
ATTACHMENT 6 

Staff Report 
Review Standards Response 

and Compliance Analysis 
 
 
Deerbrook Townhomes Sketch Plan application with intended 
Rezoning from Specially Planned Area (‘SPA-1’) to Multi-Family 
(MF’) with a PUD overlay. 
 
In Section 16A-5-300(c), PUD ‘General Restrictions,’ although one (1) of the 
purposes of these PUD regulations is to provide flexibility in the land 
development process, this Section is intended to define the limits of that 
flexibility. The following restrictions shall apply to all PUDs: 
Town staff has generally found that the Sketch Plan application for its level of review generally 
addressed for the most part with these PUD General Restriction review standards. Reference the 
staff comments below under each subsection. 
 

(1)  Minimum land area. There shall be no minimum land area qualification in order to be 
eligible to apply for a PUD, provided that PUD approval shall not be granted solely to permit 
variations to develop a single lot, building or use. 
 

STAFF RESPONSE:  This standard is met. 
 
(2)  Location. A PUD may be developed on any land located within the Town. 
 

STAFF RESPONSE:  This standard is met. 
 
(3)  Uses. The land uses permitted in a PUD shall be limited to those uses that are allowed, 
or are allowed by special review, in the underlying zone district. 
 

STAFF RESPONSE:  Ordinance 22, 1984 approved the Faraway Ranch land use plan for 
Parcel L. This allowed multi-family dwelling units, parking and recreational facilities. This 
would stay the same under the proposed Sketch Plan application and the intended 
rezoning to ‘MF,’ which allows accessory uses and ‘private recreation facilities.’ 

 
(4)  Maximum buildout. The Comprehensive Plan contains an analysis of future buildout of 
single-family subdivisions and other developments within the Town limits. It identifies the 
maximum number of future lots/units and commercial/other space that may be developed 
within each subdivision, parcel or other development. The Unit Equivalency Chart, found in 
Table 5-4, defines what constitutes a unit by distinguishing between the various dwelling 
types and sizes and specifying an equivalency factor to be utilized to establish the number of 
existing units within a currently developed parcel and/or the future buildout units that will be 
generated by the proposed new development. The buildout analysis, for the purpose of 
determining maximum buildout, shall be conducted as follows: 
 

STAFF RESPONSE:  Town Council Resolution 32, 1988 approved a maximum 15 units 
for the site at 2,998 square feet each.  Pursuant to the 2018 Comprehensive Plan, 15 
actual units are the allowed buildout for Parcel L. The new, revised Sketch Plan 
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application, as Amended on October 27, 2021 to remove off-site features, proposes 
no new unit additions other than amenity features.  

 
(5)  Dimensional limitations. Certain dimensional limitations applicable to the property may 
be varied within a PUD. The limitations that may be varied are those of the underlying zone 
district; or, for properties for which a PUD or other development plan has previously been 
approved, the limitations set by that approval. For any property designated PUD or SPA 
without an underlying zone district, the applicant shall submit an application for an 
amendment to the Official Zone District Map to designate the underlying zone district for the 
property. This application shall be submitted in conjunction with the preliminary PUD 
application and shall be used to rezone the property at the time of final PUD approval to a 
zone district containing dimensional limitations in order to establish the applicable 
dimensional limitations for the property. Only the following dimensional limitations may be 
varied: 
 

a. Maximum allowable height of any structure within the PUD; 
 

STAFF RESPONSE: The existing units are limited to 40 feet in height.  
 
PLANNING COMMISSION COMMENTS:  During their review, the Planning 
Commission inquired whether the applicant would be allowed to rebuild the 
townhomes to 40 feet in height or required to comply with the proposed ‘MF’ zone 
district standard at 38 feet in height, if the homes were removed or destroyed by 
fire, as examples.  The reference to the code section below provided the answer: 
 

Section 16A-3-220, ‘Nonconformities,’ and Subsection (b)(6), ‘Damage or 
destruction.’ If any nonconforming structure or nonconforming portion of a 
structure is damaged or destroyed by any means, it shall be reconstructed in 
conformity with the provisions of this Development Code, unless a building 
permit for its repair or replacement is obtained within nine (9) months after the 
date of loss, and said permit remains active and is diligently completed 
pursuant to the provisions of the Uniform Building Code. 

 
b. Minimum open space requirement for the PUD; 
 

STAFF RESPONSE: The application meets the 25 percent open space standard 
under the proposed ‘MF’ zone district standard, if approved. However, it is below 
the 55 percent standard set under the SPA land use plan. The proposed reduction 
to approximately 36% open space (44% including the proposed green roofs) should 
be sufficient under the proposed ‘MF’ zone district standard if accepted. The 
Planning Commission felt with the original Sketch Plan proposal the amenity space 
planned on top of the parking structure could also be considered open space.  
However, the proposal would result in a reduction of open space below what 
was originally envisioned for the site per the Faraway Ranch SPA land use 
plan. 

 
c. Maximum allowable floor area of the PUD; 

 
STAFF RESPONSE: Under the Parcel L, Faraway Ranch SPA standards the 
maximum building gross floor area was 44,973 square feet or a Floor Area Ratio 
of 0.42:1.  While the 15 above-grade double-car garages, carports and fitness 
center additions would add floor area beyond the prior limit, under the proposed 
‘MF’ zone district rezoning, the Maximum Floor Area Ratio allowed by the 
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municipal code is 0.75:1. If the rezoning is subsequently approved, the 
existing and proposed development fall under the ‘MF’ FAR maximum.  

 
d. Minimum area of lots within the PUD; and 
 

STAFF RESPONSE: The minimum lot area for the 15 existing 4-bedroom units 
48,000 square feet. The site area of 2.47 acres or 107,593 square feet is large 
enough to accommodate this minimum standard.  

 
e.  Minimum setbacks for buildings within the PUD. 
 

STAFF RESPONSE:  the existing set back distances are established pursuant to 
the existing buildings on the site.  The current proposed redesign if approved 
would reestablish the minimum setbacks under the new PUD, which is 
permissible by the code.  The setbacks would reduce around the eastern portion 
of the Parcel L site with the proposed added garages and amenity structures.   

 
A dimensional limitation may be varied when the Town Council finds that the 
PUD achieves one (1) or more of the applicable purposes listed in Subsection 
(c)(6), Community Purposes for PUDs, that granting of the variation is 
necessary for that purpose to be achieved, and that the resulting development 
will be consistent with the provisions of Subsection (c)(7), Standards for 
Granting of Variations, and Section 16A-5-310, Review Standards. 
 

STAFF RESPONSE: No variations outside of the setback changes are 
sought to the New Sketch Plan.  Staff recommends acceptable, aesthetic 
screening and buffering treatments for the added structures and 
parking spaces. 

 
PLANNING COMMISSION RECOMMENDATION:  As one of the 
recommended conditions in their Resolution No.6, Series of 2021 
(Attachment 2), the Planning Commission recommended at the time of 
preliminary plan review that the applicant demonstrate architectural 
compatibility, artful uniqueness, and small village character with the visual 
presentation of the retaining walls, accessory amenity structures, and 
landscape screening via enhance plan-view design drawings, a tree 
presentation / removal and restoration plan, building elevations, cross-
sections, and imagery, including the mitigation, buffering or screening of 
headlight glare off-site. 

 
(6)  Community purposes for PUDs. The Comprehensive Plan identifies certain purposes 
the community intends to achieve as it develops. The following purposes shall be used in 
determining whether the buildout for a PUD may exceed sixty-five percent (65%) of that 
identified in the buildout analysis and whether any of the parcel's dimensional limitations 
should be varied: 
 

a.  Provision of restricted housing. A parcel's maximum buildout may be achieved and its 
dimensional limitations may be varied to offer an incentive to applicants to provide more 
restricted housing within the PUD than would otherwise be required by this Development 
Code, particularly in those priority locations for such housing identified within the 
Comprehensive Plan. 
 
b.  Encourage sustainable development. A parcel's maximum buildout may be achieved 
and its dimensional limitations may be varied to encourage sustainable development 
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within the Town that diversifies the mix of lodging, retail and dining uses and that is 
consistent with the intent of the Comprehensive Plan. Sustainable development may be 
of the type that creates a sense of place where one can live and work within a small 
defined service area as well as where recreation, public transportation, open space, 
personal services and shopping are within reasonable walking distance. It may also be 
where the development includes positive social, environmental or economic benefits that 
significantly contribute to, greatly enhance or are determined necessary for the 
sustainability of the community as a whole. 
 
c.  Provide open space and/or avoid wildlife habitat. A parcel's maximum buildout may be 
achieved and its dimensional limitations may be varied to provide necessary site planning 
flexibility to enable the development to provide more and higher quality open space or to 
conserve critical wildlife habitat lands. This shall be accomplished in such a way as to 
maintain these lands as large, contiguous areas. Such lands shall not be fragmented into 
small, unconnected areas by development, unless the applicant demonstrates that this 
arrangement will result in the most suitable development pattern for the property, and that 
the lands providing valued open space or critical wildlife habitat have been protected. 
Where applicable, connections of such lands on the site to such lands on adjacent 
properties shall be accomplished. 
 
d.  Encourage better design. A parcel's dimensional limitations may be varied (but its 
maximum buildout may not be achieved) to allow for greater variety in the type, design 
and layout of buildings. Structures shall be designed to be compatible, in terms of height, 
mass, scale, orientation and configuration, with other buildings in the PUD and with 
surrounding uses, yet shall avoid uniformity of design. Various types of residential uses 
may be combined within the PUD (when allowed by the underlying zone district), to 
promote more efficient land use patterns and increased open space. 
 
e.  Develop necessary public facilities. A parcel's maximum buildout may be achieved and 
its dimensional limitations may be varied to provide an incentive for an applicant to 
develop, or contribute to the development of, necessary public facilities, such as public 
parking and transportation facilities, public recreation facilities and other public facilities 
consistent with the intent of the Comprehensive Plan and the Town's goals and 
objectives. The facilities may be located within or outside of the PUD, but shall be 
facilities beyond the required mitigation for the project that meet the needs not only of 
project residents, but also of other residents of and visitors to the Town and shall 
promote, generally, the public health, safety and welfare. 

 
STAFF RESPONSE: The application generally states that no Community Purposes 
are proposed because no Variations are proposed with the new, revised Sketch 
Plan. However, there are setback modifications in the new redesign. The applicant 
has shown screen walls and proposed landscaping for the new structures and 
parking spaces. The adequacy or density of the landscape buffering or screening 
techniques should be addressed. 
 
PLANNING COMMISSION RECOMMENDATION:  As one of the recommended 
conditions in their Resolution No. 6, Series of 2021 (Attachment 2), the Planning 
Commission recommended at the time of preliminary plan review that the applicant 
demonstrate architectural compatibility, artful uniqueness, and small village character 
with the visual presentation of the retaining walls, accessory amenity structures, and 
landscape screening via enhance plan-view design drawings, a tree presentation / 
removal and restoration plan, building elevations, cross-sections, and imagery, including 
the mitigation, buffering or screening of headlight glare off-site. 
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(7)  Standards for granting of variations. Any PUD dimensional limitation variation 
authorized in Subsection (c)(5), Dimensional limitations, may be granted by the Town 
Council, provided that it complies with the following standards: 
 
a.  Height. Variations to increase the maximum allowable height of structures may be 
obtained pursuant to the following provisions: 
 

1.  A request to grant a variation to increase the maximum allowable height for any 
individual structure may be granted by the Town Council, provided that at least fifty 
percent (50%) of the structure for which the variation is sought, as measured utilizing the 
structure's footprint, conforms to the height limits of the underlying zone district, provided 
further that no portion of the structure exceeds the height limit of the underlying zone 
district by more than seventy-five percent (75). 
 
2.  In exceptional and special circumstances, a request to grant a variation to increase the 
maximum allowable height for individual structures may be permitted to exceed the fifty-
percent or seventy-five-percent limitation described in the preceding paragraph, if the 
applicant is able to sufficiently demonstrate to the satisfaction of the Town Council that: 
 

a)  Views from surrounding properties, as determined through the use of detailed view 
plane analysis, which may include computer-generated visualizations, story poles and 
other methods acceptable to the Planning Director, will not be substantially adversely 
affected. The surrounding properties to be considered will include those immediately 
adjacent to the PUD and those that are identified by the Planning Commission and 
the Town Council during their respective review and public comment periods. 
 
b)  The proposed structure will be compatible, in terms of height, mass, scale, 
orientation and configuration, with other structures in the PUD and with adjacent 
structures. 

 
If the variation exceeds the fifty-percent or seventy-five-percent limitations 
described in the preceding paragraph, the variation and the Preliminary PUD Plan 
resolution must be approved by at least three-quarters (¾) of the Town Council 
members present and voting, for good cause shown and by identifying the reasons 
why the height variation is warranted. 
 

STAFF RESPONSE: The applicant should demonstrate how these two standards are 
being met using the new building footprints for a sketch plan level of review unless to 
be further determined at the preliminary plan stage. There is a maximum height of 40 
feet under the Faraway Ranch SPA for Parcel L, but if rezoned to ‘MF,’ then the 
maximum height for accessory structures would be 18 feet. 
 
PLANNING COMMISSION COMMENTS:  During their review, the Planning 
Commission inquired whether the applicant would be allowed to rebuild the 
townhomes to 40 feet in height or required to comply with the proposed ‘MF’ zone 
district standard at 38 feet in height, if the homes were removed or destroyed by fire, 
as examples.  The reference to the code section below provided the answer: 
 
Section 16A-3-220, ‘Nonconformities,’ and Subsection (b)(6), ‘Damage or 
destruction.’ If any nonconforming structure or nonconforming portion of a structure 
is damaged or destroyed by any means, it shall be reconstructed in conformity with 
the provisions of this Development Code, unless a building permit for its repair or 
replacement is obtained within nine (9) months after the date of loss, and said permit 
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remains active and is diligently completed pursuant to the provisions of the Uniform 
Building Code. 
 

b.  Open space and minimum lot area. A variation to reduce the minimum open space 
requirement or to reduce minimum lot area (in order to cluster lots) may be permitted if: 
 

1.  Such variation will not be detrimental to the character of the proposed development or 
to surrounding properties; 
 
2.  The proposed development shall include open space for the mutual benefit of the 
entire development; and 
 

STAFF RESPONSE:  Under the Faraway Ranch SPA for Parcel L, the Minimum 
amount of parking required is 29 spaces. The Maximum Parking Ground Coverage is 
1,944 square feet and the Maximum Building Ground Coverage is 26,642 square feet, 
excluding patios and terraces.  However, the current above-grade structures 
(including surface improvements) on the property calculate to 53,492 square feet per 
the application (including 21,972 square feet of building footprints and 2,708 square 
feet of parking area).   
 
These parameters are proposed to increase with the new garages/amenity features to 
68,682 square feet, including all surface improvements.  This includes 7,710 square 
feet of garage footprints (not accounting the green roofs), an 890 square foot fitness 
room, and 5,537 square feet of pool area.  Under the proposed ‘MF’ rezoning 
intended, there are no standards regarding parking and building coverages 
other than the minimum 25% open space requirement, setbacks, and floor area 
limitations. 

 
3.  The open space that is provided is accessible and available to at least all dwelling 
units and lots for which the open space is intended. 

 
STAFF RESPONSE: No open space variation is proposed when utilizing the minimum 
25% open space standard under the proposed intended ‘MF’ zone district. However, 
the proposed development will include approximately 36% open space (44% +/- 
including the proposed green roofs) in contrast to the minimum 55% standard under 
the current SPA land use parameters for Parcel L.  The Planning Commission 
previous felt that including the amenity space on top of the planned parking was 
acceptable as open space during the first Sketch Plan review.  
 
The open space minimum on the 13 other parcels in Faraway Ranch range from 38% 
to 100%. The residents in the area might be expectant of a higher percentage of 
open space in contrast to other, more densely arranged projects such as in the 
town core area that has a lesser amount of open space areas. 

 
c.  Minimum building setbacks. Minimum building setbacks shall be established by the PUD 
plan, provided adequate distance shall be left between buildings for necessary access and 
fire protection, and to ensure proper ventilation, light, air and snowmelt between buildings, 
and to minimize the effects of transmission of noise between units and between buildings. 
 

STAFF RESPONSE: The proposed PUD would re-set the building setbacks if the new 
development for structures/buildings is approved. Under the ‘Zone District Dimensional 
Limitations’ in Section 16A-3-200, all developments shall comply with its standards.  This 
includes no structures within 10 feet of a property line.  Under the PUD, with the new 
accessory structures, it also means that the current setbacks to the south, east and north 
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will be reduced to accommodate the proposed structures.  Some additional screening, 
decorative screen walls, open space pockets, landscape buffering, or other similar 
mitigation treatments might be needed to reduce or relieve the visual impacts from 
adjacent properties and from Brush Creek Road. 
 
PLANNING COMMISSION RECOMMENDATION:  As one of the recommended 
conditions in their Resolution No. 6, Series of 2021 (Attachment 2), the Planning 
Commission recommended at the time of preliminary plan review that the applicant 
demonstrate architectural compatibility, artful uniqueness, and small village character with 
the visual presentation of the retaining walls, accessory amenity structures, and 
landscape screening via enhance plan-view design drawings, a tree presentation / 
removal and restoration plan, building elevations, cross-sections, and imagery, including 
the mitigation, buffering or screening of headlight glare off-site. 

 
(8)  Parking. The number of parking spaces in the PUD shall be that required for the 
underlying zone district, unless a reduction in that requirement is granted, pursuant to Section 
16A-4-310(c), Reduction of Required Parking. 
 

STAFF RESPONSE:  The original Parcel L parking requirement in the Faraway 
Ranch land use plan is 29 spaces. The current Deerbrook site contains 30 spaces (15 
garage stalls and 15 surface parking) which have served the property over 30 years. 
The proposed plan is for 60 spaces within the new 15 double-car parking garages, 
carports, and surface parking areas.  The amount of parking for each unit 
increases from 2 spaces for the existing 15 units to 4 parking spaces per unit, 
which meets the minimum off-street parking requirement per the municipal 
code. The proposed most-eastern garage location along the lower driveway appears 
to create a sight-distance issue, and an optional design arrangement might be in 
order. 
 
One of the strategic initiatives in the adopted 2018 Comprehensive Plan states, 
“Manage parking and transit to encourage efficient, effective, and sustainable mobility 
choices.”  Both the existing units and the proposed parking structures measure at 
approximately 0.54:1 floor area ratio fall below the maximum 0.75:1 F.A.R. under the 
proposed ‘MF’ zone district.  Typically, garages are exempt up to 700 square feet for 
single-family and duplex unit and completely exempt for the Deerbrook’s multi-family 
units. The code specifically states, “subgrade parking areas, including parking below 
finished grade which, by way of example, may be subterranean or against bermed 
embankments and structural walls,” are exempt for multi-family units. 
 
PLANNING COMMISSION RECOMMENDATION:  With the original Sketch Plan 
review, town staff and the Planning Commission did not object to the prior alternative 
parking plan proposing three spaces per each existing and new unit at the time, 
considering the applicant was proposing a bike share program, trail or other 
connections to an improved transit stop at Faraway Road and Ridge Road 
intersection as part of a parking management plan.  This earlier alternative parking 
arrangement tended to reduce the impacts to the open space which was 
approximately proposed at 40% with the initial Sketch Plan. 
 
Under the new and amended sketch plan, the Planning Commission finds that while 
the proposed off-street parking facilities meet the one space per bedroom standard in 
the code, it does find that it is not environmentally sustainable (by introducing more 
vehicles to the village) and it further removes open space. The Planning Commission 
recommends that the preliminary plan incorporate approximately 45-50 parking 
spaces with the garage/carport structures with ancillary storage capability 

01-18-22 TC PACKET Page 63 of 111

https://library.municode.com/co/snowmass_village/codes/municipal_code?nodeId=CH16ALAUSDECO_ARTIVDEEVST_DIV3SIDEST_S16A-4-310OREPAST
https://library.municode.com/co/snowmass_village/codes/municipal_code?nodeId=CH16ALAUSDECO_ARTIVDEEVST_DIV3SIDEST_S16A-4-310OREPAST


Page 8 of 23 
 

supplemented with a parking management plan.  Reference attached Resolution No. 
6, Series of 2021, for details (Attachment 2). 

 
If stacked or tandem spaces were proposed, the appropriate number of tandem/stacked 
parking spaces will be determined at the sole discretion of the Town Council according to 
the municipal code based upon: 

1.  The operational nature and parking requirements of the residential project being 
served; 

2.  The parking lot management plan; and 
3.  The tandem/stacked parking location, design, layout and vehicular circulation patterns 

within the proposed parking lot or structure. 
 

STAFF RESPONSE:  The new parking arrangements do not show stacked or tandem 
arrangement of parking spaces. 

 
(9)  Road standards. A PUD may be permitted to deviate from the Town's road standards, to 
enable the development to achieve greater efficiency of infrastructure design and installation 
through clustered or compact forms of development or to achieve greater sensitivity to 
environmental features, when the following minimum design principles are followed: 
 

a.  Safe, efficient access. The circulation system shall be designed to provide safe, 
convenient access to all areas of the proposed development using the minimum 
practical roadway length. Access shall be by a public right-of-way, private vehicular or 
pedestrian way or a commonly owned easement. 

 
b.  Internal pathways. Internal pathways shall be provided to form a logical, safe and 

convenient system for pedestrian access to dwelling units and common areas, with 
appropriate linkages off-site. 

 
c.  Emergency vehicles. Roadways shall be designed to permit access by emergency 

vehicles to all lots or units. An access easement shall be granted for emergency and 
utility vehicles, as applicable, to use private roadways in the development for the 
purpose of providing emergency services and for installation, maintenance and repair 
of utilities. 

 
d.  Principal access points. Principal vehicular access points shall be designed to provide 

for smooth traffic flow, minimizing hazards to vehicular, pedestrian or bicycle traffic. 
Where a PUD abuts a major collector, arterial road or highway, direct access to such 
road or highway from individual lots, units or buildings shall be prohibited when other 
reasonable access options are available. 

 
e.  Snow storage. Adequate areas shall be provided to store snow removed from the 

internal street network and from off-street parking areas. 
 

STAFF RESPONSE:  The access driveway from Ridge Road through the Timbers 
common area (Lot 1, Timbers PUD plat) is private and covered by a prior 
subdivision plat easement labeled ‘Deerbrook Driveway Area Easement.’  The 
main driveway entrance splits into two driveways, near the east property line, to 
service the upper and lower parking areas within the Deerbrook Subdivision.  
 
Since the receipt of the letter from the Timbers the day of the joint meeting on 
September 13, the Timber’s interpretation is that the prior easement is 
prescriptive for the existing development and did not take into consideration an 
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increase of use, whether interpreted to mean on the Deerbrook property and/or 
increase in traffic use.  See Attachment 7 for correspondence regarding the 
private access issue.   
 
On August 30, 2000, there was a signed and recorded Non-Disturbance 
Agreement between the Town and the Timbers regarding the Town’s desire to 
main the Timbers common area east of the Deerbrook Subdivision as an open 
space area.  In that agreement it states in Section 5:  “The Town acknowledges 
the existence of, and accepts this easement subject to, that driveway access 
easement burdening the Non-Disturbance Area for the benefit of the adjacent 
Deerbrook Townhomes.”  Currently, the applicant and Timbers disagree on 
whether the easement is prescriptive and/or whether the proposal would increase 
the use.  Town staff finds this to be a fatal flaw in the application, until some sort 
of an agreement is reached.  
 
It also appears expected that pedestrians must utilize the private driveways and 
public roadways to and from areas outside the property. The need for snow 
storage on the north facing aspect of the hillside could further constrain any 
proposed pedestrian ways, vehicular movement, garage/parking access or other 
combined mixed-use arrangement along the private driveways.  Reliable, 
consistent maintenance and snow removal will be needed to maintain any safe 
vehicular and pedestrian movement through the area.  At minimum, a striped or 
painted pedestrian lane should be provided from the site to Ridge Road. 
 
PLANNING COMMISSION RECOMMENDATION:  If a southerly off-site trail 
easement and connection can be obtained by the Town on the adjacent property 
to the south of the Deerbrook Townhomes site, the applicant should provide for a 
pedestrian connection to this trail (see Attachment 2). 

 
(10)  Adequate public facilities. A final plan shall not be approved unless the Town Council 
determines that public facilities will be adequate to support and service the area of the 
proposed development or that needed public facilities and services will be made available 
concurrently to offset the potential impacts of such development. Public facilities and services 
to be examined will include, but not be limited to: storm drainage, roads and their 
maintenance, public transportation service and facilities, pedestrian circulation, sewerage and 
sanitary facilities, water availability and serviceability, solid waste disposal, fire and 
emergency medical services and electrical service. The applicant shall show that: 
 

a.  Adequate facilities and carrying capacity exist at the time of development or will be 
provided to the PUD and affected areas prior to completion of each building or phase of 
the development necessitating the demand for said facilities or capacity; 
 
b.  The PUD has been located so as to be reasonably convenient in relation to police and 
fire protection, emergency medical services and schools; 
 
c.  The PUD will accommodate the efficient provision of local and regional transit facilities 
and services. 

 
STAFF RESPONSES: 

 
Drainage – 
 
The site drains from south to north. The current drainage utilize swales, and an off-
site concrete division structure, via a recorded headgate and culvert easement on the 
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property to the south, to redirect drainage in efforts to avoid impacts upon the existing 
buildings.  Surface, below-grade and foundation drainage will be important issues to 
address with this application for the proposed new structures.  According to the 
engineering report in the application, groundwater will likely be present during the 
excavation. Dewatering and discharge permits will likely be required. Water proofing, 
water quality features and detention facilities to accommodate an increase in 
impervious surfaces and drainage will need to be designed to preserve historic 
releases or off-site flows.  
 
Roadways –  
 
The public roadways will not change significantly including the access driveway 
intersection with Ridge Road.  The split driveways are planned to increase to 23 feet 
in width to accommodate the garages with the perpendicular facing garage doors onto 
the driveways. 
 
Traffic impacts –  
 
A traffic impact report is a typical requirement with the preliminary plan application to 
analyze the impacts to nearby roadways and intersections. Per the PUD code, a 
multi-family unit generates five trips per day or a total of 45 trips for the existing 15 
units. However, no additional units are proposed other than amenity features, added 
garages and parking provisions. 
 
Transit provisions –  
 
With the initial Sketch Plan, the Town’s Transportation Department has issues with 
adding service to the Deerbrook site because of the impacts to the service given the 
roughly one-half mile in and out to arrive at the property, but that was when the 
applicant was proposing additional units.  Transportation has no comments with the 
new Sketch Plan (see Attachment 3, part of Exhibit ‘A’ of the Planning Commission 
Resolution 6, 2021).  The nearest location, for 20-minute pick up and drop off 
intervals, is at the intersection of Faraway Road and Ridge Road, about a quarter mile 
from the Deerbrook entrance off Ridge Road. However, no increase in transit use is 
expected with this new Sketch Plan proposal.   
 
Pedestrian circulation –  
 
There are limited pedestrian linkages on the site other than connections from the cul-
de-sac driveways to the residential buildings.  Perhaps a vertical stairway combined 
with an open space corridor near the east portion of the site could be installed to 
provide improved pedestrian circulation as needed between the two driveways and the 
amenity spaces for use by residents, guests and maintenance personnel.  With some 
adjacent landscaping, this may also assist in visually relieving the elongated facades of 
the garages. 
 
Utilities –  
 
The on-site access roads include water mains which will be impacted somewhat by 
the proposed new accessory structures. The intent by the applicant is to relocate 
affected utility lines to accommodate the proposed structures. The current 
development is served by a sewer line in Assay Hill and another one is planned to 
service the proposed accessory structures.  The parking and roadways will need to 
incorporate water quality treatment, including a sand oil separator. Reference the 
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engineering report in the application for further details. Also reference the SWSD 
comments in Attachment 3. 
 
Solid waste disposal –  
 
For this new sketch plan level of review, the applicant proposes no significant 
changes to the service needs.  Details regarding changes to the solid waste disposal 
or operations has not been specifically addressed, outside of the proposed trash 
receptacle locations, but a solid waste plan will be required with the preliminary plan 
review. 
 
Fire Protection –  
 
Fire protection services are provided within one-half mile of the site.  With the initial 
submission, the fire district finds that soils or geotechnical engineering reports should 
be required with the proposal, in particular with the known prior land slide in the 
vicinity. Otherwise, RFFR had no further comments at this time. See Attachment 3. 
 
Police services –  
 
Police services are located at Town Hall approximately one-mile from the Deerbrook 
site following the roadway network.  
 
Emergency medical services – Medical services are nearby in the new medical 
clinic at Base Village approximately one mile away from the site following the roadway 
network. It should be noted that the clinic is open only during business hours and not 
for after-hour emergencies. Aspen Valley Hospital would be the closest emergency 
medical service available, about a 10-mile drive into Aspen.   
 
Schools - The project would also be located in the Aspen School District and the 15 
existing dwelling units could be expected to produce roughly 0.42 new school age 
children per dwelling (or approximately 6.3 equivalent school age children for the 
current units) pursuant to Housing Department figures. However, this is a worst-case 
assumption based upon all the dwelling units being 100% utilized for permanent local 
residents, which may not be the case considering its location in a lodging area.  
 
Electrical service – The civil plans in the application reflect the existing and 
proposed modification of gas and electric lines to service the site. Coordination with 
the utility service providers will be required during any of the site’s re-grading 
construction process. 
 
 
 

PUD Review Standards: 

Pursuant to Section 16A-5-310, ‘Review standards,’ in addition to demonstrating 
compliance with the provisions of Section 16A-5-300(c), ‘General Restrictions,’ 
and with all other applicable provisions of this Code, a proposed PUD 
Amendment shall also comply with the following review standards. 
 
Town staff has generally found that the applicant sufficiently demonstrated compliance with these 
PUD Review Standards, with conditions, and as further explained below. Reference the staff 
comments below under each subsection. 
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(1)  Consistency with Comprehensive Plan. The PUD shall be consistent with the intent of 

the Town's Comprehensive Plan. 
 

Below are excerpts from the 2018 Comprehensive Plan that are relative as highlighted to the 
proposed Deerbrook Townhomes proposal: 
 

EXECUTIVE SUMMMARY INTRODUCTION PRINCIPLES PLAN FRAMEWORK 
RESOURCES MAPS APPENDICES 
 
PLAN FRAMEWORK 
 
 The approach to conservation and development presented in the Plan Framework 

portion of the 2018 Comprehensive Plan re-affirms the community’s desire that major 
development and redevelopment be limited to protect the natural environment and 
community character.  

 The 2018 Comprehensive Plan fundamentally limits any noteworthy development or 
redevelopment in Snowmass Village to three areas: Town Park, the Snowmass Center 
and the Snowmass Mall.  

 Outside of these three comprehensively planned areas (CPAs), no significant 
development, growth, or change is foreseen; and if a project were to ever be proposed 
outside of these three CPAs, it would require a much more extensive and thorough 
review. 

 Limiting development to these areas through this plan will help ensure that the carrying 
capacity of existing infrastructure is carefully addressed and not exceeded. This lines up 
directly with the agreed upon approach that the Village should not grow unnecessarily 
(growth for growth’s sake), and that Snowmass Village will strive to limit our growth to be 
“Just Big Enough.” 

 
STRATEGIC INITIATIVES 
 
o Focus new development and/or redevelopment within the identified CPAs 
o Encourage the update and renovation of older buildings in the Village 

 
CONCLUSION 
 The 2018 Comprehensive Plan is designed to ensure that the small village character and 

unique natural splendor of Snowmass Village will be protected well into the future.  
 The intent of this Plan is to ensure that capital projects, development proposals and 

strategic initiatives be evaluated through the framework created by the Aspiration 
Statement, the Guiding Principles, and the Just Big Enough economic analysis, 
fundamentally understanding the obligation to only grow as necessary and only be “Just 
Big Enough”. 

 The fundamental goal of the 2018 Comprehensive Plan is to recognize the intimate 
connection the Town has with the environment, to focus on conservation first and allow 
a limited amount of development and redevelopment in appropriate locations to 
assure our future as a sustainable resort community. 

 
STAFF RESPONSES:  According to the Conservation and Development Map in the 
adopted 2018 Comprehensive Plan (see excerpt below), the Deerbrook site is in the tan 
colored ‘Residential Area’ next to but outside the ‘West Village / The Mall CPA’ where 
redevelopment and development are encouraged.   
 

Regarding the ‘Residential Areas,’ it states, “As most of these areas are already 
developed, there are limited opportunities for future single-family infill, though it may 
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be possible to incorporate a small amount of additional multi-family residential units 
within some existing complexes.  These areas are intended to remain in their current 
form as conventional use-based districts.” 

 

 
 
 
Other strategic initiatives, goals, policies, and next steps in the 2018 Comprehensive Plan 
that apply to this proposal include: 

a.   Continue to support a viable workforce and our commitment to 
workforce housing by exploring opportunities that best balance the 
character and resources of the Town. 

 
STAFF RESPONSE:  The new Sketch Plan proposal does not require employee housing per the 
redevelopment formula in the code. 

 
b. Develop an integrated mobility strategy that minimizes single occupancy vehicle trips 

by providing attractive, safe and convenient transportation alternatives. 
 

STAFF RESPONSE:  The proposed parking with its increase from two to four 
spaces for each of the 15 existing units would meet the minimum one space per 
bedroom requirements in the code.  However, town staff and the Planning 
Commission did not object to the prior proposed three spaces per unit via the 
code’s alternative parking plan option, considering the provision at the time for bike 
sharing to help discourage the use of the private automobile.  The Applicant has 
been utilizing two spaces per each unit for over three decades, and as originally 
approved with the current SPA land use plan. 
 
PLANNING COMMISSION RECOMMENDATION:  45-50 spaces should be 
sufficient for the new and amended Sketch Plan (see Attachment 2). 
 

c.   Improve water quality in Brush Creek to eliminate its Roaring Fork 
Conservancy designation as an “Impacted” waterway 

 
STAFF RESPONSE:  The applicant plans to submit a Brush Creek Impact Report 
at the time of the preliminary plan review. It should assist in demonstrating how the 
drainage is filtered off-site before it enters Brush Creek, in efforts to be consistent 
with the codified standards. 

 
d. Continue to examine connectivity to serve as the basis for safety, walking 

paths, crosswalks and other improvements. 
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STAFF RESPONSE:  There are no pedestrian linkages shown on-site to access 
Ridge Road or other off-site areas, other than established ski easements nearby to 
access Assay Hill.   
 
PLANNING COMMISSION RECOMMENDATION:  The Applicant should provide a 
connection to a trail and easement on the adjacent property to the south if it can be 
obtained by the Town from the owner (see Attachment 2). 
 

e. Explore the feasibility of implementing a Bike Share or an E-Bike Share program that 
is supported by new development. 

 
STAFF RESPONSE:  An E-Bike share program might be practical for this site for use 
during the warmer months, even with the increase of parking spaces for each unit. 
Considering the proposed parking plan, it appears the primary mode of transportation 
to and from the site will be the personal vehicle.   

 
f. Require developers to provide the appropriate pedestrian improvements to mitigate 

impacts of the development and encourage pedestrian access as part of the site 
plan, zoning and/or subdivision review process. 

 
STAFF RESPONSE:  Pedestrian walkways or other thoughtful connections to and 
from the units to the parking areas or to Ridge Road might provide residents and 
guests with a welcoming environment designed for pedestrians as well as for the 
private automobile.   
 
PLANNING COMMISSION RECOMMENDATION:  The Applicant should provide a 
connection to a trail and easement on the adjacent property to the south if it can be 
obtained by the Town from the owner (see Attachment 2). 

 
g. Continue to encourage the installation of EV charging stations throughout the Village. 

 
STAFF RESPONSE:  At minimum, one EV charging station could be provided in the 
parking area, possibly for use by a shared private or HOA vehicle to discourage 
individual private auto usage.  This would also support an alternative parking plan 
option for reduced parking as allowed by the code, if such a scenario is proposed 
with the preliminary plan. 

 
h. Support a new car sharing program and encourage Transportation Network 

Companies to come to Snowmass Village; AND 
 

i. Implement code standards that mandate new development to participate in and 
support the car sharing program when it becomes available. 

 
STAFF RESPONSE:  Regarding the above two policies, an Alternative Parking Plan 
could be submitted with the Preliminary Plan application to include the provision of a 
shared vehicle(s) program. An average of 2.5 to 3 spaces per unit might be sufficient 
within the proposed parking areas, considering the property has successfully utilized 
two spaces per dwelling units the past 30 years, as originally approved. This would 
reduce the development impacts upon the open space. 
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PLANNING COMMISSION RECOMMENDATION:  The proposed parking plan would 
have further impact to the open space and garages should be intended for vehicles, 
rather than for storage of other items. The Applicant should provide a connection to a 
trail and easement on the adjacent property to the south if it can be obtained by the 
Town from the owner (see Attachment 2). 
 

j. Consider creating clearer definitions in the Land Use and Development Code for 
redevelopment and renovation to encourage sustainability, protect the environment 
and reduce waste, and 
 

k. The Town should consider discouraging the “tear down and replace” mentality and 
incentivize the rehabilitation and renovation of existing structures instead. 

 
STAFF RESPONSES:  The existing 15 units will remain and are undergoing 
renovation.   

 
(2)  Preservation of community character. The development proposed for the PUD shall be 
consistent with the standards of Section 16A-4-340, Building Design Guidelines to Preserve 
Community Character, shall be compatible with, or an enhancement of, the character of 
existing land uses in the area and shall not adversely affect the future development of the 
surrounding area. 
 

STAFF RESPONSE:  These standards apply to this PUD. The prior renovations proposed 
on the existing dwelling units were processed via a building permit.  However, the code’s 
building design guidelines also apply to the review of the accessory structures.  According 
to the standards, structures shall be designed so they do not overwhelm the surrounding 
mountain environment. Staff recommends that the accessory structures be designed to 
complement the design of the renovated dwelling unit buildings.  Also, the positioning of 
the garage facades, the perimeter landscape buffering (meeting the new fire-wise 
standards), decorative walls/murals, or visual screening or combination thereof is likely 
needed to soften the view impacts from adjacent properties.   
 
PLANNING COMMISSION RECOMMENDATION:  As one of the conditions in their 
Resolution No.6, Series of 2021, the Planning Commission recommended at the time of 
preliminary plan review that the applicant demonstrate architectural compatibility, artful 
uniqueness, and small village character with the visual presentation of the retaining walls, 
accessory amenity structures, and landscape screening…(Attachment 2).  
 

(3)  Creative approach. The development proposed for the PUD represents a creative 
approach to the development and use of land and related physical facilities to produce better 
developments and to provide amenities for residents of the PUD and the public in general. 
 

STAFF RESPONSE:  Town staff agrees that the proposed project is creative, with the 
provision of additional accessory structures and features and/or the rearrangement 
thereof, but reference the other recommendations in this report that might enhance the 
overall project design. 

 
(4)  Landscaping. Proposed landscaping for the PUD shall provide sufficient buffering of 
uses from one another (both within the PUD and between the PUD and surrounding lands) to 
minimize noise, glare and other adverse impacts, shall create attractive streetscapes and 
parking areas and shall be consistent with the character of the Town. 
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STAFF RESPONSE:  The Planting Plan concept submitted with the application appears 
sufficient for the Sketch Plan level of review. It appears to show an adequate number of 
trees and assumed tree types, but not the minimum plant material sizes upon 
installation.  Staff recommends adding year-round plant material around the 
downhill sides of the new structures to the extent feasible also meeting the new 
fire-wise standards.  Landscaped buffers within building setbacks would appear 
desirable for the proposed fitness room and pool/deck area currently planned 
directly abutting a vehicular driveway.  Any proposed off-site landscaping, with 
minor retaining wall encroachments, should be authorized by the affected 
adjacent property owners.  However, upon asking for an authorization / consent 
letter, and disclosure of ownership, the Applicant at the time did not find that it 
could be achieved or obtained from the adjacent owner and has since submitted 
the October 27, 2021 Application Amendment to remove the off-site features and 
plantings from the application. 
 
The planned ownership and maintenance responsibility for the common areas and 
private access easements would be the responsibility of the homeowner’ association and 
should include maintenance of any walkways or pedestrian connections. 
 
The applicant should provide the condominium documents (at time of the preliminary 
plan review) and subsequent condo maps, to identify limited common elements from 
general common elements, for review and approval prior to issuance of a Certificate of 
Occupancy. 
 
PLANNING COMMISSION RECOMMENDATION:  As one of the conditions in their 
Resolution No.6, Series of 2021, the Planning Commission recommended at the time of 
preliminary plan review that the applicant demonstrate landscape screening via enhance 
plan-view design drawings, a tree presentation / removal and restoration plan, building 
elevations, cross-sections, and imagery, including the mitigation, buffering or screening of 
headlight glare off-site (see Attachment 2). 

 
(5)  Comply with development evaluation standards. The PUD shall comply with all 
applicable provisions of Article IV of this Development Code, Development Evaluation 
Standards. 
 

STAFF RESPONSE:  Reference the last section of this report for details. 
 
(6)  Suitability for development. The property proposed for the PUD shall be suitable for 
development, considering its topography, environmental features and any natural or man-
made hazards that affect its development potential. 
 

STAFF RESPONSE:  The subject site was previously disturbed by road cuts and 
regrading. The Town found in 1985 through the approval of the Faraway Ranch land use 
plan that the site was suitable for the existing 15 townhome units that were constructed in 
1990. Any proposed development will need to meet the codified tests and standards 
applicable to the site. 

 
(7)  Spatial pattern shall be efficient. The PUD shall be located to avoid creating spatial 
patterns that cause inefficiencies in the delivery of public services, or that require duplication 
or premature extension of public facilities. 
 

a.  Roads. Any new road developed to serve the PUD shall be continuous and in 
alignment with existing platted streets to which the street is to be connected. Where 
appropriate, new streets shall be planned so that they can create an interconnected Town 
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road network, with provision for adequate road and utility easements. Where cul-de-sacs 
are used in the development, the applicant is encouraged to provide a trail or similar 
pedestrian link between them. 
 
b.  Water and sewer lines. Any water or sewer line extension necessary to serve the 
PUD shall be consistent with the Snowmass Water and Sanitation District's service plan 
and the Town's Comprehensive Plan. 

 
STAFF RESPONSE:  Fire protection appears suitable for the proposed development 
assuming compliance with the building codes, the wildfire hazard provisions, and 
providing improved sufficient access.  The shared utility easements, or additional 
ones if necessary, should be granted on the amended plat or by separate document 
for the benefit of the Snowmass Water and Sanitation District. The SWSD comments 
are included in Attachment 3 as part of Exhibit ‘A’ to the Planning Commission 
Resolution 6, 2021. 

 
(8)  Phasing. If the PUD is to be developed in phases, then each phase shall contain the 
required streets, utilities, landscaping and other public facilities or improvements that are 
necessary and desirable for residents of the project. If the PUD incorporates any amenities 
for the benefit of the Town, such as trail connections, these shall be constructed within the 
first phase of the project, or, if this is not possible, then as early in the project as is 
reasonable. The pace and phasing shall be evaluated with regard to construction impacts 
along with possible interruption of construction as it would affect the community as a whole. 
 

STAFF RESPONSE:  The proposed development is intended to be one phase and built 
within one construction season with anticipated site work, asphalt and concrete pours 
possibly occurring in the spring of the second year, depending on weather conditions.  
The process requires the segmented construction on different areas of the site for the 
proposed structures.  The existing units are planned to be unoccupied during the 
construction.  More details are expected during the Preliminary Plan review. 
 

(9)  Construction interruptions. The development application shall provide a reasonable 
restoration and/or remediation contingency plan to mitigate impacts resulting from any 
potential extended interruption of construction affecting the community as a whole. Surety or 
security may be necessary to ensure implementation of the plan. 
 

STAFF RESPONSE:  If the construction ceases due to a recession or other reason, staff 
recommends that in the following growing season that as much of the perimeter plantings 
be installed as practical to begin creating a visual buffer of the construction area and that 
the disturbed areas be seeded. 

 
 
Rezoning from Specially Planned Area (SPA-1’) to Multi-Family (‘MF’): 
Section 16A-5-220, ‘Amendments to Official Zone District Map,’ and subsection 
(e), ‘Review Standards’ of the municipal code.  An application for an 
amendment to the Official Zone District Map shall comply with the following 
standards: 
 
Town staff finds that the rezoning application sufficiently addresses compliance with the code’s 
review standard for rezoning the property to ‘MF; with the PUD overlay. However, a rezoning 
would not go into effect until the Final Plan review stage via an ordinance action. For a Sketch 
Plan level of review, reference the staff comments in each of the subsections below. 
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(1)  Consistent with Comprehensive Plan. The proposed amendment shall be consistent 
with the Town of Snowmass Village Comprehensive Plan. 

 
STAFF RESPONSE:  The site location is also consistent with the 2018 Comprehensive 
Plan’s Development and Conservation map which designates the area for ‘Residential’ 
purposes.  The site is not located with the Village Mall/Town Core/Base Village CPA 
where redevelopment and development are encouraged.   
 

(2)  Consistent with purpose of zone district. The proposed amendment shall be 
consistent with the purpose of the zone district to which the property will be designated. 
 

STAFF RESPONSE: Since new redevelopment is proposed on Parcel L, Deerbrook 
Subdivision (originally part of Faraway Ranch’s Gross Parcel Plat) currently zoned SPA-1, it 
requires re-zoning to ‘MF’ with a PUD overlay to allow the proposed new accessory 
structures. This is because a ‘SPA-1’ zone is for purposes of allowing what currently exists 
or as previously approved.  Any rezoning would not go into effect until an approval of an 
ordinance at the Final Plan PUD stage. 

 
(3)  Compatibility with surrounding zone districts and uses. The development permitted 
by the proposed amendment shall be compatible with surrounding zone districts, land uses 
and neighborhood character and shall result in a logical and orderly development pattern 
within the overall community. 
 

STAFF RESPONSE: The character of the adjacent areas next to the Parcel L site 
includes single family, multi-family residential uses, and common open space areas.  

 
(4)  Necessary circumstances. The applicant shall demonstrate that the following 
circumstances exist: 
 

a.  Error. There has been a technical error in the boundaries shown on the Official Zone 
District Map; or 
 
b.  Changed conditions. There have been changed conditions affecting the subject parcel 
and the surrounding neighborhood that justify the proposed amendment; and 
 
c.  Community need. The proposed amendment addresses and helps to resolve a 
community need that is documented in or is consistent with the intent of the 
Comprehensive Plan. 

 
STAFF RESPONSE: There is no error in the zoning map. Staff finds there are minimal 
changed conditions in the neighborhood as the existing development in the Faraway 
Ranch South vicinity has not changed significantly for almost 20 years:  a) the Timbers 
developed around year 2000 and there was renovation work, b) one single family 
residence was allowed on the Ridge Condos site almost 15 years ago, and c) the house 
was subsequently constructed about 10 years later. The overarching concept of “Just Big 
Enough” in the 2018 Comprehensive Plan should be considered.  

 
PLANNING COMMISSION FINDINGS:  The Planning Commission concurs with the staff 
recommendations.  It finds the proposed rezoning to ‘MF’ consistent with the Comprehensive 
Plan and the code’s review standards, subject to the subsequent PUD reviews. 
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Article IV, ‘Development Evaluation Standards’ - 
Regarding the compliance with Article IV, ‘Development Evaluation Standards,’ 
(which both the PUD Amendment and the Plat Amendment need to show 
adherence), the applicant must demonstrate compliance with these standards: 

 
Sec. 16A-4-20. - Sensitive wildlife habitat areas. 
 

STAFF RESPONSE:  The project site is not within or no longer within an Elk or Mule Deer 
seasonal activity area according to the updated 2018 Comprehensive Plan.  Section 16A-
4-20(b) states that the Sensitive Wildlife Habitat Areas “provisions shall not apply to the 
development of a lot subdivided prior the effective date of the Development Code 
(September 2, 1998).”  However, refer to the prior comments from the Colorado Parks 
and Wildlife for recommendations to minimize conflicts with bears. See Attachment 3, part 
of Exhibit ‘A’ to the Planning Commission Resolution 6, 2021.   

 
Sec. 16A-4-30. - Brush Creek Impact Area. 
 

STAFF RESPONSE:  The northwest portion of Parcels L encroaches into Brush Creek 
Impact Area and a majority of the Deerbrook site falls with the “Extremely Unstable” portion 
or sub-area of the Brush Creek Impact Zone. The applicant has indicated their plan to 
submit a Brush Creek Impact report with the preliminary plan, due to the amount of 
proposed construction disturbance and drainage from the site. Reference the 
Environmental comments in Attachment 3.  

 
Sec. 16A-4-40. - Floodplain and wetland areas. 
 

STAFF RESPONSE:  Parcel L is not within a floodplain area pursuant to the updated 
FEMA FIRM maps. The application further verifies that the proposal does not encroach 
into the 100-year floodplain. The application states there are no jurisdictional wetlands 
located on the property. 

 
Sec. 16A-4-50. - Geologic hazard areas, steep slopes and ridgeline protection areas. 
 

STAFF RESPONSE:  Reference the Sketch Plan Review and Intent Issues report 
(previously presented), which explanations are also included as updated with this report 
packet (see Attachment 4). 
 
For reference purposes, below are two code provisions in Section 16A-4-50(d): 
 

“(2) Lots subdivided prior to January 1, 1987. Development may be allowed on lots and 
within approved building envelopes containing areas of slopes greater than thirty 
percent (30%) if the lot was subdivided prior to January 1, 1987. 

(3) Man-made slopes. Development may be permitted on slopes greater than thirty 
percent (30%) that are the result of minor man-made cutting or filling of an 
otherwise continuous natural slope.” 

 
PLANNING COMMISSION RECOMMENDATIONS:  Further details regarding ground and 
surface water, storm water drainage management (including the off-site transporting and 
filtering thereof), site dewatering, structural weights upon the top side of disturbed slopes, 
ways to further stabilize the slopes and soil conditions as demonstrated through additional 
engineering and geotechnical reports, as well as a construction management plan 
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addressing air quality and noise mitigation, need to be further evaluated during the next PUD 
review stage (see Attachment 2). 

Sec. 16A-4-210. - Streets and related improvements. 
 

STAFF RESPONSE:  No public street improvements are envisioned.  See the Public 
Works comments in Attachment 3. 

 
Sec. 16A-4-220. - Public trails. 
 

STAFF RESPONSE:  See attached Parks, Recreation and Trails comments in 
Attachment 3.  An off-site community purpose trail connection is no longer envisioned by 
the applicant.  If it were the case, then it would require authorization from the adjacent 
property owner to the south. 

 
PLANNING COMMISSION RECOMMENDATION:  If a southerly off-site trail easement 
and connection can be obtained by the Town on the adjacent property to the south of the 
Deerbrook Townhomes site, the applicant should provide for a pedestrian connection to 
this trail (see Attachment 2). 

 
Sec. 16A-4-230. - Water supply, sewage disposal, solid waste disposal and utilities. 
 

STAFF RESPONSE:  Utilities, any relocations, and easement thereof will be required but 
would be managed privately.  Reference the SWSD comments in Attachment 3. 

 
Sec. 16A-4-240. - Fire protection. 
 

STAFF RESPONSE:  The fire protection access is planned to remain unchanged, but the 
cul-de-sac radius could be slightly expanded meet any RFFR standards. As of the writing 
of this report, Town staff has not seen updated comments from RFFR outside of their 
prior reporting of the off-site land slide that occurred in 2003.  RFFR’s prior comments 
and background regarding the previous off-site land slide in the vicinity are provided in 
Attachment 3. 

 
Sec. 16A-4-250. - Storm drainage. 
 

STAFF RESPONSE:  Surface, below-grade and foundation drainage will need to be 
carefully engineered with the review of the affected civil design plans during the 
preliminary plan stage. These drawings need to sufficiently describe the detention / 
retention facilities required to release drainage from the site at historic rates. Reference 
the Town Engineer comments in Attachment 3. 

 
PLANNING COMMISSION RECOMMENDATIONS:  Further details regarding ground and 
surface water, storm water drainage management (including the off-site transporting and 
filtering thereof), need to be further evaluated during the next PUD review stage (see 
Attachment 2). 

Sec. 16A-4-260. - Easement characteristics. 
 

STAFF RESPONSE:  Utilities, relocations, and easement thereof will be required for any 
relocated or additional utility lines but would be managed privately in coordination with the 
Snowmass Water and Sanitation District. 
 

Sec. 16A-4-270. - Survey monuments. 
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STAFF RESPONSE:  The site is already acceptably platted via the Parcel L’s Deerbrook 
Subdivision in 1989, essentially a restated stand-alone plat of Parcel L from the original 
Faraway Ranch Gross Parcel Plat.  If the additional accessory structures are approved 
and built, an amended condominium plat would eventually be needed identifying the 
limited and common elements prior to issuance of a Certificate of Occupancy.   

 
Sec. 16A-4-310. - Off-street parking standards. 
 

STAFF RESPONSE:  Reference the PUD section under “Parking,” in the duplicative PUD 
Review Standards near the beginning portion of this report, including the corresponding 
Planning Commission recommendations.  

 
Sec. 16A-4-320. - Landscaping, grading and other design standards. 
 

STAFF RESPONSE:  Reference the PUD Amendment section under “Landscaping,” in 
the PUD Review Standards near the beginning portion of this report, including the 
corresponding Planning Commission recommendations.   

 
Sec. 16A-4-330. - Energy conservation. 
 

STAFF RESPONSE:  The new accessory structures should be designed and cladded to 
match the renovated design treatment of the existing units.  Utilizing the same materials 
would be efficient and provide resiliency and convenience, in particular in the event of 
repairs and for maintenance purposes. 

  
Sec. 16A-4-340. - Building design guidelines to preserve community character. 
 

STAFF RESPONSE:  Reference the PUD Amendment section under “Preservation of 
Community Character,” in the PUD Review Standards near the beginning portion of this 
report.   
 

Sec. 16A-4-400-440. – Standards for Restricted Housing. 
 

STAFF RESPONSE:  Based upon the job rates for multi-family housing the code, the 
additional accessory structures, using the redevelopment formula in the code, would not 
generate the need for employee housing mitigation.   

  
Sec. 16A-4-500. – Sign Standards. 
 

STAFF RESPONSE:  The applicant plans to address these standards with the 
Preliminary Plan review which is acceptable to town staff.  There was an Ordinance 15, 
1989, which approved a Comprehensive Sign Plan for the Deerbrook Townhomes, 
primarily intended for the monumented entryway features and address sign off of the 
Ridge Road right-of-way.  Written, signed authorization / consent would be required for 
any proposed off-site sign changes within the adjacent owner’s property line. 

 
 
Overall Staff Recommendations: 
 

For further evaluation during the Preliminary Plan review: 
 

1. The Applicant should resolve the outstanding off-site disputed access issue with the 
adjacent owner prior to moving forward with a preliminary plan review. 
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2. Approve the Amendments to the Official Zone District Map for the proposed re-zoning to 

‘Multi-Family (MF)’ affecting re-platted Parcel L, Deerbrook Subdivision. 
 
3. The shared utility, relocations, and drainage easements shall be granted on the amended 

plat or required by condition that such easements be granted by separate document(s) 
prior to issuance of a building permit. 

 
4. The applicant shall comply with any Environmental review comments and the Town’s 

Public Works Department and Town Engineer review comments (Attachment 3) relative to 
review standard responses, the construction management plan (including phasing/staging, 
a fugitive and erosion control plans), development on steep slopes, soils/geotechnical 
reports, final civil plan design, and appropriate drainage BMPs. 
 

5. No improvements shall be allowed in the public right-of-way unless specifically approved 
that may require a license agreement. 
 

6. A comprehensive soils and geotechnical report addressing the code standards and review 
criteria shall be submitted for review addressing the relevant municipal code standards for 
development on slopes greater than 15% and 30%. 
 

7. The driveway layout arrangement and minimum turning radius shall be designed to 
accommodate emergency services where needed. 
 

8. All dwelling units shall be calculated pursuant to the Town’s floor area measurement 
standards at the time of building permit application. 
 

9. Defensible and landscaped spaces within and around the site’s perimeter shall be designed 
to prevent spread of wildfire for compliance with the Wildfire Hazard Provisions pursuant to 
Ordinance No. 13, Series of 2019. 
 

10. A detailed Construction Management Plan, including a Fugitive Dust Control plan and 
an Erosion Control Plan, shall be prepared by more specifically addressing the 
standards in Ordinance 12, 2007 for review. 
 

11. The applicant shall contact the State Public Health and Environment to determine to if the 
project needs a Construction Site Dewatering Permit and/or Discharge Permit. Proof of 
such permit, if required, shall be provided to town staff. 
 

12. That a detailed Construction Management Plan require that all food trash be stored in 
bear proof containers and taken off site at day’s end and that contractors not be allowed 
to take dogs onto the construction sites. 
 

13. Once received, the applicant shall comply with the conditions of approval in the Will-Serve 
letter dated from the Snowmass Water and Sanitation District prior to excavation and 
construction. 
 

14. Condominium maps and document, including the plans incorporated in the Covenants, 
Conditions and Restrictions (CC&Rs) of the homeowners’ association shall subsequently 
be provided for review and approval.  The CCRs shall demonstrate that the areas 
adjacent to a public street within the public right-of-way, or the private adjacent common 
or open space areas, shall be the responsibility of the homeowners’ association for the 
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maintenance of the snow removal, snow storage, drainage, landscaping, irrigation, 
drainage, repair, replacement, etc. 
 

15. Omnibus Provision:  Any remaining review comments from the referral agencies shall be 
acceptably addressed at the next review stage, commencement of construction, prior to 
building permit application, or permit issuances or issuance of a Certificate of Occupancy, 
whichever applies to the affected standard. 
 

16. Miscellaneous items: If proposed with the preliminary plan or later, the applicant should 
subsequently submit a sign permit application once ready to proceed with a sign proposal 
for review, consideration, and action by the Town’s Community Development Department 
and pursuant to applicable municipal code procedures. 
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