
See separate instructions on how to access the meeting 
 

    
 

TOWN OF BASALT MEETINGS 

Planning and Zoning Commission Meeting 

Tuesday, September 5, 2023 
 
Basalt Town Hall                                               101 Midland Avenue 

 
5:45 PM Commissioner Light Dinner at Town Hall 
 
6:00 1     Call to Order 
 
6:03 2A   Approve Minutes 
 2B   June 6, 2023 
 
6:05 3A   Public Hearing on Jadwin/Black Mountain PUD Sketch Plan 

Application and Associated Land Use Requests:  for the purpose of 
considering an application submitted by Jadwin Park, LLC for PUD Sketch 
Plan, Environmentally Sensitive Area (ESA) Reach II Floodplain Review, 
Annexation, and associated development review actions necessary to develop 
sixty-eight (68) residential dwelling units, twelve (12) short-term rental cabins, 
seven (7) seasonal glamping sites, and associated infrastructure on the 
property located at 431 Emma Road.   

 
  3B     Recommended Action: Staff Presentation; Applicant Presentation; Public 

Comment; P&Z Discussion; Motion to Continue to September 19, 2023  
 
7:05  4A     2024 Work Program Discussion 
 
7:15 Commissioner Comments and Staff Updates 
 
7:25 Adjourn 

 

Items on the agenda are approximate and intended as a guide for the Commission.  Times are subject to change, as is 
the order of the agenda.  For deadlines and information required to schedule an item on the agenda, please contact 

Basalt Town Hall at 927-4701.   

1 of 182 



TOWN OF BASALT, COLORADO 

P&Z MEETING - TUESDAY, SEPTEMBER 5, 2023 

PUBLIC COMMENT ACCESS INSTRUCTIONS 

 

The Basalt Planning & Zoning Commission will meet in person. The P&Z will conduct a hybrid meeting 

where the public may attend the meeting to make their comments in person or may join the meeting 

and make their comments via Zoom.  

 

Directions for viewing and accessing the meeting to provide comment during public the public comment 

portion of the agenda, or during public hearings is provided below. 

 

You can watch a live stream of the meeting here: 

on YouTube: https://www.youtube.com/channel/UCaBozGBsT0GuBNRf4rUI0cA, or on Grassroots TV 

at: https://townofbasalt.ompnetwork.org/ 

 

Zoom webinar: Tuesday, September 5, 2023 06:00 PM Mountain Time (US and Canada) 

Topic: P&Z - 09/05/2023 

 

Please click the link to join the webinar:  https://us06web.zoom.us/j/89655476207 

 

Or One tap mobile:     +17193594580,,89655476207# US    +16694449171,,89655476207# US 

 

Or Telephone:    Dial(for higher quality, dial a number based on your current location): 

    +1 719 359 4580 US     +1 669 444 9171 US     +1 253 205 0468 US 

    +1 305 224 1968 US     +1 309 205 3325 US     +1 360 209 5623 US 

    +1 386 347 5053 US     +1 507 473 4847 US     +1 564 217 2000 US 

    +1 646 931 3860 US     +1 689 278 1000 US     

    +1 929 205 6099 US (New York)      +1 669 900 6833 US (San Jose) 

    +1 253 215 8782 US (Tacoma)      +1 346 248 7799 US (Houston) 

    +1 301 715 8592 US (Washington DC)     +1 312 626 6799 US (Chicago) 

 

Webinar ID: 896 5547 6207 

 

International numbers available: https://us06web.zoom.us/u/kbgjfKNnaI 

 

 

(If you are unable to access the meeting using the link or call-in numbers above, e-mail your name, and 

phone number and item you wish to comment on to planning@basalt.net.   We will contact you at the 

appropriate time in the meeting and make other arrangements for you to make your comments.) 
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PLANNING AND ZONING ACTION MINUTES 

BOARD MEMBERS PRESENT: Bill Maron, Kyle Oberkoetter, Eric Vozick, and Cindy Hirschfeld. 

BOARD MEMBERS ABSENT: Rob Leavitt and Katie Hostetler. 

STAFF PRESENT: Michelle Thibeault and James Lindt. 

OTHERS PRESENT: None. 

 

DATE: 6/6/2023 

MEETING CALLED TO ORDER AT 6:30PM 

 

AGENDA ITEMS 

1. Site Visit of the Jadwin Property at 431 Emma Road was held at 5:30 PM 

2. Call to Order. 

3. Approve Minutes. May 16, 2023. 

4. Presentation and Courtesy Referral on Adoption of 2021 International Energy Conservation 

Code (IECC). 

5. Commissioner Comments and Staff Updates. 

6. Adjourn. 

APPROVE MINUTES FROM MAY 16, 2023. 

M/S BILL MARON AND KYLE OBERKOETTER TO APPROVE MINUTES FROM MAY 16, 2023. MOTION 

PASSED 4-0. 

PRESENTATION AND COURTESY REFERRAL ON ADOPTION OF 2021 INTERNATIONAL ENERGY 

CONSERVATION CODE (IECC). 

Michelle Thibeault, Town Planner explained that every three years the Town makes amendments to adopt 

the IECC to match what is the industry standard. She added that the Town’s Sustainable Building 

Requirements (SBRs) address issues in the building code and IECC that are not up to standard in Basalt. 

She explained that the amendments make changes in areas such as foundation requirements, frost 

protection requirements, fire sprinkler systems for Townhomes and more. Thibeault added that due to 

Basalt’s home rule status, they can adjust the code through the SBRs to reflect what works in our particular 

community. She explained that the State codes followed by other municipalities do not always apply to 

our unique situation in Basalt. 
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Cindy Hirschfeld asked if these were the same amendments discussed earlier in the year. Thibeault 

responded that these are similar amendments but more encompassing of the entire building code and 

IECC. She added that SBRs were what was discussed previously. 

Bill Maron stated that he did not want these code amendments to affect or hinder the creation of 

affordable housing via blower door testing, and asked if there could be a lower allowed rating for 

affordable housing projects adopted through this process.  

Kyle Oberkoetter suggested sub-metered water in apartment buildings to encourage residents to be more 

conscious about their water and energy use. 

COMMISSIONER COMMENTS AND STAFF UPDATES. 

Thibeault updated the group on projects around town, such as two new EV chargers at the High School, 

the E-Bike rebate event at the High School, the Downtown Mural Competition, the completion of the 

Bandshell on July 12th, the progress on the Bus Stop/Restroom at the Basalt River Park, and the first 

concert of the Basalt Summer Concert Series on June 21st at Triangle Park in Willits. 

James Lindt, Assistant Planning Director, added that there are a few development applications up for 

Special Review that P&Z will likely see soon. He added that Town Staff is busy with the construction project 

on Midland Avenue and stated that the Town is on schedule for Phase 1 of the project and that Staff is 

working on bids for Phase 2 and 3. 

M/S CINDY HIRSCHFELD AND BILL MARON TO ADJOURN THE MEETING AT 6:49PM. MOTION PASSED 4-

0 

TOWN OF BASALT 

PLANNING AND ZONING COMMISSION 

 

 

By_______________________________       Attest___________________________________ 

     Eric Vozick, Chair                                                     Michelle Bonfils Thibeault, Planning Director 
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MEMORANDUM 

 
To:  Chair Vozick and the Basalt Planning and Zoning Commission 
 
Thru:  Michelle Bonfils Thibeault, AICP Planning Director 
 
From:  James Lindt, AICP Assistant Planning Director 
 
Date:  September 5, 2023 
 
RE: Jadwin/Black Mountain Development Application (431 Emma 

Road) PUD Sketch Plan, ESA Review and Annexation Review- 
Initial Public Hearing 

 

I. Purpose 
 

Jadwin Park, LLC (“Applicant”), the property owner of the Jadwin Property is 
requesting approval of PUD sketch plan, floodplain and environmental ESA 
reviews, and other associated reviews to develop a mix of multi-family residential 
units, short-term rental cabins, and glamping pads at 431 Emma Road.  
Annexation of the property is being concurrently considered. The subject property 
contains approximately 9 acres on Emma Road between the Post Office and the 
Wastewater Treatment Plant (Figure 1.). 
 

Figure 1. 
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Staff suggests that this meeting be an introduction to the discussion items as 
follow-up to the joint P&Z/Council presentation of the Application August 22, 2023.  
Staff recommends the P&Z hear a presentation from Staff and the Applicant, ask 
questions, take public comment, and provide initial discussion.  Ultimately, Staff 
recommends that the P&Z continue the public hearing to a future P&Z meeting, at 
which time Staff will have draft conditions for the P&Z to consider. 
 

I. Background  
  

The property subject to the application currently contains a single-family residence, 
a mobile home, and several outbuildings.  The northern portion of the property 
subject to the application is in Eagle County and the southern portion of the 
property is in Pitkin County.  The main portion of the property that is proposed for 
development by the Applicant is completely located within the Town’s Urban 
Growth Boundary (UGB).  The portion of the property making up the “dog leg” 
(approximately 0.84 acres) along Emma Road that is under the same ownership 
but outside the UGB is proposed to be dedicated to the Town for a community use, 
but the Applicant is not proposing to develop on the “dog leg” as part of their 
application. 
 

The Application proposes the following: 
 

• Sixty-eight (68) residential units 

• Twelve (12) short-term rental cabins 

• Seven (7) glamping pads 

• Associated Internal Access Roads 

• Public Trail Connection between the subject property and the existing 
trail south of the Basalt Post Office 

• Public Trail to Roaring Fork River 

• Riverside Deck Amenities 
 

See site plan (full size version of Figure 2 is also attached on page 47 of Exhibit 
A) below for location of proposed improvements. 
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 Figure 2. 

 
 

III. Procedure  
 
The P&Z shall ultimately make a recommendation to Town Council on the PUD 
Sketch Plan review pursuant to Town Code Section 16-66.  The purpose of the 
PUD Sketch Plan review process is to familiarize Staff, the P&Z, and Town Council 
with the proposed development and identify potential conflicts between the 
proposal, the Town Code, and adopted plans.  The Applicant has concurrently 
applied for ESA reviews, and annexation. The P&Z is the recommending body to 
Town Council on the ESA and annexation reviews.  Upon annexation, the property 
is required to be zoned in compliance with the Town of Basalt zoning code.  
Annexation is anticipated to occur immediately prior to granting final development 
plan approval.   

IV. Site Characteristics/History/Proposal 

 

1. The property subject to the development application consists of land totaling 
approximately 9 acres. 
 
2. The subject property currently contains a single-family residence, a mobile 
home, and several outbuildings. 
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3. The subject property contains 1.34 acres of jurisdictional wetlands on the 
northern portion of the property. 
 
4. Approval of an ESA review, and a Reach II ESA review to develop the 
proposed project is also required in addition to PUD approval.   
 
V. Criteria 
 
The applicable criteria for PUD sketch plan review are set forth in Town Code 
Section 16-72, Approval standards and criteria.  The ESA criteria for development 
in the floodplain are set forth in Article XXI of the Town Code.  Special criteria 
related to annexations are also provided in Town Code Chapter 15 and are 
applicable to this particular application. 
 
VI. Financial Implications 

 
An analysis of the financial implications of the development on the Town will be 
conducted during the Preliminary Plan review process. 
 
VII. Discussion Issues 

 
1. Consistency of Land Use with Master Plan 
The portion of the site proposed to be annexed and developed by the Applicant is 
completely within the UGB.  The use proposed for the site includes multi-family 
residential on the eastern extent of the property, short-term rental cabins on the 
western extent of the property, and glamping pads on the northern extent of the 
property in the area closest to the river. The 2020 Basalt Master Plan includes the 
future land uses of residential, hotel/short-term rental, community facility, and open 
space/recreation designated for the subject property.  See below (Figure 3 is also 
attached on page 37 of Exhibit A) for a comparison of the proposed development 
to the land use designations established in the Master Plan:  
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  Figure 3. 

 
 
The community facility designation shown on the future land use map is identified 
on the western extent of the main property within the UGB.  As part of the 
Application, the Applicant has proposed to dedicate the “dog leg” property adjacent 
to Emma Road to the Town for a community facility use to be determined by the 
Town.  Chapter 6 of the Master Plan identifies that site-specific adjustments may 
be allowed from the future land use map without formally amending the future land 
use map.  The language from Chapter 6 is as follows: 
 

Chapter 6- “The use designations on the Future Land Use Map are 
strongly recommended, however, site specific adjustments may be 
acceptable where there is evidence of consistency with the intent of the 
Future Land Use Map, the goals and objectives and other master plan 
policies.” 

 
2. Consistency of Density and Required Associated Improvements with Master 
Plan:  As the Jadwin Property and the Stott Property to the east were designated 
as a “Primary Parcel” in the Master Plan, there were specific density guidelines 
and improvements identified as being necessary to develop such density on the 
property.  Between the two properties, the minimum density set forth in the Master 
Plan is eighty (80) residential units and the required associated improvements are 
outlined as follows: 
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• Transportation system improvements including improvements to existing 
vehicle “slip” lane on Highway 82 and turn lane on Midland Avenue from 
westbound Emma Road to accommodate development impacts. 
  
• Trail enhancements to better accommodate bike/pedestrian connections 
from the Emma Trail and Two Rivers Road to Old Town.  
 
• Childcare facility.  
 
• Protect wetlands.  
 
• Dedicate park acreage at 2x parkland requirement and preserve remaining 
Open Space per the FLUM in conservation easement dedicated to Town.  
 
• Minimum 25% affordable housing per Basalt’s current housing guidelines.  
 
• Other annexation fees and assessments typically charged for annexations 
such as “green initiatives fee”, childcare development fee (like Willits), and a 
voluntary real estate transfer assessment 

 
In comparing the required improvements in the Master Plan to the Application, 
Staff finds that the proposal is generally consistent with many of the required 
improvements, but that the Applicant is still working on the transportation system 
improvements as is outlined in Section 5 of this memorandum.  The project 
proposes to provide a trail connection from the property to the existing trail by the 
Basalt Post Office along Emma Road to satisfy the necessary trail connectivity 
requirement.  Additionally, the Applicant proposes to provide recreational open 
space that is accessible by the public in an area equal to twice the parkland 
requirement in the Town Code (Staff provides discussion about the method of 
assuring this open space is accessible to the public in Section 10 of this 
memorandum).   
 
Other Master Plan elements that the Applicant satisfies includes providing more 
than 25% of the units and square footage in the project as deed-restricted housing 
(see Section 6 for further details) and maintaining and upgrading the designated 
wetlands.  Additionally, Staff anticipates proposing draft conditions for 
consideration at a future meeting related to requiring the fees and real estate 
transfer assessments that are typically required by the Town of annexation 
proposals. 
 
Related to the childcare facility requirement, the Applicant has proposed to 
dedicate the 0.84-acre “dog leg” property adjacent to Emma Road for community 
benefit uses in-lieu of providing a childcare facility.  The Applicant’s reason for 
proposing to dedicate land to the Town in lieu of constructing a childcare facility is 
that the Applicant believes the “dog leg” land will have less constraints than the 
area of community facility designation on the Master Plan’s future land use map 
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and will allow the Town to own it as open space until the needs of a public facility 
on the site are better understood.  Staff analyzes this public benefit proposal in 
Section 7 of this memorandum. 
 
3. Consistency Design Principles with Master Plan 
The Master Plan also establishes a series of design principles for the Jadwin/Stott 
Primary Parcel as are outlined below: 
 

• The Residential Development will be consistent with the Neighborhood 
Mixed-Density Typology.  
 

• Large and Medium Lot Single family lot residential development is highly 
discouraged on this site.  

 

• Small residential lots could be considered at western edge.  
 

• Smaller building sizes at western edge preferred.  
 

• Dwelling Units in the Live/Work/Employment Opportunity area must be on 
the second floor and buildings must generally satisfy the Work Mixed Use 
Typology.  

 

• The buildings in the Hotel/Short-Term Rental area must be of very small 
scale and low impact. 

 
In evaluating the Application’s consistency with the design principles listed above, 
Staff finds that the proposal is generally consistent with the Neighborhood Mixed 
Density typology in that it contains both townhomes and multi-family flat unit types 
with minimal setbacks and on-street parking.  Staff feels that the architectural 
detailing and apparent massing adjustments may be necessary as the project 
progresses in the development review process.  The other applicable design 
principles to the Jadwin portion of the Jadwin/Stott Primary Parcel include that 
smaller building sizes should be on the western extent of the property and that the 
short-term rental area must be small and low impact.  Staff feels that the proposal 
is consistent with the size of buildings stepping down to the west to create a better 
transition with the more rural area to the west.  Additionally, the short-term rental 
cabins are small units of less than 800 sf.  Staff provides more analysis about the 
impact of the short-term rental and glamping in Section 16 of this memorandum. 
 
4. Density 
The Master Plan prescribes a density range for the Jadwin/Stott Primary Parcel of 
between 80 and 180 dwelling units on the two properties total.  The Stott Parcel is 
approximately 8.6 acres and not subject to this land use application.  This 
application is only for development of the 9 acres of the Jadwin parcel. As such 
there may be additional dwelling units developed on the Stott property in the future 
within the density range established in the Basalt Master Plan. 
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As noted earlier in this memorandum the Applicant has proposed sixty-eight (68) 
dwelling units, twelve (12) short-term rental cabins, and seven (7) seasonal 
glamping pads.  During the introductory presentation of the proposal to the Town 
Council and P&Z, the Applicant expressed that the number of units that is 
proposed in the Application was selected by how much they felt was reasonable 
for the site when considering the property constraints, including the sewer 
easement, wetlands, and floodplain/floodway constraints, and parking capacity.  
  
5. Transportation System Improvements/Traffic 
The Applicant provided a traffic study as part of their application (Exhibit A).  Town 
Staff has contracted with Charlier and Associates to conduct a third-party review 
of the traffic study on behalf of the Town.  Charlier has reviewed the traffic study 
prepared by the Applicant’s traffic engineer and recommended some technical 
adjustments to the analysis included in the study and the Applicant’s engineer is 
working on the adjustments and will resubmit.  However, Charlier indicated that it 
is not likely that the technical adjustments requested by Charlier will impact the 
conclusions of the traffic study.  The traffic study identified that the intersections of 
Midland Avenue/Emma Road and the Highway 82 Slip Lane/Emma Road will 
continue to operate an acceptable level of service with the buildout of the proposed 
development and that no intersection improvements are warranted to these 
intersections.   
 
However, during the review of prior development applications on the site, earlier 
traffic studies called for the addition of a dedicated right-turn lane for down-valley 
traveling motorists on Emma Road at the Midland Avenue/Emma Road 
intersection.  Charlier and Town Staff believe that such an improvement may be 
beneficial in reducing queuing issues with the additional traffic that would 
potentially travel straight through the intersection toward the proposed 
development.  The Applicant’s engineer, Sopris Engineering, is in the process of 
conducting a cost estimate and analysis of feasibility on such an improvement and 
will have it prior to the next P&Z meeting for consideration. 
 
At the intersection of the Highway 82 slip lane/Emma Road located directly to the 
west of the Basalt Post Office, Charlier, and the Roaring Fork Fire Rescue 
Authority (RFFRA) believe intersection improvements are necessary to 
accommodate the additional traffic to be generated by the proposed development 
and to allow more reliable access for emergency services to the proposed 
development.  The RFFRA conducted a field performance test of this intersection 
with their aerial fire truck and determined that the intersection needs to be 
reconfigured to effectively serve the development with emergency services.  As 
such the Applicant’s engineers are also working on a conceptual design to 
reconfigure the intersection and will have it for consideration prior to the next P&Z 
meeting. 
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Charlier has also recommended that it would be desirable for the Applicant to 
provide a Transportation Demand Management (TDM) Plan to help alleviate traffic 
and to help ensure some of the assumptions made in the traffic study with regards 
to multi-modal credits that are assumed in the traffic generation.  TDM plans have  
 
been required for other significant developments such as Willits Town Center and 
Staff anticipates providing a draft condition for consideration requiring a TDM plan 
be provided as part of the Preliminary Plan application. 
 
Also, related to emergency access, Charlier noted in his analysis that Emma Road 
provides only one way in and one way out of the area of the development without 
the potential for a secondary access to the site until the neighboring Stott Property 
is developed in the future with a secondary connection to Gisella Way as shown in 
the Master Plan.  Charlier expressed that the future secondary access to Gisella 
Way is important, and that the Town should consider requiring the Applicant to put 
up financial security for a portion of the Gisella Way connection cost to help ensure 
that the road connection is made in the future when and if the Stott Property is 
proposed for redevelopment.  Staff anticipates including a draft condition of this 
nature for consideration. 
 
6. Affordable Housing 
The Applicant has proposed twenty-four (24) of the sixty-eight (68) residential units 
as deed-restricted Category 2 rental units.  This equates to 35% of the total units.  
Additionally, as part of the twenty-four (24) deed-restricted units, 27% of the net 
residential square footage is proposed to be deed-restricted.  The Town Code 
requires 20% of the units and 25% of the residential floor area be deed-restricted 
in projects that are within the town boundaries.  There is also a commercial 
component to the development in that the cabins are proposed to be short-term 
lodging.  The Town Code establishes that in a mixed-use situation, the greater of 
the residential and commercial housing mitigation requirements shall be applied 
and the lesser of the requirements is forgiven.  In this case the commercial 
mitigation would be well lower than the affordable housing required of the 
residential component of the development so the residential requirements of 20% 
of the units and 25% of the floor area being deed-restricted would apply.  
 
As mentioned above, the Master Plan encourages consideration in annexations of 
a higher standard related affordable housing.  The Basalt Affordable Community 
Housing (BACH) Commission has begun but has not completed their review of the 
Application. Staff would recommend reserving Commissioner comments about the 
affordable housing component until BACH has concluded their review and 
provided feedback to P&Z.  BACH will have further review prior to the next P&Z 
meeting. 
 
7. Public Land Dedication/Daycare 
It is discussed earlier in this memorandum that the Master Plan provides direction 
that a childcare facility should be developed on the Jadwin Stott “Primary Parcel” 
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to be able to achieve the minimum density of eighty (80) residential units 
prescribed in the Master Plan.  The Applicant has proposed to dedicate the “dog 
leg” property (0.84 acres) to the Town for the Town to use it as a community 
benefitting use in lieu of constructing a daycare on the property.  The Application  
 
notes that the site constraint of the main sewer line serving Basalt traverses the 
portion of the property designated as community facility on the future land use map 
makes it infeasible to locate a daycare in that location.   
 
Additionally, the Applicant has proposed that the vehicular access for a daycare 
facility should be separated from the residential and short-term rental accesses in 
order to minimize conflicts between the various traffic generators and as such the 
Applicant has proposed to dedicate the “dog leg” property along Emma Road to 
the Town for the Town to either use it as 1) a daycare or 2) other beneficial 
community uses that the Town deems appropriate. 
 
Staff understands the Applicant’s reasons for not locating the daycare in the 
community facility portion of the site where the main sewer line is located and 
agrees with the Applicant about potential conflicts of the daycare traffic/use with 
that of the residential and short-term rental uses.  That said, as the “dog leg” parcel 
is outside the UGB, the Town could not really use it for either a daycare or 
affordable housing unless a Master Plan amendment were approved to either 
incorporate it in the UGB or adjust the policy of not annexing property for 
development that is outside the UGB.  Staff suggests that if the Town is willing to 
accept the dedication of the “dog leg” parcel in lieu of the construction of a childcare 
facility in the development, direction should be provided to the Applicant to apply 
for a Master Plan amendment in conjunction with submittal of a Preliminary Plan 
application so that future development for a community benefitting use is possible. 
 
In considering accepting the dedication of the “dog leg” parcel in-lieu of the 
Applicant constructing a childcare facility as is prescribed in the Master Plan, Staff 
feels the level of community benefit needs to be weighed between these 
alternatives since this is an annexation request and the Town has flexibility in 
requiring maximized community benefit from an annexation proposal.  As such 
Staff would recommend consideration of whether a monetary contribution toward 
the development of a childcare facility should be sought in addition to the 
dedication of the “dog leg” parcel.  The value of construction of the Stott’s Mill 
daycare core and shell was reported at just over $2 Million.  Staff recommends 
that P&Z provide direction for the Applicant to order an appraisal of the “dog leg” 
property prior to Preliminary Plan Application review so that a comparison of 
community benefit could be made between the Master Plan’s requirement for the 
construction of a childcare facility and the Applicant’s proposal to dedicate the “dog 
leg” property. 
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8. Pedestrian Bridge 
In 2020 when the Master Plan was approved it was desired that there would be a 
pedestrian bridge connection over the Roaring Fork River developed west of the 
Midland Avenue bridge to encourage a more direct pedestrian connection between 
the Basalt River Park campus and the Emma Trail that is East Basalt’s most direct 
pedestrian connection to West Basalt since there is not an easy pedestrian 
connection along Two Rivers Road.  As such, the Master Plan includes a 
requirement for development of a pedestrian bridge if the number of units on the 
Jadwin Stott Primary Parcel exceeds eighty (80) dwelling units.   
 
Subsequent to the 2020 Basalt Master Plan adoption, Sopris Engineering has 
conducted more engineering analysis regarding the potential for a pedestrian 
bridge over the Roaring Fork River at the Jadwin property and they have concluded 
that the span of such a bridge would be so significant that it would require the 
bridge infrastructure to begin close to Highway 82 to make it possible.  Therefore, 
the Applicant has not proposed to provide the bridge and has not proposed more 
than the eighty (80) units of density that triggers the bridge.  Staff recommends 
that the Town have a third-party engineer evaluate Sopris Engineering’s 
conclusion about the bridge span prior to Preliminary Plan review. 
 
9.  Parking 
The Applicant has proposed to satisfy the parking requirements of the Town Code 
by installing surface parking as the water table for the site does not easily 
accommodate underground development.  The multi-family parking is proposed 
with at-grade, head-in parking adjacent to the multi-family buildings.  Parking for 
the townhome units is proposed in surface garages and the parking for the short-
term rental cabins/glamping pads is proposed in a common parking lot to the west 
of the affordable housing near western vehicular access.  
 
The Police Department has expressed that the short-term rental cabins and 
glamping pads may generate more parking demand than is being provided.  In 
response to this concern the Applicant has suggested that an on-site manager and 
rental agreements will limit the number of vehicles that occupants may bring.  As 
such, Staff and the Police Department have asked the Applicant to provide a site 
management plan for the short-term rental uses to address this issue prior to the 
second P&Z meeting. 
 
10. Open Space, Trails, and Wetlands 
The Application proposes the preservation of an open space/recreation area on 
approximately the north 1/3 of the property as is called for in the Master Plan. Soft 
surface trails internal to the site are proposed through the open space/recreation 
area from both the residential and short-term rental portions of the development.  
Public parking for the open space/recreation area is proposed the eastern side of 
the pond for the public to use the trail, access the river, and fish in the pond. There 
are also publicly accessible amenities such as outdoor grills and picnic tables 
proposed east of the pond.  Pedestrian access to the river from the short-term 
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rental cabins is from the west side of the pond. Amenities such as seating decks 
and some shade sails are proposed near the river access point as shown on the 
site plan attached as part of Exhibit A. 
 
Eagle County has recommended that development in the riparian area/100-year 
floodplain be minimized and mitigated to the greatest extent practical and Pitkin 
County has recommended that wildlife habitat and corridors not be disturbed, and 
trail connections be coordinated with Pitkin County. Town Staff also walked the 
site with Rick Lofaro, Executive Director of the Roaring Fork Conservancy to obtain 
his comments.  Lofaro expressed that the site has some unique natural aspects 
that other riparian development sites do not.  It was identified by Lofaro that the 
area to the northeast of the pond where the pond is fed by a waterway should 
remain undisturbed and not be accessible to maintain the integrity of the wetlands.  
The photo below (Figure 4) shows this area. 
 
        Figure 4. 

 
 

 
Lofaro also recommended that the area around the ditch on the northeastern edge 
of the open space/recreation area be undisturbed and that any trail be field fit to 
the areas that are already disturbed.  There were three areas along the river 
frontage of the Jadwin property where Lofaro indicated would be acceptable 
locations for river access as they are already disturbed with concrete riprap and 
that river access should be limited to these locations.  Rather than the deck 
structures proposed on the plan adjacent to the river, Lofaro also commented that 
some rock steps to the river like what exists at the Basalt River Park at these 
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already disturbed river access points may be a more ecologically friendly solution 
and provide potential for a sitting area that is desired.   
 
A 40–50-foot buffer from the river where there be no disturbance/glamping pads 
other than the soft surface trails was also recommended by Lofaro.  Finally, Lofaro 
noted that they found a federally protected orchid known as the Ute Lady’s Tress 
in the pasture area north of the lake.  Even though the orchid is not protected in 
Colorado, Lofaro recommended that the glamping pads/trails be field fit so as not 
to disturb the orchids. 
 
External to the site, the Applicant has proposed to construct a trail connection 
adjacent to Emma Road to connect the property to the existing trail south of the 
Post Office.  Associated with providing the trail adjacent to Emma Road it has been 
suggested that the Applicant study the potential to provide a landscaping buffer 
between the residential component and Emma Road to help limit the impacts of 
the traffic noise on the on-site uses and to reduce the visual impacts of the 
development on the Highway 82 corridor. 
 
The Parks, Open Space and Trails (POST) Committee will review the Application 
and provide more detailed recommendations before the next P&Z meeting. 
 
11. Floodplain/Floodway 
The Town’s consulting hydrologist, Robert Krehbiel of Matrix Design, has provided 
an email attached in Exhibit B.   Krehbiel’s email expresses that the Colorado 
Water Conservation Board (CWCB) is in the process of amending the floodplain 
mapping in the Basalt area, including adjusting the floodplain to be consistent with 
the floodplain/floodway shown on the Applicant’s mapping.  Krehbiel notes that he 
wrote a letter to CWCB recommending such a change to the floodplain.  Staff 
anticipates providing a draft condition for consideration requiring the Applicant to 
obtain the final approval on the adjustment to the floodplain/floodway shown on 
their mapping prior to submitting a Preliminary Plan application. 
 
12. Green Building and Wildfire Mitigation 
The Application proposes the development be completely heated and cooled with 
electricity.  Additionally, the Applicant has proposed to meet the Town’s 
sustainable building regulations and energy code requirements in place at the time 
of building permit issuance.  It is further proposed that buildings within the 
development will meet the Town’s wildfire mitigation requirements in place at the 
time of building permit issuance.  The Applicant will be required to provide more 
details on the building materials as part of the Preliminary Plan application. 
 
13. Fees and Transfer Assessments 
The Application proposes to pay all the Town’s applicable development impact 
fees and building permit fees at the time of permit issuance.  It is also proposed 
that the Town’s standard 1% real estate transfer assessment be established on 
the property.  In past annexations it has been the Town’s practice to require a 
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second real estate transfer assessment of an additional 1% on sale transactions 
of greater than $1 Million.  Staff does not anticipate considerable proceeds from 
the transfer assessments as the residential component is proposed to be entirely 
rental. A 4% lodging tax will be applied to the short-term rental of the cabins and 
glamping pads. 
 
14.   Water Rights 
The Town will require the Applicant to dedicate water rights to the Town and the 
Town will lease the rights back to the development consistent with its annexation 
policies. 
 
15.  Well Easement 
A plan was established for where the Town should drill new water wells to add 
future capacity to the Town’s water system in 2007.  The plan recommends that a 
new water well be established around the Jadwin Property.  Prior to submittal of a 
Preliminary Plan application the Applicant will be required to work with the Town 
Staff to determine the appropriate location on the property to establish a new well 
and propose the necessary easements for the well. 
 
16. Referral Comments 
Police Department- The Town Police Department provided comments that are 
attached as part of Exhibit B.  Comments from the Police Department express 
concerns with the close proximity of the short-term rental cabin activities and the 
long-term residential use and the conflicts that may arise out of such proximity.  
Along the same lines, the Police Department’s comments also express concerns 
about the parking management for the short-term rental cabins and the need for 
direct emergency vehicular access to the river access area.   
 
A Technical Review Committee (TRC) meeting was held at which the Applicant 
discussed the Police Department’s concerns with the Police Chief and Town Staff.  
It was decided that the Applicant will put together a draft management plan for the 
short-term rental/glamping area that addresses quiet hours, use of the pond, and 
parking management.  This plan will be ready before the second P&Z meeting.  
Regarding the emergency vehicular access to the river, the Applicant agreed that 
they could make the crusher fine pedestrian access path on the east side of the 
pond wider and stabilized to accommodate emergency vehicles much like the trail 
in the Basalt River Park. 
 
Eagle County- Eagle County provided comments that are attached as part of 
Exhibit B.  The comments suggest that the proposed development satisfies many 
goals and objectives of both the Town’s Master Plan and the Mid Valley Area 
Community Plan that was adopted by Eagle County.  Comments are also included 
no development in the floodplain/floodway, providing noise mitigation to address 
the Highway 82 noise, encouraging water conservation, adhering to the Town’s 
river setback requirements, and limiting wildlife impacts.  The topics are addressed 
throughout this memorandum. 
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Pitkin County- Pitkin County provided comments that are attached as part of 
Exhibit B.  The comments support the location of the density within the Town’s 
UGB but express concerns about traffic.  Pitkin County’s comments also address 
the need for significant affordable housing mitigation, the impact that three stories 
of development will have adjacent to Highway 82, limiting impacts on wildlife 
habitat, and coordinating with Pitkin County Open Space and Trails with regards 
to the trails and recreation aspects of the proposed development.   
 
As discussed earlier in this memorandum, the Town had Charlier and Associates 
review the traffic aspects of the development and the Applicant is working on 
concepts to potentially improve the Midland Avenue/Emma Road and Highway 82 
Slip Lane/Emma Road intersections.  Additionally, the Town Staff is coordinating 
with the Roaring Fork Conservancy on the wildlife habitat and with the Town POST 
Committee regarding the trails and recreation aspect of the development and then 
will reach back out to Pitkin County Parks, Open, Space and Trails after the Town 
POST Committee has reviewed the Application. 
 
RFFRA- The RFFRA provided comments that are attached as part of Exhibit B.  
The comments include ensuring that their reviews are paid for by the Applicant 
and that the Fire impact fees are required.  Staff anticipates providing draft 
conditions requiring payment of the RFFRA fees.  RFFRA’s comments also 
discuss the need for the emergency services connection between the short-term 
rental area and the residential area of the development to be unobstructed and 
signed.   
 
The Applicant has adjusted their application to remove the bollard concept so that 
there are no longer obstructions planned for this connection.  RFFRA also 
commented about the need for the Highway 82 slip lane/Emma Road intersection 
to be improved to better accommodate access for RFFRA’s aerial fire truck.  As 
noted earlier in this memorandum, the Applicant’s engineers are working on a 
reconfigured design for the intersection that will be presented at the next P&Z 
meeting.  The remainder of the RFFRA’s comments are technical in nature and 
relate to the water infrastructure and fire sprinkler design and will be addressed at 
later stages in the development review and permitting process. 
 
Basalt Sanitation District- The Basalt Sanitation District (BSD) provided comments 
that are attached as part of Exhibit B.  BSD’s comments include that that BSD 
currently has capacity for the project, that the Applicant must petition for inclusion 
into the BSD, and that the Applicant must comply with all of BSD’s rules and pay 
all applicable fees.  Staff anticipates reinforcing these comments in the draft 
conditions. 
 
Holy Cross- Holy Cross provided a comment that is attached as part of Exhibit B.  
The comment from Holy Cross relates to the realignment of the overhead electric 
lines running along the western boundary of the property.  The Applicant explored 

19 of 182 



 

 16 

the potential to underground the electrical lines, but it was determined that it was 
not possible as they are the main electrical lines feeding the upper Roaring Fork 
Valley and they will not be permitted to buried.  Holy Cross has required that 
easements be obtained for the relocation of the electrical lines.  Staff anticipates 
providing a draft condition to reinforce this requirement. 
 
VIII. Recommendation 

 
Staff recommends that the P&Z hear presentations from Staff and the Applicant, 
consider public comment, and provide initial discussion and then continue the 
review to the next meeting, at which meeting Staff will present draft conditions of 
approval for the P&Z’s consideration and have updates on the various aspects of 
the Application that the Applicant is currently working to improve. 
 

Attachments: 

Exhibit A- Application and Responses to Referral Comments 
Exhibit B- Referral Comments 
Exhibit C- 2020 Master Plan Future Land Use Map and Excerpts 
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Black Mountain Introduction   

Owner/Applicant/Consultant List 
 
 
OWNER/Applicant: 
JADWIN PARK LLC 
PO BOX 8616 
ASPEN, CO 81612-8616 
BRIDGER SMITH 
970.379.9400 
SMITH.BRIDGER@GMAIL.COM 
 
ARCHITECT/DESIGN: 
BLDG SEED ARCHIECTS 
1101 VILLAGE ROAD, SUITE # UL6D 
CARBONDALE, CO 8623 
970.340.8211 
RAMSEY@BLDGSEED.COM 
 
PLANNER/COORDINATION: 
MARK CHAIN CONSULTING LLC 
811 GARFIELD AVE 
CARBONDALE, COLORADO 81623 
(970) 309 - 3655 
MCHAIN@SOPRIS.NET 
 
SURVEYOR/CIVIL ENGINEER: 
SOPRIS ENGINEERING, LLC 
502 MAIN STREET, SUITE A-3 
CARBONDALE, CO 81623 
(970) 704-0311 
YNICHOL@SOPRISENG.COM 
 
WATER ATTORNEY 
JODY EDWARDS 
CORONA WATER LAW 
1018 LAUREN LN. 
BASALT, CI 81621 
970.948.6523 
CC@CRAIGCORONALAW.COM 
 
LANDSCAPING/ENHANCEMENT 
CONNECT ONE 
350 MARKET ST., #307 
BASALT, CO 81621 
970.355.5457 
HH@CONNECTONEDESIGN.COM 
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WATER RIGHTS/WATER USE ANALYSIS 
COLORADO RIVER ENGINEERING 
136 E. 3RD ST. 
RIFLE, CO 81650 
970.625.4933 
MICHAEL@COLORADORIVERENG.COM 
 
KLEIN COTÉ EDWARDS CITRON LLC 
JODY EDWARDS  
101 SOUTH MILL STREET, STE. 200, ASPEN, CO 81611 
TELE: (970) 925-8700, X108 | FAX: (970) 925-3977 
JEE@KCECLAW.COM 
 
FELSBURG HOLT & ULLVIG 
RICH FOLLMER  
PLAZA TOWER ONE, 6400 S. FIDDLERS GREEN CIRCLE, SUITE 1500, GREENWOOD VILLAGE, CO 80111 
OFFICE: 303.721.1440   
RICH.FOLLMER@FHUENG.COM 
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BLACK MOUNTAIN PROPERTY ANNEXATION   
  

1. Background and Intent of Application 

Jadwin Park LLC (owner and applicant) proposes to annex, zone and develop an approximately 9.3-acre 
Property, to be known as Black Mountain (the “Project”), that is located between the Roaring Fork River 
and SH 82. The Property is historically known as the Jadwin Property and is also located a short distance 
west of the Basalt Public Library and the US Post-Office. Access to the Property would be from Emma 
Road. The program is to annex and zone the Property PUD with uses including Multifamily Housing and 
Townhomes, a Hotel/Short-Term Rental component, Open Space Conservation/Public Recreational 
Uses/Trail Enhancements, and a gift to the Town of Basalt of an approximately 0.84-acre parcel which 
could be used for a Community Facility or Childcare Facility or any other public use that the Town feels is 
needed in the future. The applicant hopes to build out the project within five calendar years. The 
development concept consists of the following: 

 35% of All Residential Housing is Designated as Deed Restricted Affordable Housing  
 4 Multifamily Buildings with a Total of 56 Units 
 12 Townhome Units 
 12 Hotel/Short-Term Rental Fishing Cabins 
 7 Seasonal Glamping Pads 
 4-Acres of Open Space Conservation & Public Recreational Uses 

o Over 4-acres of the Property consists of riparian areas and floodplain and this area 
would be accessible to the public but managed and maintained by the Ownership 
Group.  

The Project complies with the Basalt Master Plan 2020 both in terms of being consistent with the Master 
Plan’s Planning Framework and its stated goals and objectives.  More specifically, the Project complies, 
on a step-by-step basis, with pages 79-86 of the Primary Key Parcel Component of the Master Plan 
which lays out the desired future land-use program for the Jadwin-Stott Property. All internal streets are 
proposed to be private and maintained by the Ownership Group. Nonetheless, all have been designed 
with 24’ widths and in consideration of Basalt development standards and the cooperation and 
feedback from Roaring Fork Fire Rescue.  The neighborhood typology, as proposed, was inspired by the 
Master Plan and its vision for the Key Parcels.  The Project to be known as Black Mountain implements 
an approach and strategy with a keen eye towards a Resilient & Sustainable Environment by planning 
Green Initiatives in support of the Basalt Sustainable Building Regulations including overall site planning 
and individual building design strategies.  Site responsive strategies include Efficient Parcel Layout; 
Residential Unit and Parking Design; Transit Oriented & Multi-Mode Commuting with a proposed 
WeCycle partnership; EV Charging Stations and Bike and Pedestrian Oriented Solutions as well.  Building 
designs are planned for localized electric-based heating and cooling systems, solar rooftop arrays and 
energy efficiency-oriented envelopes.    
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Entitlement History 

The Property is located in both Pitkin and Eagle Counties. There was a previous application for this 
particular site in conjunction with the adjacent Stott Property (to these) a number of years ago for an RV 
Park. The application was not approved, and the Property was not annexed. 

 

2. Project Site 

The site is relatively flat and has wetlands on the northern and western edge of the Property. There is an 
existing single-family home, one mobile home and a pond on the Property. According to county records 
the main residence was built in approximately 1989. There is One Mobile Home at the southwest 
corner, but we have been unable to determine when that structure was placed on the property. Utilities 
are available to the Property. An overhead electric line runs north to south on the western portion of 
the site. An 18-inch wastewater main transects the Property from northeast to southwest. An 
Improvement Survey Plat has been completed for the site and is included in Exhibit D. Recorded 
easements are associated with the wastewater main. The Property is not included within the Basalt 
Sanitation District.  An Inclusion Agreement with the Sanitation District will be made assuming approval 
of the Annexation and initial zoning. The Sanitation District is aware of the application.   
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3. Development program summary information 

The Development Program will include an initial zoning to PUD. The underlying zone district for the 
residential portion of the Property will be the R-4 MD Zone District; and the C-1 Neighborhood 
Commercial Zone District will be the underlying zone district for the Hotel/STR/Fishing Cabin Area.  An 
application for a PUD Sketch Plan is in the next section of this land-use application. The development 
components are: 

Multifamily Housing Component 

The multifamily housing component will consist of 4 buildings with a total of 56 units. Two of the 
buildings will have 12 units each and be deed restricted affordable housing and the two on the eastern 
portion of the project will have 16 units each and be free market housing. There will be a mix of 
efficiency, one-bedroom and three-bedroom units. Unit sizes run from 461 square feet for efficiencies to 
1,222 square feet for the three-bedroom units. Total net building area is 48,784 square feet.  

Townhome Component 

2 types of three-bedroom townhome units are proposed. These structures incorporate main level 
garages with efficiently planned living spaces above for a 3-story solution at each Townhome. The 
square footage for these units ranges from 1,829 sf to 2,034 sf. 

Hotel/Short-Term Rental Fishing Cabins  

A total of 12 Hotel/Short-Term Rental Fishing Cabins are proposed with all units being either one or two-
bedroom units and one 3- bedroom cabin. The goal of this land use category is to provide some very 
small scale and low impact hotel/short-term rental fishing cabins which will bring visitors in close 
proximity to downtown/Midland Avenue. The goal would be to supply accommodations to both tourists 
within walkable distance to downtown, without taking long-term housing supply away from the 
community (as discussed in the Master Plan). The Hotel/Short-Term Rental Cabin area will also include 
an Amenity Cabin to support the guest experience, a maintenance and housekeeping facility and a 
manager’s house for on-location support at all hours. 

Glamping Pads (Seasonal Only) 

The site includes a finger of land that extends to the north and touches a quiet side channel of the 
Roaring Fork River. This finger includes naturally higher land and sits overlooking the river. It is also 
currently heavily vegetated with a mixed understory, conifers, and cottonwoods. To provide more 
accommodations and do this with a lighter touch on the land, 7 designated seasonal Camping /Glamping 
Pads have been added. Many of these will be utilized by fishermen because of the proximity to the river 
and other outdoor enthusiasts who visit Basalt in the summer. The pads will be designated as level pads, 
with a firm gravel or crusher fines surface, sized to accommodate a canvas tent or similar glamping style 
seasonal structure. The structures are seasonal in nature and will be removed during the colder portions 
of the year with the pads remaining, which will not impede high river flow or floodplain restrictions. 
These glamping sites will be a unique accommodation style not seen elsewhere in Basalt. It 
accomplishes the vision of the 2020 Master Plan but with a softer environmental footprint on the site.   
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Open Space Conservation / Recreation and Landscaping 

The existing conditions of this property lend themselves to thinking about the Open Space and 
Recreation Plan in a bifurcated way. The upper two thirds of the site have seen human interactions for 
decades with cultivated fields, access roads, a man-made pond, and homesite. The lower third of the 
site is not pristine with planted trees and wetlands that were previously mechanically graded. However, 
the lower third does lend itself to a more natural feel with higher water, great vegetation, and access to 
the river. The Open Space and Recreation Plan contemplates the site in this way. As you enter the 
property from Emma Road the plan gives off an organized feel. Tree-lined streets with parking and 
sidewalks welcome residents and visitors. The trees are evenly spaced giving a ‘town center’ like feel. 
This organized landscape design is punctuated with small courtyards that will be shared, or private in the 
case of the townhomes, giving residents access to their own spaces.  

The Hotel/STR cabins space is delineated by a tasteful gateway that will include signage and limited 
lighting so visitors to the rentals enter their own ‘space’. The landscape here begins to transition back to 
a softer and more natural feel. Trees and understory planting is less organized and more natural. The 
asphalt and concrete of parking areas and sidewalks gives way to crusher fines paths and planting 
pockets. An amenity space is provided that serves as a focal point and transition space between the 
residential area and the trails and open space. Located on the edge of the improved pond it will serve as 
a gathering place for the residents, visitors to the STRs, and the public utilizing the trail system. This 
space has some more active uses like bocce, horseshoes, and a connection to other sport courts. 
Landscaping and wayfinding signage will be used to help define the different areas of the site between 
open public use on trails, residential spaces, and the STRs. 

The Open Space and Recreation Plan will build on the strengths of the existing site in the lower third. A 
soft path trail will circumnavigate the wetlands and connect down to the river edge on a path separated 
from the glamping and cabins. This trail will be open to the public and is designed to connect to the 
adjacent property, should it ever redevelop, and eventually Midland Park. Uses here are primarily 
passive with trails and seating. The landscaping will focus on the existing by mitigating weeds, adding 
wildlife supporting vegetation, and minimal selective clearing of understory and tree cover.  

 

Community Facility / Childcare Facility / Public Use 

The Applicant proposes to gift to the Town of Basalt an approximately 0.84-acre parcel which could be 
used for a Community Facility or Childcare Facility or any other Public Use that the Town feels is needed 
in the future (the “Dogleg Parcel”). The Master Plan Future Land Use Map (at page 83) called out a very 
small portion of the Jadwin Site for “Community Facility” that has several constraints such as security, 
privacy, size, and parking limitations, whereas the Dogleg Parcel is much larger and more suitable for a 
meaningful Community Facility or Childcare Facility.   The Dogleg Parcel gift will allow the Town of Basalt 
to own a Public Open Space parcel until the use and needs are better understood for a public facility at a 
future date. 
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4. Annexation 

Annexation Map 

An annexation map drafted by Sopris Engineering is attached and included in Exhibit D of this 
Application. Please note this Exhibit D also includes the Improvement Survey Plat which shows existing 
conditions on the Property as well as the Engineering Report; all completed by Sopris Engineering.   You 
will note that the Property, while contiguous to the Basalt Municipal Boundaries does not have enough 
sufficient contiguous perimeter to immediately meet state statute requirements which requires 1/6th of 
the annexing property boundary to be contiguous with the municipal boundaries. There are provisions 
in state statute and the drafted annexation map to come into compliance by preparing successive legal 
descriptions where each individual proposed annexation description can be phased in. In this particular 
instance it will take six portions of the legal descriptions to bring the entire Property into compliance. 
One map is allowed to serve this purpose, but six individual legal descriptions need to be provided and 
each must be properly noticed and published. The Property can be brought into the municipal 
boundaries via one ordinance. 

 

An Annexation Petition is included in Exhibit E. 

 

Supportive Information Required as part of the Annexation Application 

Soils Description and Limitation 

A soils report performed by Kumar Inc. is included in Exhibit F.  

Utility Plan 

A utility plan by Sopris Engineering is included in the Technical Documents in Exhibit D  

Mailing addresses 

A list of all Property owners within 300 feet of the subject site is included in Exhibit H (miscellaneous 
documents) 

Water Use and Water Rights  

A Water Rights Dedication Report and Analysis and a Water Budget dated August 13, 2023 completed by 
Grand River Engineering Inc. is included in Exhibit G.  These documents will be transmitted to the Town 
Attorney as noted in the Annexation Application checklist. Water rights were decreed to the Property 
from Williams No.1 Ditch. Preliminary estimates show that the water rights and historical use more than 
meet the demands of the projected water use after development. 
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Statement of Community Need for Proposed Annexation and Zoning. The Jadwin Property, with the 
exception of the west “Dogleg” portion proposed for a Community Facility or other public use for the 
Town, is located within Basalt’s Urban Growth Boundary and is in general compliance with the Basalt 
Master Plan 2020. It represents a logical extension of the Town’s boundaries. The analysis showing 
compliance with the Master Plan is located in the PUD Sketch Plan portion of the land-use application.  A 
quick summary of the benefits of the Development Plan is provided below. 

 Affordable housing count provided exceeds code requirements, providing 24 housing-units 
towards the Town’s affordable housing goals, filling the gap in studio, 1-bed, and 3-bed “family 
orientated” units not always provided in other developments.   

 Donation of Dogleg Property for a childcare or Community Facility or any other public use 
proposed by the Town 

o Applicant is proposing to include Dogleg Property in land use application for annexation 
and provide a desired zoning for the Town. 

 Open Space Conservation, Recreation and provision of riparian and floodplain area and other 
open space areas available to the public with no maintenance cost to Town. Developer, by 
written agreement, will maintain such spaces in perpetuity. Public easements will be provided. 

 Development with minimal points of access off Emma Road. 
 Increased tourism through boutique lodging supporting local businesses and the vibrancy of our 

outdoor economy, located on a parcel supported by the Master Plan.   

In summary, we feel that the project will provide quality affordable housing and the type of housing that 
is needed and missing in the Mid-Roaring Fork Valley while permanently protecting riparian open space 
and creating new means and opportunities for recreation to the public. The efficient layout and modest 
size of the multi-family workforce housing can provide an attainable product which is less commonly 
seen in new developments. The Project is located within walkable distance to downtown Basalt and 
ideal for multi-mode and alternative transportation. Finally, the Project will spur economic activity by 
connecting, via a new trail system, new boutique lodging to a newly improved, and popular, Midland 
Ave / Downtown Basalt commercial area. 

School District comment on effect of annexation application. Applicant has contacted the COO of the 
RE - 1 School District. We have provided to the school district the number of students generated by the 
development and the amount of land required to be dedicated per section 17-16 of the Basalt Municipal 
Code (BMC). We have also provided the School District the background information and fees which the 
Town has charged for other residential generated annexations in the recent past.  

Description how Application complies with Basalt Code Section 15-7 - Annexation Agreement and 
policies for the below items. 

Annexation Agreement. Consistent with recent annexations, we have asked staff to waive the submittal 
of a draft annexation agreement at this time. It is much easier to finalize an Annexation Agreement once 
all conditions of approval and the site plan and zoning plan are ready to be approved by the Town. 

Fees pursuant to other sections of the Town Code. A chart showing potential applicable fees is included 
below. Applicant will pay all fees as required. 
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Potential Black Mountain Fee Schedule – 2023 

 

ITEM 

 

REQ./PROVISION CODE SEC. AMOUNT/COMMENT 

Ped & Transp. Impact 
Fee 

$1,000 per DU 
(2009). To be 
established each year 
by resolution of 
Council 

15-7 Southside specific recent fees 
were: 

$0.70 for free market attached. 

$0.35 for AH attached 

Special Improvement 
Fee 

$1 per SF 15-7  

Affordable Housing 20% # of units 

25% of total new SF 

15-7 & 16-411 to 
16-420 

Commercial Linkage will not be 
required. 

School Land Dedication 

 

Fee based on 1776 
SF of land/student 
(0.54 SF/SF and 0.38 
SF/MF).  

Land fee was $8/SF 
(2009). Has been 
modified  

15-7 & 17-16 New standard is: 

MF Free Market/du- $4,236 

MF AH/du - $1,603 

Park Dedication/Open 
Space 

Variable dedication 
requirements.  

17-15, 16-73 & 
Master Plan/(1 
ac.  Per 
125/person 

Proposal is to provide same open 
space as per 2009 approval. 

Surcharge A $500 per tap 13-28 No longer in code.   

Surcharge B $500 per tap 13-28 No longer in code.   

Surcharge C $700 per EQR 13-28 Southside specific. NA for Black 
Mountain  

Surcharge D – Water 
Tank 

$1880 Per EQR  with 
5% annual inc. 

13-28 With yearly 5% adjustment – 
estimated to be $2,400/EQR in 
2023 

Water Tap Fees $5217 per EQR 13-26 Rate study underway 

 

RFTA Annexation Request NA Plan may be referred to RFTA 

Sewer Tap Fees $7,000 per EQR.    Have contacted BSD. Needs to be 
included in District. Petition will be 
filed 

Fire District Fees $900 per DU  NA  
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Childcare Fee. The applicant has become aware that after the approval of the Stotts Mill project that a 
childcare fee policy has been established and has been applied to some recent land-use approvals. The 
applicant is proposing that the dedication of the “dogleg parcel” can be utilized to fulfill this obligation. 
Not only does it provide land to the Town for a public use but gives the town flexibility of the particular 
public use that would be proposed to be located here. This may be more useful to the Town especially 
as business plans for childcare keep continually evolving and changing. 

 

Affordable Housing. Applicant proposes to provide 35% of residential units of the development as deed 
restricted housing (24 units). This represents 27% of net square footage devoted to residential uses. This 
exceeds Town code as an additional community benefit offered. Affordable Housing Program included 
at end of PUD Sketch Plan application. 

Master Plan. A detailed PUD Sketch Application as provided in the next section of this land-use 
application. 

1 % RETA.  Applicant agrees to comply with the annexation policy which requires a 1% RETA on the sale 
of any real estate within the project. Applicant also confirms they will comply with providing a 2% RETA 
for all real estate with a sales value of over $1 million. This agreement will be confirmed as part of the 
Annexation Agreement and/or any development agreement that occurs with the subject Property and 
the land-use entitlements. 

Community Benefits. Community benefits are described above in this section entitled “Statement of 
Community Need for Proposed Annexation and Zoning”.  

Energy Efficiency. The Development Team understands the environmental and energy efficiency policies 
that have been adopted by the Town as well as the goals set forth in the 2020 Master Plan. Applicant 
agrees to fully comply with the Basalt Sustainable Building Regulations as well as applicable state 
mandated energy codes.  Applicant also agrees to further the Green Initiatives as stated in the Master 
Plan through responsible and progressive site and building design strategies.  Site responsive strategies 
include efficient parcel, unit and parking design, Transit Oriented & Multi-mode commuting with a 
proposed WeCycle partnership, EV stations and bike and pedestrian oriented solutions.  Building designs 
are planned for localized electric-based heating and cooling systems, solar rooftop arrays and efficiency-
oriented envelopes.   
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Annexation Impact Report 

 

For:   Jadwin Park LLC/Black Mountain Annexation 

 

Map:   A map or maps of the Town and adjacent territory showing the following information: 

a. The present and proposed boundaries of the Town in the vicinity of the proposed 
annexation. 
 

b. The present streets, major trunk water lines, sewer interceptors and outfalls, other utility 
lines and ditches and the proposed extension of such streets and utility lines in the vicinity 
of the proposed annexation. 

 

 c.    The existing and proposed land use pattern in the areas to be annexed.  

 

See maps attached hereto (to be updated as appropriate). 

 

Copy of pre-annexation agreement:  there is no pre-annexation or predevelopment agreement.  

 

A statement of the Town's plans for extending or providing for municipal services within the area to 
be annexed: The majority of the to be annexed area is located within the adopted Urban Growth 
Boundary of the Town of Basalt. The 2020 Basalt Master Plan for the area to be annexed contemplates 
the provision of municipal services. The Town of Basalt intends to provide municipal services to the area 
to be annexed. The property is approximately 9.3 acres in size. 

 

There is a rectangular extension from the subject property approximately 36,410 square feet in size that 
is not within the Urban Growth Boundary. The Applicants would like to consider this area to be included 
within the Urban Growth Boundary and be part of the Development Plan. This represents 9% of the 
subject Property. 

A statement of the Town's plans for the financing of municipal services to be extended into the area 
to be annexed: As of March 24, 2023, the Town has not undergone economic modeling or hired a 
financial consultant to analyze the fiscal benefits and costs of the Project and proposed development 
plan. This may change as the Project runs through the land-use entitlement process. 

The Town will negotiate impact fees related to school and transportation, street improvements, as well 
as fees or improvements to parks or recreation facilities. 
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The developer will also be paying a surcharge fee to the Town for the Town’s water tank that was 
constructed in the mid- 2000’s. Through the development review process, the Town will be identifying 
additional improvements that will offset the costs of growth.  

 

Existing districts within the area to be annexed:   

 

 Basalt Regional Library District  
 Roaring Fork School District RE-1  
 Basalt and Rural Fire Protection District  
 Basalt Water Conservancy District  
 Colorado Mountain College District  
 Aspen Valley Hospital District  
 Colorado River Water Conservation District  
 Crown Mountain Parks and Recreation District  
 Roaring Fork Transportation Authority (RFTA) 

 

Effect of annexation upon the local public school district system:  The proposed development will 
generate 26 children (Town Code section 17 – 16 anticipates 0.38 children per multifamily unit) 
according to the Town’s guidelines for school impacts. The Town will negotiate either fees, school 
oriented affordable housing improvements, or other mitigating measures during the 
annexation/development review process to help offset the proposed development’s actual impact on 
the school district. The applicant has initiated discussions with the school district in order to help 
support the school district’s needs. Childcare Facilities in the past have been identified as a discussion 
item for consideration during similar annexation projects. Finally, a fee per type of dwelling unit (single-
family or multifamily units in conjunction with a subset of whether free-market or Designated 
Affordable Community Housing unit) has been used in the past. The formula used in the recent past for 
annexation projects included $4,236 per multifamily free-market unit and $1,603 per multifamily deed 
restricted unit. 
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PUD SKETCH PLAN APPLICATION 

 
5. PUD Introductory Information 

The PUD Development Plan will create 4 distinct land use areas. The underlying zone districts are the R-4 
MD  and C-1 Neighborhood Commercial Zone Districts. All structures will be based on the standards in 
the relevant, underlying zone district and adjusted to better serve the unique aspects of this PUD area. 
The 4 areas  being created  are: 

 PUD - Multifamily Area 
 PUD -Townhome Area 
 PUD - Hotel/STR Area 
 PUD - Public (for the Dogleg) 

 
A fifth area/zone district for Open Space/River/Floodplain/Riparian area etc. will be decided 
with the Preliminary Plan application and whether this will be a special PUD Area or will be the 
Town’s Open Space/River District for that area. 
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5.1 Objectives, comparison with underlying Zone Standards/Other Sections, Enhancements not Required 
by Code.   

 

PUD Objectives.  The PUD Objectives for the development are: 

1. To build a project which complies as much as possible with the Master Plan recommendations 
for this portion of the Jadwin – Stott parcel including specific locations for: Open 
Space/Recreation and Floodplain Conservation and Preservation; Residential Uses; Hotel/Short-
Term Rental/Commercial component and a future Community/Childcare/Public Use Facility. 

2. To provide the “Minimum Density” number of residential units for the Property as proposed in 
the Master Plan. 

3. To construct deed restricted affordable housing above and beyond that required by the Town of 
Basalt Municipal Code and Affordable Housing Guidelines. 

4. To provide a diverse range of housing product types and levels of affordability in support of a 
neighborhood typology that responds to a diverse community.    

5. To provide permanent public access to the Roaring Fork River and to the River area including 
floodplain and riparian areas to the general public in perpetuity. The public does not have access 
to these areas at the present time. 

6. To manage this Open Space/River Floodplain area and preserve it at no cost to the Town. 
7. To enable the Town to meet their daycare/childcare needs or other needed public facility or to 

keep as open space until some future use is needed as the Town deems appropriate on the 
gifted Dogleg Property. 

8. To have a hotel/short-term rental component which can provide economic benefits to local 
downtown businesses without taking away long-term housing. 

9. To provide this development without having a negative impact on the Town’s Transportation 
Infrastructure. 

10. To meet Basalt Sustainable Building Regulations and Master Plan initiatives while providing 
innovative site, transportation and building design solutions.  

Spreadsheets Comparing underlying zone district dimensional standards with proposed PUD Plan 
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CONFORMANCE/VARIANCE REQUESTS: PROPOSED R-4 MD  

MULTIFAMILY AREA 
 

Item R-4 MD Standard - MF Proposed Standard Explanation/comment  
Min. Lot Area (SF) 7,500 Conforms  
Max Bldg. Height (ft.). Top of flat 
roof, mid-span of peaked roof 

33 M1 and M2 conform.  
M3 and M4 Requested to be 37. 

M3 and M4- 9’ ceilings + 20” STC/rated floors + variation in 
height to break down larger bldg. mass / screening of equip 
and solar array = requested allowance of 37’.  

Highest point – pitched roof 
(feet) 

35 Same as above Same as above  

Max # Stories 3 3 Conform 
Min Lot Width (feet) 70 ft. NA Non-traditional Subdivision. Lots proposed to go to middle 

of street/circulation area 
Front Yard Setback - local 
Street/Major collector 

10 ft. Conforms Meets std. from lot line. Can set Bldg. Envelope. 

Rear Yard 10 ft. Conforms  
Side Yard 5 ft. Conforms  
FAR 0.5:1 

0.8:1 allowed if 
approved by Council at 
Hearing 

Conforms Assuming “development” area is one- half of  
project total (other half open space/flood plain,) etc.  

Max Lot Coverage None   
Min Landscape 10% Conforms 46%+ of project is open space/landscaping 
Parking Per Section 16-91  Parking count exceeds code 
Max Unit Size (SF)    

3 br 1,385 1212 Conforms 
2 br 1,135 NA  
1 br   965 765 Conforms 

Efficiency   800 461 Conforms 
Min Unit Size (SF)    

3 br 1,000 1212 Conforms 
2 br   750 NA  
1 br   580 765 Conforms 

Efficiency   415 461 Conforms 
    
Max Garage (SF) NA None provided  
Separation Between Bldgs. (ft) 15  Conforms  
     

Notes: No two bedroom units 
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CONFORMANCE/VARIANCE REQUESTS: PROPOSED R-4 MD 

TOWNHOME AREA 
 

Item R-4 MD Standard – Attached 
Dup/TH 

Provided Explanation/comment 

Min. Lot Area (SF) Approved at Subdiv. – not < 
1,250 

NA Non - traditional subdivision. Lots, if created will go to middle of circulation area  

Max Bldg. Height (ft.). Top of 
flat roof, mid-span of peaked 
roof 

24 Requested 3rd story 33’ 
ht. limit 

Compact footprint, tuck under parking design. Green Initiative – living over parking 
(decrease surface parking/heat island, preserve green/open space, efficient site 
design. Arch design  
consideration to break down scale/perceived height. 

Highest point – pitched roof 
(feet) 

28 Same as above Same as above  

Max # Stories 2 3 Design exception requested 
Min Lot Width (feet) 28 NA Non - traditional Subdivision 
Front Yard Setback - local 
Street/Major collector 

10 Conforms Meets standard from lot line. Can also set  
building envelope 

Rear Yard 10 conforms  
Side Yard 5ft (zero allowed via subdiv) conforms  
FAR 0.5:1 

0.8:1 allowed if 
approved by Council at 
Hearing 

conforms Assuming “development”  
 area is One half of  
project total 

Max Lot Coverage None   
Min Landscape 10% conforms 46%+ of project is open space/landscaping 
Parking  conforms Parking count exceeds code 
Max Unit Size (SF) Max Unit Size (SF)   

3 br 1,600 1,829 or 2,034 Minor design exception requested  
(increase quality/site specific design) 

2 br 1,600 NA  
1 br 1,000 NA  

Efficiency   800 NA  
Min Unit Size (SF) Min Unit Size (SF)   

3 br 1,000 1,829 or 2,034 Conforms 
2 br   750 NA  
1 br   580 NA  

Efficiency   415 NA  
    
Max Garage (SF) 350  440 Mechanical and storage area included in usable space 

Separation Between Bldgs. 
(ft) 

15 Conforms  

    
Notes: 
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CONFORMANCE/VARIANCE REQUESTS: PROPOSED C-1 NEIGHBORHOOD COMMERCIAL    

HOTEL/STR AREA 
 

Item C-1  Standard -  Proposed Standard Explanation/comment 
Min. Lot Area (SF) 6,000  Conforms 
Max Bldg. Height (ft.). Top of flat roof, mid-
span of peaked roof 

24 Conforms  

Highest point – pitched roof (feet) 28 Conforms  
Max # Stories 2 1 and 2 Story models Conforms 
Front Yard Setback - local Street/Major 
collector 

25 ft. conforms Meets standard from defined property line. Can also set building 
envelope 

Rear Yard 25 ft. Variable  Propose to set building envelopes near pond/constraint area 
Side Yard 15 ft. conforms  
FAR 0.5:1 

 
Conforms Total net for this use area is <11,0000 SF 

Max Lot Coverage None   
Min Landscape 30% conforms  
Parking Per Section 16-91 Conforms  
     

Notes: 
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Comparisons with Town PUD Design Standards per section 16.73 and 17 -1 through 17-60  

Subdivision standards – (17-1 through 17-60) 

 The application complies with the subdivision standards including road design, lane width, 
parking dimensions etc. with the exception that the driving areas will be private and not 
dedicated rights-of-way. Similar to what one sees with a large condominium complex. 

 Some lots will go to the midpoint of circulation areas as opposed to along boundary of rights-of-
way. See Sketch Site Plan in Engineering Documents. Exhibit “D “ 

 

PUD Standards Section 16.73 

  

 Recreation Open Space (16.73.C (2). Standard is that 75% of the open space provided in a PUD 
shall be recreation; mostly devoted to organizing sports areas, courts, swimming pools etc. The 
open space provided by this project is more passive in nature and for the enjoyment of river and 
riparian areas. The proposal also includes such items as a flyfishing practice dock, River access 
for fishing, pickled all, bocce ball and sport court and related uses.  

 Private Open space (per 16.73.C (3)) of a minimum 150 ft.² on lower levels and 50 ft.² on upper 
levels is provided or exceeded at each of the 68 residential units proposed.    

 

Enhancements offered by Project development which are not required by Town Code 

We summarized this information in the earlier Annexation Section of the application. We are repeating 
it here as it is specifically asked to be included in the PUD Sketch Plan Submittal. 

 

1.  Affordable housing count provided exceeds code requirements. 35% of units provided as 
Community Housing; 20% is required. 

2. Donation of Dogleg Property for Childcare Facility, Community Facility or any other future public use 
proposed by the Town. I think we need to mention it could be open space until a future use is 
deemed necessary.  This is very important.  

3. Applicant is willing to include Dogleg Property in land use application for annexation and provide a 
desired zoning for the Town. 

4. Provision of riparian and floodplain area and other open space areas available to the public with no 
maintenance cost to Town. Developer, by written agreement, will maintain such spaces in 
perpetuity. Public easements will be provided. 

5. Development with minimal points of access off of Emma Road. 
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5.2 Development Program – description of proposed uses, number of dwelling units/SF; 
commercial uses and amount of square footage; open space calculations. 
 
A quick overview of the development program is included in Section 3 of the annexation portion of this 
Application. This portion of the application will go into a little bit more depth and provide a list of 
number of units etc. 
 
The Development Program consists of 4 elements. There will be a residential component which will 
feature some multifamily buildings and some townhomes; a hotel/short-term rental fishing cabin aspect 
which will include 12 small rental cabins and up to 7 temporary seasonal Glamping pads and an open 
space conservation/recreation and landscaping component. The developers will construct the 
residential and the Hotel/STR component in the first couple of years. Nearly half the Property is river 
frontage/riparian area/floodplain and will be cleaned up and improved by the developer. The pond will 
be cleaned up and arrangements made so that it is also used as part of the raw water irrigation system. 
The fourth component of the program is a public element. As noted previously, the developers intend to 
gift the Dogleg portion of the Property to the Town, so that the Town can provide a Or Community 
Facility, preschool or some other chosen public use to be determined by the Town when they find an 
appropriate time for the allocation and/or construction of that parcel. 
 
Residential Component 
The residential section of the development will include 4 multifamily buildings and a total of 12 
townhomes.  The multifamily buildings are noted as structures M1 through M4 on the Site Plan. 
Buildings M1 and M2 will be two stories each. These are the buildings dedicated for Deed Restricted 
Affordable Housing. Buildings M3 and M4 are on the east/southeast portion of the site and will be 3 
stories each and free market housing. Relevant information is on the attached table. 
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BLACK MOUNTAIN DEVELOPMENT MATRIX  
 

Residential Building 
Name 

# units Studio/Effic 1 bed 2 bed 3 bed Total 

Multifamily M1 12 4 4  4 12 
 M2 12 4 4  4 12 
 M3 16 4 4  8 16 
 M4 16 4 4  8 16 
Totals  56 16 16  24 56 
 Unit size  461 SF 755 SF  1,222 SF 48,784 
        
Townhomes T1 6    6 6 
 T2 6    6 6 

Totals  12    12 12 
 Unit Size T1 = 1,829 SF/unit 

T2  = 2,034 SF /unit                                                  Total TH SF = 23,1748 
        
Commercial Building 

Name 
# units Studio/Effic 1 bed 2 bed 3 bed Total 

STR Fishing 
Cabins 

C1 
(rainbow) 

3  3   3 

“Cutthroat” C2 5   5  5 
“Brookie” C3 3  3   3 
“Brown” C5-A 1    1 1 
Totals    6 5 1 12 
Miscellaneous Amenity 

cabin 
Services for guests – approx. 964 SF 

 Manager House 2 or 3 bedroom unit – 1,147 SF in size  
 STR Support 581 SF  
        

Note:  

1. 7 Glamping pads. Seasonal in Nature 
2. Each residential unit will have a minimum private outdoor space of 150 SF at grade, or 50 SF raised 

deck.   
3. Total STR Beds = 19 (does not include Glamping) 

 
 

 2 types of three-bedroom townhome units are proposed. These structures incorporate main level 
garages with efficiently planned living spaces above for a 3-story solution at each Townhome. The 
square footage for these units ranges from 1,829 sf to 2,034. Development data is also included in the 
table. 

45 of 182 



Black Mountain Annex and Sketch Plan  20 

Hotel/Short-Term Rental Fishing Cabins 

The short-term rental area will include 4 styles of small short-term rental cabins and there will be a total 
of 12 cabin units.  A total of 19 guest beds are being provided. Also included in the Hotel/Short-Term 
Rental Fishing Cabin component will be a guest Amenity Cabin and a Manager’s House. There will also 
be a maintenance facility of slightly less than 600 sf in size constructed in that district. 
 
Finally, the Development also proposes to provide 7 seasonal Glamping pads which are seasonal in 
nature and will provide additional recreational opportunities to the public. The pads will be designated 
as level pads, with a firm gravel or crusher fines surface, sized to accommodate a canvas tent or similar 
glamping style seasonal structure. The structures are seasonal in nature and will be removed during the 
colder portions of the year with the pads remaining, which will not impede high river flow or floodplain 
restrictions.     
 
Open Space/Floodplain 
The riparian/floodplain area comprises approximately 4.3 acres and is slightly less than half of the 
project site. Uses in the area are the 7 Glamping seasonal pads noted in the above paragraph, an 
existing pond (which will be improved) and some passive recreation improvements that will meet all 
floodplain and ESA requirements.  For clarification purposes, we are of the opinion that it may not be 
necessary or appropriate to have the Glamping pads meet the Base Flood Elevation criteria. These are 
seasonal in nature and will not be set up until all risks of flood events are over for any particular year. 
These Glamping pads will be inspected after each year use and the Town could also be involved in 
determining when it is acceptable to begin their use/installation for a particular year. 
 
Points of clarification regarding open space and floodplain 
 

a. Dedication of open space area adjacent to the river. The applicant is not proposing to dedicate 
your open space area adjacent to the river to the Town. The applicant proposes to enter into a 
“use license agreement” for the trails into the open space and area adjacent to the river. They 
are available for public use and will be maintained by the applicant. 

 
b. Beachfront amenity space. This area will also be open to the public. Once again, the applicant is 

proposing to own that area and maintain with an easement for public use. 
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AREA CALCULATIONS 

Project Summary Data 
 

Site Area:         9.3 Acres 

Max number of Residential Units      68 

Number of multifamily units       56 

Number of Townhome Units       12 

Number of STR Units       12 

FA are for PUD - including support structures    82,881 SF 

Total number of bedrooms      140 
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5.3 Conformance with Master Plan, Three-Mile Plan, and Master Plans for Adjoining Counties 

Conformance with Master Plan. The PUD Development Program for Black Mountain addresses the 
Master Plan in many ways and will be addressed in this section. The Project conforms with the Jadwin – 
Stott Primary Parcel Recommendations contained in the Master Plan at page 83. The Jadwin – Stott 
property was one of the parcels noted as being important and will be developed in the near future. The 
Master Plan public process asked the citizens at public meetings to define the desired development 
concept for the future for these parcels. This information is contained in Pages 79-86 of the Basalt 
Master Plan 2020. The Project further conforms with the Master Plan 2020 Goals and Objectives.  In 
addition, the Project includes one or more Quality of Life Bonuses as outlined in the Master Plan, 
including, but not limited to, Exceeding Affordable Housing Mitigation Requirements, designating land 
for a future Community Facility, Childcare Facility or other Public Facility, Proximity to Transit and Trail 
Enhancements, Open Space Conservation, Recreational Facilities, and Infill Development. Page 86 of the 
Master Plan states, “The recommended land uses for the Jadwin-Stott parcel include providing both 
open space and density.”  The Development Team’s vision for the Project has been guided by this 
statement. 

Jadwin Property Primary Parcel recommendations. We believe we have demonstrated that the 
development program complies directly with all the major recommendations contained in this portion 
of the Master Plan. These include: 

 providing a space for a childcare or other community facility  
 preserving wetlands and open space 
 development consistent with a mixed- density typology 
 smaller buildings sizes at the western portion of the Property 
 complying with the location of the residential component and the minimum housing density 

outlined in the Master Plan 
 buildings in the hotel/short-term rental area having a small scale 
 Minimum 25% affordable housing and a mix of housing types 
 Studio & 1-bedroom units and family-orientated 3 bedroom units 
 matching the open space contained in the FLUM (Future Land Use Map) 

The Development Team Site Designers have put together a spreadsheet which compares each item 
identified in this portion of the Basalt Master Plan with what the Project is providing. This shows 
Conformance with nearly every item. 

We are disclosing that the pedestrian bridge that is mentioned in the Master Plan 2020 for this area is 
not part of the proposal. We believe that the density for this part of the Jadwin Stott property is under 
the density trigger for the bridge. The proposed Development Program is for the minimum suggested 
density for this site and the scale of the project, and the designated improvement are not in “concert” 
with each other. Please note that nothing in the Development Program precludes the bridge in the 
future and it can be designed when needed and constructed. This is an incredibly large investment for a 
modest development. And for planning and design purposes perhaps it could be undertaken and shared 
when the Stott Property proposes their development and it also can be determined at that time if 
additional demand has also been created from other projects in the vicinity.  
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BASALT MASTER PLAN RECOMMENDATIONS / GOALS / ISSUES DEVELOPMENT RESPONSE 
New Mixed-Use Development Adjacent to Downtown Basalt The development is a mixed-use development including deed-restricted affordable housing, free market 

housing, hotel/short-term rental cabins, open space conservation and recreation, new trails and land 
donated to the Town of Basalt for a Childcare Facility, Community Facility  or other public use. 

Open Space Conservation Approx. Four (4) Acres of Open Space will be preserved indefinitely 

Supply Mix of Housing Types Studios, one bedrooms, three bedrooms and townhomes 

Public Recreation / Civic-Oriented Use Adjacent to Public Uses (post 
office/parks/library) 

Community "flex space" near the Roaring Fork River for weddings, birthday parties, etc. as well as a 
Community Garden, four (4) acres of Open Space, bike and walking trails connected to FLUM 

Affordable Housing (25% Required by Code) 35% of the housing units will be permanently affordable (deed restricted) 

Maintain Sensitivity to River Shoreline Met or exceeded standard restrictions 

Floodplain/Floodway Met or exceeded standard restrictions 

Wetlands/High Water Levels Met or exceeded standard restrictions.  

Wildlife Habitats Impact mitigation to be developed  

Migration Corridors Impact mitigation to be developed  

Vehicle "Slip" Lane on Midland Avenue TBD using existing and new Traffic Study once total unit count is determined 

Connectivity for Bike/Pedestrian from Emma Trail and Two Rivers Road to Old Town New bike/walking paths connected to all buildings.  The paths will run between all buildings with a focus on 
the greenway plan and future connectivity to the adjacent properties. 

Preference for Lower Density Residential Anchor Meet Master Plan Residential Concept 
Small Residential Units at Western Edge Met or exceeded standards 

Trail Enhancements to Accommodate Bike/Pedestrian Connections from Emma Trail 
& Two Rivers Road to Old Town 

The design is intended to put a heavy focus on bike and pedestrian paths around all structures.  Safe 
pathways to connect upriver and downriver per the Greenway plan and safe sidewalks to connect to vehicle 
"slip' lane on Emma Trail. 

Protect Wetlands All structures will be constructed outside of the wetlands. 

Dedicate Park Acreage at 2x Parkland Requirement & Preserve Remaining Open 
Space per FLUM in Conservation Easement Dedicated to Town 

Exceeded - See plan view map. Over 4 Acres to be preserved per FLUM 

Phasing of Development  We currently are not in discussion with the Stott Parcel owners about doing any joint development.  We 
anticipate building the Jadwin Parcel separately.  

Jadwin Parcel to be Annexed into the Town & Zoning Designation Applied Process will commence when appropriate. 

Sustainability & Environmentally Conscious Development 
- Electric-based heating and cooling systems, solar rooftop arrays and energy efficiency-oriented envelopes, 
electric vehicle charging station and WeCycle. 
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Conformance with Master Plan Goals and Objectives.  This is a normal exercise in Annexation and PUD 
development applications for the Town. While we think this takes somewhat of a backseat compared to 
the previous section it is still important. We reviewed all the goals and objectives contained in the 
Master Plan and we believe there is general compliance with Master Plan’s goals and objectives. We 
think it would be tedious to address all of these conforming goals and objectives here. Therefore, we 
have chosen a few of these items in the Master Plan and are commenting on how the Project complies 
with those particular objectives. We can provide more at your request. 

 

G.1 | PEOPLE & COMMUNITY CHARACTER 
 

GOAL 1.3: Balance the natural and recreational attractions of the area with 
accommodation for a diverse spectrum of residents, workers, and visitors. 
 
1.L. Promote quality community growth that meets or exceeds this plan’s policies and design concepts, 
does not create a financial burden, and provides amenities for the 
community. 
 
Response:  The Project provides for permanent conservation of Open Space through easements where 
the public can access the Roaring Fork River and also enjoy floodplain and riparian areas. Applicant by 
agreement will maintain circulation system and maintenance of 4 acres of open 
space/floodplain/riparian areas. The Hotel/Short Term Rental Fishing Cabins will provide 
accommodations for visitors as well. 
 
 

G. 2 | AFFORDABLE & INCLUSIVELIVING 
 
 
GOAL 2.1: Provide housing that serves residents across a range of demographics, incomes, and 
collective needs. 
 
 
2.B. Promote affordability of living and diversity of housing types including market rate housing.   
Response: Affordable Housing with relatively small units will provide opportunities for the  “missing 
middle”.  Affordable units and free market units are being provided. No large residences are included in 
the Project. 
 
2.E. Identify lands with potential for supplying community housing as part of any requirement for 
annexation and include within any request for rezoning of the 
annexing property.  
 
Response: The number of Community Housing Units (Deed Restricted Affordable Units) being proposed 
are greater than the Town Code as part of an annexation and initial zoning of property. 
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GOAL 2.2: Create a toolkit to preserve existing housing that supports the community and mitigate 
involuntary displacement of people. 
 
2.J. Encourage developers to build smaller homes on smaller lots.  
 
Response: Largest Units (only 6 of the 68 multifamily/townhome units are larger than 2000 SF FAR.) 
 
GOAL 2.4: Promote the delivery of community services that meet the 
needs of families and individuals at an attainable price. 
 
2.T. Continue to support childcare and development needs for employers and families through the 
Basalt Early Childhood Coalition.  
 
Response: Applicant is proposing to gift the “Dogleg” property for childcare or other public needs 
identified by the Town or Public. 

 
G.3 | CONNECTED & SAFE MOVEMENT & ACCESS 
 
GOAL 3.3: Encourage an inclusive transportation network that connects those with high mobility 
needs and underserved populations to key places including dense and low-income housing, schools, 
and community facilities. 
 
3.J. Promote housing development to have bicycle and pedestrian orientation by encouraging housing 
development at high connectivity areas (e.g. near the regional trail system or RFTA stops that have safe 
pedestrian and bicycle crossings), and by locating bicycle and pedestrian amenities—such as bike 
washing stations, bike racks, bike share stations, e-bike facilities, and appropriately-sized pathways—
within developments.  
 
Response: The Project is located within 1500 SF of RFTA Park-and-ride and the Project is providing EV 
Charging Stations and areas for cooperation with a WeCycle facility. 
 

G.5 | RESILIENT & SUSTAINABLE ENVIRONMENT 
 
GOAL 5.1: Future growth should occur in tandem with conservation of sensitive areas and at an 
appropriate rate and is consistent with the concept of economic and community sustainability. 
 
5.D. Ensure that development does not encroach on or compromise sensitive natural habitat areas and 
obtains appropriate fishing access points.  
 
Response: The Project preserves floodplain/riparian areas and River frontage and does not negatively 
impact Wetlands. The Hotel/Short-Term Rental Fishing Cabin concept, including the Glamping Sites, 
facilitates fishing guests and access in an organized and appropriate manner. 
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G.6 | MAINTAINABLE CIVIC & COMMUNITY SERVICES 
 
GOAL 6.2: Ensure infrastructure improvements and expansion serve the Town’s growth, land use, and 
environmental goals, not vice versa. 
 
6.H. Lands needed for public purposes (schools, fire stations, trails, parks, libraries, etc.) shall be 
identified as part of any request for annexation and shall be dedicated to the Town 
or other appropriate public entity.  
 
Response: Annexation proposal includes area for childcare or other public use/building as determined by 
a significant community need by Town and Citizens. 
 

G.7 | WORKPLACES, WORKERS & ECONOMY 
 
GOAL 7.1: Create a balanced economy of sustainable economic growth that provides a broad range of 
job opportunities and goods and services for local residents and visitors. 
 
7.C. Based on the future land use plan, identify potential locations for businesses or industries 
considered desirable to the community.  
 
Response: Annexation and Development Plan have responded to STR/Hotel Designation on FLUM and 
have proposed a use to bring in tourists and short-term guests within walking distance of Downtown 
Center without taking away long-term housing for locals. 
 
GOAL 7.2: Utilize, instead of compromise, the natural environment to bolster a sustainability-oriented 
economy. 
 
7.I. Balance the preservation and expansion of natural riparian habitat with any new development. 
 
Response: The Project is attempting to embrace the Roaring Fork River and floodplain/riparian areas 
while preserving them and making them available to guests and to the public. All floodplain, 
environmental and ESA standards will be followed. 
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Conformance with Pitkin County Down Valley Plan. We found that the Down Valley Plan did not really 
address this parcel/area because of its small size (approximately 4.5 acres in Pitkin County).  Please note 
that the parcel is zoned AR-10 and this parcel is a nonconforming parcel. One dwelling unit would be 
allowed on the subject site.  

Eagle County Plan.   The northern portion of the Jadwin Property is located in Eagle County. A relevant 
Long Range Planning Document for this property is the Mid Valley Area Community Plan. The Future 
Land Uses according to the Highway 82 Future Land Use Map (FLUM) is Moderate Density Residential.  
This land use designation states that it is applied to lands where moderately higher density residential 
neighborhoods exist or would be appropriate in the future. Allowed density would be up to 7 dwelling 
units per acre. 

According to Eagle County Documents, the current zone district for this property is PUD .  It is called the 
Myers Estate PUD but is for a larger legal description. It allows 2 single-family homes with customary 
accessory dwellings, three mobile home pads and agricultural uses. 

 

Conclusion. The Jadwin Property can be called the “redheaded stepchild” for planning purposes in both 
Eagle and Pitkin Counties. Not much attention has been given to it because of its modest size and 
location. The proposed Development Program complies on a nearly point by point basis with the Basalt 
Master Plan 2020 and its best future use would be to be annexed into the Town and developed per the 
proposed PUD Plan. Jody? 

 

5.4 How utilities will be provided. Utilities are available on the subject site. The Town of Basalt 
wastewater main lies within the edge of the adjacent right-of-way south of the Property. The main 
Basalt Sanitation District outfall line from the Downtown/Midland Avenue area transects the Property 
from northeast to the southwest. Services available through the Property will be subject to an inclusion 
Agreement with the District. Natural gas is available to the site (though its primary use will be for fire 
pits, bbqs and other passive recreation amenities – the Developer is committed to going all electric to 
help the Town achieve its carbon reduction goals). Electricity is available on the western end of the 
Property via the overhead power line. 

5.5. Names of the Property owners and development team.  Provided at the beginning of the land-use 
application with the Table of Contents. 

 

5.6. Names and addresses of property owners within 300 feet of the Property.  This information is 
contained in the Miscellaneous Documents section as Exhibit H – (Miscellaneous Documents). 

 

5.7. Economic Analysis. Initially waived by the Town. The Town may hire a consultant for additional 
analysis if deemed necessary during the application process.  

5.8. Statement describing how the PUD satisfies each of the findings required in Section 16-63 (d).  
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1. PUD conforms with Master Plan, PUD regs and other design standards of Town 
 Yes, Master Plan discussed in other sections. Basic conformity with subdivision and other Town 

design standards – exceptions noted in application 
2. Variations for PUD plan accomplish purposes in section 16-61. 
 Yes, flexibility allows River, floodplain, and riparian areas to be preserved while meeting Master Plan  

Yes, the proposed development designed for low impact for properties to the north and west. 
Access with adjoining property of the East maintained as per Master Plan FLUM. 

 

5.9 A general statement describing the geological characteristics of the land, soils pipes, slope stability 
and floodplain information.    A preliminary geotechnical report was prepared by KUMAR & Associates in 
2021.  Attached as Exhibit F. See Sopris Engineering Civil plans Exhibit D 

 

5.10 Describe the desired construction timeline and any phasing proposed. 

 Infrastructure to be installed ASAP (Year 1) 
 Phase 2 – Multifamily Area and Town Homes 
 Phase 3 – Hotel/Short-Term Rental Fishing Cabins and Glamping Sites 

Developer intends to construct all the improvements within 3- 5 years. 

 

5.11 Describe Community Housing Requirements.  Statement/report in following section of land use 
application (Employee Impact and Housing Mitigation Report). 

 

5.12.  Traffic Report.  A Traffic Report is included as Exhibit I. 

3. PUD exceed certain design standards or contains certain exceptional and desirable features that 
enhance the plan 

 Yes, meets basic standards and the few exceptions allow suggested densities and allow areas to be 
maintained at no Town expense. 

4. Satisfies one or more of the purposes in CRS 24-67-102(1) 
Yes, PUD allows for recreation and open space and commercial (STR) to be located conveniently 
near housing as well as the center of the residential areas of Town. 
-allows for conservation of the open space of River area near this residential and commercial use – 
in an innovative layout. 

5.   No adverse impacts, increase traffic hazards/congestion or overload utilities 
 meets standards. 

-Preservation of floodplain/riparian/River area 
-no significant traffic mitigation required 
-utilities have capacity 

6. Complements and integrates with existing development. 
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Additional Comment on Traffic Report . 

The Town asked the applicants to elaborate on why they believe no improvements are needed to the 
Midland Avenue/Emma Road Intersection. Specifically, the question was:  

“Discuss the conclusion and justification why the Applicants believe there are no improvements to the 
Midland Avenue/Emma Road intersection and the slip lane/Emma Road intersection warranted.  The 
traffic report suggests that there would be some operational benefits to adding a westbound dedicated 
right-turn lane at this intersection (as has been required of prior development proposals on this site at 
the recommendation of traffic engineers) but the proposed development doesn’t benefit from it.  Even if 
the proposed development doesn’t benefit from the improvement, if it is causing additional operational 
challenges for others these operational challenges should be addressed by the development”. 

Response 

We coordinated with our traffic engineer, FHU to draft our response to your intersection related 
questions below: 

Midland Avenue/Emma Road Intersection 

 A westbound right turn movement will not be used directly by residents of Black Mountain on a 
daily basis– it is not a direct route to the Black Mountain property for return-to-home trips for 
residents that use SH 82.  

 Installation of an exclusive westbound right turn lane will have benefits to existing traffic volume 
more so than Black Mountain residents since Black Mountain will only add 17 and 32 vehicles 
during the AM and PM peak hours. 

 Good levels of service will still occur for all westbound vehicle movements without the exclusive 
right turn lane during Build-Out and the Long-Range conditions ( LOS D or better).  LOS D is an 
acceptable LOS for weekday peak hours. 

 Westbound movements would operate better if the Town  installed a stop sign on southbound 
Midland Avenue.   

 If Town residents of Basalt have expressed their desire to have a westbound right turn lane at 
this intersection then it’s needed without the development of Black Mountain. 

Emma Road/Slip Ramp Intersection 

 Intersection operations are considered very acceptable for peak hour conditions.  Being a T 
intersection with movements in only one direction of travel to the west onto SH 82, allows 
movements from Emma Road (west of the slip ramp) onto Emma Road (east of the slip ramp) or 
onto the slip ramp to operate very well. 
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EMPLOYEE IMPACT & HOUSING MITIGATION REPORT 
 

6.0 Employee Impact  

Number of Full time Employees Generated 

Black Mountain will generate the need for full-time employees to serve the project upon completion. 
The primary long-term employee generation will be the Hotel/Short-Term Rental Fish Cabin segment of 
the Project. As noted previously, there will be a total of 12 STR Cabins and during summer and fall there 
will be up to 7 Glamping pads. We believe that the employment generation will be approximately 1.3 
FTE. 

The Hotel/Short-Term Rental Fishing Cabin area will not have a permanent office, nor will it have a lobby 
or other such associated items. This is meant to be a totally up-to-date complex that will feature online 
reservations and keyless access. One will get a code and will have access to their particular unit at 
prearranged times for the particular stay of that client.  

The units are generally modest in scale. Coffee will be available but there will be no formal dining 
facilities, or pools, etc. It is hoped that these customers visit and frequent the Town’s commercial 
establishments for such services. 

There will be an amenity structure which can be utilized by the customers for certain activities, or they 
can have get-togethers as necessary if parts of a larger group rent out the cabins. 

There will be an on-site manager and that manager will have full-time, dedicated housing. The 
Townhome unit at the southeast corner of the small townhome complex will be reserved for the on-site 
manager. 

Cleaning of the units will be done by contractors who will come in at specific times as needed. The on-
site manager will oversee the maintenance of the complex and the entire Property. Other contractors 
may be called on to do discrete items such as specific repairs, specialized maintenance projects etc. 

Therefore, housing will be provided for the permanent, on-site manager. This will be guaranteed per the 
land-use entitlement for the Project or by agreement with the Town as necessary. 

Related to construction, the applicants, with their longtime connections and local experience, intend to 
utilize existing construction companies and contractors for infrastructure installation as well as the 
construction of the multifamily and townhome units. Existing contractors are also proposed to install 
initial landscaping and similar related infrastructure. 

In summary, full-time employee generation is expected to the 1.3 FTE with one full-time FTE being the 
on-site manager. Housing is provided for the manager. 

Existing housing on site. 

According to County records and familiarity with the Property background one residential unit was 
located on the site as of January 1999. As noted previously, the mobile home (installed date unknown) 
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sits on the Dogleg portion of the property and will be removed. Compliance with Master Plan. 
Discussed in other sections of the application. 

 

6.1 Affordable Housing Program 

The Application is in compliance and exceeds the standards outlined in Article XIX Housing Mitigation of 
the Basalt Municipal Code.  Residential Inclusionary requirements in Section 16 – 416 require 
community housing to equal at least 25% of total net square footage of the residential development and 
20% of the total number of residential units. The project is providing: 

 24 units (represents 35% of total number of units) 
 19,504 FAR (represents 27.1% of total FAR for the build out). 

The Affordable Units will be provided in multifamily buildings M1 and M2. Please see the chart below for   
the particular number of each type of unit. 

 

COMMUNITY HOUSING PROPOSED BY BLACK MOUNTAIN 

 

Building # Studio 1 BR 2 BR 3 BR TOTAL 
M1 4 4 0 4 12 
M2 4 4 0 4 12 

TOTAL 8 8 0 8 24 
 

The size of the unit types was provided in the PUD Sketch plan Portion of the Application but are 
repeated below. The units are designed to meet all the specifications of this Article of the Municipal 
Code. Schematic floor plans are shown in Exhibit B with other Bldg Seed Architect’s information and 
design schematics.  

Unit Type   Size (SF) 

   Studio    461 

   1 BR    755  

   3 BR    1,222  

 

Type of Units to be designated as AH 

All units to be designated as Category 2 Community Housing Units are expected to be Rental Units that 
meet Basalt Affordable Housing Deadlines. However, Black Mountain would prefer to have approval to 
condominiumize those units and convert them into for-sale Units if there is demand for such in the 
future. 
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Restrictions on Community Housing Units  

Community Housing Units targeted for designation will be subject to a Community Housing Agreement 
with the Town of Basalt. Applicant will work with Town on any required deed restrictions, including, if 
necessary, requirements/statements in the PUD Control Guide, Annexation Agreement or Associated 
Development Agreement to ensure that these units remained in the Town’s Community Housing 
Program.  

 

Commercial Linkage Requirements - Section 16-417 

The applicant investigated Commercial Affordable Housing linkage requirements as contained in the 
above municipal code section. Section 16 – 417 (b) states that for mixed-use projects, only the higher of 
the inclusionary housing requirements established in section 16 – 416 (a), Residential inclusionary 
requirements, or commercial linkage requirements per section 16 – 417 (a) shall apply. Town 
requirements for commercial linkage are that mitigation is required by providing deed restricted housing 
for 15% of the new employees generated.  It is our opinion that the Hotel/Short-Term Rental segment 
will generate about 1.3 FTE. Therefore, the project can meet its community housing requirement in this 
case by following the residential inclusionary standards.   

 

  

59 of 182 



Black Mountain Annex and Sketch Plan  33 

SUBDIVISION SKETCH PLAN 
 

All relevant information and submittal materials from the name of applicant and owner, to engineering 
information, to written statements have been included in other sections of the report including PUD 
Sketch Plan and the Engineering Documents contained in Exhibit D. Please see the engineering submittal 
sheet for the Sketch Site Plan to show proposed lotting possibilities. 

 

REZONING – ZONING MAP CHANGE 
 

The application checklists that were provided to the applicant also include a checklist for “rezoning – 
Zoning Map Change”. Our analysis is that this information for rezoning applications included in Section 
16 -267 (Amendment Procedure) is included as part of the PUD sketch plan. We will make a few 
comments below to demonstrate our finding.  

1. Description of land area to be rezoned and requested new classifications – along with the sketch 
plan. 

Comment: provided with PUD sketch plan 

2. Written statement of justification for rezoning which includes one of three following conditions 
(changing area conditions, error and original zoning, peculiar suitability of the site to a certain use). 

Comment: This is all taken care of by the fact that the application and initial zoning of any property is 
required for any Annexation by the Town of Basalt. The present Property is under Eagle County and 
Pitkin County zoning. The area will change because it will be annexed to the Town and the Town has a 
newly adopted Master Plan. Finally, much of the site design and layout has been to preserve the 
environmental conditions of the site – riparian area and floodplain. 

3. A description and sketches of buildings and uses.  

Comment: included in Sketch Plan. 

 

Finally, timeframe for contemplated construction, justification for updated zoning and the effect on 
adjacent uses is all covered in the application. 

ESA 
All materials related to floodplain and the ESA Submittal is included in the Engineering Report and other 
materials in Exhibit D of the Sopris Engineering Submittal. The submittal complies with all checklists for 
ESA application at the Sketch Plan Stage 
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COMMUNITY PRIORITIES SCORING SYSTEM 
The Housing Mitigation Report requests that the applicant addresses the Community Priorities Scoring System. This is provided below. The 
checklists indicate that this project will be analyzed via CPSS for compliance with the Master Plan and not for project competition purposes. 
Please note that it is the applicant’s understanding that CPSS is presently under a stay and that this scoring is being provided per the stay 
ordinance.  The ordinance requests providing the “scoring information” to review for compliance with the Master Plan but not for project 
competition purposes. 

 

 

BLACK MOUNTAIN CPSS MATRIX COMPARISON 

SCORING CATEGORIES Point Available Black Mtn Points Comment 

Community Housing   

  1. Exceed Housing Requirements 10 points 2 Project= 27% of total Net residential SF as Comm Housing 

  2.  Smaller house size/maximum density 9 points 7 12 Townhomes all less than 2500 SF 

  3. Voluntary Resident Occupancy 3 points 0   

Community Facilities Scoring Categories   

  1. Open Space/parks/trails/recreation facilities 5 points 4 50% of project space - River/floodplain preserved. 2 X PUD standard > 2X per 17.15 

  2. Arts and cultural facilities and public gathering  places 5 points 0   

  3. Transportation System Enhancements 5 points 3 Location, EV Charging and WeCycle 

  4.  Day Care and other public facilities 3 points 2 Providing site for Day Care or Public Facility 

Environmental quality Scoring Categories   

  1. LEED Certification 8 points 0 Further analysis is needed.  

  2. River Master Plan Implementation 5 points 3 preserve habitat, riverside public gathering space and long term access 

Land Use Scoring Categories   

  1. Proximity to Transit 1 point 1 within 1500 ft of RFTA Par 'N Ride 

  2.  Substantial net fiscal benefit Reserved     

Total #  of points available 54 22 Residential dominate development (eligible threshold of 20 points) 
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PUD ZONING MAP & 2020 BASALT MASTER PLAN 
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PROPOSED LAND USE & 2020 BASALT MASTER PLAN 

TOWN BOUNDARY

URBAN GROWTH BOUNDARY

PARCEL PROPERTY LINE

COUNTY LINE

100 YR FLOOD PLAIN

AFFORDABLE HOUSING

HOTEL/SHORT-TERM RENTAL

RESIDENTIAL

COMMUNITY FACILITY

JADWIN PARCEL
PROPOSED LAND USE

POTENTIAL
COMMUNITY 

FACILITY

POTENTIAL
FACILITY 
PARKING

OPEN 
SPACE

HOTEL / 
SHORT-TERM 

RENTAL

RESIDENTIAL

POND

TRACT ‘A’

TRACT ‘A’

DITCH

DITCH

PROPOSED ELECTRICAL EASEMENT

PR
O

PO
SE

D
 E

LE
C

TR
IC

A
L 

EA
SE

M
EN

T

A
B

A
N

D
O

N
 E

XI
ST

IN
G

 E
LE

C
TR

IC
A

L 
EA

SE
M

EN
T

SEWER EASEMENT

D
IT

C
H

‘M1’ ‘M2’ ‘M3’

‘M4’

FUTURE LOOPED ROAD NETWORK
EAGLE COUNTY

PITKIN COUNTY

FIRE ACCESS ONLY

AR-10

R-RESOURCE

CURRENT ZONING
PUD - PLANNED UNIT DEVELOPMENT

MYERS ESTATES - EAGLE GIS

CURRENT ZONING
AR-10

R-RESOURCE

COMMUNITY AMENITY
RE: LANDSCAPE

STOTT PARCEL

LIBRARY

JADWIN PARCEL

FUTURE OPEN SPACE / RECREATION

OPEN SPACE / 
RECREATION

FUTURE COMMUNITY FACILITY

FUTURE LIVE / WORK /
EMPLOYMENT OPPURTUNITY

EMMA  RD

ON-RAMP
 BUS STOP

HWY 82

POST OFFICE

GISELLA FIOU 
PARK

ROARING FORK RIVER

OPEN SPACE/RECREATION 
TRACT ‘A’

2020 MASTER PLAN
PG. 83

37 64 of 182 



BLACK MOUNTAIN CONCEPT 2023.05.19
PROPOSED LAND USE SUMMARY

68 Residential Units 
	 •   16 Studio Units (24%) 
	 •   16 One Bedroom Units (24%)
	 •   36 Family Oriented Three-bedroom Units (52%) 
	 •   129 Parking Spaces - exceeds Basalt Municipal Code

Low Impact Fishing Cabins
	 •   12 Cabins
	 •   22 Parking spaces

√	 Bike & Pedestrian Trail Enhancements

√ 	 Outdoor Community Amenities

√ 	 Protected Wetlands
	 6.4 Acres of Green Space (69% of Property) 
	 4.2 Acres of Dedicated Open Space (46% of Property) 

√ 	 35% of All Residential Housing is Designated as Deed Restricted Affordable Housing
	 27% of NSF
	 24 Affordable Units

√ 	 Bikeshare Program / Electric Bike Charging/ Electric Vehicle Charging

√ 	 Design Proposed to meet Basalt Sustainable Building Regulations and 			 
	 Master Plan’s Green Initiatives

√ 	 Dedicate Land for Future Childcare Facility, Community Facitlity, or Open Space
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CONCEPT SITE SECTIONS
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BLACK MOUNTAIN CONCEPT 2023.05.19
‘M1’ - ‘M2’ TYPICAL UNIT PLANS
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BLACK MOUNTAIN CONCEPT 2023.05.19
‘M3’ - ‘M4’ TYPICAL UNIT PLANS
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BLACK MOUNTAIN CONCEPT 2023.05.19
‘T1’ TYPICAL UNIT PLANS

GROUND LEVEL
935 GSF / 344 NSF

SECOND LEVEL
1,021 GSF / 854 NSF

TOTAL AREAS
2,977 GSF / 2,052 NSF

THIRD LEVEL
1,021 GSF / 854 NSF

ELEVATOR ELEVATOR ELEVATOR
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2,977 GSF / 2,052 NSF

T1 ELEVATION
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BLACK MOUNTAIN CONCEPT 2023.05.19
‘T2’ TYPICAL UNIT PLANS

GROUND LEVEL
946 GSF / 344 NSF

SECOND LEVEL
975 GSF / 808 NSF

THIRD LEVEL
843 GSF / 661 NSF
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2,764 GSF / 1,813 NSF
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*2 UNITS SHOWN
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BLACK MOUNTAIN CONCEPT 2023.05.19
FISHING CABIN UNIT PLANS

CUTTHROAT MAIN
429 GSF / 315 NSF

CUTTHROAT ELEVATION RAINBOW ELEVATION
*2 UNITS SHOWN
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BLACK MOUNTAIN CONCEPT 2023.05.19
FISHING CABIN UNIT PLANS

AMENITY ELEVATIONBROOKIE ELEVATION

AMENITY CABIN
964 GSF / 886 NSF

LOUNGE

DINING FLEX
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WATER CLOSET
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1.0 INTRODUCTION AND PURPOSE 
1.1 PROJECT DESCRIPTION 
The site is located to the south of the Roaring Fork River, and is in both Eagle and Pitkin County. The site has 
wetlands and residential development to the west. On the east side of the property is a single family residence. To 
the South of the parcel is the Frontage Road, (Emma Road) and further south is Highway 82.  
 
It is planned to be developed into a mixed use residential development consisting of: 
 

 (4)- Multi Family buildings with at total of 56 units 
 (12)-Townhomes 
 (12)-Short term cabin rentals with a managers unit, amenities building and; 
 (7)-Glamping pads 

 
1.2 EXISTING SITE DESCRIPTION (Refer to C1.0: Existing Conditions Plan) 

The existing site consists of hayfields, one single family residential home, and an existing pond and wetlands on the 
north end of the site.  There is an existing 18” sewer main which traverses the site inside of a 30-foot easement 
which will need to be maintained. 

The existing conditions are based upon a site topographic survey prepared by Sopris Engineering.  The utility 
information shown on the existing conditions map is supplemented with field information obtained through 
engineer’s site investigation.  The existing conditions map shows the location of the existing sewer and water 
mains and known services.  The utility locations shown on the drawings should be verified for construction 
purposes.  
 

2.0 ACCESS/SITE IMPROVEMENTS 
Two access connections to the residential portion of the site are proposed off of Emma Road. All internal streets 
are proposed to be 24-feet wide, with the exception of the fire access only located along the northwest side of the 
site, just south of the lake. That access will be restricted to emergency access only and is proposed to be 20-feet 
wide. All of the proposed street sections and the private parking areas will be maintained and designed to meet 
the Basalt Fire Department standards.  The curb radii at the street intersections will allow for fire truck and large 
delivery truck access to all lots onsite. 

The streets which are adjacent to the multi-family buildings will have 9’x19’ perpendicular parking with an 
attached 5’-wide sidewalk.  Parking adjacent to the townhomes varies by location and each town home has a two 
car garage.  All internal streets will be privately owned and maintained. 
 

PARKING  
Residential Area Guest/Public Parking 
There are two proposed parking lots within the residential portion of the development: 

-Guest Parking: The proposed guest parking area is located at the southwest end of the site and 
includes (18)-parking spaces, (3)- of which are proposed to be compact spaces (8X16). 

-Public River Access/Townhome Guest Parking-This proposed parking is located in the central 
northern part of the site and includes (6)-parking spaces. 
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Short Term Cabin Parking 
The parking for the short term cabins is accommodated with either one of the (6)-tandem spaces which 
would serve as either (12)-parking spaces or two would be utilized to accommodate larger vehicle/trailer 
parking.  Additionally there is a parking lot in the center portion of the short term rentals which includes 
(12)-9’x19’ parking spaces.  
 

TRASH/RECYCLING 
There is a common recycle/trash area for all multifamily units as well as the short term cabins located at the 
northwest corner of the visitor parking area at the southwest end of the site.  Curbside trash pickup will be 
provided for all townhomes.   

3.0 TRAFFIC & CDOT ACCESS 
We have been working with CDOT and Felsburg, Holt & Ullevig (FHU) to outline agreed to methodologies and trip 
generation/distribution in helping FHU prepare the Traffic Impact Study.  Please refer to the Traffic Impact Study 
prepared by FHU, the findings of which state that build out of the proposed Black Mountain PUD does not create 
an undue burden on the surrounding roadway network or adjacent intersections.  Additional acceptable levels of 
service are maintained during the AM and PM peak hours with the exception of a few movements at the SH 
82/Basalt Avenue traffic signal, however this condition exists with or without the Black Mountain development.  
The traffic study also states that no offsite road improvements are required due to the build out of the site with 
the exception of stop signs on the southbound approaches at three of the four proposed site access points.   

We in the process of preparing and submitting access permit applications to CDOT for each of the proposed 
accesses. 
 
4.0 UTILITIES 

The existing and proposed sewer, water, electric, telephone, cable, and gas locations described below are shown 
on C4.0-Sketch Utility Plan.  Will serve requests have been sent to all of the utility companies.  Copies of the will 
serve letters received from utility providers are included in the Appendix of this report. 
 
Based upon our field investigations and  previous engineering work on this site we know the existing utilities are 
adequate to serve the proposed site design.  
 
The existing municipal sewer system that exists through the site will be maintained, and all proposed structures 
have been placed outside of the existing sewer easements.  The existing water system is within the Emma road 
right of way, at the southwest corner of the US Post Office. Extension of the existing water main to the site can be 
constructed within public right of way.   
 
 
4.1 Sanitary Sewer  
Existing Sanitary Sewer: 
The site will be serviced by the Basalt Sanitation District.  An existing 18” sewer main is located in a sewer 
easement that crosses the site. The current main line has (5) - existing 6” services that we will utilize as much as 
possible to serve the site.   
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Proposed Sanitary Sewer: 
Basalt Sanitation District’s (BSD) existing sanitary sewer infrastructure will be extended to serve the proposed 
development.  The proposed sanitary sewer system will be designed in accordance with the BSD Rules and 
Regulations.  Two primary 8” sewer lines are proposed to serve the site: 
 

-Sanitary sewer main ‘A’ which will connect to the existing 18” sewer main just north of MF-1 and MF-2 
and will route around to serve the remainder of the residential portion of the development. Each of the 
multifamily buildings will be served with (1)-6” SDR 26 service and each townhome will be provided with a 
single 4” SDR 26 sewer service.  Please note sizes are to be confirmed prior to building permit. 
 
-Sanitary sewer main ‘B’ will connect to BSD’s existing manhole ‘N-3’ and be extended northwest to serve 
the short term cabins. Each single cabin, managers unit and amenities building will be provided a single 4” 
sewer service while “duplex cabins” will share (1)-4” SDR 26 sewer service. Please note sizes are to be 
confirmed prior to building permit. 

 
According to appendix A of the BSD Rules and Regulations, the total site sewer usage is equal to 68.6 EQRs.  Please 
note that based upon email correspondence with the Basalt Sanitation District, the site currently has 3 EQRs, 
therefore they will need an additional 65.6 EQRs for buildout of the site. Sewer usage is summarized below.  We 
have assumed that the waste generated per 1 EQR is 300 gallons per day (gpd).  The total waste generated onsite is 
20,580 gpd, which represents the maximum number of proposed units.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
4.2 Potable Water System 
Existing Potable Water: 
The Town of Basalt’s existing 8” water main line is in the Emma Road right of way near the southwest corner of the 
Basalt US Post Office. 
 
Proposed Water System  

The proposed development will be served by the Town of Basalt’s water system.  The system will be designed to 
provide a reliable water supply adequate to meet fire flow requirements and in-house needs of the proposed 
development.  The anticipated water uses are primarily potable water and fire protection.  No potable water will 
be used for irrigation.   
 

# UNITS EQR/UNIT # EQRs GPD
MF STUDIOS 16 0.6 9.60 2880
MF 1-BDR 16 0.8 12.80 3840
MF 3-BDR 24 1 24.00 7200
SF 3-BDR 12 1 12.00 3600
STR CABIN 1-BDR w/KITCHEN (4.c) 6 0.4 2.40 720
STR CABIN 2-BDR W/KITCHEN (4.c) 5 0.4 2.00 600
STR CABIN 3-BDR W/KITCHEN (4.c) 1 0.4 0.40 120
AMENITY CABIN

# TOILETS/URINALS 2 0.5 1.00 300
# SHOWERS 2 0.3 0.60 180

# SINKS 4 0.2 0.80 240
KITCHENETTE 1 0.4 0.40 120

MANAGERS UNIT 2-BDR 1 1 1.00 300
STR LAUNDRY 1-45# WASHER 1.6 1.60 480

TOTAL EQRs 68.60 20,580       
3.00 900            

TOTAL NEW EQRs /GPD 65.60 19,680.0    
EXISTING EQRs PROVIDED BY BSD EMAIL 2/2/23

78 of 182 



             Page 5 
 

 
 

502 Main Street, Suite A3, Carbondale, CO 81623   970-704-0311 
 
 

A new 8” water main will be constructed from the existing stub at the southwest corner of the Post Office to the 
west end of the site in the frontage road right of way.  The proposed water system onsite includes a looped system 
through the site.  Water service lines will be provided to each building and/or cabin site. As is the same for sanitary 
sewer, each single cabin, managers unit and amenities building will be provided a single water service while 
“duplex cabins” will share a single water service. Please note sizes are to be confirmed prior to building permit. A 
water line stub for future development or looping to the east along the north side of MF-4.   
 
Refer to Colorado River Engineering’s, April 13, 2023 memorandum for anticipated water usage analysis. 
 
4.3 Shallow Utilities 
 

 Electric: 
SERVICE PROVIDER AND CONTACT: Holy Cross Energy-Keith Hernandez (970)-947-5439 
Holy Cross has existing facilities on and near the site which will be utilized to meet the needs of the 
proposed development.  The existing overhead power line which runs north/south across the western 
portion of the site is proposed to be relocated to the western property line.  As building plans are further 
developed, it will be necessary to coordinate with Holy Cross with the needs of the development to 
determine what if any upgrades need to be made to their existing infrastructure to serve the subject site.  
A will serve letter is included with this application. 
 

 Telephone: 
SERVICE PROVIDER AND CONTACT: CenturyLink/Lumen-Jason Sharpe (970)-384-0238 
CenturyLink has existing facilities on and near the site which will be utilized to meet the needs of the 
proposed development.  As building plans are further developed, it will be necessary to coordinate with 
CenturyLink with the needs of the development to determine what if any upgrades need to be made to 
their existing infrastructure to serve the subject site. A will serve letter is included with this application. 

 
 Cable: 

SERVICE PROVIDER AND CONTACT: Comcast-Brett Westphall (720)-979-1921 
Comcast Cable has existing facilities on and near the site which will be utilized to meet the needs of the 
proposed development.  As building plans are further developed, it will be necessary to coordinate with 
Comcast with the needs of the development to determine what if any upgrades need to be made to their 
existing infrastructure to serve the subject site. A will serve letter has been requested and will be provided 
upon receipt. 
 

 Gas:  
SERVICE PROVIDER AND CONTACT: Black Hills Energy-Alisa Riggs 719-208-3577 
Black Hills Energy has existing facilities on and near the site which will be utilized to meet the needs of the 
proposed development.  As building plans are further developed, it will be necessary to coordinate with 
Black Hills Energy with the needs of the development to determine what if any upgrades need to be made 
to their existing infrastructure to serve the subject site. A will serve letter is included with this application. 
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The existing and proposed shallow utilities are shown on C3.0 Utility Plan 
 
5.0 DRAINAGE  
 
Proposed site storm water runoff generally drains from south to north with outflow to the existing ditches and 
proposed ponds and wetlands onsite. Developed storm water runoff from the proposed development will sheet 
flow across the proposed streets. The grading of the site will generally mimic the existing grades with no rise across 
the site.  Due to the site’s proximity to the Roaring Fork River, no storm water detention is necessary onsite.  The 
drainage plan however will provide site detention and infiltration in the onsite ponds and wetlands adjacent to the 
river.    A drainage analysis and narrative will be prepared and submitted with the Preliminary/Final application. 
 
6.0 FLOOD ZONES, NATURAL HAZARDS AND WETLAND DELINEATION  
 
Flood Zones 
The current site has the Floodway, 100-YR Floodplain, and wetlands to the north and west of the site. Sopris 
Engineering has worked closely with the design team and our client to best fit the site for development without 
affecting the floodplain and wetland areas. The only development that occurs in the floodway is the buildout of 7 
glamping pads and some pedestrian trails. 
 
The grades will not be adjusted in this area either thus to comply with the Reach II ESA. A detailed flood plain 
analysis will be included with the preliminary/final plan application. 
 
The finish floor elevation of each of the buildings including the cabins was set to be greater than one foot above 
the BFE in the 100-YR Floodplain zone to the North end of the site.  
 
Natural Hazards 
HP Geotechnical has indicated that from their experience in the area, the expected soil conditions onsite are a thin 
layer of topsoil, overlying relatively dense, silty sandy gravel with cobbles and boulders.  No other natural hazards 
are expected onsite, including subsidence, unstable soils, rock fall hazards, historic debris flow, and alluvial fan 
areas.   
 
Wetland Delineation 
SME (Environmental Consultants) have mapped the wetlands across the site; refer to the 2017 wetland mapping 
included with this submittal.  Their mapping displays the types of wetlands areas. With the site plan proposed for 
the Black Mountain PUD, the disturbance to the mapped wetlands is very minimal, less than a tenth of an acre.  
SME is in the process of updating their wetlands mapping and we expect to receive and submit the updated 
mapping within the next few weeks. Upon receipt of the updated wetlands mapping SME will be preparing a 
request for the Nationwide Permit 39 to authorize the impacts to the Waters of the U.S (including wetlands) 
related to glamping pads and associated trails. Once the submittal is completed, approval I expected within 45 
days. 
 
7.0 CONCLUSIONS 
Through this preliminary design process the following has been determined: 

 The development can be served by all required utilities. 
 Water service required for domestic service and fire suppression capabilities will be provided to all 

proposed structures on the property. 
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Improving life with energy 
www.blackhillsenergy.com 

Black Hills Energy 

580 Hwy 92 

Delta, Co 

81416 

March 2, 2023 

 

Re: Black Mountain PUD 

 

To Whom It May Concern: 

 

This letter will confirm that Black Hills Energy will provide Natural Gas Distribution service to 

the development commonly known as Black Mountain PUD. The developer will be responsible 

to install a main extension to the new project. Black Hills Energy will install a distribution 

system capable of serving the demand of the development that lies within the BHE certificated 

service territory. 

 

This service will be subject to Black Hills Energy tariffs filed with the Colorado Public Utilities 

Commission and the Black Hills Energy Gas Network Main Extension Policy. 

 

If you have any questions please feel free to contact me. 

 

Sincerely, 

Paul Ficklin 

Utility Construction Planner 

Colorado Gas 

Paul ficklin@blackhillscorp.com 

Cell:     970-596-1122 

                     

                 

 

 

 

 

 

 
 
 
 
 
 

Paul Ficklin 
Utility Construction Planner 

Colorado Gas 

Paul.ficklin@blackhillscorp.com 
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02/28/2023 

 

Stephanie Helfenbein 

Sopris Engineering  

502 Main Street, Suite A-3 

Carbondale, CO 81623  

Email: stephanie@sopriseng.com  

Cell: (970) 379-9258 

Office: (970) 704-0593 

 

RE: Black Mountain PUD 

 

To whom it may concern: 

 

Your request for facilities to Black Mountain PUD is within CenturyLink/Lumen’s serving area and will 

be provided in accordance with all the rates and tariffs set forth by the Colorado Public Utilities 

Commission. 

 

Connections to CenturyLink/Lumen facilities are contingent upon the customer meeting all the 

requirements of the Utilities tariffs that are in effect for each requested utility service at the time the 

application for service is made by the customer and formally accepted by CenturyLink/Lumen. 

Connection requirements may include provisions for necessary line extensions and/or other system 

improvements, and payment of all applicable system development charges, recovery agreement 

charges and other fees or charges applicable to the requested service. 

 

Although CenturyLink/Lumen diligently seeks to expand its facilities as necessary to meet anticipated 

growth, CenturyLink/Lumen services are provided to eligible customers at the time of connection to 

the facilities on a “first come, first served” basis after acceptance of the customer’s application as 

described above. In certain instances, our facilities and capacities may be limited. Accordingly, no 

specific allocations or amounts of CenturyLink/Lumen facilities or supplies are reserved for service to 

the subject property, and no commitments are made as to the availability of CenturyLink/Lumen 

service at future times.  

 

Sincerely, 

 

Jason Sharpe 

Senior Field Engineer 

970-328-8290 
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April 20
th

 2023 

 

 

Stephanie Helfenbein 

Project Manager/Principal 
Sopris Engineering, LLC 

Phone: 970.704.0593 

Cell/Text: 970.379.9258 
 

 

 

 

RE:  431 and 519 Emma Rd, Basalt, CO, 81621, 

  

 

Dear Stephanie Helfenbein 

 

Please accept this letter as confirmation of Comcast Cable Corporation ability to provide cable 

service to the captioned location. The provision of service is contingent upon successful 

negotiations of an agreement between the developer and Comcast Cable Corporation. 

 

If you have any questions at all, please contact me with the information below. 

 

Sincerely, 

 

 

 

Brett Westphall 

Construction Specialist  

720-979-1921 

Brett_Westphall@comcast.com 

 

 
This letter is not intended to give rise to binding obligations for either party. Any contractual relationship between the parties will be the result of 

formal negotiations and will only become effective upon execution of the contract by representatives of the parties authorized to enter into such 

agreements. During any negotiations, each party will bear its own costs and will not be responsible for any costs or expenses of the other party, 

unless separately agreed to in writing. 
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3799 HIGHWAY 82∙P.O. BOX 2150 

GLENWOOD SPRINGS, COLORADO 81602 
 (970) 945-5491∙FAX (970) 945-4081 

 

 

A Touchstone Energy Cooperative  
 

 

 
 
 
 
2/28/23 
 
 
Jadwin Park LLC 
Attn: Bridger Smith 
PO Box 8616 
Aspen, CO. 81612 
 
RE:  Black Mountain PUD  
 
Dear Mr Smith, 
 
The above mentioned development is within the certified service area of Holy Cross Energy. 
 
Holy Cross Energy has adequate power supply to provide electric power to the development, subject to tariffs, 
rules and regulations on file.  Any power line enlargements, relocations, and new extensions necessary to deliver 
adequate power to and within the development will be undertaken by Holy Cross Energy upon completion of 
appropriate contractual agreements and subject to necessary governmental approvals. 
 
Additionally, due to current economic conditions, Holy Cross Energy is not stocking the quantity of construction 
materials as in past years.  If your project is slated for construction this year, please advise us as soon as 
possible.  You will need to enter into agreements with Holy Cross Energy, and pay for the project, sufficiently in 
advance of construction to avoid possible delays while materials are procured.  The currently estimated lead time 
for procurement of materials is around 12 weeks. 
 
Please advise when you wish to proceed with the development of the electric system for this project. 
 

Keith Hernandez  
Keith Hernandez 
Senior Utility Tech  

  

  
HOLY CROSS ENERGY  
3799 HWY 82 • P.O. Box 3350, Glenwood Springs, CO 81602 
Phone: 970-947-5439  •  Fax: 970-947-5480  
Monday – Thursday 7:00 a.m. to 5:30 p.m. MST  
Holy Cross Energy provides safe, reliable, affordable and sustainable energy and  
services that improve the quality of life for our members and their communities.  

Holy Cross Energy is an equal opportunity provider and employer.  
 
 
BASALT BLACK MOUNTAIN – 71-53 - W/O 24853   
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 P a g e  1  

I .  INTRODUCTION 
A new residential project is being proposed along the north side of Emma Road in the Town of Basalt, 
Colorado, with a mix of multifamily dwelling units, short-term rental cabins, and camping sites for fly 
fishing.  A daycare center is also being proposed for the site.  The project is specifically located along 
Emma Road to the west of Midland Avenue.  Emma Road parallels State Highway (SH) 82 and provides 
direct access to a few residential properties, while also accommodating access for the Basalt Sanitation 
District Waste Water Treatment Plant. 

Emma Road has some unique characteristics.  It is used for a portion of the Emma Trail, which continues 
to the east and west of the project site.  Adjacent to the site, Emma Road includes a one-way entrance 
ramp onto westbound SH 82 that provides convenient access for Emma Road users and for surrounding 
neighborhoods and businesses that want to proceed toward the west on SH 82. 

The project, called Black Mountain, is proposed to include 70 multifamily homes, 11 short-term rental 
cabins, 7 seasonal tent pads, along with a 3,500 square foot (sf) daycare center.  The Black Mountain 
development site is an integral part of the 2020 Basalt Master Plan. 

Vehicular access for the project is being proposed along Emma Road at two access points associated 
with the residential land uses, along with a one-way pair of access proposed for the daycare facility.  
Figure 1 shows the location of the project site in relation to the surrounding roadway network. 

The purpose of this Traffic Impact Study (TIS) is to determine the anticipated traffic volumes associated 
with the proposed development and the impact it will have to the adjacent roadway network.  Per 
discussions with the Town of Basalt and the Colorado Department of Transportation (CDOT), 
operational analyses are concentrated at four intersections surrounding the project site: 1) SH 82 at 
Basalt Avenue, 2) Emma Road at Basalt Avenue, 3) Emma Road at Midland Avenue, and 4) the Emma 
Road intersection adjacent to the westbound SH 82 entrance ramp. 

The following specific elements are included in this TIS: 

 Daily traffic volume data 

 AM and PM peak hour vehicle turning movements at the four project intersections 

 Evaluation of existing operational conditions 

 Estimates of Background traffic volumes for Build-Out of the site (2026) and a Long-Range 
analysis, which is 20 years beyond the Build-Out timeframe (2046) 

 Evaluation of projected Background operational conditions for the Build-Out and Long-Range 
timeframes 

 Trip generation estimates for the proposed land uses 

 Analysis of project impacts and access evaluation for the Build-Out and Long-Range periods 

 Evaluation of potential auxiliary lane or geometric requirements 

 Recommendations for improvements 

The following sections of this report provide specific information on each of these issues. 
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II .  EXISTING CONDITIONS 
I I .A.  Land Use  

Black Mountain is proposing to construct the residential land uses and daycare center along the north 
side of Emma Road approximately 900’ to the west of Midland Avenue in the Town of Basalt, Colorado.  
Surrounding this parcel are a variety of existing land uses. 

West – A few residential homes exist directly adjacent to the Black Mountain property, with some 
vacant land and the Basalt Sanitation District Waste Water Treatment Plant to the west of these homes.   

East – A private residence is located on what is called the Stott property.  Directly to the east of the 
Stott property and along the west side of Midland Avenue is a US Post Office and the Basalt Regional 
Library.  On the east side of Midland Avenue is a mobile home residential community with a few 
commercial businesses along Emma Road to the east of the roundabout. 

Northeast – To the northeast of the project site are many Basalt residential dwelling units and 
commercial businesses along Midland Avenue and Two Rivers Road.  The Basalt Elementary and Middle 
Schools are located directly to the east of the project site adjacent to the Basalt Avenue/Cottonwood 
Drive/Two Rivers Road intersection. 

South/Southeast – Residential and commercial parcels also exist along either side of Basalt Avenue to 
the south of SH 82.  Undeveloped land exists directly to the south of the Black Mountain boundary 
across SH 82.  Access to Basalt High School is obtained along Basalt Avenue and Southside Drive. 

Surrounding Basalt – Most of the land surrounding the Town of Basalt consists of mountainous 
terrain, with several communities lining the SH 82 corridor between Carbondale and Aspen. 

I I .B .  Roadway System 

The existing roadway system in the study area includes the following primary facilities (see Figure 2): 

 SH 82, a four-lane regional highway, provides travel continuity between Glenwood Springs and 
Aspen, with further connectivity over Independence Pass toward US 24 near Leadville.  SH 82 is 
a CDOT owned and maintained roadway with classification as an Expressway.  Left turn and 
right turn auxiliary lanes exist at its intersection with Basalt Avenue, which is controlled by a 
traffic signal.  The posted speed limit is 55 miles per hour (mph) near the project site with a 
reduction to 45 mph at the Basalt Avenue intersection.  To the west of Basalt Avenue is a 
one-way entrance ramp for vehicles on Emma Road to proceed onto westbound SH 82. 

 Basalt Avenue is a two-lane street with connections to the north and south of SH 82 into 
varying Town of Basalt areas where many residential and commercial destinations exist.  
Directly to the north of SH 82 is a single lane roundabout that connects Basalt Avenue to Emma 
Road.  The posted speed limit to the south of SH 82 is 25 mph; none was evident to the north 
of SH 82. 

 To the west of Basalt Avenue is Midland Avenue, a two-lane Town street with immediate 
access to the US Post Office and Basalt Regional Library adjacent to Emma Road.  Midland 
Avenue proceeds north across the Roaring Fork River with connection to Two Rivers Road and 
varying residential and commercial businesses.  The posted speed limit on Midland Avenue is 
20 mph. 

 Emma Road is a 2-lane street with an east/west orientation.  It extends from west of the 
project site (a dead-end) to east of the Basalt Avenue roundabout.  A posted speed limit was 
not evident near Midland Avenue, but it is posted for 15 mph adjacent to Black Mountain.  
Emma Road has stop signs on its east/west approaches at Midland Avenue. 
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I I .C .  Traf f i c  Vo lumes  
Peak hour traffic volumes on a typical weekday were recorded at the four project intersections noted in 
Section I.  24-hour (daily) traffic data was recorded at the Emma Road entrance ramp onto westbound 
SH 82, while daily traffic volume data for SH 82 was obtained from CDOT’s Online Transportation 
Information System (OTIS), which includes pre-Covid 19 vehicle levels from July 2018 and 2019.  Vehicle 
movements along SH 82 were over 26,500 vehicles per day (vpd) on either side of Basalt Avenue.  
Intersection movements have the following characteristics: 

 East/west through movements on SH 82 varied significantly with high directionality.  Recorded 
eastbound movements during the AM peak hour exceeded 1,400 vehicles per hour (vph), while 
the westbound through movement was only about 300 vph.  The opposite was true during the PM 
peak hour when eastbound movements were approximately 350 vph, with westbound movements 
being over 1,600 vph.  East/west peak hour movements at the Basalt Avenue intersection have 
been adjusted to reflect month-to-month fluctuations (an increase of 12.1 percent). 

 Auxiliary lane movements to/from SH 82 at the Basalt Avenue intersection were typically less 
than 200 vph with several being less than 100 vph.  The highest level was during the AM peak 
hour with 313 vph recorded completing an eastbound right turn movement, possibly toward 
Basalt High School. 

 Vehicle movements through the Basalt Avenue/Emma Road roundabout exceeded 100 vph in 
only a few cases, with several movements being less than 25 vph.  The highest levels were from 
northbound Basalt Avenue to westbound Emma Road, which reflects movements toward 
Midland Avenue and/or towards Two Rivers Road.  This movement ranged from about 130 vph 
to 145 vph. 

 The Emma Road/Midland Avenue intersection had vehicle movements of about 200 vph or less 
with the highest level being the southbound right turn onto westbound Emma Road during the 
PM peak hour (westbound toward SH 82 via the entrance ramp). 

 The Emma Road intersection directly to the east of the westbound entrance ramp onto SH 82 
had significantly less volume than other intersections, being six (6) vph or less for any of the 
turning movements. 

Traffic volumes are shown on Figure 3, and the recorded traffic data are provided in Appendix A.   

I I .D.  Traf f i c  Operat ions  
Traffic operational analyses were conducted for the study area intersections using procedures 
documented in the Highway Capacity Manual, 2016.  From these analyses, a key measure or “level of 
service” rating of the traffic operational conditions is obtained.  Level of service (LOS) is a qualitative 
assessment of traffic operational conditions within a traffic stream in terms of the average stopped delay 
per vehicle at a controlled intersection. 

Levels of service are described by a letter designation ranging from LOS A to F, with LOS A 
representing essentially uninterrupted flow, while LOS F represents a breakdown in traffic flow with 
noticeable congestion and delay.  Unsignalized, or stop sign-controlled, intersection capacity analyses 
produce LOS results for each movement that must yield to conflicting traffic at the intersection, while 
intersections with traffic signals can identify LOS for individual movements and for an entire intersection.  
Appendix B summarizes LOS criteria for both unsignalized (stop sign-controlled) and signalized 
intersections. 

The Synchro traffic analysis software program was used to analyze traffic operations at the study 
intersections.  Figure 4 shows the lane geometry, traffic control, and LOS results for existing traffic 
conditions.  
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FIGURE 4
Existing Operational Conditions

FIGURE 3
Existing Traffic Volumes
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Analysis results find that each intersection movement controlled by stop signs operates at LOS C or 
better during both peak hours, with the Emma Road/Basalt Avenue roundabout operating at LOS A during 
both analysis periods.  LOS C means that each motorist will experience an average of >15 seconds to 
25 seconds of delay each time they come to a stop sign.  LOS A represents 10 seconds or less of delay. 

The SH 82/Basalt Avenue traffic signal operates at LOS D during the AM peak hour and at LOS E during 
the PM peak hour, representing an average vehicle delay of >35 seconds to 55 seconds and >55 seconds 
to 80 seconds, respectively.  Analysis of operations at this traffic signal is based on signal timing 
information provided by CDOT Region 3 staff. 

Each delay parameter is considered acceptable for weekday peak hour conditions.  However, it must be 
noted that some of the northbound and southbound movements onto or across SH 82 do not operate 
as well.  Certain movements are currently operating at LOS E or F (LOS E = >55 seconds to 80 seconds 
and LOS F = >80 seconds of delay) as follows: 

AM  Peak  Hour  

 Northbound Through and Left Turn Movements = LOS F 
 Southbound Through and Left Turn Movements = LOS E 

PM  Peak  Hour  

 Northbound Through and Left Turn Movements = LOS F 
 Southbound Left Movement = LOS E 

Capacity analysis worksheets for existing traffic conditions are included in Appendix C. 

I I .E .  Crash  Data  
CDOT provided crash data at the SH 82/Basalt Avenue intersection and along the Emma Road entrance 
ramp onto westbound SH 82.  The crash information is for a five-year period from January 1, 2016, 
through December 31, 2020, the latest available 5-year period.  A summary follows.  

SH 82 /Ba sa l t  Aven ue  In t e r s ec t i on  

 Total of 24 reported crashes – 17 Property Damage Only (PDO) and 7 Injury crashes for an 
average of approximately one every 2.5 months. 

 Of the 24 crashes, the majority were Rear-End crashes (14), followed by Broadside (4), 
Sideswipe (same direction – 3; opposite direction – 1), Guardrail (1), and Other Object (1). 

 16 were at the intersection and 8 were intersection related (e.g., possibly due to long vehicle 
queues). 

 Only four were related to snowy (2) or icy (2) conditions. 
 The crash rate was 10.33 per every million vehicle miles traveled. 

Emma Road  En t ran ce  Ramp  Onto  W es tbound  S H  82  

 A total of three reported crashes in the westbound direction – 1 PDO and 2 Injury crashes for 
an average of approximately one every 20 months. 

 Of the three crashes, two were Rear-End (the Injury crashes) and the PDO crash was with 
vehicle cargo/debris. 

 Two crashes (one PDO and one Injury) occurred at Mile Marker (MM) 22.6, which is about 250’ 
from the end of the entrance ramp.  The other crash occurred at MM 22.7, which is about 
midpoint of the entrance ramp. 

 The PDO crash involved three vehicles, while the Injury crashes each involved two vehicles. 
 One of the two Injury crashes identified the cause as being asleep at the wheel; the other one 

did not have a specific cause identified.  
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III .  BACKGROUND CONDITIONS 
I I I .A .  Projected  Deve lopment  T imeframes  

This section includes projected traffic volumes and operational conditions for two Background 
scenarios, i.e., conditions without construction of Black Mountain: 1) the projected Build-Out timeframe 
for the project (anticipated in 2026), and 2) the Long-Range planning horizon after project Build-Out 
(2046). 

I I I .B .  Roadway Network 

Given the current level of vehicle activity along SH 82 and nearby streets, the capacity of these streets 
and intersections is deemed sufficient to meet the vehicle demands by Build-Out of Black Mountain.  
Analysis of the Long-Rang planning horizon that follows determines the potential improvements for 
these streets and intersections. 

I I I .C .  Background Tra f f i c  Vo lumes  

M ethodo l ogy  – To properly predict growth in traffic volumes over time, certain historical data are 
necessary to understand.  To that end, the OTIS database was researched and it was found that the 
predicted 20-year growth factor on SH 82 is 21 percent to the west of Basalt Avenue and 14 percent to 
the east of Basalt Avenue, which equates to compounded annual growth rates of 0.96 percent and 
0.66 percent,  These compounded rates were used to estimate the total amount of predicted growth in 
Background traffic for the two analysis timeframes. 

Bu i l d -Out  ( 2026 )  – For a completed construction timeframe of four years, the total amount of 
projected growth would be 3.9 percent to the west of Basalt Avenue and 2.7 percent to the east of 
Basalt Avenue.  These growth levels were applied to the existing traffic volumes of Figure 3 and the 
projected vehicle movements along and to/from SH 82 as shown on Figure 5. 

Long -Ran ge  P lann ing  Hor i zon  ( 2046 )  – Similarly, Background traffic volume projections 
can be extrapolated to 2046 to estimate their levels for the Long-Range planning horizon (25.7 percent 
to the west of Basalt Avenue and 17.0 percent to the east).  Figure 6 shows estimates of Long-Range 
traffic volumes for Background conditions.  

Di s cu s s i on  – While these growth levels are reasonable to apply to vehicle movements along SH 82, 
traffic growth through Town of Basalt intersections may not see the same level of growth given the 
more built-out nature of the Town.  As such, and based only on engineering judgment, vehicle 
movements t the three other study intersections were increased one-half of the average increases on 
SH 82. 
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FIGURE 5
Build-Out Background

Traffic Volume Projections (2026)

FIGURE 6
Long-Range Background
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I I I .D.  Traf f i c  Contro l  and  Intersect ion  Operat ions  

Background traffic operational conditions are based on HCM methodologies as outlined in 
Section II.D.  No changes to intersection geometry or traffic control are assumed for this analysis. 

Ana ly s i s  Resu l t s  

Vehicle turning movements are projected to continue to operate well in Year 2026 during the AM and 
PM peak hours.  Only two LOS changes occur, being the eastbound movement at Midland Avenue 
during the AM and PM peak hours (LOS B to LOS C and LOS C to LOS D, respectively).  For the 
Long-Range condition (2046), a few stop-sign controlled movements will see reductions in LOS. It is 
projected that an additional through lane will be needed on SH 82 in both directions.  With this addition 
and some modifications to traffic signal green time allocations, LOS D can occur during both peak hours.  
Figure 7 and Figure 8 show LOS results, and Appendix D and Appendix E include the analysis 
worksheets.    
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IV.  PROPOSED CONDITIONS 
This section summarizes the proposed land uses, daily and peak hour traffic volume projections for the 
Build-Out and Long-Range scenarios, operational analyses for both time periods, and recommended 
infrastructure improvements for Build-Out and Long-Range time periods. 

IV .A.  Land Use  

Black Mountain is planning to construct 70 multifamily homes, 11 short-term rental cabins, 7 seasonal 
tent pads, along with a 3,500 square foot (sf) daycare center on their property located along Emma 
Road to the west of Midland Avenue in Basalt, Colorado.  Figure 9 represents the proposed site plan. 

IV .B .  Project  Access  

Access for Black Mountain is being proposed at four locations, each along Emma Road.  The 
easternmost access will be used primarily for access to the proposed townhomes, while a mid-point 
access can also serve the townhomes, but will be the travel route for trips to the short-term rental 
cabins and for the tent sites. 

A one-way pair of driveways is proposed for the daycare facility in the westernmost portion of the 
project site.  Each access point will have a “T” configuration.  
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IV .C.  Trip  Generat ion  Est imates  and  Tr ip  Ass ignment  

Tr ip  G ene ra t i on  – Table 1 includes the trip generation estimates for the construction of Black 
Mountain.  These estimates are based on information contained in Trip Generation, 11th Edition, by the 
Institute of Transportation Engineers (ITE), 2021. 

Table  1 .  B lack  Mounta in  Tr ip  Generat ion  Est imates  

Land Use Unit Size Daily 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Townhomes1 DU 70 524 11 34 45 32 19 51 

Short-Term 
Rental Cabins2 DU 11 37 4 7 11 7 7 14 

Tent Pad2 Sites 7 23 4 6 10 7 6 13 

Daycare Center3 SF 3,500 60 6 5 11 2 2 4 

Subtotals 644 25 52 77 48 34 82 

Internal Capture (5%) -32 -1 -3 -4 -2 -2 -4 

Multimodal (15%) -97 -4 -8 -12 -7 -5 -12 

TOTALS 515 20 41 61 39 27 66 
1
  Land Use Code 220 (Multifamily Housing [Low-Rise]) 

2  Land Use Code 320 (Motel) 
3  Land Use Code 565 (Day Care Center) 

Shor t -Term Renta l  Cab in s  and  Tent  Pads  –  Tr ip  Genera t ion  D i scu s s ion  
–  Given the unique nature of these two land uses, it is projected that their trip-making potential can be 
compared to a motel land use since the occupancy for the cabins and tent pads are for relatively short 
timeframes.  As such, ITE’s Motel land use category was used to estimate the daily and peak hour vehicle 
trips for the short-term rental cabins and tent sites.  When considering the estimates shown in Table 1, 
these vehicle trip levels seem reasonable. 

Tr ip  As s i gnment  – As a general assessment, all vehicle movements to/from Black Mountain will 
travel to/from the east along Emma Road toward its intersection with the SH 82 westbound entrance 
ramp.  At this intersection, Black Mountain residents, cabin/tent users, and daycare center patrons can 
continue traveling east along Emma Road with ultimate destinations in Basalt or to the east along SH 82.  
Or they can use the existing westbound entrance ramp for trips toward the west and Carbondale. 

The assignment of vehicle-trips through the Black Mountain access points is based on the existing travel 
patterns recorded at the intersections analyzed for this project.  Most of the site traffic is projected to 
use SH 82 for daily work, shopping, or recreation trips.  Given the residential nature of Black Mountain, 
there will be trips to/from the commercial land uses in Basalt, as well as to/from nearby schools.  
Figure 10 displays the assessment of vehicle trip distribution, along with the assignment of the site 
generated traffic volumes.  Of note, some slight differences in trip distribution percentages are used 
between the AM and PM peak hour, but only on the Town street network, not along SH 82. 
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FIGURE 10
Site Generated
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IV .D.  Bui ld -Out  (2026)  and Long-Range Tra f f i c  Vo lumes  

Figure 11 and Figure 12 represent the compilation of the site generated traffic volumes (Figure 10) 
and the  Build-Out Background (Figure 5) and Long-Range (Figure 6) traffic volumes. 

IV .E .  Auxi l iary  Lane Requ irements  

Information contained in the State Highway Access Code (Code) identifies the criteria for installation of 
auxiliary lanes along a frontage road, the understood classification of Emma Road.  Review of this criteria 
finds that auxiliary lanes are not required at any of the proposed access points for Black Mountain.  
Given that Emma Road is essentially a long dead-end street, this assessment is valid. 

Emma Road /M id la nd  Ave nu e  In te r s e c t i on  –  Coordination with Town of Basalt staff 
during initial discussions on this project indicated that the potential for installation of an exclusive 
westbound right turn lane should be evaluated.  As background, east/west movements at this “T” 
intersection are controlled by stop signs, while the southbound movements are uncontrolled.  A sign 
exists below the westbound stop sign that states “Right Turn Permitted Without Stopping.” 

An evaluation was conducted for the Build-Out timeframe to determine if an exclusive right turn lane 
would reduce westbound movement delay.  The results of this analysis find that: 

 The westbound right turn movements onto Midland Avenue will operate without any noticeable 
delay since their movement would be free-flow. 

 The westbound through movement will show an increase in average vehicle delay of about four 
(4) seconds.  This is related to the through movement being analyzed separately from the 
combined through/right movement since the combined one-lane analysis includes the somewhat 
existing free-flow nature of right-turning vehicles. 

 Eastbound through/left movements will see slight reductions in average vehicle delay. 

As such, this analysis implies that there would be some operational benefits to having an exclusive 
westbound right turn lane.  However, Black Mountain residents would not normally experience those 
benefits since it is a movement that is not associated with their typical movements to/from their site. 
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FIGURE 12
Long-Range
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IV .F .  Traf f i c  Contro l  and  Intersect ion  Operat ions  
Build-Out and Long-Range traffic volume projections find that each of the three proposed new access 
points along Emma Road that have outbound movements onto Emma Road can operate with stop signs on 
the southbound approach at each intersection.  As a reminder, because the two access points for the 
daycare center operate as a one-way pair, the inbound access does not require traffic control. 

Bu i l d -Out  ( 2026 )  O pera t i ona l  Ana l y s e s  
Operational analyses for the development of Black Mountain were conducted following the HCM 
methodologies noted previously in this report.  As shown on Figure 11, a significant number of new 
vehicle trips are not projected at any of the new access points.  New trips for any individual movement at 
any of the studied intersections are 40 vph or less, equating to about one inbound or outbound vehicle trip 
every 90 seconds, a relatively low level. 

As a result, LOS analyses reveal that each new access point on Emma Road will operate at LOS A during 
the AM and PM peak hours.  Other stop sign controlled intersections will continue to have good 
operations during the peak hours; only the eastbound through/left lane at the Emma Road/Midland Avenue 
intersection during the PM peak hour is projected to be less than LOS D. 

The Emma Road/Basalt Avenue roundabout will continue to experience LOS A during both peak hours.  
At the SH 82/Basalt Avenue traffic signal, intersection operations will be LOS D and E during the two 
peaks hours, which matches Existing conditions and the estimates for Background conditions.  As noted in 
Section II.D, some individual movements will continue to operate at LOS E or F during the AM and PM 
peak hours.  Black Mountain will add very few additional trips to this intersection, however.  Operational 
analysis results for the Build-Out condition are represented on Figure 13 and the analysis worksheets are 
located in Appendix E. 

In regard to the discussion in Section IV.E related to an exclusive westbound right turn lane at the 
Midland Avenue intersection along Emma Road, westbound movements with or without an exclusive right 
turn lane will encounter LOS D or better during peak hour conditions. 

Long -Ran ge  ( 204 6 )  Opera t i o na l  Ana l y s e s  
Operational analyses for long-range conditions will include increases in average vehicle delay simply due to 
the increase in overall traffic volume levels.  However, good vehicle operations (LOS A) will still result for 
the new Black Mountain intersections along Emma Road, as shown on Figure 14. 

Vehicle movements through the Emma Road/Basalt Avenue roundabout are projected to continue to 
operate at LOS A during the AM and PM peak hours.  As noted in Section III.D, an additional eastbound 
and westbound through lane are likely needed by the Long-Range analysis period to provide good 
intersection operations as evidenced by the projected eastbound and westbound through movements.  
Movements on Basalt Avenue across SH 82 are projected to continue to operate poorly during peak hour 
conditions without geometric or operational changes.  Appendix E includes the analysis worksheets. 

IV .G.  Improvement  Recommendat ions  
When considering the level of increase in traffic volumes projected for the development of Black 
Mountain, and the increases related to the growth in Background traffic, coupled with the projected 
LOS results, Black Mountain will have a relatively minor impact to the surrounding street network.  The 
only improvement recommended for the development of Black Mountain is to install stop signs on the 
southbound approaches at three of the four proposed site access points.  Improvements at other 
intersections are not considered a requirement of Black Mountain. 
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FIGURE 14
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V.  SUMMARY AND RECOMMENDATIONS 
A new residential project is being proposed along the north side of Emma Road in the Town of Basalt, 
Colorado, with a mix of multifamily dwelling units, short-term rental cabins, and camping sites for fly 
fishing.  A daycare center is also being proposed for the site.  The project is specifically located along 
Emma Road to the west of Midland Avenue.  Emma Road parallels State Highway (SH) 82 and provides 
direct access to a few residential properties, while also accommodating access for the Basalt Sanitation 
District Waste Water Treatment Plant. 

Emma Road has some unique characteristics.  It is used for a portion of the Emma Trail, which continues 
to the east and west of the project site,  Adjacent to the site, Emma Road includes a one-way entrance 
ramp onto westbound SH 82 that provides convenient access for Emma Road users and for surrounding 
neighborhoods and businesses that want to proceed toward the west on SH 82. 

The project, called Black Mountain, is proposed to include 70 multifamily homes, 11 short-term rental 
cabins, 7 seasonal tent pads, along with a 3,500 square foot (sf) daycare center.  The Black Mountain 
development site is an integral part of the 2020 Basalt Master Plan.  Vehicular access for the project is 
being proposed along Emma Road at two access points associated with the residential land uses and a 
one-way pair of access proposed for the daycare facility.   

Trip generation for Black Mountain is projected to be about 515 vehicle-trips on a daily basis, with 
approximately 60 trips during the AM peak hour and about 65 trips in the PM peak hour. The following 
table includes a summary of the trip estimates. 

Black  Mounta in  Tr ip  Generat ion  

Land Use Unit Size Daily 
AM Peak Hour PM Peak Hour 

In Out Total In Out Total 

Townhomes1 DU 70 524 11 34 45 32 19 51 

Short-Term 
Rental Cabins2 DU 11 37 4 7 11 7 7 14 

Tent Pad2 Sites 7 23 4 6 10 7 6 13 

Daycare Center3 SF 3,500 60 6 5 11 2 2 4 

Subtotals 644 25 52 77 48 34 82 

Internal Capture (5%) -32 -1 -3 -4 -2 -2 -4 

Multimodal (15%) -97 -4 -8 -12 -7 -5 -12 

TOTALS 515 20 41 61 39 27 66 
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Black Mountain will not create an undue burden on the surrounding roadway network or adjacent 
intersections.  Acceptable levels of service (LOS) during the AM and PM peak hours occur except for a 
few movements at the SH 82/Basalt Avenue traffic signal.  Current and future Background conditions 
(i.e., without Black Mountain) identify LOS E and LOS F for movements on Basalt Avenue that are trying 
to proceed onto or across SH 82. 

When considering the level of increase in traffic volumes projected for the development of Black 
Mountain, and the increases related to the growth in Background traffic, coupled with the projected 
LOS results, Black Mountain will have a relatively minor impact to the surrounding street network.  The 
only improvement recommended for the development of Black Mountain is to install stop signs on the 
southbound approaches at three of the four proposed site access points.  Improvements at other 
intersections are not considered a requirement of Black Mountain.
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M E M O R A N D U M 
 

TO:    James Lindt, Assistant Planning Director. 
   
FROM:              Black Mountain Development Team 
     
DATE:    August 8th, 2023     
 
RE:  Comments on Review Agency Response ‐ Black Mountain Annexation and 

PUD/Subdivision Sketch Plan   
 
 
ROARING FORK FIRE & RESCUE 
 
Permit Plan and Impact Invoice Fees 
Applicant understands the timing for review and impact fees. 
 
Access/Parking 
The fire access lane highlighted in yellow below does not allow private vehicle access and 
is designated as ‘fire  lane only’. It will have bollards and signage to delineate the end of 
the drive  lane and beginning of fire  lane. On‐site management will enforce a no parking 
rule 24/7. The area in pink is access to garages, public parking etc. and must be kept clear 
and accessible for vehicles,  including fire trucks, at all times. Applicant  is also proposing 
to include a change of materials on road & fire access surfaces. (See updated illustrative 
site plan and images below).  

 

          
 

Open space and trail parking is proposed at the East side of pond (highlighted below).  
Non‐designated parking is intended at this location. Public parking signs and time limit 
parking may be posted as recommended by the Town of Basalt.  Public parking / access 
will not extend into the Fishing Cabin parking and accessway area at the West side of 
pond. Alternate forms of transit are highly encouraged via bike racks, potential Wecycle 
stations and a proposed trail that connects the Northeast corner of the property through 
the neighboring Stott parcel along the river to the library per the Basalt Greenway Plan.   

Note:Applicant Making 
Additional Adjustment to 
Responses to Referral 
Comments
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Applicant has labeled proposed EV parking locations on the updated site plans for the 
Town of Basalt’s consideration. EV parking clusters are proposed at each parking area.  

 
Glamping Pads (Seasonal) 
 
Applicant  is  researching  best  practice  for  this  amenity.   We  are  open  to  hearing  and 
addressing  design  and  installation  concerns.  As  contemplated  now,  all  material  not 
inherently fireproof, such as canvas, will be treated with Burnblock fire retardant as well 
as  mold  resistant  and  waterproof  treatments.  Similar  landscaping  distances  will  be 
maintained for plant material of 10’‐15’ for trees and 3’‐5’ for shrubs.    

 
Applicant agrees to coordinate the Glamping seasonal opening date with Town Staff each 
year which will vary depending on the annual snowpack and high‐water streamflow. 

 
Traffic Study 
Applicant and Town Staff have proposed an onsite meeting sometime in early August to 
address the concerns around the Slip‐lane and the intersection of the Midland and Emma 
Road.  See  attached  letter  from  Sopris  Engineering,  addressing  SGM’s  July  11,  2023, 
review comments. 
 

 
Elevators 
Applicant  agrees  to  provide  adequate  elevator  sizes  at  multi‐family  buildings  where 
elevators are proposed in the design.   
 
Technical Design Issues 
 
Applicant notes the technical design  issues enumerated by Fire Marshall below. We will 
meet  all  relevant  fire  code  and  related  standards  and  work  with  Roaring  Fork  Fire 
through site planning/entitlement and building design process. Certified designers will be 
used as required. 
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 Water Supply for Firefighting 

 Sprinkler System Design 

 Underground Piping and Fire Hydrants 

 Fire Alarm System 
 

Landscaping 
Applicant  agrees  to  engage  with  Roaring  Fork  Fire  and  cooperatively  plan  for  site 
softening,  nature  connectivity  and  landscape  buffering  as  the  landscape  design  team 
further plans a community planting design.   

 Recommended tree distances from structures of 10’‐15’ and 3’‐5’ for shrubs will 
be maintained.    

 
Portable Fire Extinguishers 
Applicant understands and will comply with recommendations.  
 
Miscellaneous 
Applicant  will  conform  with  all  premises  identification  requirements,  access  to 
equipment rooms, signage, and Knox box requirements. 
 
 
BASALT SANITATION DISTRICT 
 
Applicant understands that a Petition for Inclusion and a Cost Reimbursement Agreement 
are  required. We  agree  to  pay  all  costs  associated with  inclusion  and  comply with  all 
District Rules and Regulations. 
 
PITKIN COUNTY 
 
Traffic 
Applicant and Town Staff have proposed an onsite meeting sometime in early August to 
address the concerns around the Slip‐lane and the intersection of the Midland and Emma 
Road.  
 
Affordable Housing 
The Black Mountain land‐use application proposes to include 35% of the project units as 
affordable housing, which is a 75% increase to the adopted community housing standard. 
We will continue to discuss Affordable Housing with Town Staff and Basalt Boards 
including BACH, Planning Commission, and the Town Council during the land‐use review 
process. 

 
Visual Impact 
Applicant does not  anticipate  any negative  visual  impacts  and has  taken  extra  care  to 
ensure the variation in roof heights is subtle and pleasing to the eye and demonstrates a 
decrease in building heights going from east to west per the Town of Basalt Master Plan.  
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Applicant would  like  to add additional  landscape buffering  in  the Emma Road Right‐of‐
way  to  benefit  Black Mountain  future  residents  as  well  as  those  passing  by  on  the 
highway. 
 
Wildlife Habitat 
Applicant will work with CPW and other agencies as necessary to avoid negative  impact 
on any wildlife habitat and/or migration corridors. 
 
Open Space & Trails 
Applicant  will  coordinate  and  review  additional  comments  from  Pitkin  County  and 
Healthy Rivers & Streams Board on the trails & recreational aspects along the Riverfront 
areas of the proposed development. 

 
 
HOLY CROSS ENERGY 
 
Applicant  &  Sopris  Engineering  has  been  working  with  Keith  Hernandez  at  HCE  on 
relocation  of  the  overhead  power  line  as  is  shown  on  sheet  C4.0.    The  applicant 
understands that the proposed realignment will require obtaining a utility easement from 
the Grange  family  on  the  south  side  of Highway  82.   HCE  has  offered  to  initiate  the 
conversation with the Grange family. 
 
EAGLE COUNTY 
 
Comprehensive Plan and Mid Valley Plan Goals and Policies. 
Applicant appreciates the noted goals and alignments to the Mid Valley Community Plan.   

 No comment necessary. 
 
Engineering/Floodway 
Applicant will minimize any impacts in floodway and floodplain. No permanent structures 
are proposed in these areas. Amenities depicted on the site plan will be similar in nature 
to those found in the Basalt River Park. As an aside, and in response to Matrix’s letter, SE 
recommends that we reach out to the Town to see if it would be a conflict of interest to 
have their consultant, Robert Krehibel of Matrix Design prepare and submit a LOMAR to 
remove  the  site  from  Zone  A  which  will  be  required  with  Preliminary/Final  Plan 
application. 
 
Environmental Health 
Noise Mitigation. Applicant intends to design towards best practices in addressing sound 
attenuation and noise mitigation for occupants in community housing and free market 
product types, with specific consideration to the impacts of Hwy 82.  

 

124 of 182 



P a g e  | 5 
 

Dust Control. All necessary permits will be obtained during the development process. 
Project engineer will be providing a Construction Management Plan for infrastructure 
installation. 
 
Water Conservation. Project will comply with all water efficiency and conservation 
practices as required by code as well as further investigating these Management 
Practices. Untreated ditch water will be used for outside irrigation. 

 
 
Open Space/Natural Resources 
Stream  setback/100‐year  floodplain  and  Water  Quality.  Applicant  is  aware  of  the 
floodplain  and  River  constraints  in  the  project  area  and  is  proposing  minimal  and 
temporary structures  in these sensitive areas. Areas depicted as 1‐5 are to be soft path 
treatments such as crusher fines. This  is similar to the paths found  in Midland Park and 
Basalt River Park. Amenity spaces may include such things as hammocks, shade sails and 
other  temporary  treatments  that  will  not  impede  the  floodplain.  Vegetative 
improvements are contemplated  throughout  to mitigate current weed  issues, enhance 
wetland plantings, create additional habitat, and provide better water quality in the high‐
water  table  in  this area. Applicant will continue  to evolve  the planting plan and design 
plan for this area and is willing to work with the Town and Eagle County to further define 
and determine BMPs and solutions for the river frontage. 
 

          
 
CDOT 
 

The applicant will be submitting four separate access permit applications, one for 
each of the proposed accesses to the site.  The Traffic Impact Study will be submitted for 
review along with the applications.    
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BASALT POLICE 
 
Project Mix – Potential conflict between short‐term rental visitors and full‐time residents.  
Applicant has carefully designed the Fishing Cabin rental and residential portions of the 
project  to  remain  separated  by  natural  landscape  and  built  features,  promoting  the 
mixed‐use environment set forth by the 2020 comprehensive plan while attending to this 
noted  concern.    Black Mountain will  have  an  onsite manager who  provides  full‐time 
management  as well  as enforcement  for  various elements of  the  fishing  cabins. Quiet 
Hours will  be  part  of  the  rules  and  regulations  and  be  enforced  per  PUD  regulations 
agreed upon for this amenity.   
 
Parking. Applicant’s marketing  information and booking  receipts  for  the Fishing Cabins 
will  include strict  information for the  limited number of parking spaces available onsite. 
The onsite manager will enforce 24/7. General parking concerns have also been noted. 
 
Emergency Access to open space area. Applicant will continue to work with town staff on 
this issue. 
 
SGM 
See  attached  letter  from  Sopris  Engineering,  addressing  SGM’s  July  11,  2023,  review 
comments. 
 
 
Hazards   
18. Tailwater is a function of the irrigation practices by the neighbors across the highway 
and is outside of our control.  The irrigator has the obligation and responsibility to ensure 
that the tailwater ditch is maintained.   Our obligation is to provide for the tailwater ditch 
to remain in place and access by the irrigator to maintain the ditch.  We will continue to 
provide for the ability for historic conveyance of tailwater and will cooperate with the 
irrigator to ensure the tailwater is safely conveyed back to the river.   

126 of 182 



                           August 4, 2023 
 

 
 

502 Main Street, Suite A3, Carbondale, CO 81623   970-704-0311 

 
 

Mr. James Lindt 
Assistant Planning Director 
Town of Basalt 
 
RE: Response letter to Black Mountain (Jadwin) SGM July 11, 2023 Review Comments 
SE Job #: 32190 
 
Dear James, 
 
Sopris Engineering (SE) is in receipt of SGM’s July 11, 2023 review comments for Black Mountain Annexation and 
Sketch Plan applications.  This letter is a response to the review comments on behalf of the applicant. I have included 
SGM’s comments below with our response following in bold. 
 

Utilities: 

1. Future well: The future Basalt well number 8 is sited on the property and an easement for the well house and 
chlorine contact will need to be provided for it as well as 3 phase electrical. The location of this well should be 
selected as soon as possible so there is a good location before the land use plans get finalized. 
-Understood. SE and the applicant will work with the Town to determine an appropriate location on site 
prior to our next application. 
 

2. The water system is shown as a lolly pop dead-end system within the development. The water system needs to 
be looped back to the Town’s water system in Gisella Way at the USPS for water quality, fire flows and reliability 
concerns. The waterline can be stubbed out to the property line at the correct alignment until the adjacent 
property is developed. 
-The current Sketch Utility plan includes the stub at the east end of the property as requested in this 
comment. It also includes a stub to the western property boundary south of the future daycare site.  As 
plans are further developed, we will work with the Town to determine appropriate phasing of the 
installation of the water main to reduce the possibility of black water in a dead-end water main. 
 

3. The waterline connection/extension near the post office is being shown within CDOT ROW through private 
property and outside the roadway. Does the Town want the waterline under the roadway? 
-The alignment of the water mains are at Sketch level and will be further detailed as we move forward 
through the approval process. The water main shown outside of the development parcel is completely 
within CDOT’s ROW, not within private property.  Moving forward we will coordinate with the Town and 
CDOT on the preferred alignment. 
 

4. Additional valves, fire hydrants, etc. will be reviewed when more detailed plans are submitted. 
-Understood. 

 
5. The application contemplates all electric and no natural gas service lines. If it is desired by the Town to have 

natural gas as a backup power, it is recommended to install the backbone natural gas infrastructure now in case 
it is needed in the future. 
-This can be discussed further and we move forward through the approval process. 
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6. The application proposes raw water irrigation along with raw water irrigation rights, but no raw water irrigation 
system is shown in this submittal. 
-As plans are further developed, a raw water system will be included in our plans. 
 

7. The overhead electric lines are partially shown as being undergrounded and relocated. Holy Cross should be 
consulted as to whether it is desirable for the entire overhead utility lines to be undergrounded. 
-SE has been working with Keith Hernandez at Holy Cross on the proposed realignment shown on the 
current utility plan.  The applicant understands that the proposed realignment will require that Holy 
Cross obtain an easement from the Grange family on the south side of State Highway 82.  As the project 
progresses, Holy Cross has agreed to initiate those conversations with the Grange family. 

 
Transportation: 

8. All the roads within the development should be public roads and should be built to town standards so that the 
HOA does not have to maintain the roads. 
-The applicant has carefully considered the pros and cons of owning and maintaining the internal roads, 
and has decided that maintaining control of the roads works best for their development plan. 
 

9. It should be analyzed whether the location of the northeast road stub out is lined up well enough with Gisella 
Way by the Post Office to ensure there is an acceptable connection.  
-The alignment of the northeast road stub has been placed based upon Google earth imaging to align 
with Gisella Way as closely as possible.  See below: 

 
 

 
10. The access to the property to the west has an existing gravel road with a 20-foot-wide easement. Will this 

access and entrance be either relocated to the Daycare access or at-least be formalized with concrete curb, 
gutter, and asphalt through the applicant’s property? 
-At this time there are no proposed improvements to the existing gravel access on the west side of the 
property. It will remain as is in its current location. 
 

11. The 6-foot-wide pedestrian path shown along the Emma Road on the front of the property is shown as in 
between the property line and the existing Emma Road and proposed to connect to the existing trail to the east. 
The actual property line according to the existing conditions map does not allow enough room for this trail to 
exist without being on the adjacent private property. Will the applicant obtain a public easement on the adjacent 
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private property for this trail? 
-It is our intent to keep the asphalt trail completely within CDOT’s ROW.  As plans are further developed 
SE will field locate the end of the existing asphalt trail and modify the alignment if needed.   
 

12. Emma Road has historically been maintained by the Town, but the road is in CDOT ROW. Which jurisdiction will 
the work within CDOT ROW be designed to?  
-We will work with CDOT and the Town to determine which jurisdiction the improvements within CDOT’s 
ROW will be designed to, however, it is our intent to design to Town standards, not CDOT. 
 

13. Emma Road in front of the development property is in less than perfect condition with cracking and diagonal 
asphalt patching. The asphalt will get further deteriorated with the construction of this project. Will the 
development be required to mill and overlay the asphalt after the interior roads are constructed? 
-If the Town requires this, we will include a mill and overlay of the existing road as our plans are further 
developed. 

 
Drainage: 

14.The application argues that because of the proximity to the Roaring Fork River, no detention is required. 
Detention needs to be provided for the increase in runoff flows for this project to not negatively impact downstream 
property owners, bridges, drainage structures, etc. A detention plan needs to be provided with the drainage study. 
-The overarching concept of the proposed drainage plan is to omit on site stormwater detention facilities 
and install a series of permanent Water Quality Treatment Best Management Practices (BMPs) intended to 
treat the pollutants typically proceeded by the “first flush” of a stormwater event. The reasoning behind 
this concept is due in part to the very short time of concentration for the site drainage, especially in 
comparison to the long duration of the Roaring Fork River's hydrograph. Consequently, the post 
development runoff generated from the site will not change the 100-year peak runoff in the Roaring Fork 
River, even without the installation of onsite detention facilities. This concept is commonly utilized for 
sites that directly front or are very near waterways.  A treatment train of water quality BMPs will be 
proposed for the site and the existing pond will be utilized for some minor on site detention. 

 
14. A snow storage plan along with calculation needs to be provided in the next submittal. 

-Understood. 
 

15. Wetlands mapping needs to be updated and provided with the next submittal. 

-Understood. 

 
Construction issues: 

16. High groundwater: The groundwater appears to be a couple feet deep and will cause major issues with 
construction, mold in crawl spaces, etc. how will this be dealt with? The deep utilities will need to be dewatered 
along with variances with the bedding materials. The fishing cabins are near the existing unlined pond onsite. 
The location will make construction of the foundations difficult if they have traditional concrete foundations. 
-Understood.  As final plans are developed groundwater issues will be addressed.  As it relates to 
construction, we will utilize standard construction practices to dewater the site as necessary in 
compliance with CDPHE requirements. 
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Hazards: 

 
17. Tail Water Ditches: Overflowing – Tail water ditches typically have very drastic minimum and maximum flows 

depending on the irrigation practices that are used, and the water rights associated.  How will the high and low 
flows be dealt with? Who controls these ditches? 
-To be addressed by others. 

 
 
If you have any additional questions, please feel free to give me a call. 
 
Regards, 
 

 
 
Stephanie Helfenbein 
Principal/Project Engineer 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Cc: Bridger Smith, Mark Chain 
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M E M O R A N D U M 
 

TO:    James Lindt, Assistant Planning Director. 
   
FROM:              Black Mountain Development Team 
     
DATE:    August 8th, 2023     
 
RE:  Comments on Review Agency Response ‐ Black Mountain Annexation and 

PUD/Subdivision Sketch Plan   
 
 
ROARING FORK FIRE & RESCUE 
 
Permit Plan and Impact Invoice Fees 
Applicant understands the timing for review and impact fees. 
 
Access/Parking 
The fire access lane highlighted in yellow below does not allow private vehicle access and 
is designated as ‘fire  lane only’. It will have bollards and signage to delineate the end of 
the drive  lane and beginning of fire  lane. On‐site management will enforce a no parking 
rule 24/7. The area in pink is access to garages, public parking etc. and must be kept clear 
and accessible for vehicles,  including fire trucks, at all times. Applicant  is also proposing 
to include a change of materials on road & fire access surfaces. (See updated illustrative 
site plan and images below).  

 

          
 

Open space and trail parking is proposed at the East side of pond (highlighted below).  
Non‐designated parking is intended at this location. Public parking signs and time limit 
parking may be posted as recommended by the Town of Basalt.  Public parking / access 
will not extend into the Fishing Cabin parking and accessway area at the West side of 
pond. Alternate forms of transit are highly encouraged via bike racks, potential Wecycle 
stations and a proposed trail that connects the Northeast corner of the property through 
the neighboring Stott parcel along the river to the library per the Basalt Greenway Plan.   
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Applicant has labeled proposed EV parking locations on the updated site plans for the 
Town of Basalt’s consideration. EV parking clusters are proposed at each parking area.  

 
Glamping Pads (Seasonal) 
 
Applicant  is  researching  best  practice  for  this  amenity.   We  are  open  to  hearing  and 
addressing  design  and  installation  concerns.  As  contemplated  now,  all  material  not 
inherently fireproof, such as canvas, will be treated with Burnblock fire retardant as well 
as  mold  resistant  and  waterproof  treatments.  Similar  landscaping  distances  will  be 
maintained for plant material of 10’‐15’ for trees and 3’‐5’ for shrubs.    

 
Applicant agrees to coordinate the Glamping seasonal opening date with Town Staff each 
year which will vary depending on the annual snowpack and high‐water streamflow. 

 
Traffic Study 
Applicant and Town Staff have proposed an onsite meeting sometime in early August to 
address the concerns around the Slip‐lane and the intersection of the Midland and Emma 
Road.  See  attached  letter  from  Sopris  Engineering,  addressing  SGM’s  July  11,  2023, 
review comments. 
 

 
Elevators 
Applicant  agrees  to  provide  adequate  elevator  sizes  at  multi‐family  buildings  where 
elevators are proposed in the design.   
 
Technical Design Issues 
 
Applicant notes the technical design  issues enumerated by Fire Marshall below. We will 
meet  all  relevant  fire  code  and  related  standards  and  work  with  Roaring  Fork  Fire 
through site planning/entitlement and building design process. Certified designers will be 
used as required. 
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 Water Supply for Firefighting 

 Sprinkler System Design 

 Underground Piping and Fire Hydrants 

 Fire Alarm System 
 

Landscaping 
Applicant  agrees  to  engage  with  Roaring  Fork  Fire  and  cooperatively  plan  for  site 
softening,  nature  connectivity  and  landscape  buffering  as  the  landscape  design  team 
further plans a community planting design.   

 Recommended tree distances from structures of 10’‐15’ and 3’‐5’ for shrubs will 
be maintained.    

 
Portable Fire Extinguishers 
Applicant understands and will comply with recommendations.  
 
Miscellaneous 
Applicant  will  conform  with  all  premises  identification  requirements,  access  to 
equipment rooms, signage, and Knox box requirements. 
 
 
BASALT SANITATION DISTRICT 
 
Applicant understands that a Petition for Inclusion and a Cost Reimbursement Agreement 
are  required. We  agree  to  pay  all  costs  associated with  inclusion  and  comply with  all 
District Rules and Regulations. 
 
PITKIN COUNTY 
 
Traffic 
Applicant and Town Staff have proposed an onsite meeting sometime in early August to 
address the concerns around the Slip‐lane and the intersection of the Midland and Emma 
Road.  
 
Affordable Housing 
The Black Mountain land‐use application proposes to include 35% of the project units as 
affordable housing, which is a 75% increase to the adopted community housing standard. 
We will continue to discuss Affordable Housing with Town Staff and Basalt Boards 
including BACH, Planning Commission, and the Town Council during the land‐use review 
process. 

 
Visual Impact 
Applicant does not  anticipate  any negative  visual  impacts  and has  taken  extra  care  to 
ensure the variation in roof heights is subtle and pleasing to the eye and demonstrates a 
decrease in building heights going from east to west per the Town of Basalt Master Plan.  
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Applicant would  like  to add additional  landscape buffering  in  the Emma Road Right‐of‐
way  to  benefit  Black Mountain  future  residents  as  well  as  those  passing  by  on  the 
highway. 
 
Wildlife Habitat 
Applicant will work with CPW and other agencies as necessary to avoid negative  impact 
on any wildlife habitat and/or migration corridors. 
 
Open Space & Trails 
Applicant  will  coordinate  and  review  additional  comments  from  Pitkin  County  and 
Healthy Rivers & Streams Board on the trails & recreational aspects along the Riverfront 
areas of the proposed development. 

 
 
HOLY CROSS ENERGY 
 
Applicant  &  Sopris  Engineering  has  been  working  with  Keith  Hernandez  at  HCE  on 
relocation  of  the  overhead  power  line  as  is  shown  on  sheet  C4.0.    The  applicant 
understands that the proposed realignment will require obtaining a utility easement from 
the Grange  family  on  the  south  side  of Highway  82.   HCE  has  offered  to  initiate  the 
conversation with the Grange family. 
 
EAGLE COUNTY 
 
Comprehensive Plan and Mid Valley Plan Goals and Policies. 
Applicant appreciates the noted goals and alignments to the Mid Valley Community Plan.   

 No comment necessary. 
 
Engineering/Floodway 
Applicant will minimize any impacts in floodway and floodplain. No permanent structures 
are proposed in these areas. Amenities depicted on the site plan will be similar in nature 
to those found in the Basalt River Park. As an aside, and in response to Matrix’s letter, SE 
recommends that we reach out to the Town to see if it would be a conflict of interest to 
have their consultant, Robert Krehibel of Matrix Design prepare and submit a LOMAR to 
remove  the  site  from  Zone  A  which  will  be  required  with  Preliminary/Final  Plan 
application. 
 
Environmental Health 
Noise Mitigation. Applicant intends to design towards best practices in addressing sound 
attenuation and noise mitigation for occupants in community housing and free market 
product types, with specific consideration to the impacts of Hwy 82.  
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Dust Control. All necessary permits will be obtained during the development process. 
Project engineer will be providing a Construction Management Plan for infrastructure 
installation. 
 
Water Conservation. Project will comply with all water efficiency and conservation 
practices as required by code as well as further investigating these Management 
Practices. Untreated ditch water will be used for outside irrigation. 

 
 
Open Space/Natural Resources 
Stream  setback/100‐year  floodplain  and  Water  Quality.  Applicant  is  aware  of  the 
floodplain  and  River  constraints  in  the  project  area  and  is  proposing  minimal  and 
temporary structures  in these sensitive areas. Areas depicted as 1‐5 are to be soft path 
treatments such as crusher fines. This  is similar to the paths found  in Midland Park and 
Basalt River Park. Amenity spaces may include such things as hammocks, shade sails and 
other  temporary  treatments  that  will  not  impede  the  floodplain.  Vegetative 
improvements are contemplated  throughout  to mitigate current weed  issues, enhance 
wetland plantings, create additional habitat, and provide better water quality in the high‐
water  table  in  this area. Applicant will continue  to evolve  the planting plan and design 
plan for this area and is willing to work with the Town and Eagle County to further define 
and determine BMPs and solutions for the river frontage. 
 

          
 
CDOT 
 

The applicant will be submitting four separate access permit applications, one for 
each of the proposed accesses to the site.  The Traffic Impact Study will be submitted for 
review along with the applications.    
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BASALT POLICE 
 
Project Mix – Potential conflict between short‐term rental visitors and full‐time residents.  
Applicant has carefully designed the Fishing Cabin rental and residential portions of the 
project  to  remain  separated  by  natural  landscape  and  built  features,  promoting  the 
mixed‐use environment set forth by the 2020 comprehensive plan while attending to this 
noted  concern.    Black Mountain will  have  an  onsite manager who  provides  full‐time 
management  as well  as enforcement  for  various elements of  the  fishing  cabins. Quiet 
Hours will  be  part  of  the  rules  and  regulations  and  be  enforced  per  PUD  regulations 
agreed upon for this amenity.   
 
Parking. Applicant’s marketing  information and booking  receipts  for  the Fishing Cabins 
will  include strict  information for the  limited number of parking spaces available onsite. 
The onsite manager will enforce 24/7. General parking concerns have also been noted. 
 
Emergency Access to open space area. Applicant will continue to work with town staff on 
this issue. 
 
SGM 
See  attached  letter  from  Sopris  Engineering,  addressing  SGM’s  July  11,  2023,  review 
comments. 
 
 
Hazards   
18. Tailwater is a function of the irrigation practices by the neighbors across the highway 
and is outside of our control.  The irrigator has the obligation and responsibility to ensure 
that the tailwater ditch is maintained.   Our obligation is to provide for the tailwater ditch 
to remain in place and access by the irrigator to maintain the ditch.  We will continue to 
provide for the ability for historic conveyance of tailwater and will cooperate with the 
irrigator to ensure the tailwater is safely conveyed back to the river.   
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Mr. James Lindt 
Assistant Planning Director 
Town of Basalt 
 
RE: Response letter to Black Mountain (Jadwin) SGM July 11, 2023 Review Comments 
SE Job #: 32190 
 
Dear James, 
 
Sopris Engineering (SE) is in receipt of SGM’s July 11, 2023 review comments for Black Mountain Annexation and 
Sketch Plan applications.  This letter is a response to the review comments on behalf of the applicant. I have included 
SGM’s comments below with our response following in bold. 
 

Utilities: 

1. Future well: The future Basalt well number 8 is sited on the property and an easement for the well house and 
chlorine contact will need to be provided for it as well as 3 phase electrical. The location of this well should be 
selected as soon as possible so there is a good location before the land use plans get finalized. 
-Understood. SE and the applicant will work with the Town to determine an appropriate location on site 
prior to our next application. 
 

2. The water system is shown as a lolly pop dead-end system within the development. The water system needs to 
be looped back to the Town’s water system in Gisella Way at the USPS for water quality, fire flows and reliability 
concerns. The waterline can be stubbed out to the property line at the correct alignment until the adjacent 
property is developed. 
-The current Sketch Utility plan includes the stub at the east end of the property as requested in this 
comment. It also includes a stub to the western property boundary south of the future daycare site.  As 
plans are further developed, we will work with the Town to determine appropriate phasing of the 
installation of the water main to reduce the possibility of black water in a dead-end water main. 
 

3. The waterline connection/extension near the post office is being shown within CDOT ROW through private 
property and outside the roadway. Does the Town want the waterline under the roadway? 
-The alignment of the water mains are at Sketch level and will be further detailed as we move forward 
through the approval process. The water main shown outside of the development parcel is completely 
within CDOT’s ROW, not within private property.  Moving forward we will coordinate with the Town and 
CDOT on the preferred alignment. 
 

4. Additional valves, fire hydrants, etc. will be reviewed when more detailed plans are submitted. 
-Understood. 

 
5. The application contemplates all electric and no natural gas service lines. If it is desired by the Town to have 

natural gas as a backup power, it is recommended to install the backbone natural gas infrastructure now in case 
it is needed in the future. 
-This can be discussed further and we move forward through the approval process. 
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6. The application proposes raw water irrigation along with raw water irrigation rights, but no raw water irrigation 
system is shown in this submittal. 
-As plans are further developed, a raw water system will be included in our plans. 
 

7. The overhead electric lines are partially shown as being undergrounded and relocated. Holy Cross should be 
consulted as to whether it is desirable for the entire overhead utility lines to be undergrounded. 
-SE has been working with Keith Hernandez at Holy Cross on the proposed realignment shown on the 
current utility plan.  The applicant understands that the proposed realignment will require that Holy 
Cross obtain an easement from the Grange family on the south side of State Highway 82.  As the project 
progresses, Holy Cross has agreed to initiate those conversations with the Grange family. 

 
Transportation: 

8. All the roads within the development should be public roads and should be built to town standards so that the 
HOA does not have to maintain the roads. 
-The applicant has carefully considered the pros and cons of owning and maintaining the internal roads, 
and has decided that maintaining control of the roads works best for their development plan. 
 

9. It should be analyzed whether the location of the northeast road stub out is lined up well enough with Gisella 
Way by the Post Office to ensure there is an acceptable connection.  
-The alignment of the northeast road stub has been placed based upon Google earth imaging to align 
with Gisella Way as closely as possible.  See below: 

 
 

 
10. The access to the property to the west has an existing gravel road with a 20-foot-wide easement. Will this 

access and entrance be either relocated to the Daycare access or at-least be formalized with concrete curb, 
gutter, and asphalt through the applicant’s property? 
-At this time there are no proposed improvements to the existing gravel access on the west side of the 
property. It will remain as is in its current location. 
 

11. The 6-foot-wide pedestrian path shown along the Emma Road on the front of the property is shown as in 
between the property line and the existing Emma Road and proposed to connect to the existing trail to the east. 
The actual property line according to the existing conditions map does not allow enough room for this trail to 
exist without being on the adjacent private property. Will the applicant obtain a public easement on the adjacent 
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private property for this trail? 
-It is our intent to keep the asphalt trail completely within CDOT’s ROW.  As plans are further developed 
SE will field locate the end of the existing asphalt trail and modify the alignment if needed.   
 

12. Emma Road has historically been maintained by the Town, but the road is in CDOT ROW. Which jurisdiction will 
the work within CDOT ROW be designed to?  
-We will work with CDOT and the Town to determine which jurisdiction the improvements within CDOT’s 
ROW will be designed to, however, it is our intent to design to Town standards, not CDOT. 
 

13. Emma Road in front of the development property is in less than perfect condition with cracking and diagonal 
asphalt patching. The asphalt will get further deteriorated with the construction of this project. Will the 
development be required to mill and overlay the asphalt after the interior roads are constructed? 
-If the Town requires this, we will include a mill and overlay of the existing road as our plans are further 
developed. 

 
Drainage: 

14.The application argues that because of the proximity to the Roaring Fork River, no detention is required. 
Detention needs to be provided for the increase in runoff flows for this project to not negatively impact downstream 
property owners, bridges, drainage structures, etc. A detention plan needs to be provided with the drainage study. 
-The overarching concept of the proposed drainage plan is to omit on site stormwater detention facilities 
and install a series of permanent Water Quality Treatment Best Management Practices (BMPs) intended to 
treat the pollutants typically proceeded by the “first flush” of a stormwater event. The reasoning behind 
this concept is due in part to the very short time of concentration for the site drainage, especially in 
comparison to the long duration of the Roaring Fork River's hydrograph. Consequently, the post 
development runoff generated from the site will not change the 100-year peak runoff in the Roaring Fork 
River, even without the installation of onsite detention facilities. This concept is commonly utilized for 
sites that directly front or are very near waterways.  A treatment train of water quality BMPs will be 
proposed for the site and the existing pond will be utilized for some minor on site detention. 

 
14. A snow storage plan along with calculation needs to be provided in the next submittal. 

-Understood. 
 

15. Wetlands mapping needs to be updated and provided with the next submittal. 

-Understood. 

 
Construction issues: 

16. High groundwater: The groundwater appears to be a couple feet deep and will cause major issues with 
construction, mold in crawl spaces, etc. how will this be dealt with? The deep utilities will need to be dewatered 
along with variances with the bedding materials. The fishing cabins are near the existing unlined pond onsite. 
The location will make construction of the foundations difficult if they have traditional concrete foundations. 
-Understood.  As final plans are developed groundwater issues will be addressed.  As it relates to 
construction, we will utilize standard construction practices to dewater the site as necessary in 
compliance with CDPHE requirements. 
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Hazards: 

 
17. Tail Water Ditches: Overflowing – Tail water ditches typically have very drastic minimum and maximum flows 

depending on the irrigation practices that are used, and the water rights associated.  How will the high and low 
flows be dealt with? Who controls these ditches? 
-To be addressed by others. 

 
 
If you have any additional questions, please feel free to give me a call. 
 
Regards, 
 

 
 
Stephanie Helfenbein 
Principal/Project Engineer 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Cc: Bridger Smith, Mark Chain 
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Exhibit C- Applicable Master Plan 
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