
 

 

TOWN OF BASALT MEETINGS 

Planning and Zoning Commission Meeting 

with Basalt Town Council Invited for Worksession 

Tuesday May 3, 2016 
 
 

Basalt Town Hall                                               101 Midland Avenue 

                                                                                                                                                
6:00  PM Call to Order 
 
 Approval of Minutes 

 April 19, 2016 
 March 29, 2016 

 
 Consent Agenda - Continue Public Hearing on Code Amendments to May 

17, 2016 for the purpose of considering amendments to the Basalt Municipal 
Code to implement the Our Town Subarea Plan: an Amendment to the 2007 
Town of Basalt Master Plan. Includes but is not limited to: Amended 
Community Serving Commercial (CSC) Zone District; new definitions and 
amended definitions. 

 
6:05  P&Z Worksession with Basalt Town Council: Zoning for Our Town 

Planning Parcels: P&Z Presentation to Basalt Town Council on Update and 
Status of Amended CSC Zone District 

 
7:25 Break 
 
7:30 Public Hearing - Kai Peterson Application: to construct an addition to the 

existing single-family residence at 309 E. Sopris Drive and deed restrict a 
portion of the structure as an Accessory Dwelling Unit (ADU). Application 
involves a rezoning from R-3 to R-3 TN and Special Review Approval. 

 
8:15 Commissioner Comments and Staff Updates 
 
8:25 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.   
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Memorandum 

To:  Chair and Planning and Zoning Commission 
  Mayor and Basalt Town Council 

From:  Susan Philp AICP, Planning Director 

Date:  May 3, 2016  

Re: Worksession: Zoning for Our Town Planning Parcels – Amended CSC 
Zone District  

 

 
I. Purpose 
 
The purpose of this worksession discussion is for the P&Z to update the Town Council 
on the work they have done to prepare zoning regulations for the Our Town Planning 
Properties.  Don Elliott, Clarion Associates, will assist in the P&Z’s presentation to 
explain the zoning framework that he developed with the P&Z over several 
worksessions. This was an iterative process. Clarion previously worked with the Town, 
most recently on the revised replacement housing regulations adopted in 2013 and 
earlier on the C-2 zoning amendments and growth management provisions adopted in 
2009.  

Although there will be opportunity for Council questions and answers, Staff has not 
scheduled this worksession as a substantive Council debate about the Our Town 
Planning direction.  That discussion is currently scheduled for the Council’s May 10th 
meeting. 
 
II.  Background of Our Town Planning Process 
 
The Council has taken several actions on the Our Town Planning Area starting in 
February of 2014 when the Council began the Our Town Planning process after the 
successful approval of the voters of the bond allowing for the removal of the mobile 
homes, river and park improvements. Several resolutions were adopted by the Town 
Council directing the P&Z to move forward with zoning for the Our Town Planning Area, 
most recently with Resolution No. 09, Series of 2015. Resolution No. 09 is explained in 
more detail in Section IV of this memorandum. 
 
The Mayor and new Councilors were sworn in on April 19th. Opportunities for Council 
check in on the prior Council direction are scheduled for May 10th.  
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III.  Our Town Planning Area Parcels 
 
The Our Town Planning Area includes the following parcels: 
 

CDC – Property currently owned by the Roaring Fork Community Development 
Corporation (CDC) 
 
BCC –   Includes a portion of the Basalt Center Subdivision (Aspenalt Lodge and 
building where Restore is located) along with the gas station, Prinster cabins, and 
a portion of the Alpine Bank parking lot 
 
Lions Park – owned by the Town of Basalt includes Town Hall offices and the 
ArtBase 
 
Merino Park – owned by the Town of Basalt 

 
 

 
 

Our Town Planning (OTP) Area Parcels  
 

 
IV.  History of the P&Z’s Discussion on Zoning for OTP Properties  
 
In December of 2014 the Downtown Area Advisory Committee (DAAC) finished its 
report on the Our Town Planning (OTP) area parcels and the P&Z was subsequently 
directed by the Town Council to amend the Town’s master plan and zoning provisions 
to reflect the recommendations contained in the DAAC report (Resolution No. 03, Series 
of 2015). 
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Starting February 3, 2015, the P&Z began to hold worksessions on the master plan 
amendment and zoning for the Our Town Planning Process. The P&Z did some initial 
work on an amended CSC District but set it aside to concentrate on developing the Our 
Town Subarea Plan: an Amendment to the 2007 Basalt Master Plan, which they 
adopted on October 20, 2015 (OTP Master Plan Amendment). The Council adopted the 
OTP Master Plan Amendment on November 24, 2015. The DAAC report and map were 
incorporated into the OTP Master Plan Amendment with changes.  
 
A master plan sets the policies and general parameters for development while the 
zoning sets forth the specific rules and regulations that must be complied with in order 
for a specific project to occur. Under the Basalt Home Rule Charter and State law both 
the P&Z and the Town Council must adopt the Town master plan, and zoning 
regulations and specific development proposals must be found to be in general 
conformance with the Town’s master plan.   
 
The P&Z then reviewed the following zoning options for possible use in the Our Town 
Planning Area: 
 

1. Amendments to the Community Serving Commercial (CSC) Zone District. The 
DAAC report advocated that the P&Z look at the CSC Zone District for its 
possible use in the Our Town Planning Area.  

2. Amendments to the C-2 Downtown Business Zone District – applies to properties 
in the Historic Midland Avenue Core 

3. Form Base Code  
4. Overlay district  
5. New Zone District or amended River District (which was prepared in 2004 but 

never adopted) 
 
The summary of those options and the pros and cons were presented in memorandums 
from Elliott, dated August 28, 2015 and January 15, 2016, and were discussed at P&Z 
worksessions. The P&Z ultimately decided that the best approach was to amend the 
current CSC Zone District but incorporate some of the ideas from the River Master Plan 
Zoning District to make it a useful tool for all the OTP parcels.  
 
The P&Z then held several worksessions with Elliott to amend the CSC Zone District. 
The P&Z presented the draft concepts to the Town Council on February 9th and 
February 23rd.  
 
The Town Council reviewed the physical model prepared for the Town by Vision Design 
to show existing and potential buildings on 3 of the 4 OTP parcels at its February 23rd 
meeting. Staff believes this model was very helpful in having the Council understand the 
zoning concepts included in the P&Z’s work and the building and massing size that was 
contemplated. Since that time the P&Z has refined the regulations even more, so the 
exact massing shown on the 55,000 square foot of building area would change 
modestly under the current draft.  
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55,000 square feet of Building Area Option 
On CDC Parcel 

29,000 square feet of Building Area Option 
On CDC Parcel

 

View of 55,000 square feet of Building Area on 
CDC Property 

Petition Option – 43,560 square feet of 
“community uses” in 2 stories 

 

 
 
A significant portion of the P&Z’s  discussion with the Council centered around the 
square footage of building area to be permitted on the CDC parcel. The P&Z advocated 
that the zoning not include a specific maximum floor area or floor area ratio (FAR) 
limitation for the CDC or other OTP properties in the Zoning District. The P&Z prefers to 
define volumetric and architectural character for each parcel which is tied to the existing 
urban fabric within downtown Basalt. Ultimately the Council agreed to the P&Z’s 
recommendation. Language to that effect was included in Resolution No. 09. Resolution 
No. 09 asked the P&Z to develop zoning that would permit 2 ½ stories on the CDC 
Building Parcel as seen from Two Rivers Road.  The resolution also supported 
amending the CSC Zone District as the tool for zoning the OTP parcels.  
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Instead of having the zoning include a FAR limitation or building size limitation, 
Resolution No. 09, Series of 2016 also encouraged Lowe and the CDC to prepare and 
submit a land use application that includes up 55,000 total square feet of building 
space. The Town Council could provide further input on acceptable maximum allowed 
square footages at any time during the planning or zoning process. 
 
An important principle of the zoning approach being proposed is that the Town is 
preparing the District and would adopt it into the Zoning Code. The current thought is 
that it will be up to the Owners (or authorized entity of an owner) to request that it be 
applied to the land. Nothing prevents the Owner from submitting a land use application 
for approval of a different zone district or a Planned Unit Development (PUD) 
application for the property under the Basalt Municipal Code or even requesting a new 
zoning district for the Town’s review as the CDC did earlier after it purchased the 
property it owns. Owners in their discretion may seek approval of more or less 
development than recommended by the Council in Resolution No. 09 or any other 
Council resolution or action. Such application would be reviewed in accordance with the 
Basalt Municipal Code and Master Plan.  
 
The incentives for Owners for asking for the CSC Zone District include that it provides 
direction to Owners about the development that would be acceptable to the Town and it 
includes a shorter 2-step process as compared to the lengthier 3-step PUD process. 
 
The fourth draft of the amended CSC District has now been prepared. Per the schedule 
advocated by the Town Council in February, a public hearing was scheduled for the 
P&Z’s May 3rd meeting but is being continued to allow the Town Council to be updated 
and to make sure that the P&Z is following the direction of the new Council. The 
amended zoning regulations were also sent out for referral to the Town’s referral 
agencies. Colorado Parks and Wildlife is the only agency that submitted comments to 
date (see attached). 
 
Highlights of the P&Z amendments to the CSC Zone District are provided on the 
attachment.  

V.   P&Z and Council Worksession Discussion 
 
At this worksession, Planning Staff will present the structure of the meeting and briefly 
summarize the history. Elliott, Clarion Associates, and Dylan Johns, P&Z Chair, will take 
the lead in walking the Council through the framework of the Amended CSC Zone 
District and reasoning behind the rules contained within it.  
 
Attachments 
Highlights of Amended CSC Zone District 
4th Draft of amended CSC Zone District 
August 28, 2015 and January 15, 2016 memos from Don Elliott, Clarion Associates 
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Highlights of the P&Z’s Amended Community Serving Commercial 
(CSC) Zone District are provided below 

1.  
 

The CSC Zone District was modified to apply to all 4 OTP parcels:  CDC, Lions 
Park, Merino Park and Basalt Center Circle (BCC).  
 
The original district was prepared by the CDC for the CDC parcel although it could 
be used by other "Public non-profit Entity, Community Development Corporations."  
 

2.  
 

The definition of what is considered to be Community Serving was modified. The 
P&Z determined that Community Serving meant that each of the properties would 
include an “anchor use”. An anchor use was a use or activity that the Town desired 
which was supported by the OTP Master Plan Amendment. 
 

3.  
 

Anchor uses for each of the 4 parcels were identified by the P&Z. Anchor uses 
included such uses as a grocery store, hotel, brewpub/distillery, and also included a 
community center (to address the uses desired by the Petition Committee on the 
CDC parcel). 
 

4.  
 

Secondary uses were identified for each of the parcels. Secondary uses are other 
uses which could occur once the anchor use was guaranteed for the parcel. 
 

5. Buildings adjacent to Two Rivers Road may only be 2 ½ Stores. 2 ½ stories means 
the third floor is pulled back from the front building façade by at least 10 feet. 
 

6. 4 stories are allowed on the BCC parcel but only in the interior of the parcel, away 
from the Frying Pan River, and after buildings are confirmed along Two Rivers 
Road. 
 

7. Buildings adjacent to the Basalt River Park may also be only 2 ½ stories although 
the Council may grant relief based on findings. 
 

8. View openings as shown on the OTP Master Plan Amendment must be protected. 
 

9. Pedestrian through connections to the rivers as defined in the code language must 
be preserved. 
 

10. Definitions were added (for example, what is a “Community Center”?) or were 
amended (for example “condominium hotel”). 

 
Additional background information and background can be found by reading the P&Z packets found on 
the Town’s website, www.basalt.net and by reviewing the Our Town Planning project website 
www.OurTownPlanning.org 
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