See separate instructions on how to access the meeting

TOWN OF BASALT MEETINGS
Planning and Zoning Commission Meeting
Tuesday, January 5, 2021

Basalt Town Hall
6:00 PM

101 Midland Avenue

1 Call to Order
2A Approve Minutes:
2B - December 15, 2020

6:05

3A Continued Public Hearing on the Fork Front Basalt LLC Application
on Lot J of Basalt Commercial Park: Consideration of an application
submitted by Fork Front Basalt, LLC. The Application includes a PUD
Amendment and Sketch Site Plan Review for the construction of a twelve (12)
unit multi-family residential building on Lot J of the Basalt Commercial Park
Subdivision/PUD. The proposed PUD amendment requests to amend the
Basalt Commercial Park PUD to allow residential on the first floor of the
building on Lot J without having a commercial component to the building and
to permit a maximum building height limit of 32 feet on Lot J. The Application
also includes Environmentally Sensitive Area (ESA) Review and ESA reach II
Floodplain Review at the sketch plan level.
3B Recommended Action: Staff and Applicant Presentation, Public Hearing,
P&Z Discussion, and if P&Z is comfortable, motion to recommend approval to
the Basalt Town Council

7:30

4 Commissioner Comments and Staff Updates

7:45

5 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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TOWN OF BASALT, COLORADO
PLANNING AND ZONING COMMISSION MEETING –
TUESDAY, January 5, 2020
MEETING AND PUBLIC ACCESS INSTRUCTIONS
Basalt Town Hall is closed due to the threat of the spread of COVID 19 virus.
Planning and Zoning Commission meetings are being conducted virtually.
Directions for viewing and accessing the meeting.
You may also 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/

Meeting Access Instructions:
When: January 5, 2021 06:00 PM Mountain Time
Topic: Planning and Zoning Commission - 01/05/2020
Please click the link below (or copy and paste, or type into a browser) to join the
webinar:
https://zoom.us/j/95037216079?pwd=b0JrdlVjaUo2VVlSYmFDVm83S0JKZz09
Note there is a small letter ‘j’ in the address.) You will be asked for your name and
email address.

Or iPhone one‐tap: US: +16699006833,,99538323457# or
+12532158782,,99538323457#
Or Telephone: Dial US: +1 669 900 6833 or +1 253 215 8782
Webinar ID: 950 3721 6079
Passcode: 861166
(If you are unable to access the meeting using the links or phone numbers above, email your name, and phone number to planning@basalt.net or text that information to
970-379-1514).
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DRAFT
TOWN OF BASALT
PLANNING AND ZONING COMMISSION
REGULAR MEETING & PUBLIC HEARING
Tuesday, December 15, 2020

CALL TO ORDER
The meeting called to order by the Chair at 6:06 pm.
Commissioners present included Bill Maron, Kyle Oberkoetter, Gino Rossetti, Eric Vozick,
Michelle Bonfils-Thibeault, Bernie Grauer and Rob Leavitt.
Staff present included Susan Philp, Planning Director and James Lindt, Assistant Planning
Director.
APPROVAL OF MINUTES
M/S ROSSETTI AND LEAVITT TO APPROVE THE MINUTES OF NOVEMBER 17, 2020.
MOTION CARRIED BY A VOTE OF 7 TO 0.
AGENDA ITEMS
Public Hearing on the Fork Front Basalt LLC Application- Lot J, Basalt Commercial Park
Lindt introduced the application that was submitted by Fork Front LLC requesting a Sketch Plan
PUD Amendment, Sketch Site Plan, ESA Review, and ESA Floodplain Reach II to construct a
100% residential building of Lot J of the Basalt Commercial Park Subdivision PUD. Lindt showed
the subject site in relation to Emma Road, the Roaring Fork Apartments, and the Basalt River
Lofts building. The site is 12,000 square feet in size, at the end of Emma Road and just east of
the Basalt River Lofts. Lindt said the PUD currently allows the development of a mixed-use
building with commercial on the first floor and residential on the upper floors. The proposal is for
the construction of a 100% residential building with twelve units on the site, and to amend the
PUD to allow for a building height of 33 feet rather than the 30 feet currently allowed by the PUD.
Lindt added that the height amendment is specifically for this lot.
Lindt said that of the twelve proposed residential unit, three are proposed as Category 2 deedrestricted affordable housing units. He said that all of the affordable housing units are proposed
as two-bedroom units, with one affordable housing unit on each floor of the building.
Lindt said the Applicants have chosen to split the review into a Sketch Plan and Final Plan Review
in order to determine if the concept is generally acceptable before going through the time and
expense of having final civil engineering and hydrological analysis and modeling done that is
needed for the final ESA review. Lindt said this means there will be two rounds of review with the
P&Z and Council, with this being the Sketch Plan and first round of review.
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Lindt identified a series of discussion items, also found in Staff’s memo. The first is Consistency
with the Master Plan. The site is identified on the Future Land Use Map as Mixed Use/Commercial
but the Master Plan identifies a density range allowance of up to twelve units for the site. Lindt
said the Master Plan also discusses this as being a good place for residential as it is within a ¼
mile from transit and close to services. Lindt showed the BRT station and the sidewalk/path to
the proposed development. He noted that there are services close to the proposed development,
indicating the restaurants and other businesses at River Park Center and the Basalt Store.
Lindt reiterated that the Applicant is making two PUD amendment requests – the first for a 100%
residential project rather than mixed-use, and an increase in height from 30’ to 33’. Staff is
accepting of the request to allow this project to be 100% residential as there is a significant need
for rental units in the mid-Valley. He indicated employers cannot find housing for prospective
employees, and noted the property is adjacent to the RFTA BRT station.
Regarding the request to increase the allowable height by three feet, Lindt said that one-and-ahalf feet of that is proposed for a parapet that will screen the PV panels. The other foot and a half
is intended to make the units more livable. Lindt offered some background referring to the
neighboring Basalt River Lofts which was held to a 30’ height limit, although their solar panels
were allowed to extend above that height limit as permitted by the Town Code. Lindt said that
Staff believes the parapet to screen the rooftop appurtenances to be consistent with the design
guidelines of the Basalt Commercial Park PUD and the height would be consistent with the
underlying C-3 zoning. He noted that the Applicants have provided some photo simulations which
are found in P&Z’s packets and that the Applicant can further detail for the P&Z.
Lindt pointed out that draft condition number three was created to allow the additional height;
however, if the P&Z is not comfortable approving the 33’, they could approve alternative condition
number three which would approve the residential change, but not allow for the height increase.
Lindt said that other discussion items include access and parking. The access to the site is from
Emma Road, which is a private road maintained by the HOA as established in the original PUD
approvals. Lot J was allocated seventeen parking spaces in the original platting of the subdivision,
but the twelve units would require 26 parking spaces. The Applicants have worked out a site
layout to include the required 26 spaces while still preserving a significant Ponderosa tree, per
Staff’s request.
Lindt said that earlier that day Staff and the Applicants were made aware that some of the owners
of the adjacent Basalt River Lofts building had concerns with the parking proposal and the
proposal to extend parking for Lot J in front of the Basalt River Lofts building. He said that as a
result Staff is recommending that the P&Z continue the hearing to January to see if the Applicant,
Staff, and Basalt River Lofts can resolve the concerns related to parking.
Regarding affordable housing mitigation, three affordable housing units have been proposed.
Lindt said these are all proposed as two-bedroom, Category 2 rental units for people/families
making at most 100% of the area median income and working at least 1500 hours per year
between Aspen and Glenwood. Lindt noted the proposal meets the 25% requirement of units and
the square footage being provided as affordable housing. He noted the project has exterior
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storage closets per the recommendations of Staff and the HOA. BACH reviewed the affordable
housing units and felt they meet the livability guidelines of the Town’s Community Housing
Guidelines. Lindt noted that Staff has drafted a condition requiring the Applicant to submit draft
deed restrictions for the units prior to evaluation of the Final PUD Plan.
Lindt said that the Applicants are required to meet the Town’s Sustainable Building Regulations
(SBR), and the Applicants are proposing to provide solar to meet the renewable energy
requirements. Additionally, the Applicants are required to meet the recently adopted Wildfire
Mitigation requirements. Lindt indicated compliance with the SBR and Wildfire Mitigation
requirements are included in the draft conditions.
Lindt said referral comments have been received by the Fire District and the Basalt Sanitation
District, with verbal comments from RFTA and the School District. The Fire District felt the
development would have adequate access and approved the proposed location of the fire
hydrant. He said the Fire District also proposed that the type of trees within the fire turn-around
should be evaluated for lower height trees to ensure adequate roof access. Staff has included a
condition that this is adjusted prior to final plan review.
Basalt Sanitation indicated they would require more detail prior to final plan review as well as a
variance request for a shared sewer service line for the building. Lindt noted that Staff has
included a condition requiring the Applicant to go before the Sanitation Board prior to final review
to request the variance.
RFTA’s verbal comments were that this project should contribute to first and last mile
improvements intended to get people to transit. Lindt said this would include payment towards
bike and car share programs as was required of other projects, such as 525 Basalt Avenue. The
School District provided the comment that the Applicant pay the School Land Dedication Fees,
which has been included in the draft conditions.
Lindt recommended continuing the public hearing to January 5th to see if the parking alternatives
can be worked out to address the concerns of the neighboring Basalt River Loft residents. He
introduced the Applicant team Aaron Ward (developer and owner of Lot J), Jeff Dahl (project
manager) and Ramsey Fulton (project architect).
Fulton introduced the applicant team and started by showing where the project would be located
within the Basalt Commercial Park. He noted the walkable distance to downtown and access to
the businesses in the commercial park. Fulton also noted the access to the RFTA bus station.
He said the first and last mile aspect of the project will lessen the traffic needs in the area.
Fulton noted that one of the unique features of the site is that only one side of the building faces
onto a neighboring development. He highlighted the trees and river at the rear of the site, and
the Ponderosa Trail that provides additional recreation opportunities. Fulton noted that the front
of the proposed building has been aligned with the Basalt River Lofts to create a pleasant
streetscape.
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Fulton showed the property from various angles, including looking back toward the Basalt River
Lofts, noting the building’s massing and rooftop solar panels. He discussed the design of the
proposed building, noting the juxtaposition between Highway 82 at the building’s front façade with
the woods and river along the rear facade. He explained how the building’s design employs larger
expanses of glass and balconies along the rear façade to invite tenants into the natural
environment.
Fulton said he intended to highlight how the massing of the building was broken down by creating
a break in the materials along the first-floor height, and the addition of the screen materials on the
stairwells, as well as the introduction of the tower element to enhance a more pedestrian scale.
A conscious effort was made to respect the style of the neighboring Basalt River Lofts.
Fulton discussed the solar panels on the rooftop as viewed from the architectural site plan. He
also called attention to the building’s frontage being aligned with Emma Road to create a
streetscape. Fulton said the parking was proposed along the front of the building as this corridor
already is subject to the noise from the traffic on Highway 82. He also called attention to the 65’
wide area between the proposed building and the Basalt River Lofts, saying the team worked
really hard to integrate the design with the need for emergency access which also serves as a
plaza.
Fulton showed the building’s first story floorplan, pointing out that each of the three proposed
floors are similar with four units on each floor. Three of the units displayed are two bedrooms,
two of which have two-and-a-half baths, and the other is a two-bath. One of the units on each
floor is an affordable housing unit, which he says is larger in size than what is required to get a
quality unit rather than just the bare minimum. Fulton described the units as having open living
areas, nine-foot ceilings which lets a lot of daylight in, and with the main living space opening up
to the back lot toward the woods and river. He also pointed out that the two bedrooms each have
a full secondary bathroom, which he says is an ideal environment for a situation where tenants
are unrelated and sharing the space. Seventy-five (75%) percent of the units are two
bedroom/two bathroom, which is a recognized void in the mid-valley housing stock. Twenty-five
(25%) percent of the units are one bedroom/one bathroom, which he says are also in high
demand. All of the first floor can be readily transitioned to handicapped accessible units.
Fulton discussed the gear storage areas, noting that these were emphasized by the Town of
Basalt and incorporated so that there is no underutilized section of the unit’s floorplan.
Fulton said the team used the Master Plan as a guide, ensuring the development met its intent
as well as the priorities of the community. Regarding the Master Plan’s Theme People &
Community Character, Fulton said he feels the project hits high marks with smart growth, noting
the project is urban infill in an area where Basalt wants to see development, it achieves a housing
goal, and it has that created outdoor plaza space which has high value.
Fulton moved on to Theme 2: Affordable & Inclusive Living where he feels this project shines the
most. Maximizing the unit count and quality really helps to meet the housing goal. He said the
are proposing are attainable rental units rather than high-end, for-sale units. He said the units
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provide inclusive living options, and the team worked with BACH to ensure all livability standards
are incorporated.
Under Theme 3: Connected & Safe Movement & Access, Fulton brought up the topics of transitoriented housing and multi-modal commuting that this development would support. He said there
is great proximity to the community, to school and restaurants. There is a component of bike
parking and a compact car area, and the Ponderosa Trail access is another great amenity. Fulton
also pointed out the value of this being an emergency access point to Pitkin County’s kayak park.
Fulton continued with Theme 4: Authentic Places & Destinations, saying this is unique design and
distinctive architecture.
Theme 5: Resilient & Sustainable Environment is an area where Fulton said they are focusing a
lot of their attention. He said they are satisfying the SBR, proposing residential density in a smaller
footprint, creating transit-oriented housing, working with reclaimed materials, proposing a solar
rooftop array will offset electrical demands, and will install high efficiency pluming, electricity, and
HVAC system.
Regarding Theme 6: Maintainable Civic & Community Services, Fulton said they have been
working closely with Pitkin County on their plans and needs for an emergency kayak rescue. They
have also worked closely with the Fire District to meet their requirement for the project.
Turning to Theme 7: Workplaces, Workers & Economy, Fulton said this is a workforce housing
project.
For the final theme of the Master Plan, Theme 8: Regional Growth & Annexation, Fulton noted
that this lot was identified as a key parcel and was supported to have between three and twelve
units. Regarding the goal of getting 500 affordable housing units within the next few years, this
development tries to chip away at that goal. Fulton said the density is a way for the P&Z to
eliminate barriers to affordable housing.
Ward added that he owns a property appraisal firm in Basalt, and also lives in Basalt. He noted
that the cost of housing has been an issue for his employees, although they are currently all
working remotely. Ward said the need for housing is apparent to most of those who live here,
and that is why he decided to propose a rental property rather than a high-end condominium
project.
Chair Maron said he would turn the meeting now to Commissioner questions before opening up
the meeting to public comment, and then would bring it back for Commissioner Comments.
Commissioner Leavitt asked Lindt for clarification on the parking issue. Lindt noted that per the
Code the development would require 26 parking spaces. Per the PUD all of the parking is
primarily on-street. Lindt indicated on the site plan the location of two existing parallel parking
spaces across from proposed emergency vehicle access/plaza area. Lindt noted there were also
a number of parking spaces that were approved and platted but never developed, some of which
were allocated for the Lot J building, as developed. The Applicant was proposing to extend a
number of parallel parking spaces further to the west, as seen on the inset parking plan to the
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proposed site plan. The Applicant is proposing to build all six parallel parking spaces for use by
Lot J to meet their parking requirement of 26 spaces. Lindt said the residents of the Basalt River
Lofts have concerns that the spaces should not be for use by tenants of Lot J, except for the two
spaces already dedicated for this use on the plat. Staff feels there is a need to work with the
Applicant to adjust the proposed parking to address the Basalt River Lofts concerns.
Commissioner Vozick asked Staff for clarification for the need for 26 parking spaces. Lindt replied
that there is a guest parking requirement of .25 spaces per unit when there are more than six
residential units in a building. Commissioner Vozick said that given the transit-oriented nature of
the development and the Applicant’s contribution to bike/car share, etc., he would rather minimize
parking for this area, and questioned what the flexibility is to do so. Lindt said that Staff needs to
work through that flexibility before providing an answer, as the concerns have just been made
apparent to Staff. At the next meeting Staff will be able to provide options.
Commissioner Vozick questioned who the spaces belong to that are west of the proposed project.
Lindt replied that there are twenty plus parking spaces that are general use spaces and belong to
the Town.
Commissioner Vozick asked if during peak travel times will this development contribute to any
issues at the traffic circle on Emma Road. Ward responded that in all of his conversations with
the surrounding stakeholders (e.g. Roaring Fork Apartments, Pitkin County, Harry Teague) the
issue did not arise.
Commissioner Vozick expressed appreciation for the green initiatives and asked the Applicant to
consider going beyond the requirements of the Code for sustainable development. He asked the
Applicant whether the parapet is meant to actually shield the solar pv panels or would it really be
more of an architectural feature. Fulton expressed the additional height is primarily for higher
ceilings which allow for better circulation and natural light. Ceiling area will also be necessary for
HVAC, which will drop the unit height by eight to ten inches. He said they want to prevent subeight-foot ceilings. The parapet addition is to shield the solar panels.
Commissioner Oberkoetter noted that in the Basalt River Lofts letter they expressed opposing the
additional three-foot height variance. He asked if anyone had any discussion with those unit
owners regarding the height. Fulton said that in the original meeting for the Basalt Commercial
Park this was not highlighted and they have had no follow up discussions on this subject.
Commissioner Oberkoetter asked if more storage could be added to accommodate such things
as winter tires, noting that the Basalt River Lofts has external storage units. Lindt said that the
building envelope presents a challenge for additional external storage, as the Basalt River Lofts
have. Fulton said the gear closets are fairly sized and should be able to hold such things as skis,
tires, etc.
Commissioner Rossetti asked for clarification as to whether this is a rental or a condo project.
Lindt replied it is a rental project. Commissioner Rossetti asked whether the roof would be used
for activity or space for the residents. Fulton noted the stair would not go to the roof. There may
be an access hatch to maintain the equipment there, but there would not be occupant use of the
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rooftop. He noted they would need additional height for guardrails in order to use the rooftop.
Commissioner Rossetti asked if there is room on the site to allow staggering the highway side
elevation, noting that the river facing façade is much more pleasant. Fulton said they are utilizing
the property to the maximum extent possible and is happy with the articulation of the front façade
as designed in order to maximize the space for housing. He noted the building is up against the
setback line at the rear, so pushing back the building would be difficult.
Commissioner Leavitt asked if this building could ever become condominiumized. Fulton noted
they were given the option for separate utility lines which would preclude that option in the future.
Dahl said this is under the review of the Sanitation District board, if they install a single line they
negate the opportunity to condominiumize as they cannot separately meter the units. Lindt noted
that a variance is required for the shared sewer line to the building. The Applicant will enter into
an agreement with the Sanitation District that they will not condominiumize the units in the future.
Philp said that no condominiumization has been added as a condition of the approval for the
P&Z’s review.
Commissioner Leavitt asked at what point does Emma Road become a private road and not a
parking lot. Lindt said that the Fire District felt they had acceptable access and have worked with
the deliveries in the River Park Center area to prevent them from having an impact on the traffic
flow. There has been a certain level of success. Lindt noted that the Basalt River Lofts letter
mentions the area in front of Subway where vehicles illegally park at times which does create
issues with the traffic flow in the area. The Police Department has added a sign and they do
enforcement. Lindt said Staff is open to other methods which would help to alleviate the traffic
issues. He explained that the Roaring Fork Apartments were required to change the turning
radius around the curve which has helped the traffic to a certain extent.
Commissioner Leavitt asked where the road changes from public to private, and Lindt replied that
is changes around the location of Subway. Commissioner Leavitt asked if improvements need to
be made, could the Town force those to be required. Philp replied that as part of an approval
Staff can ask certain conditions to be met. She noted that since it is a private road it is more
difficult to force something to occur. Lindt added that since Lot J is currently programmed to have
commercial, there is a notable amount of traffic that has been taken into consideration for the
development. Philp suggested the issues are more to do with commercial loading than vehicle
trips.
Commissioner Grauer asked what type of vegetation would be planted as a buffer for the Highway
82 façade, and how much of the natural vegetation will remain. Fulton referenced the landscape
plan, noting plantings between the building and the parking. He said as part of the parking
scheme they plan on saving a Ponderosa Pine tree that the Town’s arborist said was in good
health. Fulton brought attention to site beautification and the trees planned for the area between
the building and the sidewalk.
Commissioner Bonfils-Thibeault asked whether the way the right-of-way is planted that there is
not parallel parking on the southside of the site. Lindt noted it is not actually right-of-way since it
is a private road, but that there are public easements. Referring to the parking inset of the site
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plan, he said there is room in the area where the proposed parallel parking spaces are for more
parking, but the Basalt River Lofts residents do not favor more parking across from their building.
Commissioner Bonfils-Thibeault noted that she was actually referring to the space to the east of
Lot J. Lindt showed on the site plan that this is the location of the Ponderosa Pine that Town Staff
indicated appropriate to preserve. To the area just west of the pine is an area which could be
considered, although Lindt said there are trees planned for the area. He said they’d also need to
look at the width of the space before the CDOT right-of-way to get parking in there. Fulton
responded that they didn’t think there is enough width for parking and to accommodate the Fire
District’s access requirements.
Chair Maron asked Lindt if, in the current PUD, the first-floor commercial is required or just
allowed. Lindt replied that it is allowed, but there is not currently an allowance in the PUD for
residential on the first floor.
Chair Maron asked what is anticipated for materials. Fulton said they intend to have a boardbatten down low, and the slats between the massing to break up as a composite with wood-like
material. Above they are looking for something like corrugated metal with a baked-on finish. The
wood element of the slats and the lower rough sawn product should be a way to achieve warmth.
He indicated it is still in the process.
Chair Maron asked about the affordability of rents. Ward mentioned his company has done rent
surveys. He anticipates the two-bed/two-bath would go between $2400-$2500 a month. The
deed-restricted units are likely somewhere around $1900 a month. The one-bedroom units
anticipate around $1800 a month.
Chair Maron said the ground floor units do not seem to have Type B accessible bathrooms and
asked the Applicant how this will work. Dahl said there are conditions of conforming rather than
totally accessible. They can change out the sink/vanity into pedestal units, and they can have
grab bars. They do not have to have the turning radius that would be required for totally
accessible units. Dahl noted he has been working with the Building Department on this issue.
Commissioner Oberkoetter asked if the parking shifted to the south is too narrow, wondering if a
variance could be granted to allow the building to be shifted closer to the river. Dahl noted that
the 100-year floodplain restricts the building’s ability to move closer to the river. Fulton said they
are willing to entertain many options to alleviate the parking issue.
Chair Maron opened the meeting up to public comment at 7:26 pm.
Harry Teague said he is sympathetic with the need for housing in Basalt. He said when he
designed the River Lofts building, he was held to a very strict 30’ height limitation and he designed
units that fit within that height limit. Teague said the reason they received approval ultimately was
because the street frontage appears as two-stories in height. This project is going to the edge of
the boundaries. He asked if this project could work with less units or less height. He noted there
are traffic problems at the end of the road, and this project is adding to it. Teague said his building
was also required to have commercial on the first floor. There is a difficulty with the precedence
that has been set. Teague said the lighting for the Real America project do not comply with the
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dark sky ordinance. If there is more parking along that road it will be further lit up. He asked if
the Applicant could work with Teague so the lighting be done in a way that is low and not lighting
up the entire sky. Teague said agreements should be made as to who owns the road, and how
it is used and maintained. He noted that the parking is confusing and wanted to know who would
manage the parking if designated. Teague said that he wants to support the owner of the Basalt
River Lofts unit whose view will be most impacted by the increased height from the proposed
building. He said the proposed building has much more significant mass than his building.
Teague said they need to think about the use of that triangle piece of land at the end, and how
people will access it in relation to the parking, particularly if it is a park. In terms of storage, his
units are 8’x12’, which is barely adequate. Teague suggested that without adequate storage
items spill out into parking spaces and outside of units. Maximizing the number of units comes
with the sacrifice of numerous other factors. Teague concluded by saying the vertical realm does
not have a break in the massing. If this were a mixed use, there would be a different texture from
the upper level residential.
Jeff Stoerner noted that the height limit for the Basalt River Lofts and Lot J was designated at 30’
within the PUD. In 2003 these lots were intended to be smaller with lower density. Increasing to
33’ gives the twelve units, but also goes from 17 parking spaces to 26 with spaces spilling in front
of the Basalt River Lofts. This will prevent unit owners from parking in front of their own residence.
Stoerner said that on June 9th he sent the letter to Aaron Ward and Staff. Ward submitted his
application on June 10th and the letter was excluded, however, letters in support of the height and
use were included. He said that Ward has been aware of the objections for some time.
John Helm said he agreed with Teague’s presentation. He only wanted to add that he has owned
his unit since 2010, and has been impacted by the traffic in the circle, river improvements for two
years, etc. He said the parking situation needs to be resolved. He suggested working with the
Town of Basalt for the extra nine parking spaces onto Basalt owned property just up the road from
this unit.
Robert Thorpe was in the queue to speak but was unable to connect. Philp suggested he send
an email to Lindt and those comments will be forwarded on to the P&Z and entered into the record
for the next meeting.
Chair Maron closed the public comments portion of the meeting at 7:51 pm. He opened the
meeting to Commissioner Comments.
Commissioner Vozick said that when broken down, one-and-a-half feet of the three-foot height
variance is for a parapet for solar panels. He said that solar panels are not an eyesore and does
not feel they need to be shielded. Commissioner Vozick said he supports a foot-and-a-half to
allow for better livability in the units. He said he likes the project and the maximized space, and
that the units are needed housing and does not want to lose a unit. He said he does think that
the traffic needs to be addressed, but that some of the issues may be outside of the scope of the
Applicant’s responsibility.
Commissioner Oberkoetter noted that Harry Teague said that Staff has required him to have only
two-street facing floors and asked about the history of this. Lindt noted he was not with the Town
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at that point. Philp said she will respond more at the next meeting. She said that when the new
floodplain mapping was completed, significant portions of the lots were deemed unbuildable in
their originally approved configuration. The buildings at this end were much smaller in height in
the original approval. The Town did not believe the properties on the end would be more than
two stories, and more height was given in the PUD amendment at that time for higher first-floor
plate height and architectural features. Philp said that Teague proved that three floors worked
nicely under the adjusted height limitations. She said the typology of the buildings was meant to
be the same as was originally approved.
Commissioner Rossetti said that perhaps a few parking spaces could be moved to the east and
questioned whether the Town owns that site. He said this is adjacent to the BRT system and
thinks there will not be a huge parking problem because of this amenity. He also questioned
whether the Fire District’s access could be moved. Commissioner Rossetti said he would also
like to address how much lighting is necessary for the area. He said he does like the project and
prefers the architecture of the river side over the south side.
Commissioner Leavitt agreed that he is not a favor of a large, black south side. He suggested reexamining materials on that façade to break up the massing. Commissioner Leavitt noted that
the 2020 Master Plan favors adding housing where there are jobs, and that this is an area which
is programmed for jobs. This proposal adds to Basalt as a bedroom community for Aspen. He
noted that Basalt no longer has a lot of land that can be zoned to create jobs, and that this is one
of the few. Commissioner Leavitt noted that everyone wants higher buildings, and changing the
rules here sets a precedent moving forward.
Commissioner Grauer said he would like to put this project in context of the Master Plan which
was created and adopted between the creation of the Basalt River Lofts and the proposal of this
project. He noted the Master Plan aims to create housing downtown, especially affordable
housing. The proposed project results in some inconveniences, such as increased congestion,
but said these are minor issues. Commissioner Grauer said this project meets the goals of density
next to transit, and density near Town services, schools, library and parks. He asked the Applicant
to work on the coloring and massing and figure out the parking. He said he finds the higher
ceilings to be positive for the livability of the space and does not find the three-foot height increase
to be a problem.
Commissioner Bonfils Thibeault echoed Commissioner Grauer’s comments with density over
sprawl. She said this is a new architectural style that is more prevalent in the valley. The height
is not problematic, but she said she would like to see the solar panel design and their ultimate
height at the next hearing. Commissioner Bonfils-Thibeault noted the much-improved RFTA
services for this area.
Chair Maron said he supports density and does not see a need to screen solar panels as they are
allowed by code to be unscreened. He voiced appreciation for the nine-foot ceilings as they help
with the duct work needed for modern energy efficient buildings. Chair Maron said this is a private
road, and as long as the building is compliant with the number of spaces per the Town Code, it is
an HOA issue where they go and how they are managed. The first-floor commercial would be
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nice, but the Town needs density of housing. He noted this is at the end of the subdivision and
therefore is fine with getting rid of the first floor commercial. Chair Maron said he does concur
with Commissioner Rossetti on the southern elevation and feels it needs some work and
lightening up. He said he mostly favors the project.
Commissioner Rossetti said he does not mind the three-foot height variance as it improves the
units. He asked the developer to consider opening up the stairwells to see if that helps break up
the architecture.
M/S ROSSETTI AND VOZICK TO CONTINUE THE PUBLIC HEARING FOR THE FORK
FRONT BASALT LLC APPLICATION TO JANUARY 5, 2021. MOTION PASSES BY A VOTE
OF 7 TO 0.
COMMISSIONER COMMENTS AND STAFF UPDATES
Philp said a lot of time is being spent regarding the Basalt River Park with weekly meetings with
developer. Contracts are being developed to further work on the park. The Town is hoping to
start construction on the park and the road in 2021.
Philp noted there is a lot of work on the Arbaney Park Pool project. Staff is dealing with a lot of
construction issues that arise in Willits due to the amount of construction projects going on there.
She said there is a proposal for a bank on Block 8, which is the vacant lot that is seen from
Highway 82.
Staff has just finished working through the final holiday activities which included Santa’s parade
through east and west Basalt, a holiday video, Zoom calls with Santa and free donuts in east and
west Basalt. Philp said the Planning Department was an active organizer on these events.
Philp said the P&Z will be seeing updates to the Public Works Manual and will be discussing the
Midland Avenue Streetscape Project.
M/S ROSSETTI AND VOZICK TO ADJOURN THE MEETING. MOTION PASSED BY A VOTE
OF 7 TO 0.
The meeting was adjourned at 8:19 pm.

TOWN OF BASALT
PLANNING AND ZONING COMMISSION

By_____________________________
William C. Maron, Chair

Attest____________________________
Susan Philp, Planning Director
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