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TGMALLOY CONSULTING, vc

LAND USE PLANNING ¢ SITE DESIGN ¢ GIS MAPPING ¢ PUBLIC PROCESS

Per direction at the joint
BOCC/Council/lP&Z  meeting,
the Airport parcel will be

Memorandum added to the UGB, while the

Snow Dump and County 10acre

To:  Ellen Sassano, Long Range Planner Parcel will be addressed at
Cindy Houben, Community Development Director] a later  date.

CC:  Jim Elwood, Director of Aviation, Aspen-Pitkin County Airport /
Brian Pettet, Pitkin County Public Works Director

From: Tim Malloy, TG Malloy Consulting, LLC

Date: November 4, 2010

Re:  Rationale for Including the Airport East Parcel (10-acres) within the 2010 AACP Urban
Growth Boundary

On behalf of the Aspen-Pitkin County Airport, Pitkin County Public Works Department and the
Pitkin County Administration we would like to offer the following information for consideration
by the Community Development Department and the Joint Planning Commissions regarding
potential adjustments to the Urban Growth Boundary (UGB) for the 2010 AACP Update. In
particular, the Airport, Public Works and County Administration are seeking inclusion of a
portion of the Airport East Parcel within the UGB. We understand that the issue of whether to
include a 10-acre area near the Aspen Snow Dump within the UGB was briefly discussed during a
recent joint meeting of the City and County Planning Commissions. We also understand that
there was incomplete information about the exact location and configuration of the area in
question but that the joint Planning Commission was reluctant to include any additional land
north of the Animal Shelter due to concerns that development in this area would contribute to
urban sprawl along Highway 82. We believe there are sound planning reasons for including a
portion of the property owned by the County on the east side of the Highway. We hope you
find the information in this memo helpful in your continued deliberations regarding the final
configuration of the UGB.

Figure 1 shows the location and configuration of the Airport East Parcel (purple area). The
property is located along the east side of Highway 82 north of the Pitkin County Animal Shelter.
In some areas the parcel is reduced to a narrow strip along the Highway. The portion of this
parcel which the County is seeking to include in the UGB is outlined with a dashed orange line
on Figure 1. This area contains slightly more than 10 acres and will be referred to as the “10-acre
parcel” in this memo. The 10-acre parcel encompasses the flat ground above the Roaring Fork
River gorge. The property has access off of the road that serves the Pitkin County Animal
Shelter. The property is also isolated from any sensitive land uses by open space, Highway 82,
the Airport and the Aspen Snow Dump facility.
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Figure 1
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The Airport East Parcel was part of a larger property that was acquired in 1993 from the
Paepcke Family with a combination of Airport/FAA and Pitkin County Open Space funds. The
larger land holding contained a total of approximately 204 acres. A majority of this land (184.8
acres), which represented the proportion paid for out of County Open Space funds, was
conveyed to Pitkin County Open Space in 2005. The land conveyed to Pitkin County Open Space
is shown with a green overlay on Figure 1. The remainder of the property (19.2 acres) was
retained by the Airport and is referred to as the Airport East Parcel.

The Airport retained the Airport East Parcel for several reasons. The acreage contained in this
parcel represented the proportion paid for out of funds provided by the FAA for the original
acquisition. Further, the northernmost triangular area shown on Figure 1is contained within the
Runway Protection Zone (RPZ) for the north end of the runway. The RPZ is a trapezoidal area
of specific dimensions that is located off the runway end and is intended to enhance the
protection of people and property on the ground. The FAA guidelines state that this area is to
be kept clear of incompatible objects and activities and specifies that the best way to
accomplish this is to acquire all lands within the RPZ. The property also includes a narrow strip
of land adjacent to the Highway 82 right-of-way. This strip was retained as part of the strategy
to prevent inappropriate development across from the north end of the airport runway.

In recent years, the Airport has recognized the potential need for off-airport land to
accommodate housing mitigation requirements associated with possible future expansions.
This issue arose when the Airport sought to include employee housing units in the Airport
Operations Center. During the land use review for the Operations Center, the Housing Office
required employee housing mitigation for 5.25 FTE’s. The Airport elected to satisfy the housing
requirement on-site by incorporating three apartment units in the building. While the FAA
ultimately permitted these units, they made it clear that they do not support the development
of housing units on airport property purchased with FAA funds. Since that time, the Airport has
considered the 10-acre parcel as a potential site for future employee housing needs. This issue
may soon come to the forefront depending on the outcome of the Airport Master Plan Update
process which is currently ongoing.

In addition to the airport-related uses of the property, the County has for many years
considered the 10-acre parcel a logical location for other future community facility uses such as
expansion of the public works facilities or maintenance facilities for the Open Space and Trails
Department, among others. These uses are compatible with the existing surrounding uses
which include the Airport fuel farm, general aviation hangars and patio shelters, Pitkin County
Animal Shelter, Public Works Maintenance Facility, Aspen Snow Dump and RFTA Bus
Maintenance Facility. These are all public facility and service uses that are either totally or
partially contained within the existing UGB. It should be noted that since FAA funds were used
in the purchase of the Airport East Parcel use of the property is limited to aviation-related
facilities and activities. In order for the County to develop the property for other uses the FAA’s
interest would have to be acquired.
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Over the 17 years since the Airport East Parcel was acquired, the County has taken several
actions that demonstrate the intent to accommodate additional public facility uses in this area,
including development of the Aspen Snow Dump and the Pitkin County Animal Shelter. In 2005,
the County commissioned a study to evaluate consolidating the 10-acre parcel with the Snow
Dump and Public Works sites for the development of community facilities and affordable
housing uses. This study considered combining administrative offices, maintenance and
affordable housing uses as part of an overall county government campus in an effort to improve
the efficiency of county government. Currently, the County has numerous, dispersed facilities,
which results in duplicitous support staff, and burdensome infrastructure. In addition, many of
the County’s employees reside down valley and consolidating in the AABC area would reduce
the trip length for these employees and impacts on area roads. This is consistent with several
policies in the draft AACP that promote reducing traffic impacts within the UGB. While the
County is no longer considering moving any offices to this area it is still very interested in
preserving the potential for maintenance and public service facilities and employee housing on
the 10-acre parcel. Due to changes in the Pitkin County Land Use Code, this potential would be
greatly reduced if the property remains outside the UGB.

The current zoning on the Airport East Parcel (including the 10-acre portion) is AR-10, which is
intended for large-lot residential development (1 du/10 acres) and small-scale agricultural
activities. These uses are inappropriate for this property given the fact that it is owned by a
government entity and is located in close proximity to the Aspen Snow Dump, airport and other
public facility uses. In addition, unless a shared access agreement could be reached with the
Sardy family, this site would have to utilize the same access road that serves the RFTA Bus Barn,
Snow Dump, Pitkin County Public Works facility and the Animal Shelter. These factors would
severely limit the marketability of this property for large-lot residential use. Most importantly,
the AR-10 zone district prohibits public facility uses and all forms of multi-family dwellings.
Therefore, the current zoning severely limits the logical uses for the site given the current
ownership, access and adjacent uses.

Given the ownership status, adjacent uses, access, and likely palette of future uses (public
facilities and services, aviation-related, and employee housing) the most appropriate zoning for
the 10-acre parcel is Public Institutional (P-1). Public facility and service uses are prohibited in all
but three other zone districts in the current Pitkin County Code. The other potential zone
districts include the business zones (B-1 and B-2) and the SKI-REC zone. These other zone
districts allow uses that would represent a real threat in terms of urban sprawl, including retail
sales, personal service outlets, restaurants, meeting halls/conference centers (SKI-REC only),
and bed and breakfast establishments (SKI-REC only). We would also point out that both the B-
2 zone district and the property’s current zoning (AR-10) would allow the site to be used as a
junk yard (pending special use permit or master plan approval). All of these uses, including junk
yards, are prohibited in the P-l zone district. A similar situation exists with regard to the
potential for developing employee housing on the 10-acre parcel. Multi-family units are
prohibited in all but a few zone districts and those districts are either not available outside the
UGB or they allow a broader set of inappropriate uses than does the P-I district.
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The P-l zone district also carries with it the requirement for approval of a master plan before any
development can occur. Of the other zone districts that permit public facility and service uses,
only the SKI-REC district has a similar requirement. There are several advantages to the master
plan approach that may alleviate concerns related to whether development can be managed in
a way that minimizes the impacts of urban sprawl while still allowing the county reasonable use
of the 10-acre parcel. For example, the master plan must consider the entire property and must
identify all intended uses. Developing the master plan also requires that issues of site design,
visual impacts, vehicle access and circulation, and open space be worked outin a
comprehensive manner. Once approved, the master plan becomes the zoning for the property.
Any use not identified in the master plan, or any other significant change to the site design,
requires an amendment to the master plan.

The existing public service and maintenance facility sites that surround the 10-acre parcel were
all zoned Public (PUB) prior to the 2006 rewrite of the Pitkin County Land Use Code. At that
time, the PUB zone district was considered the most appropriate zoning for public facility uses
and was available for land anywhere in the County. The PUB zone district has been eliminated in
the current Pitkin County Land Use Code and was replaced by the Public Institutional (P-1) zone
district. The current Code states that “no new lands may be included in the Public (PUB) zone
district.” The most significant difference between the old PUB zone district and the current P-I
district is that “Public and institutional uses may only be established in Urban Areas of the
county.” The term Urban Area means within an existing urban growth boundary. This is a
significant change in the way public service facilities are regulated that has occurred since the
last time the UGB was analyzed. When the current AACP was adopted, there was no issue
regarding whether a potential public facility site was located inside or outside the UGB. The
language in the current Land Use Code has made inclusion in the UGB a critical issue for the 10-
acre parcel!
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Jessica Garrow

From: Kathryn Koch

Sent: Tuesday, November 23, 2010 10:03 AM
To: Jessica Garrow

Subject: FW: AACP

Follow Up Flag: Follow up

Flag Status: Flagged

From: Barbara Newton [mailto:barbaralnewton@gmail.com]
Sent: Monday, November 22, 2010 12:33 PM

To: Public_Comment

Subject: AACP

Wow! The AACP is scary... This proposed regulation of our lives and livelihoods is unconstitutional and goes against
everything America stands for. You need to rework this plan — listen to the people of Aspen.

Also,” more rigorous regulations” are NOT needed here. It is almost impossible to get things done now. We don’t want
to stop growth. No growth means no jobs. That means the future extinction of our Aspen way of life!

And by the way, we want to increase jobs, not decrease them! Did | read correctly “reduce employment generation?”
Are you guys NUTS? “

Barbara L. Newton

S Original St

Aspen, CO 81612
BarbaraLNewton@gmail.com

CONFIDENTIALITY NOTICE: This message is for the receipt and use by the named recipient only, as it may contain privileged and confidential information. If
you are not the named recipient, or are not authorized to receive this message on behalf of the named recipient, you are prohibited from distributing or copying it, or use
or dissemination of its contents. In such instance, please reply to this message by email, and delete this message.
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Jessica Garrow

From: Kathryn Koch

Sent: Tuesday, November 23, 2010 12:34 PM
To: Jessica Garrow

Subject: FW: The Red Ant & the AACP Draft
Follow Up Flag: Follow up

Flag Status: Flagged

From: Tom Schwerin [mailto:tom.schwerin@gmail.com]
Sent: Tuesday, November 23, 2010 11:24 AM

To: Public_Comment

Subject: The Red Ant & the AACP Draft

For Public Comment:

Downtown Aspen's hospitality section & its outlying residential land-users are transitioning into a ‘'new' mode:
The friendly town.

We must keep offering winter recreational with cultural summer-events mutually stimulating for global
retireees.

KEYWORDS: "friendly & global:

Tom Schwerin

Aspen, Colorado 81611

1-970-274-3033

P.O. Box 3, Snowmass CO 81654
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