredictable and where velocity flow may be evident.
Such flooding is characterized by ponding or sheet flow. In the event there is not an adequate
hazard-free area on a site, activities or development may proceed within an alluvial fan if the
use: however, the following shall apply:
The Debris flow associated with the subject property has a clearly defined natural channel near the
fan apex which will not impact the subject site. Golder Associates Inc. ran two simulations
assuming the natural channel is blocked, and the debris flow evolved at a natural low point in two
alternative downstream banks. A 15-foot-high levee was added within the main channel to
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simulate an obstruction (blockage) in the main channel that could result in the change in flow path
from the existing conditions. The site was not impacted during any of the model scenarios.
(1) All new construction and substantial improvements of residential structures have the
lowest floor (including basement) elevated above the highest adjacent grade at least one foot
above the depth number specified in feet on the community’s FIRM and at least three feet if
no depth number is specified.
The proposal complies with this standard.
(2) All new construction and substantial improvements of non-residential structures; have
the lowest floor (including basements) elevated above the highest adjacent grade at least one
foot above the depth number specified in feet on the community’s FIRM (at least three feet
if no depth number is specified), or;
The proposal complies with this standard.
(3) Together with attendant, utility and sanitary facilities be designed so that below one foot
above the base flood level the structure is watertight with walls substantially impermeable
to the passage of water and with structural components having the capability of resisting
hydrostatic and hydrodynamic loads effects of buoyancy.
The proposal complies with this standard.
(4) A registered professional engineer, geologist or architect licensed in the State of Colorado
shall submit a certification to the Floodplain Administrator that the standards of this Section
are satisfied.
Golder Associates Inc.’s March 31, 2021, Debris Flow Analysis addresses the standards of this
section. (Attachment 11). The standard is met.
(5) Require within Zones AH or AO adequate drainage paths around structures on slopes,
to guide flood waters around and away from proposed structures.
To the east and above the home, two drainages were observed that report directly to the east side of
the house. The southernmost of the two drainages is smaller and appears to be a drainage of a few
acres. The northernmost drainage is larger and appears to service a larger basin, possibly extending
to the steep hill side to the east. Both drainages are well vegetated and rounded without evidence of
significant recent erosion or frequent flows. The northern drainage has been diverted by grading to
pass the south side of the house after joining with the smaller, southern drainage. There is a manmade check dam approximately 150 feet above the house indicating that occasional stormwater or
snowmelt required some mitigation in the past.
The main channel and two alternative channels from Golder Associates Inc Debris Flow Analysis
demonstrates that drainage paths will not impact the subject site or neighboring properties.
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(6) The development may be required to be protected by channelizing, damming or diverting
potential flows utilizing engineering structures by a professional engineer or geologist
licensed in the State of Colorado; and
This standard is not applicable as debris flow channelization does not impact to the subject
property or neighboring properties.
(7) Avoids disturbance in the drainage basin above the fan unless an evaluation of the effect
on runoff and stability of the fan shows that disturbance is acceptable.
The drainage basin above the parcel may occasionally produce debris floods. However, Golder
Associates Inc. performed simulations of the current debris flow channeling as well as two alternative
scenarios which were modeled for both the 25-year and 100-year, 24-hour peak events. The site was
not impacted during any of the scenarios. This standard is met.
Sec. 7-20-60:
Wildfire Hazard –Mapped within a low and severe hazard area.
Jonathan Lowsky of Colorado Wildlife Science addresses section 7-20-60 of the Code, Wildlife
Hazard, in his July 6, 2021, letter “Wildlife Hazard Assessment – 45105 East Highway 82”
(Attachment 16). The Pitkin County Wildfire Hazard mapping categorizes the property as “Severe
Hazard”, but the Aspen Fire Protection District Wildfire Risk Map classifies the property as
“Moderate Wildfire Risk”. The Hazard Assessment classifies the property site within a “Medium
Hazard” area as defined by the Land Use Code. The determination was made because the property
is more than 260 feet from steeper slopes to the north-northeast; the slopes of the property itself
are low to moderate; and although the fuels to the northeast and east are extensive, the dominant
vegetation type is relatively mesic quaking aspen forest which represent lower wildfire threats.
The existing defensible space is inadequate and should be substantially improved by means of
vegetation management.
The Wildfire Assessment recommends implementation of mitigation measure to reduce the
threat of wildfire These mitigation measures include the standards in the code specific to
“medium hazard” areas but have been modified for the conditions to this property. The primary
mitigation measure is to create successful defensible space through fuel reduction, limiting the
amount of flammable vegetation and materials surrounding the home and increasing the moisture
content of remaining vegetation. There should be a fire-free area within 20-feet of the house and
beyond the furthermost projection of combustible construction.
The area should be of primarily noncombustible hardscape surfaces, low growing perennials,
flowerbeds, cut grass and deciduous, well-trimmed and irrigated plants. Shrubs and trees should
be removed from around remaining in zones between 20 and 50 feet from the house.
Wildlife Habitat
Section 7-20-70
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The closest mapped wildlife area is the elk and mule deer winter range. However, the property
does not encompass mapped, or field verified elk and mule deer winter range, severe winter range,
or winter concentration area and is more than a half mile from those habitat types. Production
habitat is more than 0.5 miles south of the property, and the nearest migration corridor is more
than 0.8 miles due west. As such, implementation of the proposal will not result in the direct or
indirect loss of elk or mule deer winter range, sever winter range, or winter concentration areas,
production areas, nor migration corridors.
Sec. 7-20-120:
Scenic View Protection Areas (As Viewed from Hwy 82).
The proposed Activity Envelope is not visible from Highway 82 which is adjacent to the property to
the south. The property is entirely screen by large aspen groves surrounding the house. Screening is
highly effective due to southward grade changes from the Highway 82 Corridor right of way leading
up to the property. During a site reconnaissance it was determined that a story pole analysis was
unnecessary because the existing house was not visible behind robust vegetative coverage. The
proposed house addition is rotated off the existing structure and follows the northwest rear yard
setback line with a maximum height of twenty feet. The new ridge is lower than the existing residence
which is not visible from Highway 82. (Attachment 15). The addition is designed at an angle to
comply with the rear yard setback, burying the mass of the house to remain out of view.
(1) The proposed development shall utilize existing topography and natural vegetation,
such as ridges, hills, and existing trees, to screen buildings to the maximum extent
practicable when viewed from those rights-of-way listed in subsection (b) above.
The planning team has carefully sited development within the proposed Activity Envelope, so the
residence is screened from Highway 82. The existing dense aspen trees located on the lot contribute
to the screening of the house. Additional landscaping is also proposed which will help mitigate
visual vulnerability. Mature aspen groves block a large portion of the house from view, even
without the trees the rooflines will be comfortably below the view plane as seen from the Highway
82 Scenic View Protection Area.
(2) The proposed development shall avoid the location of structures within the Scenic
View Protection Areas and shall avoid the location of structures within any Viewplane
identified in the State Highway 82 Corridor Master Plan and Down Valley
Comprehensive Plan if possible. If location outside the Scenic View Protection Area
and defined Viewplanes is not practicable, then the proposed development shall not
be located on the highest ground or most visible portion of any site as viewed from
those corridors listed in subsection (b) above.
The subject property is not visible from the Highway 82 Scenic View Protection Area. The
proposed house addition is proposed on lowest ground relative to the sloping site, thereby locating
the expansion in the least visible portion of the site.
(3) The proposed development's height and bulk shall be designed to avoid, to the
maximum extent practicable, the visibility of buildings from those corridors listed in
subsection (b) above. This may include, but shall not be limited to, breaking the mass
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of the building down into a series of smaller forms, articulation of the building façades
to avoid a wall or row effect, and staggering rooflines to avoid a long unbroken plane.
The proposed house expansion roofline complies with this standard. Building renditions and
architectural roof designs are depicted in Attachment 18.
(4) The proposed structure shall be placed so it does not project above a ridgeline. The
structure shall not silhouette against the sky when viewed from those corridors listed
in subsection (b), unless there are no alternate building sites on the lot or parcel.
This standard is not applicable to the proposed development.
(5) The proposed development shall be designed to complement the natural topography
of the land through the use of techniques such as earth-sheltered design, the use of
natural materials and coloring, the use of low-reflectance materials, or clustering of
structures on the least visible portions of the site. When a building is proposed near a
ridgeline, then its form (particularly its roof form) shall replicate, parallel, or
complement the natural form of the ridgeline so that it appears to be an element of
the natural ridgeline.
The house will incorporate natural materials and coloring and will not use reflective building
materials.
(6) The proposed development shall preserve natural vegetation and avoid development
within irrigated meadows, to the maximum extent practicable.
The applicant is proposing native vegetation.
(7) The proposed development shall install utilities in locations and through procedures
that minimize visual impacts to the maximum extent practicable.
Utilities from the site will be placed underground.
(8) All satellite dishes in the proposed development shall be located to minimize visibility
from those rights-of-way listed in subsection (b) and shall use earth tone colors and/or
screening to minimize their visual impact.
The Applicant will comply with this standard.
(9) The proposed development shall not use earth moving and berms as the primary
means of compliance with these regulations, but earth moving may be utilized in
conjunction with other techniques to comply with standards in this section. Where
earth moving techniques are necessary, man-made forms should be undulating and
natural in appearance.
Berms and extensive earthmoving are not proposed.
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(10) In the Rural Areas only, development shall be located so that activities and
development occur in at least one of the locations specified in subsection (e) as they
may apply to the particular property.
The development and proposed addition are located behind an existing stand of vegetation at the
greatest practical distance from the road given existing and approved house and relative site constants.
(11) Earth Tone Materials The exterior of all development, except development located
and designed in the form of a ranch compound, shall be built or painted with
indigenous earth tone materials or colors. The exterior of a ranch compound should
be built or painted with indigenous earth tone materials, or shall be painted or
stained using local, traditional ranch colors, which shall include shades of red,
brown, or white. Paints or stains that simulate weathered barn wood also shall be
permitted.
The Applicant will build the addition to the house utilizing earth tone materials.
(12) Roofs All roofs shall have a non-reflective color or composition. Reflective roof
materials shall not be used unless the materials are treated prior to installation to
eliminate reflection, with the exception of materials associated with solar or
photovoltaic equipment.
The Applicant will comply with the preceding standards.
(13) Revegetation of Disturbed Areas Lands disturbed by earth moving or berms should
be revegetated using native species that are already growing on or near the site.
Topsoil shall be stockpiled and placed on disturbed areas. Irrigation shall be
provided to the revegetated areas if it is necessary to ensure survival of planted native
species.
All disturbances will be revegetated to promote environmental integrity and slope stability.
(14) Driveways Avoid Dividing Meadows and Pastures
To the maximum extent practicable, roads and driveways shall be located to skirt the
edge of and avoid dividing meadows and pastures and to avoid major road cuts.
Roads and driveways should take advantage of the screening potential of natural
topography and existing vegetation. Existing roads and driveways shall be used
where practical. To enhance screening, a row of trees may be planted along the roads
or driveways. To the maximum extent practicable, roads and driveways located
around the edge of or in meadows shall be laid out with soft, curving edges and shall
avoid straight line corridors that are incongruous with the natural setting.
The property is accessed via the existing contour of the proposed drive which connects to Highway
82. Proposed driveway widening improvements will not divide meadows or pastures. The
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proposed driveway location utilizes the same general alignment of the existing driveway. The
Applicant will comply with this standard.
Sec. 7-20-130:
Landscaping & Vegetation Protection
The Landscape Plan depicts the existing and proposed vegetation and site design (Attachment 19).
Plantings within twenty feet of the new house will be carefully managed for wildfire hazard defensible
space as described in the Wildfire Hazard Assessment – 45105 Highway 82” (Attachment 16). The
proposed plantings do not create visibility clearance restrictions nor a visual boundary around the lot.
The Landscaping is designed to blend with the boundary of the property, utilizing the natural
vegetation and quaking aspen groves which are naturally occurring on the site, neighboring sites, and
are indigenous to the area.
The Wildfire Hazard Assessment – 45105 Highway 82” mentions that the proposed development
would not be disturbing any natural vegetation aside from ornamental trees near the house in order to
enhance defensible space and minimize wildfire hazards.
Tree Removal and Mitigation
Each tree with six (6) inches or larger diameter at breast height (D.B.H.) that is removed
within the Activity Envelope shall be replaced with one (1) or more trees with total D.B.H.
at least equal to the caliper(s) of the tree(s) removed, to the maximum extent practicable.
Any tree that (i) is diseased, or (ii) is required to be removed pursuant to the provisions of
Sec. 7-20-60, as those requirements may be varied by a wildfire expert approved by the
County, may be removed and no replacement shall be required. All revegetation shall also
comply with the Pitkin County Revegetation Guidelines. Required replacement trees that
do not survive for at least one (1) year after installation shall be replaced at the owner’s
expense, and the County may require financial security for such replacement pursuant to
Sec. 7-20-130(b)(7).
The Tree Removal Plan shows a diagram of trees which may be removed and adequately replaced on
the property (Attachment 17). The Applicant intends to remove 34 trees with an aggregate diameter
at breast height (DBH) which is equal to a total of 180” DBH. The Applicant will replace with one
or more tree with total DBH at least equal to the caliper of the trees removed, to the maximum
extent practical. Prior to building permit, the Applicant will contract with an arborist to identify to
verify the specific number, type of tree and DBH. The Applicant will mitigate for tree loss at the
following rates: healthy trees, 100%; compromised trees, 50%; dying trees, 25% and dead trees,
0%. All tree removal will be limited to the Activity Envelope depicted on Attachment 20 and the
Tree Removal Plan (Attachment 27).
Sec. 7-20-140:
Lighting
The only exterior lighting will be outside the point of ingress/egress for the proposed addition. The
lighting standards relate to bulb visibility, light trespass, maximum heights and intensities, up
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lighting, highlighting, floodlighting, safety and security lighting, lighting rules for properties
adjacent to public rights of way, the prohibition of mercury vapor and low-pressure sodium
sources, signage, linear architectural highlighting, blinking lights, and exemptions. All applicable
lighting standards will be met.
Public Services and Utilities
Section 7-50
Section 7-50 requires that (1) all development comply with these provisions regarding the
design and installation and/or extension of public services and utilities; (2) must take place
within a defined Activity Envelope; and (3) all disturbed areas must be required to be
revegetated pursuant to Sec. 7-20-10(d) to the maximum extent permitted by Colorado law.
All utilities to the existing residence are to remain as is, and no upgrades or alterations are expected
for this proposal. Existing utilities are shown on the Engineering Plan (Attachment 17).
V.
Summary
This land use application seeks Activity Envelope / Site Plan review and two GMQS Exemptions:
one, for the use of TDR in a rural area, and a second for Remodeling and Replacement of an existing
structure. The Code permits additional floor area on a lot/parcel in a rural area and may be
exempted from GMQS subject to obtaining special review approval for the use of TDR and allows
for an exemption to remodel and existing structure if the subdivision was approved prior to June
12, 1978. The subject property meets both of these criteria.
This land use application has demonstrated compliance with the Land Use Code standards. The
Applicant submitted a Pre-Application Conference request but has not yet received a summary
sheet from the Community Development Department. This application addresses the anticipated
code sections to be contained in the Pre-Application Conference Summary Sheet.
Sincerely,
DAVIS HORN INCORPORATED
GLENN HORN AICP
CODY DAVIS HORN AICP
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July 20, 2021

Project No. 21-030R-C1

Mr. Cody D. Horn, AICP
Davis Horn, Inc.
Subject:

Site Plan Review, Natural and Disturbed Slope Observations, Belsky
Property, Proposed Residence Additions at 45105 Highway 82 in Pitkin
County, Colorado

Dear Mr. Horn,
RJ Engineering & Consulting, Inc. was requested to observe slope conditions at the existing
property at 38 Pitkin Way in Pitkin County, Colorado. The observations were conducted to
substantially address section 7-20-20: Steep and Potentially Unstable Slopes of the Pitkin
County Land Use Code.
PROPOSED CONSTRUCTION
We were provided with an Improvement & Topographic Survey by Peak Surveying and a Land
Use plan that included Activity Envelope and Site and Grading plans prepared by Design
Workshop for review. An addition is planned for the existing residence at the northeast corner
of the structure. An outdoor patio area with pool is planned on the east and southeast sides of
the residence.
OBSERVATIONS
We visited the site on July 14, 2021. The slopes within the activity envelope range from nearly
level to over 45 percent. Localized steep slopes were observed around the existing residence.
The areas of steep slopes appeared to be minor slope anomalies of manmade origin at this site.
Steep slopes due to previous site grading were observed at the west and east sides of the
residence. Photos 1 and 2 show areas of localized steeper slopes on the west side of the
residence. These slopes appeared to be associated with previous grading operations during
construction of the existing residence to provide access to the water well. We did not observe
evidence of instability of the disturbed slopes within the activity envelope.

PO Box 1080, Silt, CO 81652, (970) 230-9208

Slope Review
45105 Highway 82, Pitkin County

Localized Steep
Slopes from
Previous Grading

Localized Steep
Slopes due to
Previous Fill
Placement

Photos 1 and 2 – Area of localized disturbed steep slopes
We also observed steep slopes adjacent to the residence on the east side. The slopes
appeared to be a result of previous grading operations around the residence. We believe the
boulder wall was constructed at the time the existing residence was built. Photo 3 shows the
steeper slopes on the east side of the residence from previous site grading operations.

Localized Steep
Slopes from
Previous Grading

Photo 3 – Areas of localized steep slopes from previous grading
OPINIONS
Based on our experience and observations, the subsoils at the site consist of relatively dense,
granular materials with gravel and boulder material. These materials are relatively stable and
not prone to slope instability. Based on our observations, we believe the slopes adjacent to the
existing residence are likely a result of previous site grading operations suggesting that the
slope was disturbed during previous construction activities.
We did not observe evidence of global instability of the slopes around the residence. Based on
anticipated construction, we do not believe the proposed addition would cause future instability.
Depending proposed excavation depths, a slope stability evaluation may need to be performed
once subsurface information is available and plans for the residence are finalized.
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LIMITATIONS
This study has been conducted in accordance with generally accepted geological and
geotechnical engineering practices in this area for use by the client. The suggestions submitted
in this report are based upon the data obtained from field reconnaissance. Geologic conditions
will also change over time periods, so that results of the analyses and recommendations will
also change over time.
The report was prepared in substantial accordance with the generally accepted standards of
practice for geotechnical engineering as exist in the site area at the time of our investigation.
No warranties, express or implied, are intended or made.
If you have questions or need additional information, please call us at 970-230-9208.
Sincerely,
RJ Engineering & Consulting, Inc.
Richard D. Johnson, P.E.
Principal
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PITKIN COUNTY PRE-APPLICATION CONFERENCE SUMMARY

PAPP.1242.2021

DATE: 8/17/21
LOCATION: 45105 East Highway 82, Aspen Park Lot A
PID#: 273728302001
ZONING: AR-10
SIZE: 1.5 acres
OWNER: Sands Colorado Holdings LLC
REPRESENTATIVE: Glenn Horn
EMAIL: gahorn43@gmail.com
PHONE: 925-5687
PLANNER: Tami Kochen
EMAIL: tami.kochen@pitkincounty.com
PHONE: 920-5359
Type of Application: Activity Envelope & Site Plan Review, and GMQS Exemption for TDR Receiver
Site
Description of Project/Development: The Applicant is requesting Activity Envelope and Site Plan
Review approval to remodel the single-family residence and to construct a 2,195 square foot addition
utilizing one TDR. The existing residence contains 11,658 square feet of floor area and is located outside of
the Urban Growth Boundary. The Aspen Park Subdivision Plat is recorded in Book 18 at Page 27.
Land Use Code Sections to be addressed in letter of request (application):

















Sec. 2-30-20(g):
Sec. 2-30-30(h):
Sec. 6-30-50:
Sec. 6-30-110:
Sec. 7-10-50 & 60:
Sec. 7-20-10:
Sec. 7-20-20:
Sec. 7-20-30:
Sec. 7-20-50:
Sec. 7-20-60:
Sec. 7-20-70:
Sec. 7-20-120:
Sec. 7-20-130:
Sec. 7-20-140:
Sec. 7-50:

Activity Envelope and Site Plan Criteria for Approval
Special Review Criteria for TDR Receiver Site
GMQS Exemption for Development Using TDRs
GMQS Exemption for Remodeling and Replacement
Activity Envelope and Site Plan
Site Preparation and Grading
Steep and Potentially Unstable Slopes
Water Courses and Drainage
Geologic Hazards - Mapped within an alluvial fan
Wildfire Hazard - Mapped within a severe hazard area
Wildlife Habitat - General Standards apply
Scenic View Protection Areas – As Viewed from Highway 82
Landscaping & Vegetation Protection.
Lighting
Public Services and Utilities (Utilities, Water Supply and Sewage)




Sec. 7-20-160:
Sec. 4-30-60:

Solar Readiness and Access
Renewable Energy Uses

Review by: Hearing Officer
Public Hearing: Yes. However, 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 property owners and
mineral estate owners within 300’ of the subject 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.
Staff will refer to: Zoning, Planning Engineer/SGM, Attorney, Aspen Fire, East of Aspen Caucus,
Colorado Geological Survey, and Environmental Health
FEES: $6,093 (make check payable to “Pitkin County Treasurer”)
 $4,875 Planning Office flat fee (non-refundable; based on 15 hours of staff time. If staff review time
exceeds 15 hours, the Applicant will be charged for additional time above 18 hours at a rate of
$325/hour)
 $624 Planning Engineer
 $540 Environmental Health
 $54 Public Notice Fee
To submit the application, provide 1 paper copy of each of the documents listed below to the
Community Development Department office, and submit a digital application through
https://sagesgov.com/pitkincounty-com:
1. Summary letter explaining the request, providing background on prior approvals, easements and
permits, and addressing compliance with the Code sections listed above.
2. 24” by 36” and 11” x 17”Activity Envelope and Site Plan as designated in Section 2.1.12 of the
Pitkin County Land Use Application Manual;
3. Scenic View Protection Exhibits as designated in Section 2.1.12 of the Application Manual
4. Engineering report(s) addressing alluvial fan hazards, changes to the driveway, water supply,
drainage, wastewater disposal and other utilities and public services (as applicable).
5. Site and/or structure-specific mitigation plan for debris flow, rockfall and avalanche powder or air
blast, designed by a qualified professional engineer or geologist licensed in the State of Colorado.
6. Plans demonstrating compliance with Sec. 7-20-150: Solar Access, and Sec. 7-20-160: Solar Readiness
and Access (as applicable)
7. Disclosure and proof of ownership of the property, 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 property and all mortgagees, judgments, liens, easements, contracts and agreements
affecting use and development of the parcel and proof of the owner’s right to use the land for the
purposes identified in the development application.
8. Street address (if any) and parcel description, including legal description, and 8-1/2”x 11” vicinity map
locating the subject property within Pitkin County;
9. Consent from the owner of the property for the representatives to process the application and represent
the owner;
10. List of all property owners within 300’.
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 UNBOUND AND ONE-SIDED COPY OF YOUR COMPLETE
APPLICATION. THE PARCEL ID SHOULD BE INCLUDED ON ALL DOCUMENTS INCLUDED IN
YOUR APPLICATION.
 ALL MAPS SHALL BE FOLDED.
 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.
 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

