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AABC/BUTTERMILK/AIRPORT SUB-AREA
Natural Environment

Wildlife Habitat. A very small portion of the neighborhood (on the northwest
corner of the Airport ranch property) contains Elk winter range habitat. With the
exception of the Airport ranch and areas immediately adjacent to the roaring
Fork river, critical wildlife habitat is not significantly mapped in this area.
Vegetation/Wildfire Hazard. The steeper portions of West Buttermilk, the Airport
ranch and the harvey properties are mapped as having a severe wildfire hazard.
The remainder of the neighborhood is mapped as a low wildfire hazard area.
Visual Quality. The area, while developed, has a somewhat open feel due to uses
like the airport, Buttermilk ski Area and Maroon Creek Club golf Course. Though
additional development may occur at the airport and the Buttermilk ski Area, these
properties will continue to provide de facto open space within the area.
Additional development of vacant land in the area of the Burlingame ranch
Affordable housing and double Bar x ranch projects will be occurring over
the next several years or more, and this may change the visual character in
the southern portion of the area, particularly as viewed from the north-bound
lanes of the Maroon Creek Bridge and the Aspen Municipal golf Course.
There are views of the Ajax, highlands and Buttermilk ski areas from various locations
within the area as well as views of red Mountain and smuggler Mountain.
virtually the entire area is included within the mapped scenic view Protection
area. virtually all development and redevelopment, other than interior
remodels and other exempt activities identified in the Pitkin County Land Use
Code, will require some form of County review for scenic impacts.
Steep Slopes. While there are substantial areas of steep slopes, they will have
little impact on development potential for the majority of the area, since most of
it is already built out and much of the land encumbered by steep slopes has been
preserved through conservation easements or open space designations.
The Airport ranch property was identified as a possible site for affordable housing
development in the 2000 AACP. Large areas of this property are encumbered by
steep slopes, including much of the land northwest of the owl Creek corridor.
steep slopes will present some challenges in the development of this site.
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Built Environment

General Information. The area contains the following major features:
•

AABC and North Forty neighborhood;

•

Public service/maintenance area;

•

The Aspen/Pitkin County Airport;

•

West Buttermilk neighborhood, and

•

West Buttermilk Ski Area.

These neighborhoods present a wide range of mixed uses that have evolved due to
proximity to the City of Aspen, availability of large tracts of land/former ranches that
have converted to more dense development, the openness of the valley and the ease of
access on and off of Highway 82. Compared to the compact, urban form of Aspen proper
and the relatively small scale design of development in Aspen, the area offers a messier,
intensive land use contrast with services necessary to support the Aspen community.
Public Facilities. Various other industrial or pubic facility land uses have also been
located in the area due to the availability of land and proximity to the City of Aspen.
•

The Aspen snow dump;

•

Animal shelter;

•

RFTA bus maintenance facility;

•

Pitkin County maintenance facility; and

•

Colorado Mountain College

These facilities have found a home in the area on land that would have been prohibitively
expensive in town, and their proximity still make them close enough to the urban
core to provide service but far enough away to have been cost effective.
Aspen Airport Business Center (AABC). The land uses found in the AABC, although
smaller in scale, represent the same trend. Begun as a business service center at the
gateway to Aspen, most businesses in the AABC still primarily serve the Aspen community
but are located in a more cost-effective area for the type of service provided.
Free Market Residential. The periphery of this area includes several
higher end residential neighborhoods in a rural setting; their desirability
is enhanced due to the proximity to the City of Aspen.
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Affordable Housing. Adding to the varied nature of the area is the concentration
of deed restricted affordable housing neighborhoods. Currently there are four (4)
projects in the area, or the immediate vicinity, providing deed restricted housing for
working residents of Pitkin County. in addition, there are deed restricted units scattered
throughout the AABC and elsewhere within the AABC/Buttermilk/Airport area.

Highway 82. highway 82, which runs through the middle of the area, is the main artery for
carrying goods and services into the City of Aspen and is heavily travelled. despite aggressive
alternative transportation efforts with bus lanes, parking disincentives in downtown Aspen,
and preference for high occupancy vehicles (hov), severe congestion is common along
the stretch of highway 82 within the area. The highway, and the traffic it carries, impacts
businesses and residences and affect land use decisions for every proposed project in the area.
Existing Transit Facilities (RFTA). The roaring Fork Transit Agency functions
as a rural Transportation Authority for the roaring Fork valley and a portion
of the 1-70 Corridor west to silt. As of 2006, the roaring Fork Transit Agency
operated a fleet of over 82 vehicles and carried 4.1 million passengers a year.
rFTA’s facilities within the area include a maintenance facility and bus stops on
either side of highway 82 in front the airport and the AABC. The maintenance
facility contains approximately 47,000 square feet and is located between the CMC
building in the North 40 and the Pitkin County maintenance facility on the east
side of highway 82. rFTA is currently in the process of analyzing this facility and
has indicated that preliminary findings suggest that they may need to expand this
facility or seek another up-valley location to accommodate their growing needs.
Transit Corridor. rFTA is also the owner of the roaring Fork railroad Corridor
which is the old denver and rio grande railroad right-of-way. Within the area,
this corridor is roughly in the same alignment as highway 82 and the Preferred
Alternative in the Entrance to Aspen record of decision (rod) specifies how the
highway/transit corridor is intended to be used. (see Transportation summary
report for more detailed information regarding the Preferred Alternative)
The Preferred Alternative is a combination of highway and intersection improvements, a transit
system and an incremental transportation management program. The highway component of
the Preferred Alternative includes four vehicle lanes throughout the area. Under the Preferred
Alternative, the transition from four lanes to two lanes occurs outside the area just to the
south of the existing roundabout. The transit component includes a corridor for a light rail
system adjacent to the south side of highway 82 through the entire area. The Entrance to
Aspen rod includes the caveat that if local support and/or funding do not exist for the light
rail, two exclusive bus lanes would be allowed in addition to the two lanes for general traffic.
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Utilities And Infrastructure; Water And Sewer. Except for the West Buttermilk area,
most of the properties within the area are served by the City of Aspen water system. The
Aspen Consolidated Sanitation District (ACSD) provides for sewage disposal. With the
improvements that are currently being installed at the ACSD wastewater treatment facility,
there should be ample capacity to serve the needs of anticipated development within the area.
The Buttermilk Metropolitan District (BMD) owns and oversees the roads, the potable water
system, the common-area landscaping, and the irrigation system serving West Buttermilk,
Eagle Pines, East Owl Creek Ranch, and Owl Creek Ranch. Owl Creek Road is owned and
maintained by Pitkin County. Residents of West Buttermilk and the Pfister Tracts receive
water service and road maintenance & improvements from the Buttermilk Metro District.
The Buttermilk Metropolitan District maintains approximately five miles of roadway and
nine miles of water mains. The District’s water system is supplied by groundwater pumped
from a source on the south end of the Aspen/Pitkin County Airport property. From
there it is pumped several miles and 800 feet in elevation to a 300,000-gallon potable
water and fire storage tank located in the West Buttermilk/Pfister Tracts area. Water
gravity feeds from this point, and pressures are regulated to a range of 40 to 110 psi.
Wastewater treatment within the West Buttermilk area is handled by on-site treatment systems.
During the Airport’s 2007 construction activities, the BMD wells on the Airport property
reportedly experienced some infiltration issues. The District’s manager, claims one of the wells
is still not back to full production. The exact cause of the well problems has yet to be resolved.
Other Services and Utilities. All other urban services and utilities are available
throughout the area including telephone, electricity and cable television.
Police service is provided by the Pitkin County Sherriff’s Department, and Fire
protection is available through the Aspen Fire Protection District (AFPD). The AFPD is
responsible for all wildland fire suppression activities on private and State lands within
the area. However, by state statute, the Pitkin County Sheriff has ultimate authority
over all fires on state and private lands in the county. The AFPD recently completed a
new fire station which is located on the south side of the North 40 soccer fields.
Special Taxing Districts. The area is overlain by numerous special taxing
districts and is located entirely within voter precinct number 5. The applicable
special taxing districts (other than those that overlay the City of Aspen and other
neighborhoods within the Urban Growth Boundary area,) are listed as follows:
•

West Buttermilk General Improvement

•

Buttermilk Metro Water

•

Buttermilk Metro Roads
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Existing Land Use

General Information. Figure 1 below provides a summary of the existing land use
acreage, dwelling units, lodge units, parcels and building square footage for the AABC/
Buttermilk/Airport Area. The area (including the AABC) contains approximately 782
acres, not including road rights-of-way, of which there are roughly 50 acres. There
are 212 parcels within the area including 117 residential lots, 48 commercial lots,
and 17 institutional/public facility parcels. There are only 15 vacant parcels.
in the center of the area is the Aspen Airport Business Center (AABC). The
Business Center contains approximately 68 acres and supports roughly 134 dwelling
units and 177 different business spaces (some entities use or own more than one
space). Figure 1 breaks the existing land use acreage into four broad categories;
residential, commercial, institution/public facility and vacant/open land.
•

The largest category, in terms of land area, is institution/public facility, due to
the inclusion of the Airport within the Area. This category constitutes 38.5%
of the land use within the Area. in addition to the Airport, there are several
other public facility uses within the Area, including the Aspen Fire station, ACsd
Wastewater Treatment Facility, rFTA Bus Maintenance Facility, Pitkin County
Maintenance Facility, City of Aspen snowdump and the Aspen Animal shelter.

•

The second largest category is the residential group, which
contains 34.7% of the land use acreage in the Area.

Residential/Affordable Housing. The residential component of the existing
land use mix consists of 252 dwellings including 139 deed-restricted dwelling
units and 113 free-market units. Nearly all of the 99 single-family homes are
located either in the North 40 subdivision or in the West Buttermilk area.
There are 95 multi-family dwellings located in 13 different buildings (the North
40 townhomes building was considered one building) throughout the area.
There are 52 units located in mixed-use buildings scattered throughout the AABC
and 6 units located in various public facility buildings. The Airport operations Center
contains three employee units which are intended primarily for employees of the Airport
or other airport-related businesses such as the airlines, car rental agencies, etc. There
are also two AdUs in the Aspen Animal shelter and one in the AFPd Fire station.
Among the deed-restricted units, there are approximately 9 units that are deed
restricted as Employee dwelling Units (EdU) as defined in the Pitkin County Land
Use Code. These are located mostly in the AABC and North 40 neighborhoods.
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Figure 1
Existing Land Use Summary

Acres
Residential
Residential multi-family
Residential single-family
Sub-total

Parcels

FreeDeedmarket restricted Lodge Units Non-residential SF Residential SF
Dwellings Dwellings

Total SF

Buildings

7.22
264.26
271.48

19
98
117

38
40
78

57
59
116

0
0
0

0
0
0

82,894
379,324
462,218

82,894
379,324
462,218

23
98
121

5.40
41.56
6.16
1.74
29.73
1.69
0.55
0.39
8.15
0.28
95.65

1
2
4
3
28
3
1
1
4
1
48

0
0
0
0
35
0
0
0
0
0
35

0
0
0
0
17
0
0
0
0
0
17

124
0
0
0
0
0
0
0
0
0
124

55,412
30,173
24,816
15,089
247,080
36,218
5,296
5,760
74,146
3,548
497,538

0
0
0
0
43,047
1,000
0
0
582
0
44,629

55,412
30,173
24,816
15,089
290,127
37,218
5,296
5,760
74,728
3,548
542,167

1
6
6
3
30
3
1
1
15
1
67

Sub-total

2.30
276.69
22.15
301.14

1
14
1
16

0
0
0
0

0
6
0
6

0
0
0
0

33,000
233,885
0
266,885

0
19,336
0
19,336

33,000
253,221
0
286,221

1
28
0
29

Sub-total

14.26
66.83
33.26
114.35

3
13
15
31

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

0
0
0
0

Grand Total
782.62
212
113
139
124
764,423
* The parcels numbers includes the Deer Hill common area which does not have a PID number in the Assessors' records.
Source: TG Malloy Consulting

526,183

1,290,606

217

Commercial
Lodging
Commercial recreation
Commercial retail
Commercial service
Mixed Use*
Office business
Office professional
Office/Warehouse
Warehouse
Light Industrial
Sub-total
Institution/Public Facility
Institution
Public Facillity
Public Facility/Vacant
Vacant /Open Land
Common Area
Open Space
Vacant Land

Commercial/Institutional. Most of the commercial uses within the area are
located in the AABC proper. Commercial uses outside of the AABC proper include
the Inn at Aspen, Buttermilk Ski Area and a few aspects of the Aspen/Pitkin County
Airport such as the food concession, gift shop, rental car agencies and the general
aviation operation, which makes most of its income through the sale of fuel.
The Inn at Aspen contains 124 lodge units most of which are rented on a short-term basis.
There are also a few other lodge related services and uses within the Inn at Aspen. The food
concession and gift shop within the Airport are very small and are considered accessory to the
public purpose of the Airport. With room to store over 500 rental cars, the rental car agencies
probably generate the greatest off-site impacts among the commercial uses at the Airport.
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Parks/Trails/Recreation. There are very few recreation uses or facilities within the area
and no publicly-owned active recreation parks. Existing recreation facilities include the
rio grande Trail, owl Creek Trail and the Buttermilk and Tiehack ski Areas. A portion of
the hillside that goes down to the roaring Fork river behind the AABC was preserved
by the Aspen valley Land Trust (AvLT) back in the 1970’s. The property, referred to
as stein Park, is steeply sloped and has no recreation facilities. The only improvement
on the property is a road that begins at the ACsd wastewater treatment plant and
traverses through the lower part of the property, paralleling the roaring Fork river.
Among other things, this road is used to access the roaring Fork river for fishing.
Private recreational facilities within the area include the soccer fields in the
North 40 subdivision and the Maroon Creek Club golf Course.

Population Estimate. For this analysis, the 2006 department of Local Affairs (doLA)
household estimates were used to estimate the population within the area. The average
household size (persons per household) used in this analysis (2.14) was derived by averaging
doLA’s estimated household size for Aspen (1.94) and unincorporated Pitkin County (2.32).
Based on the number of dwelling units in the area and applying this household size
multiplier, the estimated population within the study area is approximately 539 persons.

Aspen/Pitkin County Airport
General Information. The area includes approximately half of the Aspen/Pitkin
County Airport property, which contains a total of over 635 acres. The Aspen/
Pitkin County Airport is owned by Pitkin County and operated by the Pitkin County
Board of County Commissioners (BoCC). it is classified as a primary commercial
service airport by the FAA’s National Plan of integrated Airport systems (NPiAs).
Though the airport includes property located on both sides of highway 82, all of
the improvements and facilities are situated on the west side of the highway.
The airport has two entrances from state highway 82. The main entrance
is located at the signalized intersection across from the AABC’s north
entrance. The second access point is located northwest of the general aviation
terminal, roughly 1,600 feet north of the airport’s main entrance.
Airport Facilities. The Aspen/Pitkin County Airport includes both commercial
and general aviation terminals and associated support facilities. The commercial
passenger terminal is the largest structure, containing approximately 38,000 square
feet, and located directly across highway 82 from the AABC subdivision.
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The general aviation terminal is located to the north along the service road that
runs parallel to Highway 82. Other structures on the airport property include the
Air Traffic Control Tower, several maintenance and storage hangars, two open-sided
patio shelters and the airport Operations Facility located on the west side of the
runway. Other facilities include the runway and taxiway system, glycol deicing pad,
aircraft parking aprons, fuel storage facilities, and rental car storage and car wash.

There are also several vehicle parking lots located on the east side of the airport property
including long-term and short-term parking for commercial airline passengers, employee
parking, rental car storage, rental ready lot, and general aviation parking. The total number of
parking spaces currently available in these lots is approximately 1033 including an estimated
capacity of 500 vehicles in the rental car storage lot where the vehicles can be stacked nose
to tail. The following table shows a breakdown of the parking facilities at the airport.

Figure 2
Airport Parking Facilities

Passenger Terminal Lots:

286 spaces

Employee Parking Lot:

101 spaces

Rental Car Storage Lot:

500 spaces (not striped,
parking nose to tail)

Rental Ready Lot:

58 spaces

GA Parking:

88 spaces (38 near Terminal,
50 near fuel farm)

Total Vehicle Parking:

1033 spaces

!!
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Operations. The Aspen/Pitkin County Airport has been experiencing approximately
43,000 annual aircraft operations for the past several years. These operations include
commercial airline service, general aviation aircraft and military flights. The list
below shows the breakdown of the total aircraft operations for 2007 by category.
The numbers for 2006 were very similar to those shown in the following list.

!"#$%&'(
Aspen/Pitkin County Aircraft Operations 2007

General Aviation:

23,196 (54.8%)

Commercial Airline:

19,078 (45.0%)

Military:

74 (0.2%)

Total:

42,348

Airport Noise (DNL Noise Zones) The information in the following paragraphs is a
very limited summary of noise information associated with the Aspen/Pitkin County
Airport. data is provided for both day-Night Noise Level (dNL). dNL is a noise
metric commonly used to characterize noise generated at airports throughout the
Country. dNL noise is expressed graphically as noise contours as shown on Figure 10,
which illustrates the current dNL noise contours for the airport as of 2007. The dNL
noise contour is a graphic representation of the annual average cumulative noise level
taking into consideration both aircraft in-flight operations and ground movements. The
noise contour is a line demarking the point on the ground at which the annual average
cumulative noise falls in the range between the levels labeled on the contour lines.
The FAA regulations specify that all land uses are considered compatible with noise
levels less than dNL 65. At and above dNL 65 noise sensitive land uses, such as
residential, lodging and schools are considered incompatible and other uses such
as hospitals and nursing homes are considered generally compatible assuming the
structure provides a certain level of exterior to interior noise level reduction (NLr).
The dNL 65 contour for the airport is almost entirely contained within the airport
Property. The only land within the area which is located within the dNL 65 contour is
a small sliver of the open space parcel located along the west side of owl Creek road.
This parcel is owned by the City of Aspen and encumbered by steep slopes and irrigation
ditches. There are no privately owned lands located within the dNL 65 noise contour.
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Existing Land Use - Detail For The Aspen Airport Business Center (AABC)
Commercial & Mixed Use Structures & Uses. The AABC is a dense mixture of
commercial, office, light industrial and residential uses. The AABC proper, which
includes the original subdivision and the Holy Cross property, Deer Hill Commercial
building, Aspen Self Storage, Stein Park and Planted Earth, is approximately 68 acres. It
should be noted that the BMC West parcels are part of the original AABC Subdivision
and are subject to the controls in the protective covenants for the subdivision.
Roughly 73 buildings are located in the AABC proper. There are seven parcels within the
AABC proper that contain more than one building. These include the BMC West, Aspen Mini
Storage (closest to Highway 82), Aspen Self Storage (at the back of AABC), Tower Building
site (addresses 111 and 302), Ballentine site (addresses 113 and 304), Aspen Carwash/
Mountain Naturals Market site (address 316), and the Holy Cross site (address 215).
The AABC contains diverse land uses, including a large number of mixed-use buildings.
The following generalized land use categories were identified for this area.
•

Art Studio – i.e. stained glass, fine arts, etc.;

•

Commercial retail – i.e. paint store, bakery goods,
lumber yard liquor store, grocery store, bank;

•

Commercial service commercial – i.e. yoga
studio, hairstyling studio, auto repair, catering;

•

Light industrial – i.e. metal fabrication, product packaging, printing;

•

Mixed Use - i.e. more than one us type in a single structure often with multiple
tenants as well (see spreadsheet of uses in individual mixed use buildings);

•

Office professional – i.e. podiatrist, vet clinic, physical therapists;

•

Office business – i.e. building contractor, radio broadcasting studio,
catalog sales, property management services, architect, web design;

•

Office/Warehouse – i.e. digital/audio/video installation, electrician service, storage;

•

Office/Showroom – i.e. pool and spa business, interior design;

•

Public facility – i.e. airport, wastewater treatment facility, snow storage, RFTA
maintenance, county vehicle maintenance, fire station, animal shelter, etc.;

•

Residential units– i.e. multi-family, live-work, free-market, deed restricted;

•

Warehouse – i.e. moving/storage, Obermeyer warehouse,
gallery storage, food distributor, mini storage.
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The table below illustrates the number of entities/spaces within each land use category in the AABC:
Figure 4
AABC Existing Land Use by Category
LAND USE CATEGORIES

# OF SPACES

% OF TOTAL

FM UNITS

AH UNITS

Art Studio
Commercial retail
Commercial service
Light Industrial
Office professional
Office business
Office/Warehouse
Office/Showroom
Residential Units

2
14
40
9
9
73
4
4
134

0.64%
4.50%
12.86%
2.89%
2.89%
23.47%
1.29%
1.29%
43.09%

74

60

Warehouse

22

7.07%

311

100.00%

74

60

Total Entities Businesses &
Dwellings
!"#$%&'()*+",-(./*,,0,1(!&$20%&34(56(7*//"8(9",3#/-0,1

A review of the land use category chart indicates that office and residential uses
dominate the AABC however, warehouse space supports many businesses.
Although new development potential is minimal, the character of the land
uses in the densely developed AABC are shifting from one of light industrial,
warehousing services to office, service commercial oriented uses.
of the 73 buildings, 30 buildings are multi-tenant mixed use, nine buildings
are entirely residential and 15 other buildings are single use.
Housing/Population. There are approximately 134 dwelling units in the
AABC proper including deed restricted units. of these units 74, or
55%, are deed restricted in some form as affordable housing.
The North Forty subdivision, adjacent to the AABC proper, has 72 lots and 72 units
(including one accessory dwelling unit). one lot in the subdivision remains vacant.
All of the single-family homes are deed restricted to resident occupancy.
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A population estimate was done for the AABC area (including the North 40 subdivision)
to provide an understanding of the local demand for services. The estimate is based
on the same simple approach as was used to estimate the population for the entire
study area [see population estimate discussion above). The resulting estimated
population for the AABC proper is 286 people and 152 people for the North Forty
neighborhood. Combined, the neighborhood is home to approximately 438 people.
This represents over 81% of the estimated population for the entire study area.
Streets/Layout/Access/Parking. As previously discussed, most of the land is consumed
by buildings, parking and roadways. There is one primary access into the AABC
at the signalized intersection shared with the airport. A secondary access allows
limited access, one-way in off of Highway 82 and one-way out onto Highway 82.
All traffic entering the AABC from Downvalley must enter at the traffic
light and all traffic heading to Aspen from the business center must exit
at that same light. This also includes traffic from Colorado Mountain
College, the fire station, North Forty, and Annie Mitchell housing.
The roadways in the AABC are Pitkin County roads and technically no on-street
parking is allowed. However, the on-street parking restriction is not enforced and
vehicles crowd onto the roadways every day. Although there are some areas within the
AABC where adequate on-site parking exists to support the use on property, most
properties do not have adequate room to support the demand for parking and parking
often spills out onto the streets.There are currently no dedicated pedestrian pathways
in the AABC and, in some cases; there is no room for pedestrian walks. Therefore,
the streets handle traffic, parking and pedestrians. The right-of-way widths range from
35 feet in some places along the 200 Road to 60 feet for the 100 and 300 Roads.
The 400 Road has a locked gate that crosses the travel lanes about midway along its length,
preventing through traffic except in emergency situations. The land uses along the 400 Road
transition at the gate from residential (Pitkin Park Place and Alpine Grove) on the north
side to commercial/industrial on the south side. If the 400 Road were to become a through
street, there could be safety and other negative implications for the residential area due
to the type of traffic generated by the commercial uses on the south end of the street.
The AABC is served by RFTA bus service with 30 minute
headways. A stop is located on Highway 82.
A bike/pedestrian pathway connects the AABC area to the City of Aspen and to the Owl
Creek/Snowmass Village bike/pedestrian trail. A trail will be constructed, in the summer
of 2008, connecting the Burlingame Ranch Affordable Housing project to the AABC. A
primitive bike/pedestrian trail connects the AABC to the river and the Rio Grande Trail.
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Character. The AABC is a dynamic business park and residential area, which
is active during the week while business is being conducted and then becomes
a relatively quiet residential neighborhood during the weekend.

The AABC epitomizes the term “business center.” it serves many different
needs of commerce in the Aspen area. Businesses range from light industrial,
such as sheet metal fabrication, to business services such as accounting and
insurance. Although most of the businesses within the AABC service the greater
Aspen area, many also find a healthy clientele within the business center.
originally the AABC was considered too far from town to attract local Aspen
businesses. Today, the AABC has become a place where businesses that have
been displaced from elsewhere in Aspen are relocating. Examples of this include
the martial arts studio, Aspen Branch florists and Louis swiss Bakery.
Early in its history, the AABC served as a staging area for the construction industry. Many
companies had satellite offices in the AABC to augment their down-valley headquarters.
once highway 82 was expanded to four lanes, the commute became more tolerable and
some companies moved their entire operations down-valley; i.e., Meyer’s steel, Berthod
Motors, Waste Management, Meadow gold, Pacific sheet Metal (and soon BMC West).
The small pockets of residential uses are located in the northeast corner of the AABC,
which is a relatively quiet area. The concept of live/work units was also introduced at the
AABC and this approach to utilizing space appears to be successful. The AABC rowhouses
combine residential units on the upper floors with artist studios and/or small businesses/home
occupations on the first floors. This live/work mix also occurs in other locations in the AABC.
Cultural and Historic Sites. The Pitkin County historic resource inventory includes
one property within the study area. The property is located at 109 AABC. The historic
resource is the eastern portion of the existing building on this property, which was erected
in 1904 as the Aspen depot for the Colorado Midland railroad. however, the building is
not in its original location and it has been altered over the years. The depot was moved to
its current location, in the Aspen Business Center, in about 1970. According to paperwork
on file in the Pitkin County historic resource inventory, “the move of the depot from its
original setting in Aspen and the additions and alterations to the building has diminished its
historic integrity.” Even given its diminished historic integrity, the potential preservation
of this building should be considered in the event this property is redeveloped.
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Regulatory Environment For The AACP/Buttermilk/Airport Area (Including
Zoning, Master Plans & FAA Regulations)
Zoning. The amount and type of development that may occur in the area is controlled
by the land use regulations of Pitkin County, especially zoning and growth management.
There are eight separate zone districts mapped within the area. The following table
provides a summary of the acreage in each district and the percent of the total
zoned acreage within the area. The total acreage in Figure 5 differs from that in the
Existing Land Use table (Figure 1) because the Aspen/Pitkin GIS database deals with
right-of-way unevenly, including it within a zone district in some cases and not in
others. Figure 6 graphically depicts the percent breakdown of the zone districts.
Figure 5
ZONE DISTRICTS SUMMARY
Acres

Percent of Total

AH Affordable Housing
AH PUD
AR-10 Agricultural/Residential
AR-2 Residential 2-Acre
B-2 General Business
I Industrial
PUB Public
SKI-Rec

Zone Districts

0.48
27.59
334.41
60.55
36.26
2.28
272.07
61.17

0.06%
3.47%
42.07%
7.62%
4.56%
0.29%
34.23%
7.70%

Zoning Total*

794.81

100.00%

* Zoning total includes right-of-way in some cases as depicted on GIS zoning map.

Most of the land within the area is zoned AR-10. This includes almost all of the West
Buttermilk area, the Harvey property and most of the area down along the Roaring
Fork River below the AABC/North 40 areas, including the wastewater treatment facility.
This zone district allows a density of 1 dwelling unit per 10 acres (1DU/10Ac.).
The second largest zone district, by land area, is the Public (PUB) district, which
includes the airport, RFTA bus maintenance facility, Pitkin County maintenance
facility, City of Aspen snow dump, Pitkin County animal shelter and the Aspen Fire
Protection District’s new fire station in the North 40 Subdivision. The airport
constitutes the bulk of the land in the PUB zone district with 250.48 acres. The
airport is currently operating under a master plan, which was approved in 2004.
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The most intensive zoning in the area is the general Business (B-2) district, which
covers approximately 4.6% of the study area including most of the AABC area. The AABC
is one of only two areas in the County that have B-2 zoning. The B-2 zone district is
intended to provide for commercial and low-intensity, non-polluting industrial uses that
do not generate high traffic volumes. The district also allows high-density residential
development as a secondary use. The general Business zone district allows a fairly
broad range of commercial uses by right including restaurants, bars, medical and dental
clinics, offices, arts and crafts studios, building material sales, landscaping contractors and
sales, service commercial, auto service stations, day care facilities and public utilities.
in addition to the B-2 zone district requirements and the other applicable provisions
of the Pitkin County Land Use Code, development within the AABC must
comply with the protective covenants that were recorded in june of 1971.

Figure 6
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!"#$%&'(()*(+,--".(/"01#-23045

The Buttermilk ski area base is zoned ski-recreation (sKi-rEC). Approximately
7.7% of the zoned lands within the study area are included in the sKi-rEC zone
district. The inn at Aspen, which is not owned by the Aspen skiing Company, is zoned
Ar-2 (residential-2 Acre) and is not included in the sKi-rEC zone district.
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Zoning Anomalies. There are a few properties within the area where
the zoning no longer reflects current conditions and could be considered
zoning anomalies. These anomalies include the following properties:
•

AR-2 zoning which encompasses two defunct lots that have since been absorbed
into the Aspen/Pitkin County Airport property. These lots were located along
the old Owl Creek Road alignment and were developed for single-family
residential use prior to the realignment of Owl Creek Road. Significant changes
in land use and ownership have occurred since zoning was put in place.

•

Similarly, the Stapleton property which surrounds the south end of the
airport is still zoned AR-2. A portion of this property is located on the
north side of the realigned Owl Creek Road, and is part of the airport.

•

The AR-2 zoning also covers the current right-of-way for the realigned Owl Creek
Road and the realigned West Buttermilk Road. The remainder of the AR-2 zoning is
located on the south and west sides of Owl Creek Road. Portions of this area are
used for parking and access purposes including a planned commuter parking lot to be
constructed near the intersection of Owl Creek Road and Highway 82 this coming spring.

•

The ACSD wastewater treatment plant is zoned AR-10. The P/I (Public/Institutional) zone
district would provide a mechanism to establish a master plan for this riverfront site.

•

Stein Park is also zoned AR-10. The property is encumbered by steep slopes and is
preserved via a conservation easement, so is no longer eligible for residential development

•

The portion of the Aspen/Pitkin County Airport located within the Aspen city limits
carries the City’s Conservation (C) zoning. This zone district is intended to “provide areas
of low density development to enhance public recreation, conserve natural resources,
encourage the production of crops and animals, and to contain urban development.”
Airports or other public facilities are not listed among the permitted or conditional uses
in the City’s Land Use Regulations. Pursuant to Section 26.710.010 of the Aspen Land Use
Regulations, uses not listed as either permitted or conditional are deemed prohibited.

247
State of the Aspen Area 2008 | Pitkin County

Figure H - 2008 State of Aspen Area Report Re: Existing Conditions for ABC Area

Master Plans. Two land use master plans have been adopted for the AABC/Buttermilk/
Airport area since 2000. summaries of the 2000 Aspen Area Community Plan and the 2003
owl Creek Master Plan as they address this area, are provided in the following paragraphs.
AACP (Aspen Area Community Plan). The most recently updated
Aspen Area Community Plan was adopted in 2000. The planning area
includes the City of Aspen and the surrounding developed area.

Coordinated Planning Within the UGB. The Plan created an Aspen Community growth
Boundary (UgB) that includes this area. The purpose of the UgB is to focus urban
levels of development inside the boundary, encouraging infill and sustaining a mix
of land uses inside the boundary. The boundary also serves as a basis for future
annexation agreements between the City and the County. one of the goals of the
UgB and the AACP is to encourage a coordinated effort between the City and the
County to provide planning direction that affects not only the City but the surrounding
County areas. According to the 2000 Plan, coordinated planning and growth
management efforts between the two public entities should among other things:
•

Encourage compact development;

•

Encourage a balanced community;

•

Provide incentives for small, diverse, locally owned businesses; and

•

support the concept of strengthening local ownership of businesses and the
local economy, “making the community better without getting bigger.”

Affordable Housing Sites Mapped. The Affordable housing sites Map in the 2000
AACP identifies the Burlingame ranch Affordable housing project, Annie
Mitchell and Parcel C , all of which are located within the AABC/Buttermilk/
Airport area. in addition, the Airport ranch is identified for an affordable housing/
open space mix future development. other housing sites identified in the
AACP within the area are the AABC, Buttermilk base area and Burlingame.
The following general goals of the 2000 AACP may influence the area:
•

structure new growth in the community in compact, mixed-use patterns that enable
and support travel by foot, bicycle and public transportation for all types of trips.

•

A critical mass of local working residents is needed to sustain our community.

•

housing policy should emphasize the development of
neighborhoods and community, not just units.

•

housing sites should be emphasized that are within walking distance
of transit, employment areas and social connections.

•

develop housing within the “Community growth Boundary” (a.k.a. Urban growth
Boundary) and in proximity to available public mass transit, compatible with neighborhoods,
does not promote sprawl, contiguous to existing public facilities and infrastructure.
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Goals from the Economic Sustainability section of the 2000 AAACP focus on
local owners or externally owned businesses that provide a local service:

•

Create opportunities for entrepreneurs so the local residents can
start businesses and move beyond wage-earning jobs.

•

Encourage local ownership of businesses.

•

Seek opportunities to discourage sprawl in order to
preserve open spaces between communities.

•

Encourage infill projects that integrate more housing into the existing urban fabric.

•

Recognize the important natural features that define the character of Aspen i.e.
preservation and access to the river corridor, maintenance of a green entryway into town.

The Following 2000 AACP Action Plan items may also influence the area:
•

Adopt an Annexation Plan;

•

Collect transportation data on local travel patterns particularly in and out of the AABC;

•

Update the Aspen Walkway and Bikeway System Plan including an indepth consideration of pedestrian access to transit;

•

Improve pedestrian infrastructure.

Owl Creek Master Plan. The Owl Creek Master Plan was adopted in 2003. The Owl
Creek planning area is located outside of the UGB, but shares a portion of the west
boundary of the UGB. Being immediately adjacent to the UGB, the Plan addresses two
properties within the UGB that potentially impact the Owl Creek Neighborhood:
Regarding proposed Airport Master Plan upgrades, the
Plan offers the following recommendation:
“With the exception of the northeastern most portion of Owl Creek Ranch, the majority of the Owl Creek
Caucus area is separated physically from the airport by a ridge. Nonetheless, the Caucus may want to
monitor the progress of the Plan to determine whether any proposed changes to the existing airport
configuration or operations may impact the area relative to noise or use of Owl Creek Road.”

Regarding the Buttermilk Ski Area, the Plan offers the following recommendation:
“In the event that requests are made for changes to the status quo at Buttermilk Ski Area, use the
ski area master plan process to support the following direction: Coordination with the Forest Service
and ski area proponents regarding ski area development should consider both on and off-site impacts
such as affordable housing, transportation, waterways, air quality and adjacent neighborhoods.”
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FAA Regulations. In addition to local Pitkin County land use regulations,
the Aspen/Pitkin Airport is subject to a variety of standards and regulations
administered by the Federal Aviation Administration (FAA). The following is a
partial list of standards that the FAA requires in the design of airports:
•

Building Restriction Line (BRL): The building restriction line defines the limits
of development of all on-airport structures to be located near runways and taxiways;

•

Runway Protection Zone (RPZ): An area off the runway end to
enhance the protection of people and property on the ground;

•

Runway Safety Area (RSA): A defined surface surrounding the runway prepared
or suitable for reducing the risk of damage to airplanes in the event of an undershoot,
overshoot, or excursion from the runway. At the Aspen/Pitkin County Airport the RSA
extend approximately 800 feet off the end of the runway pavement at either end;

•

Runway Object Free Area (OFA): The runway OFA requires clearing all
objects protruding above the runway safety area edge elevation. Objects nonessential for air navigation or aircraft ground maneuvering purposes are not to
be placed in the OFA. This includes parked airplanes and agricultural operations
but excludes airplanes that taxiing, maneuvering or on hold for takeoff.

FAA regulations and standards have had a significant impact on land use within the study area
as the Airport has developed. One example of this is the realignment of Highway 82 back in
the early 1990’s, which was done to remove Highway 82 from the Airport’s Runway Safety
Area (RSA). The overlap between FAA and county land use regulations has created issues
for improvements at the Airport in the past. An example is the limitation resulting from the
combined setback requirements of the FAA Building Restriction Line and Pitkin County’s
highway setback requirement. These two overlapping restrictions leave very little area on
the east side of the Airport for development. Similarly, the FAA standards for establishing
air traffic control tower height, would certainly exceed the 28-foot height restriction that
applies in most zone districts under the Pitkin County Land Use Code. For these reasons,
and many others, the most recent rewrite of the Pitkin County Land Use Code allows
most dimensional standards to be established through the review and approval of a master
plan, which is required for all uses within the PUB (old code) and P-I zone districts.
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Development History, Recent Events & Planning Efforts

AABC Development History. The AABC subdivision was approved in 1971. The
land was vacant except for a Colorado Department of Transportation (CDOT)
facility located on the current Planted Earth site and a skeet and gun club located
on the Obermeyer parcel. The property was zoned to B-2 in June of 1976 to
reflect the businesses that were locating at the evolving business center.
The following provisions in the B-2 Zone district are intended to
maintain the small business characteristic of the center:
•

Office space is restricted to a maximum of one thousand five hundred (1,500)
square feet of floor area per business. Office space larger than one thousand five
hundred (1,500) square feet of floor area per business is a special review use.

•

The total space for a personal service outlet is limited to no more than two
thousand (2,000) square feet of floor area per business. A grocery store is
limited to no more than three thousand (3,000) square feet of floor area.

Most of the existing uses in the AABC mirror those permitted uses in the Pitkin
County Zoning Code. However, the “retail sale of goods,” which is not allowed in
the B-2 zone district, does exist as a use in the AABC. A review of the existing use
data for the AABC identifies several other conflicts with the existing zoning.
In addition to zoning, the AABC is also controlled by protective covenants that were
established when the Aspen Airport Business Center was approved in 1971.
Airport Master Plan History/Planned Improvements. The Aspen/Pitkin County Airport
is currently operating under a master plan approved by the County in 2004 (Resolution
No. 057-2004). Section A of the Aspen/Pitkin County Airport Master Plan (Airport Master
Plan) includes a comprehensive inventory of the existing major facilities and utilities on the
airport property. The resolution of approval for the Airport Master Plan granted approval
for uses and improvements divided into three categories; those that require no further
land use approval; those which require scenic overlay review; and those that require further
review (pursuant to two-step special review procedure). A list of the approved uses and
improvements and uses requiring further review may be found in BOCC Resolution 057-2004.
Work is underway on the preliminary facilities planning and required Environmental
Assessment (NEPA) for the potential runway extension. If this project is
approved, it could be constructed during the 2010 summer season.
A consultant team has also been selected to redesign the main terminal area; this
project will begin in the spring of 2008. Given that many of the improvements
approved under the current Airport Master Plan have been completed, the County
anticipates amending the 2004 Aspen/Pitkin County Airport Master Plan.
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Buttermilk Ski Area Master Plan History and Planned Improvements. The Buttermilk
ski Area opened in 1958 and has been in operation for 50 years. Buttermilk offers
approximately 464 acres of skiable terrain served by six lifts. As of 1998, the area had
44 ski trails with a combined length of 24.77 miles.1 The ski trail inventory includes 13
beginner, 21 intermediate and 10 advanced trails. There are approximately 44 buildings
within the ski area including 18 lift-related buildings, three restaurants and variety of other
structures for maintenance and skier services purposes. The total floor area of these
buildings is approximately 58,624 square feet. There are also five outdoor decks that
comprise 8,605 square feet. The combined restaurant capacity includes 786 indoor seats
and 314 outdoor seats. The exact parking capacity for the ski area had not been confirmed
at the time this report was prepared but was believed to be in the range of 520 to 580.
Current Buttermilk Ski Area Master Plan. The vast majority of the Buttermilk
ski Area is zoned sKi-rEC (formerly AF-sKi). An approved master plan is required
for any development or redevelopment in the sKi-rEC zone district. The current
Buttermilk ski Area Master Plan was prepared in 1985 and approved by the Pitkin
County Board of Commissioners in 1986 (resolution No. 86-81). The Aspen skiing
Company has submitted drafts for updating the Buttermilk Master Plan on more than
one occasion, but for various reasons these documents have never been approved.
The 1986 Buttermilk Master Plan set out the list of uses allowed by right and by
further review for the ski Area and identified items that could be considered exempt
from growth management. The 1986 Master Plan also identified a fairly modest set of
improvements for the ski Area, most, if not all of which, have most likely been completed.
While no comprehensive update has ever been completed for the Buttermilk ski
Area Master Plan, there have been several amendments to the Plan to accommodate
relocation of the Main Buttermilk restaurant (now Bumps restaurant) and to allow
temporary overflow parking on the stapleton property, among other things. The 1986
Buttermilk ski Area Master Plan is now obsolete and the Aspen skiing Company is
currently working internally on programming for the future of the Buttermilk ski Area.
redevelopment plans are also being worked on for the adjacent inn at Aspen property.
At the time this report was written, the inn at Aspen and Aspen skiing Company had
held preliminary discussions regarding the potential for coordinating development
planning for the Base of Buttermilk area, but little progress had been made.

1 Buttermilk Master Plan (version 1.1 submission), Submitted by the Aspen Skiing Company (January 1999)..
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Transit Corridor Planned Improvements. The Highway 82 transit corridor has
been discussed in general terms previously in this report. However, there are a
number of planning efforts and transportation-related projects being contemplated
within or near the area that could offer rare opportunities to coordinate on
broader transportation solutions. A Summary of Transportation Projects that
will influence the Urban Growth Boundary is found under separate cover.

NOTE: The data collected for the AABC/Buttermilk/Airport sub-area analysis comes from a variety of sources including the Pitkin County
Assessor’s parcel database, Aspen/Pitkin County GIS Department, site visits, John McBride (for AABC), Colorado Division of Wildlife and many
others. The Assessor’s parcel data was cross checked, and in many cases, modified based on field observations and information from other
sources. All of the data for the AABC/Buttermilk/Airport Sub Area was compiled by TG Malloy Consulting & Lamont Planning Services.
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