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AGENDA

CITY COUNCIL REGULAR MEETING

July 27, 2021

5:00 PM, City Council Chambers
130 S Galena Street, Aspen

WEBEX
www.webex.com
Enter Meeting Number: 182 035 8481
Password: 81611
Click “Join Meeting”
OR 
Join by phone
Call: 1-720-650-7664
Meeting number (access code): 182 035 8481

I. CALL TO ORDER

II. ROLL CALL

III. SCHEDULED PUBLIC APPEARANCES

IV. CITIZENS COMMENTS & PETITIONS
(Time for any citizen to address Council on issues NOT scheduled for a public hearing. Please
limit your comments to 3 minutes)

V. SPECIAL ORDERS OF THE DAY
a)  Councilmembers' and Mayor's Comments
b)  Agenda Amendments
c)  City Manager's Comments
d)  Board Reports

VI. CONSENT CALENDAR
(These matters may be adopted together by a single motion)

VIA. Resolution #067, Series of 2021 - Marolt Management Plan 

VIB. Resolution #069, Series 2021 - Facilities Condition Assessment contract with
Bureau Veritas
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VIC. Resolution #070, Series of 2021 - Lumberyard Design Team Contract with Cushing
Terrell

Draft Minutes of July 13th, 2021

VII. NOTICE OF CALL-UP

VIII. FIRST READING OF ORDINANCES

IX. PUBLIC HEARINGS

IXA. Resolution #068, Series of 2021 - Aspen Art Museum, Temporary Use Request for
Art Installation:  Request to Continue Public Hearing to September 14, 2021  

X. ACTION ITEMS

XI. EXECUTIVE SESSION
Pursuant to C.R.S. Section 24-6-402 (4)(a) The purchase, acquisition, lease, transfer, or sale
of any real, personal, or other property interest; (4)(b) Conferences with an attorney for the
local public body for the purposes of receiving legal advice on specific legal questions. (4)(e)
Determining positions relative to matters that may be subject to negotiations; developing
strategy for negotiations; and instructing negotiators.

The specific items of discussion involve the following:

The Centennial Owners’ Association, v. The City of Aspen, et al. Case No.:  2015CV030158.

The lease, transfer or acquisition of real property or property interests, contract negotiations
and communication with counsel regarding such subjects.  Due to market forces, negotiation
strategies and confidentiality demands of parties involved, the exact properties and subjects
cannot be disclosed.

XII. ADJOURNMENT
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MEMORANDUM

TO: Mayor and City Council

FROM: John Spiess, Open Space and Natural Resource Manager, Parks and Open Space

THROUGH: Matt Kuhn, Parks and Open Space Director

MEETING DATE: July 27, 2021

RE: Marolt Management Plan, Resolution #67 

REQUEST OF COUNCIL: 
Staff is seeking Council adoption through resolution of the Marolt Open Space management plan.   

SUMMARY / BACKGROUND:  
The Marolt Open Space is a significant property within the City of Aspen’s portfolio of open space lands.  
Its prominence at the entrance to Aspen and its role in the community’s silver mining and ranching 
heritage confer unique importance on this 74.5-acre parcel.  Purchased with incredible foresight several 
decades ago, the Marolt Open Space has become a beloved landscape in the heart of the greater Aspen 
community.  The open space provides undeveloped green expanses, recreational activities, trails, 
outstanding scenic views, as well as a hub for local mining and ranching history, and a safe space for
wildlife to move among adjacent natural areas.

In the early 1980’, the City of Aspen acquired two parcels of land, creating the Marolt Open Space with 
the intent of making it a passive park that would serve as a hub for the local trail system.  The Thomas 
parcel was acquired in 1982 and the Marolt parcel was acquired in 1983.  Both parcels together are
referred to as “The Marolt Open Space.”  Of the property’s 74.5 acres, 39.2 acres are zoned for 
conservation and 35.2 acres are zoned R15 PUD SPA.  

The Marolt Open Space consists of open grassy meadows, stands of aspen, cottonwood, and spruce trees, 
mountain shrublands, willow and cottonwood riparian ecosystems, and fragments of sagebrush 
ecosystem as well as ponds, wetlands, irrigation ditches, and a reach of Castle Creek.  

DISCUSSION:  
Revisions based on City Council work session:
Staff presented the plan to council during a work session held on June 7th, 2021. Following council work 
session discussions, the following changes were made:

“In 1990, voters approved a $6 million bond for the City of Aspen to construct the Marolt Ranch 
Employee Housing Project on Lot 1 of the Marolt Ranch Subdivision.  Lot 1 was defined in the 
1981 Subdivision Plat at 4.325 acres, and was not designated as Open Space.  This lot exists 
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today within the greater Marolt Open Space area, and is subsequently labeled Lot 3 in the 
second amendment subdivision plat.
Today, the Marolt Ranch houses students from the Aspen Music Festival and School in summer 
and Aspen Skiing Company employees in winter. This property is zoned (PUB) Public and while 
the housing itself is not within the Marolt Open Space, its associated parking lot is partially 
located within the Marolt Open Space.” (Found on page15)

Review of Management Plan Actions:
The ongoing goals of this management plan are to protect, restore, and preserve the qualities of the 
Marolt Open Space in the spirit of the acquisition of the property, and in reflection of the values and 
needs of the natural and human communities that depend upon this space.  

It cannot be overstated that the goal of this plan is to preserve the character of the property.  This is 
highlighted in the plan on page 57of the management actions, and excerpted with this passage:

“The management actions in this document have been developed based on considerations 
including the conditions of the planning area, input from professional evaluations, 
comments from the community and stakeholders, and administrative direction. The overall 
desired outcome is that the open space should remain relatively unchanged. 
The following management actions will allow the community to continue to enjoy the many 
benefits provided by the Marolt Open Space, such as its scenic views, and its historical, 
natural, and recreational values. This document is meant to serve the Parks Department for 
a period of ten years, at which time this plan will be reviewed and updated.
Updates may occur prior to the ten-year time period if conditions or the wishes of the 
community warrant an earlier review. 
In these instances, the statement by Tom Baker referenced on page 1 shall serve as a 
guiding statement for decisions to be considered or reviewed: 

“…perhaps most important was this parcel’s ability to serve as a key piece of open 
space at the City’s west entrance; a parcel free of development making a statement 
about Aspen’s image to all who travel through it.”

In general, there should be no change to the overall look and function of the Marolt Open 
Space except for minor modifications that do not change the basic character and uses of the 
property.”

Bike Park Future Direction:
Following the June 7th Council work session citizen concerns were expressed to staff and the Open Space 
and Trails Board about the addition of a bike park to the Marolt Open Space. 
Parks staff and the Open Space and Trails Board spoke directly to those concerns in the OSTB meeting 
and during onsite meetings. It is important to note that the management plan asks for a study of the 
feasibility of bike park in the space between Castle Creek Road and Marolt Place. If the area is 
considered appropriate for this type of use the Parks and Open Space staff would seek public input prior 
to the implementation of any plan.   

Open Space and Trails Board Recommendation for Approval:
Comments received during the Council work session were incorporated and the revised document was 
presented to the Open Space and Trails Board during the June 17th meeting.  The Open Space and Trails 
Board voted unanimously to recommend to City Council the approval of the management plan.  
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The management plan document will be reviewed and updated every ten years.

FINANCIAL/BUDGET IMPACTS:  
Upon adoption of the Management Plan, the Parks and Open Space Department will plan, and include 
several capital projects within the Parks and Open Space budget.

ENVIRONMENTAL IMPACTS: 
The adoption of the management plan will continue to preserve and protect the environmental 
resources of the open space and the greater Aspen area and community.

STAFF RECOMMENDATION:
Staff recommends the approval of the Marolt Management Plan. 
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RESOLUTION #067
(Series of 2021)

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF ASPEN, 
COLORADO, APPROVING THE MAROLT MANAGEMENT PLAN. 

WHEREAS, there has been submitted to the City Council a management 
plan for Marolt Open Space, a true and accurate copy of which is attached hereto 
as Exhibit “A”;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF 
THE CITY OF ASPEN, COLORADO, 

That the City Council of the City of Aspen hereby approves the Marolt 
Management Plan, a copy of the management plan is annexed hereto and 
incorporated herein, and does hereby authorize the Mayor to implement said 
management plan on behalf of the City of Aspen.

INTRODUCED, READ AND ADOPTED by the City Council of the City of 
Aspen on the 27th day of July 2021.

Torre, Mayor

I, Nicole Henning, duly appointed and acting City Clerk do certify that the 
foregoing is a true and accurate copy of that resolution adopted by the City 
Council of the City of Aspen, Colorado, at a meeting held, July 27th, 2021.

Nicole Henning, City Clerk
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1. INTRODUCTION 
 
 
1.01 FOREWORD 
 
The Marolt Open Space is a significant property within the City of Aspen’s portfolio of open 
space lands.  Its prominence at the entrance to Aspen and its role in the community’s silver 
mining and ranching heritage confer unique importance on this 74.5-acre parcel.  Purchased 
with incredible foresight several decades ago, the Marolt Open Space has become a beloved 
landscape in the heart of the greater Aspen community where eyes may rest on 
undeveloped green expanses, people enjoy recreational activities and outstanding scenic 
views, local mining and ranching history is preserved and celebrated, recreationalists and 
commuters use trails connecting community amenities, and wildlife move among adjacent 
natural areas. 
 
Today, this property hosts a mining & ranching museum, community garden, wildlife 
habitat, buffer zones between developed and natural areas, Nordic ski trails, a paraglider 
landing zone, and bike paths that are vital community connectors.  The Marolt Open Space 
provides visual and physical representation of community values as stated by Tom Baker 
(Assistant Planning Director/Director of Long-Range Planning, Aspen/Pitkin County Planning 
Office, 1984 to 1990) in his August 1987 memorandum to City Council: 
 
 

“…perhaps most important was this parcel’s ability to serve as a key piece of 
open space at the City’s west entrance; a parcel free of development making a 
statement about Aspen’s image to all who travel through it.” 

 
 
Baker’s memorandum echoes ideas expressed in an implementation action pertaining to 
the Marolt/Thomas Open Space in the Aspen Area Community Plan in 1985: 
 

The parcel could convey an important image to all those entering the community due to 
its location at the entrance to town and directly across Highway 82 from the golf course. 

Marolt Thomas should be developed as a passive open space parcel divided into serval 
large open space areas...  The Marolt-Thomas parcel will serve as part of a larger open 
space corridor; and function as one of the foci of the trail system… 

 
 
Bordered by Castle Creek Road, Moore Open Space, the Roundabout, Highway 82, Power 
Plant Road, and Castle Creek, the Marolt Open Space consists of open grassy meadows, 
stands of aspen, cottonwood, and spruce trees, mountain shrublands, willow and 
cottonwood riparian ecosystems, and fragments of sagebrush ecosystem as well as ponds, 
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wetlands, irrigation ditches, and a reach of Castle Creek.  Much of the property is flat, glacial 
terrace land with steep slopes along the gorge of Castle Creek.  Elevations range from 7,860 
to 8,000 feet above sea level.  While much of the property is covered by non-native 
vegetation and areas that receive heavy human use, this landscape is a valuable buffer zone 
between ecologically important habitat areas within and surrounding the property.  Wildlife 
use the Marolt Open Space for fawning, nesting, migratory stopovers, seasonal movements, 
resting cover, and foraging. 
 
While relatively undeveloped and open, the landscape of the Marolt Open Space and its 
general surroundings have been used, heavily at times, by people across history.  The 
Northern Utes and their ancestors were present seasonally in the upper Roaring Fork Valley 
for about eight hundred years.  Exploration and mapping expeditions to western Colorado 
and the gradual removal of native Northern Utes was followed by the first permanent 
encampment at the future City of Aspen in 1879, starting the silver mining era.  Ranching 
activities began in earnest in 1884 as a second basis of the local economy.  In 1888, the 
Midland Railroad’s tracks crossed what would become the Marolt Open Space, and in 1891 
the massive Holden Lixiviation Works was built on the west bank of Castle Creek.  The mill 
was the only lixiviation works in the state and the largest in the nation until the Silver Panic 
of 1893 brought about its untimely closure after only 14 months of operation.  Later, the 
surrounding land and eventually the disused lixiviation site would become ranch and farm 
facilities producing hay, potatoes, livestock, and other products into the early 1980s. 
 
In the early 1980’s the City of Aspen acquired parcels of land, creating the Marolt Open 
Space with the intent of making it a passive park that would serve as a hub for the local trail 
system.  The Thomas parcel was acquired in 1982 and the Marolt parcel was acquired in 
1983.  Both parcels together are referred to in this document as “The Marolt Open Space.”  
Of the property’s 74.5 acres, 39.2 acres are zoned for conservation and 35.2 acres are zoned 
R15 PUD SPA.  Fifty-seven and one-half acres were purchased with open space funds, 6.76 
acres were purchased with transportation funds, and 10.1 acres were donated to the City.   
 
The Marolt Open Space is a favorite social and recreational site enjoyed by paragliders, 
cross-country skiers, dog walkers, cyclists, and runners.  Children bike to and from school on 
the paved and single-track trails.  Other commuters and recreationalists cross the property 
on its trail network that connects the downtown core and surrounding residential areas 
with neighborhoods and community amenities to the north and west, including the 
hospital, public school campus, Aspen Valley Ski and Snowboard Club, Aspen Recreation 
Center, Castle and Maroon Valleys, Aspen Highlands and Buttermilk Ski Areas, the Moore 
Open Space, Aspen Golf Course, residential neighborhoods, and other parts of the greater 
Aspen area.  It is also the site of the Holden Marolt Mining and Ranching Museum and 
Aspen Community Garden. The City of Aspen Parks Department also utilizes a site on the 
property for maintenance operations activities.  The Bergman Trail winds through a portion 
of the historic lixiviation site where a derrick replica and series of interpretive signs invite 
visitors to imagine the industrial activities that took place here during the mining era.  The 
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Marolt Open Space is a keystone property in the City of Aspen’s open space portfolio, 
providing a vibrant landscape at the heart of the community. 
 
The ongoing goals of this management plan are to protect, restore, and preserve the 
qualities of the Marolt Open Space in the spirit of the acquisition of the property, and in 
reflection of the values and needs of the natural and human communities that depend upon 
this space.  This management plan document will be reviewed and updated every ten years. 
 
 
 
 
 

 
 1 Landscape view of Holden Lixiviation site and future Marolt Open Space, 1934.  Courtesy Aspen Historical Society 
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2 The Colorado Midland Railroad trestle and Holden Lixiviation Works, circa 1895.  Courtesy Aspen Historical Society 

 

1.02  HISTORY 
 
The history of the landscape of the Marolt Open Space is characterized by its importance in 
past and present human cultures, due in part to its topography and location within the 
community and Roaring Fork Valley.  As a prominent site in two major historical industries, 
mining and agriculture, and as a keystone site for contemporary recreation, transportation, 
and greenspace themes, the Marolt Open Space has been and continues to be a very 
important landscape for the community of Aspen. 
 
 
THE UTES 
 
Prior to the arrival of prospectors in the late 1800s and for the preceding 800+ years, the 
Roaring Fork Valley was the summer seasonal home of the Northern Utes and their 
ancestors.  These indigenous peoples hunted and gathered in the area’s rich high country, 
procuring elk, deer, and other game animals for meat and hides, as well as the abundant 
berries and other foods and resources.  The Northern Utes wintered in lower elevation 
landscapes to the north and west.   
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3 History timeline for the Marolt Open Space and its local surrounding region 

Colorado became a state in 1876, the year of the Meeker Massacre in which Northern Ute 
Indians revolted against government attempts to convert their nomadic lifestyle to an 
agrarian one.  The U. S. Government gradually removed the Northern Utes from their 
ancestral lands, including the Roaring Fork Valley, relocating them on reservations in Utah. 
 
 
THE SILVER MINING ERA AND THE HOLDEN LIXIVIATION WORKS 
 
Ferdinand Hayden’s 1873-1874 U. S. Geological Survey expedition passed through Colorado 
where the party mapped the mountainous landscape and noted mineral deposits and other 
resources of potential economic importance.  Mining took hold in Denver making its way 
along the Front Range and into the mountains of Colorado where coal deposits lay and 
where valuable minerals such as silver and gold were contained in the rock formations of 
Colorado’s Mineral Belt. 
 
Prior to the 1881 removal of the Northern Utes, the first permanent mining encampments 
were established in 1879 near Ute Springs, the future site of the City of Aspen.  As Aspen 
gained worldwide renown as producer of one-sixth of the nation’s silver output and one-
sixteenth of global silver production, it attracted investors and industry leaders with an eye 
for innovation and potential profits.  Edward R. Holden was well-known in the mining 
industry by the time he set his sights on business opportunities in Aspen.  He was a 
metallurgist by training with experience in assaying, sampling, smelting, milling, and the 
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business of mining, and was respected by his peers.  Holden gained expertise with the 
technical, financial, and administrative aspects of the mining industry as a speculator and 
promoter, and in 1889 he began in-depth research toward building a lixiviation works in 
Aspen to process the area’s low-grade ore.  Currently, Aspen was the state’s largest silver 
producing district with a population of 12,000, making it Colorado’s third largest city after 
Denver and Leadville.  Holden was also a principal owner of the Justice Mines in Tourtelotte 
Park. 
 
 

          
            4 Sanborn Map of The Holden Smelting & Milling Co., 1904. Courtesy Aspen Historical Society 
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In December 1891, the Colorado Midland Railroad 
deeded a 20-acre parcel on the west bank of 
Castle Creek, part of the Stitzer Ranch, to the 
Holden Smelting and Milling Company.  This 
property would become known as the Holden 
Tract.  The massive plant of the Holden  
Lixiviation Works was built in 1890-1891 and 
processed 72-125 tons of low-grade ore per day 
for the next fourteen months.  It was one of the 
most advanced ore-processing facilities of its time; 
the only lixiviation facility in the state and the 
largest in the nation.  Using the patented Russell 
process, silver ores were roasted with salt and 
dissolved with sodium hyposulfite, and silver was 
then separated with the addition of an alkaline 
sulfide. 
 
The physical plant consisted of a 27,200 square-foot, five-story mill building equipped with 
four 30-foot tall drying furnaces, a 40-stamp mill for crushing ore, many large processing 
tanks, and two tall, brick smokestacks.  Other facilities included a sampling house, ore bed 
buildings, a refinery, coal bins, two power houses, penstock piping, ditches, a salt 

5 The Holden Lixiviation Works, circa 1900.  Courtesy 
Aspen Historical Society 

6 The Holden Lixiviation Works, circa 1900-1910.  Courtesy Aspen Historical Society 
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warehouse, an assay office, and two railroad spurs.  Mechanical and electrical power were 
generated by a hydro-power system using water diverted from Castle Creek via a wooden 
flume.  The flume water flowed into a steel penstock pipe running downslope to deliver 
tremendous water pressure to two powerhouses on the bank of Castle Creek where a 
three-foot Pelton wheel generated electricity for the mill’s lighting and an eight-foot Pelton 
wheel generated mechanical power to run its machinery.  Power was transmitted to the mill 
through cables and wires supported by a derrick.  
 
When the Sherman Silver Act was repealed in 1893, the silver market collapsed overnight, 
and Holden’s fortune slipped away.  After a series of lawsuits and foreclosure, the sheriff 
took possession of the Holden Lixiviation Works on August 29, 1893.  So close to achieving a 
steady profit, the works sat idle until a group of creditors operated the mill in an attempt to 
retrieve their losses.  These creditors formed the Aspen Union Smelting Company in 1895 
and received the deed to the Holden Tract that year to operate as a sampling business.  
Portions of the building were later leased and remodeled by various other companies for 
milling and concentrating purposes, all of which eventually ran into economic difficulties. 

7 Aspen's baseball field in 1895, located on the present-day Aspen Golf Course with the smokestack of the Holden 
Lixiviation Works in the background on land that would become the Marolt Open Space.  Courtesy Aspen Historical 
Society, Cooper Family Collection 
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For the next 31 years, the Holden Tract changed hands among several owners.  During that 
time the buildings deteriorated, and locals scavenged them for salvage lumber and 
hardware.  Rancher Fred Cullett’s family lived in the Assay Office during that time, and 
portions of the tract may have been rented to other ranchers.  In May 1932, owner W. C. 
Tagert released the title to Frank Rudolph, Jr. and Stephen Marolt for one dollar.  They 
combined it with their purchase of the Midland Ranch to form the Marolt Ranch, bringing 
the property into a new era. 
 
 
THE RANCHING ERA 
 
Mining in the late 1800s involved many work animals including horses, mules, and jacks.  
These work animals pulled ore cars, carried ore over the mountains for processing 
elsewhere, and provided transportation by pulling wagons and buggies and by carrying 
riders.  The few ranches in the Roaring Fork Valley could not meet the demand for hay and 
bedding for these animals.  Meanwhile, miners lived on a meager diet of bread, salted pork, 
and canned goods.  Supplemental food and hay were hauled over from Leadville at 
astronomical prices.  With the final removal of the Northern Ute Indians in 1881, the area’s 
agricultural industry took hold and settlers claimed land throughout the valley to begin 
cultivating food and hay for the booming town of Aspen. 
 
Popular views at the time spurred 
white settlers to make the valley’s 
bottomland productive; its clay loam 
soils were rich, although the growing 
season was only 76 days and average 
annual precipitation was just 19.5 
inches.  Local newspapers encouraged 
agricultural settlement and 
development on the basis of excellent 
soils and climate, easy irrigation, and 
a guaranteed market for farming and 
ranching products.  According to an 
Aspen Times article on January 1, 
1884, “Ranching is a valuable auxiliary 
to mining, and is sure to become a 
great factor in Pitkin County success.”  
Alfalfa hay forage became such a valuable and prolific crop that the Rocky Mountain Sun 
wrote in 1886, “Surely there are mines on top of the ground as well as beneath the 
surface.”  In addition to hay, other local crops included oats, wheat, peas, parsnips, 
potatoes, turnips, rutabagas, cabbage, cauliflower, asparagus, rhubarb, grapes, currants, 
strawberries, tree fruits, and other cold weather crops.  Farms and ranches produced dairy 
products, honey, eggs, beef, pork, chicken, lamb, and stock animals.   
 

8 Cutting hay on the Marolt Ranch in 1945.  Courtesy of Aspen Historical Society 
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As mining faded in the early 1900s, ranching and farming became the basis of the local 
economy.  Seeds, tools and supplies were either ordered or purchased locally at dealers 
such as Cowenhoven & Co.  Slowly, large implements arrived in the Roaring Fork Valley 
where farmers shared threshers, binders, mowing machines and other large, expensive 
equipment.  Produce was delivered to sale in Aspen via wagons and sleighs.  Irrigation was 
the lifeblood of local agricultural operations, and land values rose dramatically as water was 
claimed and ditches were built.  Colorado’s water law developed out of prior appropriation 
doctrine and as demand on water increased, water districts were formed to control and 
manage this important resource.  Stockmen and farmers formed organizations, and grazing 
on public land brought about controls and conflicts as public land became degraded. 
 
 
THE MAROLT RANCH 
 
Much of the land 
comprising the 
Marolt Ranch was 
owned by 
speculators until 
1927.  This land was 
first owned as four 
separate properties 
that were acquired 
from the U. S. 
government by four 
individuals in the 
early 1880s.  By 1886, 
Jerome B. Wheeler 
had purchased the 
four properties which 
later became known 
as the Stitzer Ranch, 
then the Midland 
Ranch, and later the Marolt Ranch.  In 1886, James J. Hagerman, a trustee of the Colorado 
Midland Railroad, purchased the property, and in 1888 he transferred ownership to another 
trustee, Henry C. Lowe.  After some failed initial arrangements, 20 acres known as the 
Stitzer Ranch were deeded to the Holden Smelting and Milling Company in December 1891.  
This parcel then became known as the Holden Tract where the Holden Works was 
constructed in 1890-1891. 
 
For many years, the surrounding property, known as the Midland Ranch, was leased to local 
ranchers including T. O. Clark, Billy Tagert, and Lou Teuscher.  When the Colorado Midland 
Railroad ran into financial problems in the late 1910s, Albert E. Carlton, new owner of the 
railroad, purchased the property in 1917.  Ownership bounced back to the railroad and then 

9 A man and two children with cattle on the Marolt Ranch, circa 1900, with the Holden 
Lixiviation Works in the background.  Courtesy Aspen Historical Society 

22



  MAROLT OPEN SPACE MANAGEMENT PLAN | 11 

again to Carlton by 1923, meanwhile the land was farmed by local lessees.  In March 1927, 
Carlton sold the Midland Ranch to Frank Rudolph, Jr., William Marolt, and Stephen Marolt.  
The Marolt brothers were sons of Austrian-Hungarian immigrants, Frank and Frances 
Marolt, who had twelve children.  They owned a saloon in Aspen and later owned a ranch 
on what is now the Meadowood Subdivision.  William sold out to his brothers in 1929, and 
the three remaining brothers purchased the 20-acre Holden Tract in May 1932 for one 
dollar. 
 
At that time, there were five buildings still standing on the Holden Tract:  the office/assay 
building, the sampling works, the salt warehouse, and two other small buildings.  The main 
mill building had deteriorated over the years and locals had scavenged useable lumber and 
hardware, leaving the site in ruins.  The three Marolt brothers continued to ranch the land, 
and when Rudolph died in 1936, his heirs transferred deed of his share to Stephen and 
Frank Jr.  On June 7, 1940, Stephen and Frank divided the property:  Stephen owned the 
western part (present site of Aspen Golf Course) and Frank owned the eastern part 
(including the Holden Tract).  Two weeks later, Frank died, leaving his wife, Elsie Helen 
Marolt, as his sole heir.   

 
 
 
 

10 A tilled field on the Marolt Ranch with one of the smokestacks of the lixiviation works still standing in the 
background, circa 1945.  Courtesy Aspen Historical Society 
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In September 1940, Elsie Marolt sold her ranch property to another Marolt brother, Mike.  
At this time, Ted ranched the land that belonged to his parents, while Steve and Mike 
ranched their respective western and eastern properties.  The three brothers were close 
and saw each other nearly every day.  At one point, the U. S. Army considered Mike’s ranch 
as a potential site for Camp Hale, and he was relieved when a location near Red Cliff Valley 
was selected instead. 
 
Mike’s wife, Opal was born in Aspen in 1914.  They had four children:  Keith, Judy, Peggy, 
and Vicki.  Mike and Opal’s house, the former office/assay building, became the social 
center point of the extended family, where they hosted picnics and family gatherings.   
 
Beef cattle, some of which were registered Herefords, were the main focus of the ranch 
business, along with a few milk cows.  The cattle were grazed on National Forest in summer 
and fed in pasture during winter.  The Marolts and several other local ranchers drove their 
cattle up Maroon Creek and moved them several times a season on horseback.  Mike’s 
cattle brand was X111, which can be seen on the granary doors along with Steve’s U1 
brand.  Opal separated milk from the dairy cows to make butter and cream.  Dairy products 
were used mainly by the household and any extra cream was shipped by train to creameries 
in Glenwood Springs or New Castle.  Mike also raised pigs and Opal raised chickens for meat 
and eggs. 
 
The Marolt family cultivated alfalfa, timothy, 
and brome grass for hay, harvesting two 
cuttings each summer.  Hay was stacked 
through the early 1950s and was later baled.  
Hay crops were rotated with potatoes, barley, 
and oats.  Grain was used as cattle feed and 
hog mash made with molasses and skim milk.  
Opal cooked for the crew of neighboring 
farmers when the threshing machine came to 
process grain for the ranch each year.  
Burbank potatoes were grown and stored in a 
potato cellar (a historic structure standing 
among overgrown vegetation on the Marolt 
Open Space is thought to be this potato cellar. 
Opal raised onions, lettuce, carrots, beets, 
string beans, corn, spinach, cauliflower, and 
cabbage in her garden, as well as flowers 
which she entered in the annual flower show 
held at the Armory. 
 
 
The ranch’s water supply came from two 
ditches, one which ran along the base of the 

 11 Mike Marolt circa 1935. Courtesy of Aspen 
Historical Society. 
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hill below Castle Creek and another which ran through the farm compound (today this is the 
golf course ditch).  Horse-drawn equipment was used through the 1940s, after which 
tractors were used.  
 
Over the years ranching activities changed and buildings were altered accordingly, often 
with wood re-used from the property as well as from the old Castle Creek bridge and from 
Camp Hale.  The house had been remodeled and still contained the mill’s safe.  The 
sampling building became the granary, serving as grain storage, a workshop, and a hen 
house.  Mike added partitions to the interior, creating grain bins for oats, barley, and wheat.  
A threshing machine outside delivered grain via an auger through windows and doors.  
Grain was ground with a hammer mill on the west porch, originally the loading platform for 
the Colorado Midland Railroad’s sidetrack.  In the shop, Mike had a work bench and forge 
where he did blacksmithing and woodworking.  To make the work of re-roofing easier, Mike 
removed the original cupola which had probably covered an ore elevator during the Holden 
Works’ operating years.  Mike and Keith built a lean-to on the south end of the granary for 
machinery and animals.   
 
The Marolt family used the old salt warehouse for various purposes, referring to it at 
different times as the barn, horse barn, and milking shed.  Because the site of this 80-foot-
long building was shaded by Shadow Mountain and received too little sun in winter, the 
east part of the building was removed and used to build a new barn and corral in a sunnier 
location to the north of the granary.  A concrete floor and hay loft were added as uses 
changed from shelter for riding horses to milking, and later to storing tack. 
 
The Marolt children raised animals as part of the 4-H program and held their own pretend 
rodeos.  Cherie Gerbaz Oates, a childhood friend of the Marolt children, remembers that 
some of the best times at the ranch were spent lying on a bridge across Castle Creek 
watching leaves floating downstream.  The children played in the granary and cousin Bill 
Marolt Jr. made a ski lift inside using an old rope from the music tent.  Although he broke 
his arm in a fall and had to miss the upcoming football season, he went on to become a 
well-known ski racer.  Following Mike’s death in 1967, Opal rented the granary to Don 
Westerlind who built a second floor inside to facilitate storage.   
 
Two other small buildings that likely originated as part of the Holden Works were located in 
the vicinity of the Marolt family house.  One was used for machinery and equipment 
storage and the other, located on the ditch bank, served as a saddle shed where tack was 
stored. 
 
Although the mill building was in ruins when the Marolts acquired the ranch, the 
smokestacks were still standing.  The taller smokestack, which was 165 feet in height, was 
an Aspen landmark for more than 60 years.  It had provided draft for the Holden Lixiviation 
Works’ Stedefeldt furnace and later served as a meat locker for the Marolt family, where 
Mike hung butchered beef and smoked sausages.  Bill Tagert dynamited the smaller 
smokestack in the early 1940s in an attempt to dismantle and sell the bricks, but the blast 
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destroyed them.  About a decade later, Jake Lewis attempted to dismantle the larger 
smokestack.  He used a pile of sawdust onto which he safely dropped the bricks one at a 
time as he worked his way downward from the top.  Keith Marolt finished the disassembly 
in the mid-1950s, selling the bricks to help pay for school.  These bricks are incorporated 
into several local buildings that still stand today. 
 
The red cattle barn north of the granary housed weaned calves and milk cows.  Cattle were 
dehorned and branded in this barn.  After Mike’s death, Opal rented the barn to furniture-
builder Terry Morse.  The barn burned sometime in 1968-1970.  There were also several hay 
sheds on the ranch that no longer exist today. 
 
In the late 1950s, the Marolt family began tapering off ranching activities and sold parcels of 
their land as they coped with reduced U. S. Forest Service grazing permits, their children’s 
college expenses, and Mike’s declining health.  As one of the land sales, a northern parcel 
was purchased by Leonard Thomas in 1957.  Mike passed away in 1967 and Opal lived on 
the ranch until 1986. 
 
OPEN SPACE HISTORY 
 
In the early 1980s, the City of Aspen acquired parcels that would become the Marolt open 
space.  Leonard Thomas sold his parcel of the Marolt Ranch to the City of Aspen for the 
purpose of open space in 1982.  Shortly thereafter in 1983, the Marolt Family donated 10.1 
acres and the City of Aspen purchased 25.5 acres for additional open space for $2.1 million.  
The intent was to create a passive park that would serve as a hub for the local trail system.  
Of the property’s 74.5 acres, 39.2 acres are zoned for conservation and 35.2 acres are zoned 
R15 PUD SPA.  Fifty-seven and one-half acres were purchased with open space funds, 6.76 
acres were purchased with transportation funds, and 10.1 acres were donated. 
 
Activities that precede the establishment of the Marolt and Thomas open space parcels and 
still continue today include the use of the south meadow as a hanglider landing area since 
the 1970s (now used primarily by paragliders) and gardening in the Aspen Community 
Garden which was established in 1978.  Larry Dunn along with Ed Compton and others built 
the garden on a portion of the Thomas property to the north of the former Colorado 
Midland Railroad trackway.  The garden has been expanded several times, most recently in 
2015, and now has 57 large plots and 26 small plots.  The Marolt Trail was paved sometime 
between 1968 and 1974 prior to the land becoming open space.  
 
Nordic ski trails were first established and groomed on the Marolt open space as part of the 
Aspen Snowmass Nordic Trail System in 1984.  In 1985 the Music Associates of Aspen used 
the barn and sheds for rehearsal and set-building space.  
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12 A paraglider approaches the landing area on the Marolt Open Space.  Volunteer Ed Compton in the Aspen Community 
Garden in 1978, courtesy Aspen Historical Society. 

 
In 1989, Aspen Historical Society (AHS) signed a 75-year lease on the Barn/Salt Shed site for 
the Holden Mining and Ranching Museum.  The museum explores and celebrates the 
industrial silver mining and agricultural history of the Aspen area.  The site was recognized 
as a historic district and listed on the National Register of Historic Places in 1990.  It is also 
listed on the State Register of Historic Places.  Please see Section 2.05 Existing Plans and 
Policies and Appendix E for more information on these listings.  Additional historical 
buildings were relocated in 2018 to the site leased by AHS. 
 

 
13  The Holden Marolt Mining and Ranching Museum operated by the Aspen Historical Society, left; and a historic building 
moved to the AHS leased site in 2018, right. 

 
In 1990, voters approved a $6 million bond for the City of Aspen to construct the Marolt 
Ranch Employee Housing Project on Lot 1 of the Marolt Ranch Subdivision. Lot 1 was defined 
in the 1981 Subdivision Plat at 4.325 acres and was not designated as Open Space.  This lot 
exists today within the greater Marolt Open Space area and is subsequently labeled Lot 3 in the 
second amendment subdivision plat. 
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Today, the Marolt Ranch houses students from the Aspen Music Festival and School in 
summer and Aspen Skiing Company employees in winter.  This property is zoned (PUB) 
Public and while the housing itself is not within the Marolt Open Space, its associated 
parking lot is partially located within the Marolt Open Space. 
 
In 1992 the Parks Department initiated a project to survey and interpret the historical 
foundations, artifacts, and landscape features of the lixiviation site, focusing on the 
foundations of the main mill building and other features in the immediate area of the east-
facing slope above Castle Creek.  The resulting Archaeological Master Plan was produced by 
Alpine Archaeological Consultants; see Appendix C .  In 2004 Tatanka Historical Associates 
was contracted to inventory historic resources, produce a report of the site, and develop a 
series of interpretive signs that would tell the story of the Holden Lixiviation Works and its 
ruins; see Historic Preservation Plan, Appendix D.  Parks then cleared overgrown vegetation 
and designed and constructed the Bergman Trail, a soft-surface loop trail descending an old 
road cut to the bottomland along Castle Creek below the mill’s stair-stepped sandstone and 
timber foundations and passing by the powerhouse foundations, remains of the original 
derrick, a replica of the derrick, and other artifacts.  A sandstone overlook was constructed 
on the edge of the terrace above the mill’s ruins.  Interpretive signs were installed at the 
overlook and at points along the Bergman Trail.  In 2005 a Wood Assessment of the Derrick 
and Stamp Mill was conducted by Anthony & Associates in order to document the condition 
of historic wood features; see Appendix F. 
 

 
 14  The Bergman Trail features a series of trailside panels that explain the Holden Lixiviation Works and its historic 
remains. 

An historically accurate reconstruction of the derrick was installed in 2016 in order to bring 
this unique structure to life and provide a sense of overall scale to the former mill site.  
Local architect Graeme Means and Ray Ingram of Renaissance Works collaborated to 
recreate the original structure, replicating the original architectural design, wood species, 
local sourcing and milling of timbers, and use of traditional hand tools.  The replica was 
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raised and installed on the original footprint using a gin pole system.  See Appendix G for 
architectural drawings. 
 

 
15 Ray Ingram and crew raised the derrick replica in June 2016. 

THE ENTRANCE TO ASPEN 
The Marolt Open Space includes parts of the gorge of Castle Creek along its eastern 
boundary, with the majority of the property lying on the flat terrace to the west, part of 
extensive flat glacial terraces that make up the valley floor in this part of the Roaring Fork 
Valley.  In 1891 when the original Castle Creek Bridge was built across the gorge to provide 
an at-grade route into town from the west, the Holden Lixiviation Works was in the way of a 
straight alignment with Aspen’s Main Street.  The bridge was built a short distance to the 
north in order to bypass the mill, creating the ‘S-curves’ that exist today.  The entrance to 
Aspen with its S-curves has been a source of contention and debate ever since that time.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

16 This historic illustrated map, "Bird's Eye View of Aspen, Pitkin County, Colo. 1893," shows the locations of Main Street, 
Castle Creek Bridge, and the Holden Lixiviation Works during the period when the entrance to town was established.  
Courtesy of Aspen Historical Society 
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Highway 82 became a state highway in 1911 and it was paved in sections between 1937 and 
1939.  The original Castle Creek Bridge was replaced in 1961.  As part of a major project 
completed in 2018, the bridge deck was redesigned to improve the bike/ped lane. 
 
Over the last 40 years, issues related to the entrance to Aspen have been on local ballots 26 
times.  Relevant ballot outcomes are as follows.  In 1975 City of Aspen citizens voted to 
secure federal funding for a partnership with Pitkin County to build a light rail system.  The 
second vote in 1982 on whether to widen Highway 82 and make a straight shot into Aspen 
at 7th Street and Main Street did not pass.  Aspen voters decided against a straight shot 
concept in 1986 and approved a train terminal in 1986.  In February 1990 voters chose a 4-
lane highway alignment as a straight shot to 7th Street and Main over the same expansion 
along the existing alignment.  In 1994, Pitkin County voters decided against converting open 
space land to build the highway.  The question of support for a valley-wide rail system 
between Glenwood Springs and Aspen failed on City and County ballots in 1998.  In 1999 
the City of Aspen asked for a $20 million bond to construct the light rail system, and this 
also failed.  Another 1999 ballot outcome directed City Council to work with other valley 
governments to develop a transit plan comparing bus-only with bus-to-rail concepts for a 
bonding vote by November 2000.  Also, in 1999, voters supported a valley-wide transit 
system with park-n-rides and no increase of in-town parking.  In 2000 Pitkin County voters 
passed a $10.2 million bond to realign Highway 82 to 7th and Main Streets with bridges and 
a tunnel.  In 2001, City of Aspen voters chose not to convert open space land for a 2-lane 
highway with exclusive bus lanes until rail funding could be approved.  In 2002, both the 
City and County asked voters whether they supported S-curves or a modified direct route, 
and the S-curves won. 
 
Additionally, in 1999 a lawsuit opposing the realignment went to the Federal Court of 
Appeals.  The Federal Highway Administration ruled that the Entrance to Aspen Final 
Environmental Impact Statement of 1997 must be re-evaluated before moving forward with 
any realignment alternative.  The re-evaluation was completed in 2006, but without a local 
voters’ approval for funding, the federal court 
cannot proceed with the appeal case.  In 2016, 
Aspen City Council, Pitkin Board of County 
Commissioners, and Snowmass Village Town 
Council voted in support of spending almost 
$500,000 to study costs of building light rail across 
the Marolt Open Space compared to building 
dedicated bus lanes across the property.   
 
A pond and wetland area were created in 1999 on 
the south portion of the Marolt Open Space as part 
of the mitigation for wetlands impacted by 
construction work on Highway 82. 
 
 

 17 Pond and wetland built on the Marolt Open Space 
as mitigation for Highway 82 construction in 1999 
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1.03  PROCESS AND PUBLIC INVOLVEMENT 
 
Public comments, existing conditions, input from staff and the City of Aspen Open Space 
and Trails Board, and stakeholders’ comments have been incorporated in the development 
of this Draft Management Plan.  Appendix K contains public and stakeholder comments 
received to date.  Two public open house events were held in June 2019:  at the Red Brick 
Center and on site.   The City of Aspen’s website hosted a webpage to provide a public 
portal to the Marolt Open Space Management Plan effort, a venue to a calendar, and a 
survey designed to gather additional public comments.  The first public comment period 
closed on July 12, 2019.  Following a review of the Draft Management Plan by the City of 
Aspen Open Space and Trails Board, a second online public comment period will be held 
from February 15th to March 15th.  Staff will then review all comments received, revise the 
Draft Management Plan, and present a Final Management Plan to the Board for adoption.   

 
 

 
19 Public Open House event at Red Brick Center, June 25, 2019 

18 Timeline of the public process for development of the Marolt Management Plan 
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1.04  MANAGEMENT PLAN GOALS 
 
This management plan will guide decision-making for the Marolt Open Space into the 
future.  Goals of this plan include:  
 
 • managing for land stewardship and ecological integrity 
 • preserving view planes and open space 
 • managing for preservation and enhancement of wildlife habitat  
 • preservation and interpretation of the historical mining and ranching resources 
 • balanced and integrated approaches to public access, recreational uses, and trail 
     management 
 • supporting the community garden 
 • providing a framework for handling commercial and special events requests 
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2.   EXISTING CONDITIONS 
 

2.01  PLANNING AREA 
 

The planning area, referred to in this management plan document as the Marolt 
Open Space, consists of the Marolt and the Thomas Open Space parcels located at 
the entrance to the City of Aspen.  The Thomas parcel, acquired in 1982, is 39.2 
acres and the Marolt parcel, acquired in 1983, is 35.6 acres.  
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2.02  NATURAL RESOURCES 
 
Surveys were conducted and a report was prepared during summer 2019 by Colorado 
Wildlife Science, LLC and Peak Ecological Services, LLC in order to document existing 
conditions for natural resources on the property, including soils and geology, vegetation, 
and wildlife.  Recommendations for management approaches with regard to natural 
resources were also provided.  The following subsections summarize the results of these 
surveys.  Please see Appendix B for the Vegetation and Wildlife Report, 2019 Growing 
Season, Marolt-Thomas Open Space. 
 
SOILS AND GEOLOGY 
 
The well-drained, rocky, moderately permeable soils across the property are generally deep, 
ranging from 40-60 inches to bedrock.  Formed in glacial deposits, the soils occur on gently 
sloping alluvial fans and terraces.  Textures range from clay loam to sand, and the dark 
surface layer contains a high degree of organic matter.   Five soil units are represented on 
the property:  Urraca and moist-Mergel complexes occur over the grass meadow areas and 
an additional small area at the southeast corner of the property.  The hydric soils of 
Fluvaquents occur along Castle Creek.  Torriothents-Camorthids-Rock outcrop complex 
occurs on the steep slopes of the gorge of Castle Creek.  Yejack-Callings complex occurs at 
the southwest corner of the property along a small ridge.  The soils along Castle Creek are 
derived in alluvium of sand, silt, and gravel. 
 
The geology of the Marolt Open Space consists of glaciofluvial deposits of poorly sorted 
outwash gravels, and the western edge consists of poorly sorted moraine deposits ranging 
from silt to boulders.  Alluvium of sand, silt, and gravel occur along Castle Creek. 
 
VEGETATION 
 
The vegetation cover within the Marolt Open Space comprises a variety of plant 
communities representing native and non-native plants in various stages of recovery from 
past industrial mining and agricultural activities, and reflective of current recreational and 
maintenance activities.  The first large-scale change to vegetation here occurred when the 
Holden Lixiviation Mill was constructed on 22 acres in 1891-1892.  Historical photos from 
that time reveal that most riparian vegetation along Castle Creek was removed for mill 
operations.  When activities shifted from mining to ranching in the early 1900s, the riparian 
corridor was left to continue recovering from past mining disturbances, and the terrace land 
was actively farmed and ranched.  During the past several decades as a City of Aspen Open 
Space property, vegetation has further recovered, while invasive weeds have become 
established in certain areas. 
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Vegetation cover was evaluated by Peak Ecological Services in June and July 2019, 
identifying ten plant alliances and twelve plant associations, in total comprising 133 vascular 
plant species, 30% of which are non-native.  No rare or sensitive species were documented 
on the property; however, it should be noted that dense undergrowth makes surveying 
areas of the riparian corridor extremely difficult.  Colorado Natural Heritage Program 
(CNHP) mapped the area along Castle Creek as part of the Maroon Creek – Castle Creek 
Potential Conservation Area due to the presence of natural riparian plant communities.  
Thirteen species of noxious weeds were documented during field work in 2019.  These 
weeds are being controlled by City of Aspen Parks Department and none were noted to be 
problematic at the time. 
 

 
Figure 20 Plant communities: cottonwood-red-osier dogwood, Castle Creek riparian, smooth brome hay meadow 

 
Forests and woodlands cover 16.2 acres of the property.  The highest quality vegetation 
community, Narrowleaf Cottonwood – Red-Osier Dogwood Riparian Woodland, occurs 
along Castle Creek.  This is a vegetation association that is ranked as State “Vulnerable” by 
CNHP.  This forest has a closed to open canopy and supports a diversity of native plants 
including alder, bush honeysuckle, mountain lover, starry false Solomon’s seal, roundleaf 
wintergreen, scouring rush, bog orchid, and field horsetail.  Other forests occur along the 
property’s irrigation ditches and ponds where stands of narrowleaf cottonwood are 
established with an understory of non-native grasses and wet shrubland communities of 
mixed willow and river birch.  In addition, a small stand of aspen adjacent to the Aspen 
Community Garden and adjoining stand of cottonwood share a similar understory 
dominated by non-native pasture grasses.  Amid these cottonwoods is a small stand of blue 
spruce. 
 
Tall mixed mountain shrubland communities on the property are primarily Gambel Oak – 
Serviceberry Shrublands, which are ranked as State Imperiled by CNHP.  A well-represented 
stand of this shrubland type exists in the southwest corner of the property across from 
Aspen Valley Hospital, where tall Gambel oak shrubs on this ridge intermix with mountain 
big sagebrush, snowberry, and sticky rabbitbrush.  Here, the understory is composed of 
non-native grasses such as Kentucky bluegrass and smooth brome and native plants such as 
Nelson’s needlegrass, elk sedge, aspen fleabane, sulphur-flower buckwheat, and silvery 
lupine.  Noxious weeds present include plumeless thistle and houndstongue.  This Gambel 
Oak – Serviceberry Shrubland also occurs on the slopes above Castle Creek, in several areas 
north of the Holden Marolt Mining and Ranching Museum, along portions of the former 
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Colorado Midland Railroad bed, and along the edges of the Aspen Community Garden 
where it is interspersed with Mountain Snowberry Shrubland.  A Gambel Oak – Shrubland 
south of the museum has an understory of primarily snowberry.   
 
Other shrublands on the property are classified as sagebrush, snowberry, and rabbitbrush 
associations.  Two sagebrush communities documented include a Mountain Big Sagebrush 
Ruderal Shrub Grassland in the northeast corner and a Basin Big Sagebrush Ruderal 
Shrubland adjacent to the north pond.  The term ruderal refers to a vegetation community 
growing where human disturbance has significantly interrupted native vegetation cover.  
Both of these sagebrush communities contain non-native grasses such as smooth brome, 
quackgrass, and crested wheatgrass, and have either lost their native grass and forb 
understory plants or simply represent shrubs that have colonized historically farmed or 
grazed pastureland.  Occasional native plants in these areas include narrowleaf Indian 
paintbrush, comandra, silvery lupine, and Rocky Mountain penstemon. 
 
Two types of wet shrublands occur along irrigation ditches and ponds:  River Birch Wet 
Shrubland is found at the Marolt Wetland mitigation site where this community also 
contains bog birch, redosier dogwood, sandbar willow, and narrowleaf cottonwood.  
Herbaceous plants here include hardstem bulrush, wolly sedge, tufted hairgrass, and wild 
iris.  Tall Willow Wet Shrubland has developed around the pond in the northwest corner of 
the property where whiplash willow, sandbar willow, hawthorn, and Drummond’s willow 
dominate.  Reed canarygrass, an invasive wetland grass, is also found around this pond. 
 
Non-native Grassland or former hay meadow/pasture occurs on the terrace land above 
Castle Creek covering about one-third of the property and bisected by numerous, presently 
inactive irrigation ditches.  These grasslands are dominated by smooth brome, an 
aggressive, non-native species which outcompetes and suppresses native plants, resulting in 
low species diversity and low ecological value.  Where they occur, native plants in this area 
include western wheatgrass, Rocky Mountain penstemon, hairy golden aster, flax, arrowleaf 
balsamroot, and hairy golden aster.  A few escaped, ornamental, red poppies have 
naturalized in an area northeast of the Aspen Community Garden.  While low in ecological 
value, these grassland areas offer aesthetic and historical value.  Native serviceberry, 
sagebrush and rabbitbrush shrubs are beginning to colonize portions of the grasslands. 
 

 
 21 Native vegetation:  sagebrush, arrowleaf balsamroot, narrowleaf cottonwood 
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Pollinator habitat is found among the mixed mountain and sagebrush shrublands where an 
array of native flowers provides important habitat for native bees, butterflies, moths, flies, 
bats, beetles, and other organisms.  This habitat is critical to ecosystem health as pollinators 
help plants reproduce and produce enough seeds for dispersal and propagation, and to 
maintain genetic diversity.  Pollinator populations have suffered declines in recent decades 
due to many factors including loss, degradation and fragmentation of habitat, pesticides, 
and other impacts.  Managing for pollinators is an important component of land 
management. 
 
Small disturbed areas occur throughout the property, some of which are currently used for 
construction or storage of slash and soil.  A steep slope area adjacent to the Holden Marolt 
Mining and Ranching Museum is dominated by weedy species and could be considered for a 
future native plant restoration project. 
 
Noxious weeds documented on the property include Canada thistle, field bindweed, oxeye 
daisy, dalmation toadflax, common tansy, lesser burdock, plumeless thistle, houndstongue, 
redstem stork’s bill, scentless chamomile, mullein, cheatgrass, and bulbous bluegrass.   
 
WILDLIFE 
 
Although the Marolt Open Space is a relatively small property, it provides habitat that is 
valuable to wildlife, notably songbirds, small mammals, meso-carnivores (animals whose 
diet consists of meat and other foods such as fungi, fruits, etc.), mule deer, and Rocky 
Mountain elk.  Because of the high level of human activity and extensive areas of non-native 
vegetation with low structural complexity (mainly the large grass/hay meadows), wildlife 
species richness and abundance is relatively low and comprised mainly of species that are 
tolerant of human activity.  The highest quality habitat is found in the riparian corridor 
along Castle Creek. 
 
The interspersed patches of the property’s various habitat types support both resident and 
seasonal wildlife, including a variety of songbird species, and mule deer and elk during 
transitional seasonal movements.  Mule deer with fawns have been documented on the 
property. 
 

 
 22 Mule deer fawn and garter snake photographed on site June 2019, photos by Jonathan Lowsky 
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Colorado Wildlife Science (CWS) studied wildlife on the Marolt Open Space in June and July 
2019 by conducting pedestrian surveys along two parallel transects.  Direct observations of 
wildlife as well as wildlife sign (beds, nests, fur, feathers, burrows, dens, pellets, scat, prey 
remains, food caches, markings on the ground or on tree bark, and sounds) were recorded.  
Nocturnal bird surveys were also conducted. 
 
One hundred twenty-seven individual birds were detected, representing 24 species.  Most 
of these are species known to be tolerant of human activity and known to use a wide 
variety of habitats.  Examples include American robins, black-billed magpies, and black-
capped chickadees.  A few bird species that are more sensitive and have narrower habitat 
requirements were also detected.  Birds of conservation concern that are known or have 
the potential to occur on the property include bald eagle, northern pygmy owl, band-tailed 
pigeon, Lewis’s woodpecker, and Virginia’s warbler. 
 

 
 23 Great horned owl, yellow-rumped warbler, green-tailed towhee, mountain bluebird 

Seven to nine mammal species comprising 55 individual detections were documented, 
including elk, golden-mantled ground squirrel, least chipmunk, mule deer, northern pocket 
gopher, red squirrel, and voles (voles were noted by sign only which could indicate any or all 
of three possible species).  Mule deer use the Marolt Open Space during the non-winter 
months, as evidenced by a doe and a days-old fawn that were observed by CWS during their 
June survey.  Elk use the property during transitional periods between summer and winter.  
Additional mammal species known or with the potential to occur on the property include 
coyote, red fox, nine species of bat, bobcat, mountain lion, bushy-tailed woodrat, common 
muskrat, deer mouse, North American porcupine, western jumping mouse, yellow-bellied 
marmot, mountain cottontail, three species of shrew, northern pocket gopher, American 
black bear, and raccoon. 
 

 
 24 Red fox, long-tailed weasel, least chipmunk 
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Although no specific herpetofauna surveys have been conducted on the property, one 
reptile, a western terrestrial garter snake was observed.  Appropriate habitat exists for 
boreal chorus frogs and tiger salamanders, but their presence has not been confirmed.   
 
No federal- or state-listed endangered or threatened species are known or suspected to 
occur on the property and no critical habitat for such species exists on or adjacent to the 
property.  Field surveys found that while the Marolt Open Space is heavily used by people, it 
does provide important wildlife habitat.  Higher wildlife species richness and abundance 
correlated directly with areas of lower human activity and greater habitat complexity, and 
lower wildlife species richness was detected in areas of heavy human use and low habitat 
complexity (primarily smooth brome pasture).  CWS noted that little mule deer sign was 
detected on the south side of the garden and aspen/cottonwood grove where people were 
observed exercising their dogs, while substantially more mule deer sign, including the fawn, 
was observed on the north side where no dog activity was noted.  While no direct or 
indirect observations of American black bears, coyotes, red foxes, or Wyoming ground 
squirrels were noted during surveys, these species are very likely to use the property at 
least seasonally. 
 
 

2.03  VISUAL RESOURCES 
 
The view planes associated with the Marolt Open Space offer outstanding scenic values and 
are among the property’s most important resources.  Whether seen by visitors and 
residents entering or leaving Aspen on Highway 82, or by people recreating and commuting 
on the property, the expanses of open meadow edged by rustic buck-rail fence and stands 
of trees are a visual respite in this area of the valley floor located at the west entrance to 
Aspen.   
 

 
 25 Scenic views at Marolt Open Space in summer and in winter 

View planes also extend to the greater surroundings, including the valleys of Maroon, 
Castle, and Hunter Creeks and the Roaring Fork River.  In this way, the Marolt Open Space is 
both a visual hub in the space where major valleys converge, as well as a functional hub 

39



 
28 | MAROLT OPEN SPACE MANAGEMENT PLAN 

where trails link major parts of the Aspen community.  Community decisions to preserve 
this landscape as open space reflect local values and vision for future posterity. 
 
In addition to the open, undeveloped expanses of land, historic buildings and other historic 
features are important and valuable visual resources.  The Marolt Barn which houses the 
Holden Marolt Mining and Ranching Museum has been a beloved Aspen landmark for well 
over a century.  Best seen by visitors to the open space property, the barn is surrounded by 
other historic buildings, implements and machinery, and foundations of the former Holden 
Lixiviation Works, all of which create a setting in which two of Aspen’s historic industries, 
mining and ranching, are displayed.  This site was recognized as a historic district and listed 
on National and State Registers of Historic Places in 1990. 
 
 
2.04  HISTORICAL RESOURCES 
 
Historical resources on the property relate primarily to the lixiviation mill complex, Midland 
Railroad, and ranching and farming activities.  Reports from various historical surveys 
document many of these resources; see Appendices C, D, E, and F.  The historic Holden 
Lixiviation Works site is on the National Register of Historic Places and the State Register of 
Historic Places.   
 
COLORADO MIDLAND RAILROAD 
 
Remnant sections of the berm on which the Colorado Midland 
Railroad tracks once lay run along the south side of the Aspen 
Community Garden and the stand of trees to the west of the 
garden.  Rusty railroad spikes may be found along the trackway. 
 
HOLDEN LIXIVIATION WORKS 

 
There are three main existing buildings from the lixiviation 
complex, all of which have been altered substantially over the 
years for various uses.  The Office/Assay Office is located 
within a stand of trees to the west of the main historic 
complex.  This house is commonly known as the Opal Marolt 
House and is currently in use as City of Aspen employee 
housing.  An additional building that is thought to have 
originated as part of the lixiviation mill complex is located near 
the Assay Office/House and is currently used as a garage.  The 

Sampling Works is the largest of the existing buildings and is commonly known as the 
Marolt Barn.  It is currently in use as the main facility of the Holden Marolt Mining and 
Ranching Museum operated by Aspen Historical Society.  The Salt Shed to the south of the 
Sampling Works is currently used as a workshop associated with the museum. 

26 The Colorado Midland 
Railroad's tracks once lay on this 
berm, now overgrown with 
native shrubs 

 27 Historic Assay Office/Opal 
Marolt House and garage, currently  
City of Aspen Employee Housing 
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 28 Sandstone foundations and walls, and wooden stamp piers that are part of the ruins of the historic Holden Lixiviation 
Works 

In the vicinity of the Sampling Works and Salt Shed, 
there are many pieces of historic equipment and 
machinery, and several small historic buildings 
related to silver mining and ranching.  The small 
buildings were moved to the site from other 
locations in the Aspen area.  Of the equipment and 
machinery, some items are original to the site and 
others have been relocated to the site as outdoor 
museum displays.  Piles of original bricks, other 
materials, and land features also exist in this area. 
 

 
 
Remnant sandstone foundations, wooden piers, and 
other features of the main mill building exist on the 
steep slope above the west bank of Castle Creek.  An 
old road, now part of the Bergman Trail, exists to the 
north of the mill foundations.  On the flat bottom land 
to the east of the mill foundations lie the stone 
foundations of two powerhouses.  The ruins of the 
original cable derrick lie near the derrick replica which 
stands on the original footprint of this structure 
between the powerhouse foundations and the mill 
foundations.  In this general vicinity, historic pieces of 
metal equipment and land features exist. 
 
 
 
 

 
 
 
 

29 Brick pile at the historic lixiviation site 

30 Cable derrick replica built in 2016 
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RANCHING  
 
Irrigation ditches on the property originate in part from the flume 
and ditch system that was built to bring water from Castle Creek 
to the lixiviation mill site.  Additional ditches were built later to 
create a system for irrigating the land for ranching and farming 
purposes.  The existing Sampling Works/Marolt Barn, Salt 
Shed/Milking Barn, and Assay Office/Opal Marolt House were 
originally built as part of the lixiviation mill complex, and when the 
site was transitioned from ore-processing to ranching and farming 
purposes in the 1940s, these buildings were altered many times.  
Today they show evidence of both mining and ranching uses.  The 
small building near the Assay Office/Opal Marolt House is thought 
to have originated as part of the lixiviation mill complex.  It was 
used by the Marolt family to store farm implements and now 
serves as a garage/storage building. 

To the north of the historic mill complex in 
a thickly vegetated strip between two 
gravel access roads, there is a partially sub-
terranean, peaked-roof structure that is 
thought to be a historic potato cellar.  This 
structure is still standing, yet it is very 
weathered with large holes in the roof and 
appears to be in a state of gradual collapse.  
It contains historic furniture and 
equipment presumably related to potato 
storage and/or other functions that the 
building may have served.  The two large 
meadows on the property vegetated 
primarily by smooth brome grass were 
historically converted to hay grasses for 

hay production and grazing during the property’s ranching era.  Existing ditches in these 
meadows were built by past ranchers in order to flood or sheet irrigate the hay crop.  
Remnants of ranching-era fences, gates, and equipment also exist on the property. 

 
 33 Historic ranching era fences and wagon ruins 

32 Historic structure thought to be a potato cellar from the 
property's ranching era 

31 Small lateral irrigation ditch 
built during the ranching era 
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2.05  EXISTING PLANS AND POLICIES 
 
City of Aspen Zoning Definitions Applicable to the Marolt Open Space 

The City of Aspen’s Open Space Zone district [26.710.260Open Space (OS)] is defined as: 

A. Purpose. The purpose of the Open Space (OS) Zone district is to preserve, protect and 
enhance lesser developed or undeveloped areas within the City containing unique naturally 
occurring or manmade landscape features which provide visual relief and enjoyment while 
reflecting or presenting community artistic or architectural statements.  Development in the 
Open Space (OS) Zone District should emphasize and be consistent with the natural 
dynamic state of the land and minimize disruption of existing natural conditions. 

B. Permitted uses. The following uses are permitted as of right in the Open Space (OS) Zone 
District: 1. Paved and unpaved walkways. 2. Benches. 3. Sculpture. 4. Water features such 
as ponds, streams or fountains. 5. Architectural lighting and downcast low-illumination 
lighting for walkways and trails .6. Sculptured or manicured landscape features. 7. Fencing. 

C. Conditional uses. None 

The City of Aspen’s Land Use Code Part 700, P zone Page 1 26.710.240 Park (P) is defined as: 
 
A. Purpose. The purpose of the Park (P) Zone District is to ensure that land intended for 
recreation use is developed so as to serve its intended use, while not exerting a disruptive 
influence on surrounding land uses.1.When a Park (P) Zone District is designated with a 
Transportation Overlay (T) Zone District designation, its purpose is to provide for the use of 
for both parks and public transportation facilities in the most compatible manner 
practicable, but with the park character remaining dominant.2.When a Park (P) Zone District 
is designated with a Drainage Overlay (D) Zone District designation, its purpose is to provide 
for the use of both park and drainage system facilities in the most compatible manner 
practicable, with the park character remaining dominant.3.When the Park (P) Zone District 
is designated both with the Transportation Overlay (T) Zone District and the Drainage 
Overlay (D) Zone District, its purpose is to provide for the use of parks, public transportation 
facilities and drainage system facilities in the most compatible manner practicable, with the 
park character remaining dominant.4.When the Park (P) Zone District is designated Golf 
Course Support (GCS) Overlay Zone District, its purpose is to provide for the use of public 
golf courses and adjacent support facilities in the most compatible manner practicable, with 
the park character remaining dominant. 
 
B. Permitted uses. The following uses are permitted as of right in the Park (P) Zone 
District:1.Open-use recreational facility, park, playfield, playground, swimming pool, golf 
course, riding stable, nursery, botanical garden; and2.Accessory buildings and uses. 
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C. Conditional uses. The following uses are permitted as conditional uses in the Park (P) 
Zone District, subject to the standards and procedures established in Chapter 
26.425:1.Recreation building.2.Sport shop.3.Restaurant facility.4.Park maintenance 
building.5.Farmers&#39; market, as defined in Section 26.04.100, provided: a. It operates 
no more than two (2) days per week, unless modified by the Commission under the 
conditional use review; b. It opens to the public no earlier than 7 a.m. and closes no later 
than2 p.m., unless modified by the Commission under the conditional use review; and City 
of Aspen Land Use Code Part 700, P zone Page 2c.It shall be limited to those weeks that fall 
between the first Saturday in June and the weekend following the Thanksgiving holiday, 
inclusive, unless modified by the Commission under the conditional use review. 
 
D. Dimensional requirements. The dimensional requirements which shall apply to all 
permitted and conditional uses in the Park (P) Zone District shall be set by the adoption of a 
Final Planned Development approval granted pursuant to the provisions of Chapter 26.445, 
Planned Development. 

The City of Aspen’s Public Zone district [26.710.250Public (PUB)] is defined as: 

A. Purpose. The purpose of the Public (PUB) Zone District is to provide for the development 
of governmental, quasi-governmental and nonprofit facilities for cultural, education, civic 
and other nonprofit purposes. 
 
B. Permitted uses. The following uses are permitted as of right in the Public (PUB) Zone 
District: 1. Library; 2. Museum; 3. Post office; 4. Hospital; 5. Essential governmental and 
public utility uses, facilities, services and buildings (excluding maintenance shops); 6. Public 
transportation stop; 7. Terminal building and transportation-related facilities; 8. Public 
surface and underground parking areas; 9. Fire station; 10. Public and private school; 11. 
Public park; 12. Arts, cultural and recreational activities, buildings and uses; 13. Accessory 
buildings and uses; 14. Public and private nonprofit uses providing a community service; 
and 15. Child care center. 
 
The City of Aspen’s Low-Density Residential Zone district [26.710.080Low-Density 
Residential (R-30)] is defined as: 
 
A. Purpose. The purpose of the Low-Density Residential (R-30) Zone District is to provide 
areas for long-term residential purposes, short term vacation rentals, and customary 
accessory uses. Recreational and institutional uses customarily found in proximity to 
residential uses are included as conditional uses. Lands in the Low-Density Residential (R-
30) Zone District are typically located along river frontages in outlying areas of the City. 
 
B. Permitted uses.  The following uses are permitted as of right in the Low-Density 
Residential (R-30) Zone District: 1. Detached residential dwelling. 2. Duplex. 3. Home 
occupations. 4. Accessory buildings and uses. 5. Accessory dwelling units and carriage 
houses meeting the provisions of Chapter 26.520.6. Vacation Rentals. Pursuant to Section 
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26.575.220C. Conditional uses.  The following uses are permitted as conditional uses in the 
Low-Density Residential (R-30) Zone District, subject to the standards and procedures 
established in Chapter 26.425:1. Arts, cultural and civic uses. 2. Academic uses. 3. 
Agricultural uses. 4. Recreational uses. 5. Group home. 6. Childcare center. D. Dimensional 
requirements. 
 
C. Conditional uses. The following uses are permitted as conditional uses in the Public (PUB) 
Zone District, subject to the standards and procedures established in Chapter 26.425.1. 
Maintenance shop. 2. Affordable housing. 
 
D. Dimensional requirements. The dimensional requirements which shall apply to all 
permitted and conditional uses in the Public (PUB) Zone District shall be set by the adoption 
of a Final Planned Development approval granted pursuant to the provisions of Chapter 
26.455, Planned Development. 
 
The City of Aspen’s Conservation Zone district [26.710.220Conservation (C)] is defined as: 
 
A. Purpose. The purpose of the Conservation (C) Zone District is 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. 
 
B. Permitted uses. The following uses are permitted as of right in the Conservation (C) Zone 
District: 1. Detached residential dwelling. 2. Park, playfield, playground and golf course. 3. 
Riding stable. 4. Cemetery. 5. Crop production orchards, nurseries, flower production and 
forest land. 6. Pasture and grazing land. 7. Dairy. 8. Fishery. 9. Animal production. 10. 
Husbandry services (not including commercial feedlots) and other farm and agricultural 
uses. 11. Railroad right-of-way, but not a railroad yard. 12. Home occupations. 13. 
Accessory buildings and uses. 14. Accessory dwelling units meeting the provisions of Section 
26.520.040.15. Temporary special events associated with ski areas including, but not limited 
to, such events as ski races, bicycle races and concerts; with Special Event Committee 
approval. 
 
C. Conditional uses. The following uses are permitted as conditional uses in the 
Conservation (C) District, subject to the standards and procedures established in Chapter 
26.425.1. Guest ranches. 2. Recreational uses including a riding academy, stable, club, 
country club and golf course. 3. Ski lift and other ski facilities. 4. Sewage disposal area. 
City of Aspen Land Use Code Part 700, C zone Page 25. Water treatment plant and storage 
reservoir. 6. Electric substations and gas regulator stations (not including business or 
administration offices). 
 
D. Dimensional requirements. The following dimensional requirements shall apply to all 
permitted and conditional uses in the Conservation (C) Zone District. 1. Minimum Gross Lot 
Area (acres): 10.2. Minimum Net Lot Area per dwelling unit(acres): 103. Minimum lot width 
(feet): 400. 4. Minimum front yard setback(feet): 100. 5. Minimum side yard setback(feet): 
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30. 6. Minimum rear yard setback(feet): 30.7. Maximum height: twenty-five (25) feet. 8. 
Minimum distance between principal and accessory buildings (feet): No requirement. 9. 
Percent of open space required for building site: No requirement. 10. External floor area 
ratio: (applies to conforming and nonconforming lots of record): same as R-15 Zone District. 
 
Original PD Document for the Marolt Open Space. 
 
There is an original PD document associated with the Marolt parcel of the Marolt Open 
Space.  This PD document was approved by Aspen City Council in 1982 and refers to the 
conditional uses of the property.  Please see Appendix O. 
 
2012 Aspen Area Community Plan 
 
The Aspen Area Community Plan is a guiding document written by the City of Aspen 
Planning and Zoning Commission in conjunction with Pitkin County Planning and Zoning 
Commission and City and County Community Development staff.  This document guides the 
City and County on decisions related to development, growth, transportation, the 
environment, health and welfare, historic preservation, parks, recreation, and other 
community aspects. 
 
2015 Pitkin County Nordic Trails Plan 
 
The Pitkin County Nordic Trails Plan guides the vision and implementation of the Aspen 
Snowmass Nordic Trail System.  The City of Aspen Parks Department is the operational arm 
of the program which is funded by Pitkin County Open Space and Trails.  The system is 
overseen in an advisory capacity by the Aspen Snowmass Nordic Council (ASNC).  Short- and 
long-term goals of the ASNC are formalized within this plan, including maintenance, design 
guidelines, trail diversity, future trail expansions, and sign standards for navigation and 
wayfinding within the cross-country ski trail system.  Within the Aspen Snowmass Nordic 
Trail System, the Marolt Open Space offers a gentle, easy cross-country ski experience on 
2.5 km of trails that connect to the High School ski trails on Meadowood HOA open space 
and to ski trails on the Moore Open Space (Pitkin County).  Dogs are permitted on the 
Marolt Open Space ski trails, one of the few portions of the Nordic ski trail system where 
dogs are allowed. 
 
United States Department of the Interior, National Park Service, National Register of Historic 
Places and State Office of Historic Preservation 
 
The Holden Lixiviation Works was listed on June 22, 1990 as a historic district on the 
National Register of Historic Places in recognition of the site’s historical significance.  A 
National Historic Register District is a defined geographical area consisting of contributing 
and noncontributing properties.  The listing number is 90000867 and is described as 2.5 
acres and two buildings with its period of significance being 1975-1899.  Historic function is 
described as industry/processing/extraction and current function as recreation and culture, 
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vacant/not in use.  The National Historic Register’s purpose is to identify, evaluate, and 
protect historic and archaeological resources in the United States.   
 
Such listing is defined on the National Historic Register’s webpage 
(https://www.nps.gov/subjects/nationalregister/faqs.htm):  “Under Federal Law, the listing 
of a property in the National Register places no restrictions on what a non-federal owner 
may do with their property up to and including destruction, unless the property is involved 
in a project that receives Federal assistance, usually funding or licensing/permitting.”  As a 
National Historic Register listing, the site is automatically on the State Register of Historic 
Places, Colorado State Office of Historic Preservation:  Holden Mining & Smelting Co., site 
number 5PT.539.  Although there are no restrictions conferred by these listings, in the event 
that any federal or state monies (such as a realignment of Highway 82) would be involved 
with development that would impact the site, a process would be initiated per Section 106 
of the National Preservation Act.  A Section 106 process would involve any pertinent 
agencies including local preservation entities and local ordinances in order to address 
potential impacts and alternatives.  Although a Section 106 process does not mandate a 
preservation outcome, this consultation process would require consideration of alternatives 
and/or mitigation to any impacts to listed historic resources. 
 
Easements 
 
There are existing utilities easements associated with the property.  Please see Appendix O 
for an illustration of these easements. 
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2.06  CURRENT USES 
 
For its relatively small size, The Marolt 
Open Space hosts a wide variety of 
important uses ranging from preserving 
and interpreting one of the community’s 
most significant, historic mining and 
ranching sites to serving as a vital 
connector space at the center of our 
recreational and commuter trail systems.  
Perhaps most importantly, the property’s 
location gives it unique prominence as an 
open, undeveloped landscape at the 
entrance to Aspen.  The Marolt Open 
Space serves this important viewshed 
purpose while at the same time hosting 
the multitude of uses described below. 
 
 

 
35 The Holden Marolt Mining and Ranching Museum 

 
The Marolt Open Space played an important role in Aspen’s silver mining and early 20th-
century ranching eras.  Historical preservation and interpretation together constitute a 
significant use of the property today.  The Aspen Historical Society (AHS) operates the 
Holden Marolt Mining and Ranching Museum on a 1.9-acre parcel that was once at the 
heart of Aspen’s historic mining and ranching activities.  Housed in the Marolt barn and 
adjacent salt warehouse, the museum opened in 2003, operating on a 75-year lease from 
the City of Aspen that was signed in 1989.  Indoor exhibits feature a 15,000-pound stamp 
mill relocated from a site in the Difficult Creek drainage, a steam engine, a display of local 
minerals, coal-fired boilers, and ranching-era implements, photographs, clothing, tools, and 
more.  Outdoor exhibits include mining and ranching machinery, carts, a steam-powered 
saw for milling raw lumber, and other equipment.  AHS conducts tours, school programs, 
and special community events at the museum site. 
 

34 The character of the Marolt Open Space stems in large part 
from its views and green spaces 
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36 The museum site is leased and operated by Aspen Historical Society 

 
Below the AHS leased parcel on an area of flat bottomland adjacent to Castle Creek, the 
Bergman Trail descends an old road cut and loops past the massive sandstone foundations 
of the lixiviation plant, foundations of two powerhouses, and a replica of a derrick structure.  
Interpretive signs along this trail and at a sandstone overlook on the Marolt Trail above tell 
the story of this site and the heavy industrial work that once took place here.   
 
Other historic features on the Marolt Open Space include the old trackway of the Colorado 
Midland Railroad which is a raised berm overgrown with sagebrush and other vegetation.  
The standing remains of an old semi-earthen building exist to the east of the gravel 
driveway in the vicinity of the Parks work staging area.  This structure has a peaked roof and 
contains a utility table, buckets, and other old tools, and is thought to be a potato cellar.  
Small artifacts from mining and ranching activities can be found all over the property. 
 
Recreation is another significant use of the Marolt Open Space.  Paragliders and hangliders 
have been using the south grass field as a landing zone since the 1970s, and presently 
maintain a mowed landing strip.  This area is also used by people flying kites and remote-
controlled airplanes.  Other recreational uses are based on the summer and winter trails 
that cross the property, including mountain and road 
biking, running, walking, Nordic skiing, snowshoeing, 
dog-exercising, and bird watching.  For some activities, 
such as biking and running, the Marolt Open Space trails 
are not the destination, but rather part of a route or a 
connector between other trails and areas.  Groomed 
cross-country ski trails are used in winter by skiers, 
snowshoers, and dog-walkers.  The Marolt Open Space is one of several sites within the 
Aspen Snowmass Nordic Trail System where dogs are permitted. 
 
The Aspen Community Garden constitutes the property’s agricultural use, taking place 
within a fenced area in the center of the property.  The garden has 77 plots that are 
watered by an automatic irrigation system with water supplied from the Marolt Ditch.  
Member gardeners use organic methods to grow vegetables, fruits, herbs, and flowers.  The 
garden facility has a pump house and tool shed as well as a loading area and 5 parking 
spaces, including ADA parking. 
 

37 A cross-country skier enjoying the groomed 
trails 
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38 The Aspen Community Garden provides space for seventy-seven gardeners to grow vegetables, berries, and flowers 

 
The City of Aspen Streets Department occasionally stores snow removed from City streets in 
an area in the southern portion of the property.  This is allowed periodically by Parks and 
Open Space during times of high snowfall when capacity at normal snow storage areas is 
inadequate.  The City of Aspen Parks Department utilizes an area off the property’s gravel 
driveway as a staging and work area with a compost pile.  Additionally, a portion of Power 
Plant Road and a small portion of the Streets Department facilities adjacent to Power Plant 
Road are within the Marolt Open Space boundary in the northeast corner of the property. 
 
 
2.07  ADJACENT LAND USE 
 
The Marolt Open Space is surrounded by a variety of public and private lands.  Some of the 
adjacent properties have specific easements, rights of way, recreational uses, and access 
that relate to management considerations for the Marolt Open Space.   
 
To the south and east there are private residential properties, portions of the banks of 
Castle Creek, and the Castle Creek Pedestrian Bridge which connects the Marolt Open Space 
to residential neighborhoods and to the downtown core via the Hopkins Street Bike-
Pedway.  To the northeast is Power Plant Road, the City of Aspen Streets Department Shop, 
a Black Hills Energy pump station, Bugsy Barnard Park, and the Holy Cross Open Space.  A 
spur of the Marolt Trail connects to an underpass beneath Castle Creek Bridge along the 
northeast boundary of the property. 
 
The northwestern portion of the property is bounded by Highway 82, across from which is 
located the City of Aspen Parks Department Headquarters, Thomas Estate Park, City of 
Aspen Golf Course, the Roundabout, a RFTA bus interchange area, and bus stops.  To the 
west, the Marolt Open Space is bounded by a portion of Maroon Creek Road.  Here, a 
ped/ski bridge over Castle Creek Road connects the Marolt Trail with the High School Trail, 
Hospital Trail, and another ped/ski bridge over Maroon Creek Road accessing the Moore 
Open Space which is a Pitkin County Open Space and Trails property.   
 
To the south, the Marolt Open Space is bounded by Castle Creek Road, across from which 
are located the Aspen Chapel, the Aspen Chapel Lot which is a Pitkin County Open Space 
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property, Meadowood residential neighborhood, Whitcomb Terrace Senior Center and 
Housing, Aspen Hospital, Pitkin County Health and Human Services, and Castle Ridge 
Apartments.   
 
There are easements related to waterlines, public utilities, emergency access, and irrigation 
ditches on the Marolt Open Space property.  Plats describing these easements are located 
in Appendices H and O. 
 
 

2.08  ACCESS, PARKING, AND TRAILS 
 
Access to the Marolt Open Space in the non-winter months is provided primarily by the 
many multi-use trails that enter and intersect the property as well as by two roads providing 
vehicular access and public parking in several locations.  Winter access is provided by Nordic 
ski trails and limited residential vehicular access.  The Marolt Open Space, situated between 
downtown Aspen, major community amenities, residential areas, the valleys of Castle and 
Maroon creeks, and the Roaring Fork River, is a vital central link in local multi-use and cross-
country ski trail systems.  Bike and pedestrian traffic across the property is high in volume 
year-round, and represents recreational, commuter, and school users. 
 
VEHICULAR ACCESS AND PARKING 
 
Marolt Place is a paved road that enters the property from Castle Creek Road, providing 
access to parking, facilities, and housing at the Marolt Ranch Employee Housing complex.  
There is a small, gravel, public parking area at the beginning of Marolt Place where it leaves 
Castle Creek Road.  Vehicular access is also provided by a gravel road that enters the 
property off of Highway 82 near Castle Creek Bridge.  Three public parking spaces exist at 
the beginning of this road.  Where the road splits, the eastern portion goes through a Parks 
Department work area and continues to the Holden Marolt Mining and Ranching Museum 
complex.  The western portion of the gravel road accesses a City of Aspen employee 
housing unit, with a spur to the west that goes to the Aspen Community Garden.  In the 
vicinity of the garden there are 5 parking spaces, one ADA access parking space, and a 
loading area. 
 
The gravel road entering the property from Highway 82 and Marolt Place is plowed for 
winter vehicular access.  There is additional parking in the Pitkin County Open Space and 
Trails parking lot adjacent to the Aspen Chapel.   There is no winter public parking within 
the property. 
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TRAILS 
 
The primary trail within the Marolt Open Space is 
the Marolt Trail, an 8-foot-wide, paved, multi-
use trail that runs in an arc inside the perimeter 
of the property.  The western end of the Marolt 
Trail begins at the ped/ski bridge over Castle 
Creek Road, and the southern end of the Marolt 
Trail begins at a crosswalk on Castle Creek Road 
in the vicinity of a RFTA bus stop that serves the 
Pitkin County Health and Human Services / 
Aspen Hospital campus and residential 
neighborhoods on both sides of Castle Creek 
Road.  The portion of the Marolt Trail that 
descends the hill from the crosswalk at Castle 
Creek Road to Marolt Ranch Employee Housing is lit at night by three overhead lights. 
 
Trail access into the property and connecting to the Marolt Trail is provided as follows.  The 
Castle Creek Pedestrian Bridge accesses the property from Eighth Street in Aspen’s western 
residential zone and connects to the Marolt Trail adjacent to the site of the Holden Marolt 
Mining and Ranching Museum.  The Castle Creek Underpass Trail goes beneath the Castle 
Creek Bridge/Highway 82, providing access to the Marolt Trail from Bugsy Barnard Park and 
the bike/ped trail on Castle Creek Bridge/Highway 82.  This underpass trail is lit at night by 
lighting on a metal railing.  The ped/ski bridge over Castle Creek Road provides access to the 
property from the High School and Hospital Trails.  This bridge was replaced in fall 2019 due 
to damage caused by a truck that hit the bridge.  A paved spur trail starts at Castle Creek 
Road and climbs the hill to join the Marolt Trail at the Castle Creek ped/ski bridge.   
 
A number of soft-surface, single-track trails enter the property and intersect within the 
large, open, grassy field to the south of the Aspen Community Garden (the paraglider 
landing field), and another footpath loops around the garden to the north.  Many of these 
soft-surface, single-track trails and footpaths are unofficial social trails that have developed 
as a result of people bee-lining from point to point or simply by using a favorite route 
repeatedly until a trail develops.  Several of these trails have recently become double and 
triple track trails where people walk side-by-side. New social trails have recently developed 
in several areas that were undergoing revegetation following impacts from irrigation and 
ditch work. 
 
In winter, the Marolt Open Space hosts a portion of the Aspen Snowmass Nordic Trail 
system, providing access to cross-country skiers and snowshoers.  Throughout most of the 
Aspen Snowmass Nordic Trail System, the groomed trails are open to use by cross-country 
skiers and snowshoers only; however, the winter trails on the Marolt Open Space provide 
one of several groomed trail areas within the system where winter recreationalists are 
permitted to bring dogs.  Groomed Nordic ski trails enter the property at the Castle Creek 

39 Biking to school on the Marolt Trail 
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Pedestrian Bridge, the ped/ski bridge over Castle Creek Road, and at a trail that connects 
across Castle Creek Road from the High School Nordic trails.  The cross-country ski trails 
form several loops within the property.  The majority of the Marolt Trail is plowed in winter 
with the exception of a portion near the Holden Marolt Mining and Ranching Museum site 
where the Nordic ski trail is groomed across the full width of the trail.   
 

 
 
 
 
 
 
 
 

40 This 2018 aerial image documents the network of social trails on the Marolt Open Space 
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2.09  RECREATION 
 
Many forms of recreation are enjoyed by the public on the Marolt Open Space.  Recreation 
is described for snow-free months and winter below. 
 
SNOW-FREE MONTHS 
 
Paved and soft-surface trails crossing the property 
are used by cyclists (both recreational and 
commuter), runners, walkers, birdwatchers, and 
people exercising their dogs.  The open grass 
meadow in the southern portion of the property is 
used as a landing space for paragliders.  This area 
is also used for flying kites and remote-control 
aircraft.  The pond is used for dog exercise, and 
skills practice for stand-up paddle boarding and 
kayaking. 
 
WINTER 
 
The City of Aspen Parks Department grooms 
Nordic ski trails on the Marolt Open Space as part 
of the Aspen Snowmass Nordic Ski Trails System.  
On this open space property, walking, 
snowshoeing, and dogs are also allowed on the 
Nordic ski trails.   
 
 
2.10  WATER RIGHTS AND 
INFRASTRUCTURE 
 
The ditch system on the Marolt Open Space was created when the land was converted from 
native vegetation to ranching and farming uses well over a century ago.  The City of Aspen 
gained ownership of water rights associated with the Thomas and Marolt parcels at the 
time each of these properties were acquired by the City’s Open Space Program, 1982 and 
1983 respectively.  See Water Infrastructure Map, Appendix H. 
 
There are two water rights that have historically irrigated the Marolt Open Space and 
surrounding lands.  The Holden Ditch that diverts from the west bank of Castle Creek is 
Priority 613 and has an Appropriation Date of 8/27/1950 for a City of Aspen ownership of 
25.4 cfs.  The Marolt Ditch is Priority 279 and has an Appropriation Date of 3/1/1902 for a 
City of Aspen ownership of 13.6 cfs.  Minority shareholders on the Marolt and Holden 
Ditches include Castle Creek Homeowners Association and Red Butte Cemetery.  In 

 42 Cross-country skiing, Courtesy Anna 
Stonehouse, Aspen Times 

41 Paragliders land on the Marolt Open Space 
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addition, homeowners on Cemetery Lane are encouraged to enter a Raw Water agreement 
with the Water Department to irrigate their properties with ditch water. 
 
The Holden Ditch enters the Marolt Open Space property and flows through a splitter box 
that directs water to the Marolt Wetlands pond.  The main Holden Ditch continues to the 
west and enters a second splitter box that delivers water northeast to Red Butte Cemetery, 
the Aspen Community Garden, and the City of Aspen Golf Course irrigation pond.  The 
water continues northwest past the second splitter box and fills an irrigation pond on the 
west side of the property.  The water then continues past the pond and under the 
Roundabout to the City of Aspen Golf Course open ditch system. 
 
The Marolt Ditch enters the Marolt Open Space property and flows to the west through a 
Parshall flume and combines with the Holden Ditch just to the East of the Aspen Community 
Garden above the garden’s irrigation pump station.  The combined Holden and Marolt Ditch 
water continues under Highway 82 to the Aspen Golf Course main irrigation pond and north 
through the Cemetery Lane neighborhood.  This combined ditch water also supplies the 
Castle Creek Homeowners Association water right on the east side of Cemetery Lane.  A 
number of small ditch laterals that are not enumerated exist on the property and are 
important to the use of the water rights. 
 
Per the State of Colorado, Division of Water Resources, owners of water rights are required 
to put water to beneficial use without waste.  The City of Aspen uses water conveyed by the 
Holden and Marolt Ditches to irrigate the Aspen Golf Course, the Aspen Community Garden, 
and Cemetery Lane neighborhoods.  There is potential for the City to use this water also to 
irrigate the former hay meadows on the Marolt Open Space.   
 
Prescriptive easements exist along the Holden and Marolt Ditches, providing 15 feet of 
space on either side from the centerline of the ditches.  These easements protect access for 
ditch maintenance work; no development may occur within the easements. 
 
Wetlands and a pond were created on the Marolt Open Space upstream of the combined 
Holden Marolt Ditch in 1999 as part of mitigation for the loss of wetlands due to 
construction of the Roundabout and surrounding highway and road areas. 
 

Summary of Water Ditches on the Marolt Open Space 
 

Name Adjud. 
Date 

Approp. 
Date 

Priority 
# 

Absolute 
cfs 

City Ownership cfs Decreed Use 

Marolt 
Ditch 

7/25/1934 3/1/1902 279 18.6 13.6 Irrigation, 
Other 
Beneficial 
uses 

Holden 
Ditch 

10/24/1952 8/27/1950 613 30 25.4 Irrigation, 
domestic 
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2.11  SIGNAGE 
 
A variety of signage exists at the Marolt Open Space, including the white typeface/green 
background style used by the Parks Department for place names and other purposes on 
open space properties and trails.  Parks also uses winter seasonal signs on the property 
related to the cross-country ski trails.  Additional signage, both seasonal and permanent, 
identifies pet waste bags dispensers and trash receptacles. 
 
Other entities such as the paragliding community and community garden volunteers have 
installed various signs in different styles to serve different purposes in the areas in which 
their activities take place.  The Aspen Historical Society has installed various signs within 
their leased area pertaining to the Holden Marolt Mining and Ranching Museum and its 
outdoor exhibits and interpretive elements.  
 
 This integrated approach to signage on the Marolt Open Space provides visitors and user 
groups with necessary wayfinding, orientation, directional, safety, interpretive/educational, 
and other information.  Examples are provided in the following photo collage. 
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3.   PUBLIC AND STAKEHOLDER COMMENTS 
 
 
The Marolt Open Space Management Plan has been developed in coordination with input 
from the public and stakeholders.  A process timeline is provided in Section 1.03 Process 
and Public Involvement.  Appendix K contains public comments received.  Comments were 
gathered from the following groups and entities:  Aspen Snowmass Nordic Council, Aspen 
Historical Society, Aspen Community Garden, Marolt Ranch Employee Housing, and 
commercial operators.  These comments, along with staff input, advice from the City of 
Aspen Open Space and Trails Board, and existing conditions, help guide the development of 
Action Items for the future management of the Marolt Open Space. 
 
 
3.01. PUBLIC COMMENTS 
 
The first public comment period was open from June 25 through July 12, 2019.  A public 
open house event was held on June 25, 2019 at the Red Brick Center for the Arts in Aspen, 
and an on-site outreach event was held at the Marolt Open Space the following morning.  
Forty-six comments were received from the two outreach efforts.  Additionally, the Parks 
Department received 119 comments/answers to their online public survey at 
www.marolt.aspenparks.com.  
 
General comments received online are provided in Appendix K.  Written comments were 
also received during the public open house and on-site outreach events held in June 2019.  
The written comments addressed a wide variety of input including improving roads and 
access routes, environmental health and sustainability, preservation of the open space 
without change, and developing amenities such as a bike park.  Many comments were 
related to the benefits of the historical resources on the property.  Other suggestions 
included selecting one of the many social trails to designate as an official single-track, soft-
surface trail across the Marolt Open Space and providing a shelter for the portable toilets at 
the Community Garden.  The most common theme from the general comments was the 
desire to leave the Marolt Open Space primarily unchanged.  It is not lost on the public, 
based on the number of comments, that the Marolt Open Space speaks volumes to the 
community’s values as reflected by its role in the entrance to Aspen.  The citizens of Aspen 
place a high degree of importance on preserving and maintaining natural open spaces such 
as this property in and around town. 
 
The online survey generated themes and provided valuable feedback through scores 
participants provided in response to the survey’s 10 statements.  Answers to the survey 
were scored on a scale from “Strongly Disagree” (1) to “Strongly Agree” (5).  Average 
scores from the 119 participants’ answers were calculated to provide a measure of the 
public’s opinion on each topic.  These scores and resulting themes are summarized here: 
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1. The current trail system on Marolt Open Space meets the needs of the users.  
This scored a 3.65, indicating that survey respondents generally agree. 

 
2. The public is indifferent to the closure of the unauthorized social trails, scoring 

2.5. 
  

3. The public is also indifferent to slightly agreeable to the idea of haying, which 
scored 2.8. 

  
4. Preservation of historical sites is very important to survey respondents, scoring 

4.57. 
  

5. Survey respondents were indifferent to slightly agreeable to the idea of a bike 
park which scored 2.8. 

  
6. Preservation of landscape and ecological integrity is very important, scoring 4.34. 

  
7. Most people surveyed felt that the Marolt Open Space is an appropriate place to 

walk dogs, scoring 3.86. 
 
8. Most people believe that the Community Garden functions well and that no 

change is necessary, scoring 3.77. 
  

9. Most people think that the fencing and irrigation around the Community Garden 
are appropriate, scoring 3.74 out of 5. 
  

10. The current multi-use nature of the Nordic Trail system is appropriate, scoring 
4.1 out of 5. 

  
Most people use the space either daily or weekly.  Use on a less frequent basis is not nearly 
as common.  This speaks to the high number of respondents that live in the area and use 
Marolt Open Space as a commuting route or a daily recreation area. 
 
The second public comment period was open from March 3rd,  through March 31st, 2021 
through Aspen Community Voice.  The site had 487 total visits and 67 active contributors. In 
addition the parks department received emails and direct phone calls from the community.   
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Commercial use at the Marolt Open Space is not uncommon.  Aspen Paragliding, for 
example, has been using the space in the south grass meadow as a landing zone for about 
30 years.  Most of the people surveyed feel that a certain amount of commercial operation 
on the property is an appropriate use of the open space.  The table below illustrates the 
public’s perception of commercial uses which should be allowed on Marolt Open Space.  
Paragliding and historical tours received the strongest support. 
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3.02 Aspen Snowmass Nordic Council 
 
Comments from Aspen Snowmass Nordic Council (ASNC) pertaining to the Marolt Open 
Space state that the groomed cross-country ski trails are used daily during the Nordic skiing 
season and that this trail system meets ASNC’s needs.  ASNC appreciates the Holden Marolt 
Mining and Ranching Museum as an amenity on the property.  They acknowledge winter fat 
biking as an allowed activity on the Marolt Open Space Nordic trails, but prefer not to allow 
a bike park that would operate during the period from Thanksgiving through March.  
Preservation of the landscape and ecological integrity are important.  ASNC acknowledges 
that the Marolt Open Space provides one of the prime dog-walking areas within the 
Aspen/Snowmass Nordic Trail System, and that this multi-use designation should continue 
with the condition that pet owners must properly dispose of pet waste and maintain control 
of pets.  Aspen Valley Ski and Snowboard Club’s Nordic Program uses the groomed trails for 
training, and other user groups include paragliders and Aspen Historical Society.  ASNC feels 
that the current multi-use purpose of the winter trails is appropriate, but that the 
management plan should delineate approved activities.  The unique location of the Marolt 
Open Space provides multi-use access to trail users and therefore reduces pressure for 
multi-use needs on other sections of the system such as the Moore Open Space Nordic 
Trails and High School Nordic Trails. 
 
 
3.03 Aspen Historical Society 
 
Comments from Aspen Historical Society (AHS) include the following suggestions:  1) Direct 
vehicular access onto the gravel road that leads straight to the museum site and not on the 
driveway/road that goes to the employee housing and garden.  2) Improve/add permanent 
signage including state signage for the historical museum on Highway 82 and wayfinding 
signage on the Marolt Open Space to direct visitors to the museum, one location being at 
the start of the two gravel roads off Highway 82.  3) Relocate the compost pile.  4) Retain 
the existing cement slab for guest parking, expand parking, and provide space for a 
bus/shuttle turn-around and trucks/other large vehicles.  5) Add stop signs for traffic and 
rumble strips on the trail where the Marolt Trail and access road intersect near the 
museum.  6) Remove dead cottonwood trees along the road to the employee housing and 
garden.  7) Restore and preserve the historic potato cellar.  The cellar is outside of the AHS 
leased area; however, it is a historical asset that AHS would like to interpret. 
 
 
3.04 Aspen Community Garden 
 
The Aspen Community Garden (ACG) expressed the following comments:  Continue and 
adjust as needed the partnership with City of Aspen Parks Department for garden 
maintenance related to irrigation, compost, port-a-potties, etc.  Retain the access road to 
the garden and associated parking spaces, as well as ADA access and parking and access to 

62



  MAROLT OPEN SPACE MANAGEMENT PLAN | 51 

trash and compost dumpsters.  ACG expressed no changes to management, continuing with 
an annual or semi-annual meeting with Parks, and better communication regarding projects 
that may impact access to the garden. 
 
 
3.05 Marolt Ranch Employee Housing 
 
Marolt Ranch Employee Housing expressed the need for clarification on the proper 
authority for enforcing parking regulations along Marolt Place. 
 
 
3.06 Commercial Operators 
 
ASPEN PARAGLIDING 
Alex Palmaz provided the following comments on behalf of Aspen Paragliding: 
Aspen Paragliding prefers little change from the current uses and management for Marolt 
Open Space and opposes any development of the property such as playing fields, employee 
housing, and highway realignment.  Aspen Paragliding suggests describing and designating 
in the Marolt Open Space Management Plan a ‘Flight Park’ and Memorial for Scott Bloom.  
This area includes the space currently used for landing and folding and breaking down 
gliders with adjacent benches and trash and pet waste receptacles.  Other suggestions 
pertaining to maintenance of the open space property include irrigating and haying the 
grass fields, as tall grass contributes to difficult landing conditions; trimming or thinning 
trees along the south side of the landing area, as these trees generate air currents that are 
of concern to pilots; and manage commercial permittees toward proper land uses, 
insurance coverage, and operational safety plans. 
 
 
3.07 Other Stakeholders 
 
ASPEN PARAGLIDING COMMUNITY 
Terry Paulson provided the following comments on behalf of the local paragliding 
community:  Restore the buck rail fence on the property along Highway 82; top or replace 
trees with vegetation less than twelve feet tall; reduce the number of social trails; enforce a 
leash law and cleaning up pet waste; educate the public to walk single file on single track 
trails to avoid developing multiple parallel trails; consider irrigating grass meadows; 
discontinue storing snow on the property  to reduce safety hazards (gravel, glass, etc.) and 
vegetation impacts; discontinue use of the west side of the Thomas parcel as a staging area 
for construction gravel and soil piles; slow down the bike traffic on the Marolt Pedestrian 
Bridge; develop signage to designate the paraglider landing area and eliminate bike traffic 
that short-cuts through this area, including Tuesday night organized bike events; eliminate 
potential for a ‘straight-shot’ realignment of Highway 82 through the property. 
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ROARING FORK MOUNTAIN BIKING ASSOCIATION 
Mike Pritchard provided the following comments on behalf of Roaring Fork Mountain Biking 
Association (RFMBA):  The single track trails on the Marolt Open Space extend the single 
track experience for mountain bikers between downtown Aspen and trails such as 
Government Trail, Oregon Trail, Sky Mountain Park trails, etc.  The single-track trails on the 
Marolt Open Space are included as components of the IMBA-rated Epic Ride ‘Aspen 
Snowmass Mega Loop.’  Marolt Open Space single track trails offer an introductory 
experience to young and beginning riders.  Improve signage to designate the preferred 
single-track route on the west end of the property.  RFMBA supports the concept of a fully 
featured bike park on the Marolt Open Space.  In the near term, RFMBA supports small 
scale pump tracks or featured internal loop trails.  The Marolt Open Space also allows 
winter fat bike riding, a recreational activity for which there are limited opportunities in the 
Aspen area. 
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4.   OPPORTUNITIES AND PLANNING ISSUES 
 
 
4.01 Overview 
 
The Marolt Open Space provides unique and beloved view planes at the entrance to Aspen 
that are treasured by locals and visitors alike.  The property also serves as a high-use area 
for recreation including cross-country skiing, paragliding, biking, running, hiking, exercising 
dogs, and more.  Wildlife use the various habitats on the property for resting and hiding 
cover, foraging, and as a valuable corridor for movements among adjacent habitat spaces 
including the gorge of Castle Creek, Shadow Mountain, and the Moore Open Space.  The 
property’s diverse vegetation communities are used by breeding birds for nesting and by 
migratory birds for feeding and resting during stopovers.  The rich historical resources on 
the property present many opportunities for ongoing preservation and interpretation. 
 
 
4.02 Land Use Restrictions 
 
The Thomas parcel is zoned (C) Conservation and the Marolt parcel is zoned R-30 Low 
Density Residential.  It is possible that developments such as housing and a realignment of 
Highway 82 could occur on the property.   
 
Approvals currently exist for a ‘straight shot’ realignment of Highway 82, which would cross 
the Marolt Open Space.  Housing could also be approved on portions of the Marolt parcel.  
Aspen City Council, Planning and Zoning, and Parks administrative review along with 
community input would be required should any such future development be proposed.  The 
Thomas parcel is under conservation zoning.  The Aspen Historical Society holds a 75-year 
lease (as of 1989) on the Holden Marolt Mining and Ranching Museum site.  The Marolt 
Ranch Employee Housing is occupied and requires the existing Marolt Place road.  Changing 
access to the Holden Marolt Mining & Ranching Museum will be a challenge. 
 
Please see Section 2.05 Existing Plans and Policies for detailed information on zoning and 
other land use restrictions. 
 
 
4.03 Maintenance 
 
An opportunity exists to explore the idea of burying the overhead utility lines that run along 
the gravel driveway that access the City of Aspen Employee Housing home and the Aspen 
Community Garden. 
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4.04 Natural Resources 
 
A variety of habitat types exist on the Marolt Open Space, serving as home to many 
different wildlife and plant species.  An opportunity exists to preserve existing habitat, for 
example, the cottonwood-red osier dogwood community adjacent to Castle Creek, which 
has high ecological preservation value. 
 
A large portion of the Marolt Open Space property consists of non-native grass meadows to 
the north and south of the Aspen Community Garden.  If no management actions take 
place, the native shrub community will gradually take over these meadows, changing the 
character of the property.  If a return to all native grasses and forbs is desired, inputs will be 
required to achieve the desired outcome within a reasonable timeframe.  Additionally, both 
of these management approaches present a challenge because they would be incompatible 
with any future opportunities for managing these areas as irrigated pasture. 
 
 
4.05 Historical Resources 
 
There is a long and rich history associated with the Marolt Open Space which is captured 
and celebrated at the Holden Marolt Mining and Ranching Museum located on the property 
(operated by Aspen Historical Society, AHS).  This museum is centrally located within the 
property where access is challenging, and no obvious access or parking solutions exist.  AHS 
experiences difficulties with drawing in guests and visitors due to the difficulty they 
experience in trying to navigate their way to the site. 
 
While effective access is necessary for attracting visitors and for the museum’s overall 
success, it is not in the interest of preserving open space to build parking lots or roads.  This 
is a challenge; however, there may be opportunities to create better commuting options, 
better signed parking spaces around the perimeter, paths that lead directly to the museum, 
and better signage on existing paths.  Such opportunities can enhance the visitor experience 
while preserving the character of the existing open space.  The Marolt Open Space is home 
not only to the Holden Marolt Mining and Ranching Museum, but it is also the site of 
several other historic structures and landforms.  Opportunities may exist to interpret other 
such features on the property, including the historic trackway of the Colorado Midland 
Railroad and the historic potato cellar.  There may also be opportunities to enhance the 
existing interpretive elements such as those at the historic lixiviation mill site. 
 
 
4.06 Recreation and Trails 
 
Over time, various users of the Marolt Open Space have created a network of social trails on 
the property.  These social trails receive little management attention because they are not 
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part of the official trail system.  Opportunities exist to identify one or more appropriate, 
soft-surface, single-track trail route(s) through the property that would be adopted into the 
trail system and for which the Parks Department would develop signage and provide 
maintenance.  The other social trails could then be closed and revegetated.  Maintaining the 
functionality of the existing ditch system designed for sheet or flood irrigation across the 
grass meadows must be considered with all proposed trail changes so that any potential 
future use of this system is not impaired, and that the irrigation system remains intact.  
 
The paragliding community has been maintaining a portion of the south meadow as a 
landing area for many years.  Paragliders are iconic in Aspen’s local scene.  There is an 
opportunity to partner with the paragliding community in order to maintain a safe landing 
zone. 
 
The community has expressed interest in developing a bike park, and the Marolt Open 
Space has been suggested as a potential location. Due to restrictions in land use code 
associated with the Marolt Open Space parcel, this portion of the property does not lend 
itself to serving as a site for a bike park.  The Thomas Open Space parcel may have potential 
for development of a small bike park amenity. 
 
Many users enjoy exercising their dogs on the Marolt Open Space property.  Opportunities 
exist for providing space for dog exercise and play, such as the pond at the west end of the 
property and the grass meadows.  Important planning issues concerning dogs include 
impacts to wildlife by off-leash dogs, dog owners who may neglect pet waste, and dogs that 
may be a nuisance to others using the property.  Such impacts within the property are 
currently high, in part due to the heavy use of the property and the increasing number of 
social trails that continue to develop.  While open space provides opportunities for the 
public to walk and exercise dogs, these issues require management attention. 
 
The pond at the west end of the Marolt Open Space is often used for practicing sand-up 
paddle boarding and kayak-rolling techniques, providing the public with a valuable 
recreational benefit.  A related planning issue is managing private instructors and 
commercial outfitters that must obtain a permit from the Parks and Open Space Program in 
order to use the pond for classes. 
 
 
4.07 Interpretation/Education 
 
Opportunities exist to provide improved signage for the Holden Marolt Mining and 
Ranching Museum, the Bergman Trail and its series of interpretive signs, the historic potato 
shed, and the former Colorado Midland Railroad trackway.  Further opportunities exist for 
improving signage for the trail network on the property, the paraglider landing area, and 
the Aspen Community Garden in order to facilitate appropriate pedestrian and bike traffic 
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use of the property’s trails.  The ongoing development of social trails is an important 
planning and management issue. 
 
 
4.08 Agriculture 
 
The historic Holden and Marolt irrigation ditches and their associated laterals were 
originally used for the lixiviation mill operation and for agriculture on the open space 
property and on adjacent properties.  City-owned water rights associated with the Marolt 
Open Space must be used in order to be maintained.  Together, these conditions present an 
opportunity to use the existing ditch system to flood or sheet irrigate the historic hay 
meadows toward harvesting hay that could be supplied to Cozy Point Ranch LLC, the 
equestrian operation that leases part of City-owned Cozy Point Ranch Open Space.   
 
Existing soft-surface social trails may impede the flood or sheet irrigation system, requiring 
appropriate planning and management strategies to remedy associated impediments to the 
flow of water.  If haying were to be pursued on the property at any point in time, social 
trails would need to be re-routed. 
 
 
4.09 Aspen Community Garden 
 
The Aspen Community Garden serves the community by providing space for citizens to 
grow their own food.  The garden was most recently expanded in 2014.  There are 
limitations on available space for further expansions; therefore, if the community has a 
need for additional gardening space, it is advised to seek other appropriate locations. 
 
 
4.10 Special Events 
 
Special events are not typically permitted on the Marolt Open Space due to the high 
potential for negative impacts on the integrity of the land and its designation as open space.  
Adequate parking for special events does not exist on the property.  Special events should 
be limited to those requested by the Aspen Historical Society in association with their 
leased space.  Parking and access for such events is located at the access point from 
Highway 82, along the gravel road to the Aspen Community Garden, or from Marolt Ranch 
Employee Housing. 
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5.   MANAGEMENT ACTIONS 
 
 

5.01  Overview 
 
The management actions in this document have been developed based on considerations 
including the conditions of the planning area, input from professional evaluations, 
comments from the community and stakeholders, and administrative direction.  The overall 
desired outcome is that the open space should remain relatively unchanged.   
 
The following management actions will allow the community to continue to enjoy the many 
benefits provided by the Marolt Open Space, such as its scenic views, and its historical, 
natural, and recreational values.  This document is meant to serve the Parks Department for 
a period of ten years, at which time this plan will be reviewed and updated.  
 
Updates may occur prior to the ten-year time period if conditions or the wishes of the 
community warrant an earlier review. In these instances, the statement by Tom Baker 
referenced on page 1 shall serve as a guiding statement for decisions to be considered or 
reviewed:  

“…perhaps most important was this parcel’s ability to serve as a key piece of open space 
at the City’s west entrance; a parcel free of development making a statement about 
Aspen’s image to all who travel through it.” 

 
 
In general, there should be no change to the overall look and function of the Marolt Open 
Space except for minor modifications that do not change the basic character and uses of the 
property.   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

70



  MAROLT OPEN SPACE MANAGEMENT PLAN | 59 

5.02  Maintenance 
 

o Develop and implement an overall wayfinding and signage plan for the property. 
 

o Develop the parking lot on Marolt Place.  This can be used as an information hub for 
Marolt Open Space visitors.  A kiosk with information and maps will help visitors 
navigate the property.  This parking lot will be managed by Open Space Rangers.  
Add ‘no overnight parking’ signage to the west parking area. 

 
o Replace the buck rail fence along Highway 82 with a fence of similar historic 

character. 
 

o Restore and enhance the northern entrance to the property including consolidation 
of the composting and wood processing area.  

 
o Understand the cost implications and outline the steps to burying the electrical lines 

that cross the Marolt and Thomas parcels.   
 

o Install split rail fencing along the entrance to the Holden Marolt Barn and compost 
pile road.   
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5.03  Natural Resources 
 

o Allow the native shrub community to continue to expand in the meadow east of the 
Marolt ditch to improve ecologically valuable habitat.  

 
o Revegetate with native riparian shrubs in the small area to the northeast of the 

derrick structure in vicinity of the Bergman Trail, and seed native grasses and forbs 
on the steep banks below and to the southeast of the Marolt Mining and Ranching 
Museum. 

 
o Create pollinator habitat by planting and seeding with appropriate native wildflower 

seed mixes.   
 

o Preserve areas with natural tangles of brush and decomposing wood, such as the 
cottonwoods in the strip of land between the two gravel roads in the northeast 
portion of the property and the shrubs surrounding the Aspen Community Garden, 
to support pollinator reproduction and overwintering habitat. 

 
o Establish a zonal management strategy for the northeastern, central and southern 

pastures within the property. The strategy would use a maintenance hierarchy to 
establish three distinct zones within the property: protected, recreational and 
buffer. The boundaries for these three areas would generally follow existing site 
features. The formalization of trails within the property as well as seasonal closures 
of the northern pasture to dogs will further support native habitat development and 
wildlife use.    

 
o Consider enhancing the existing wetland and riparian areas with expanded plantings 

along the Holden and Holden Marolt Interconnect Ditches.   
 

o Continue noxious weed management while avoiding spraying herbicides between 
May 15 and July 31 to protect nesting songbirds. 
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5.04  Historical Resources 
 

o Access to the Holden Marolt Mining and Ranching Museum will be allowed for 
employees of Aspen Historical Society (AHS) and the vendors and contractors that 
work AHS special events or maintain the historical buildings.  Such vendors and 
contractors may park only on the AHS leased area.  Parking on open space outside of 
the AHS leased area shall require written permission by the Parks Department’s 
Open Space and Natural Resource Manager or his/her supervisor.  

 
o Formalize parking for the Aspen Historical Society on the concrete pad to the south 

of the composting pile.  
 

o Restore the potato shed to stabilize and preserve this historical structure. 
 

o Install a 4-foot-wide crusher fines path from the Holden Marolt Mining and Ranching 
Museum and AHS leased area to the historical potato shed. 
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5.05  Recreation and Trails 
 

o Partner with the paragliding community to maintain a safe landing zone. 
 

o Designate a soft-surface, single track path that goes through the property from the 
Holden Marolt Mining and Ranching Museum area, along the dirt road that goes 
north to the Community Garden, and across the open meadow to the paved Marolt 
Trail as it curves to climb the hill to the ped-ski bridge over Castle Creek Road.  This 
path will serve as a commuter path across the property as well as an important link 
in area mountain bike trail routes.  The dedication of this trail and the closure of the 
extraneous social trails will provide greater safety for the various recreation user 
groups on the property. 
 

o Please see action items related to trails in section 5.04 Historical Resources.  These 
action items suggest the development of a soft-surface path to the historic potato 
cellar structure. 

 
o Allow dog play in the Marolt Pond at the west end of the property, and not in the 

Marolt Wetlands. 
 

o A permit shall be required by the City of Aspen Parks Department for all commercial 
activities. 
 

o Explore the feasibility of a developing a small bike park in the space between Marolt 
Place and Castle Creek Rd.  If a site is determined to be appropriate, then consider 
installation and construction.  
 

o Explore possibility of expanded Nordic trail system within the Marolt property.  
 

o Explore the feasibility of snowmaking systems within the Marolt Open Space for 
Nordic Skiing. Research water access and storage availability, power access and 
snowmaking system options.   

 
o Investigate alignments for a walking trail that is separate from the groomed Nordic 

ski trail system.  
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5.06  Interpretation/Education 
 

o An overall signage plan will be developed and implemented for the property.  This 
plan will include, but not be limited to, open space, trails, historical resources, the 
Aspen Community Garden, and the paraglider landing zone. 
 

o Collaborate with the Aspen Historical Society to replace / create signage for 
historical artifacts that are outside of their lease boundary. Including but not limited 
to the historical potato shed and former railroad bed of the Colorado Midland 
Railroad.   
 

o Restore or replace the Bergman Trail interpretive panels.  
 

o Establish information hubs for Marolt Open Space visitors.  A kiosk installed on the 
western side of the property, adjacent to the parking area, will provide information 
and maps that will help visitors navigate the property.   

 
o Install signage specific to the paraglider landing area and the Aspen Community 

Garden in order to facilitate appropriate pedestrian and bike traffic use of the 
property’s trails. 
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5.07  Agriculture 
 

o Establish a zonal management strategy for the northeastern, central and southern 
pastures within the property. The strategy would use a maintenance hierarchy to 
establish three distinct zones within the property: protected, recreational and 
buffer. The boundaries for these three areas would generally follow existing site 
features. The formalization of trails within the property as well as seasonal closures 
of the northern pasture to dogs will further support native habitat development and 
wildlife use.    

 
o Maintain the non-native grass pasture in the southern/central portion of the 

property for recreational use. 
 

o Develop a water management plan for the Holden and Marolt ditches. To maintain 
the City of Aspen’s water rights associated with the property, the grass meadows to 
the north and south of the Aspen Community Garden may be flood irrigated by ditch 
water from the Holden and Marolt Ditches.  The flood irrigation will be coordinated 
with other uses to ensure limited overlap and resultant damage to the existing 
natural resources.  

 
o Haying operations may proceed with up to two cuttings per year, depending on 

moisture and growth during the summer.  Hay produced from the site will 
supplement operations at Cozy Point Ranch, a City of Aspen open space property. 

 
 
5.08  Aspen Community Garden 
 

o Provide an appropriate enclosure for the port-a-potty that is in place annually during 
the gardening season. 

 
o Provide gardener education about invasive weeds and their management. 

 
o Provide ongoing assistance with community garden as deemed necessary by the 

Open Space and Natural Resource Manager. 
 

o Research the feasibility and necessity of expanding the current community garden.  
 

o Study alternative locations for additional community garden space.  
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5.09  Special Events 
 

o Special events on the Marolt Open Space shall be prohibited.  The Aspen Historical 
Society (AHS) may conduct special events on their leased area as permitted by the 
City of Aspen.  AHS special events that impact the area beyond their leased 
boundary, including parking, will require a permit from the Parks Department. 
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VVEEGGEETTAATTIIOONN  &&  WWIILLDDLLIIFFEE  BBAASSEELLIINNEE  RREEPPOORRTT  

22001199  GGRROOWWIINNGG  SSEEAASSOONN  
MMaarroolltt--TThhoommaass  OOppeenn  SSppaaccee  

CCiittyy  ooff  AAssppeenn,,  PPiittkkiinn  CCoouunnttyy,,  CCoolloorraaddoo  
 

rreevviissiioonn  ddaattee::  SSeepptteemmbbeerr  1177,,  22001199  
 
 
SSuummmmaarryy    
This report provides a comprehensive look at the vegetation and wildlife resources of the Marolt-Thomas Open 
Space including a detailed vegetation type map and descriptions of each vegetation community, the results of 
the quantitative vegetation data collected from representative areas, presents a noxious weed assessment, and 
includes a complete vascular plant species list. In addition, information on wildlife occurrence and use of Marolt-
Thomas Open Space is provided. The monitoring conducted in 2019 revealed that the most valuable habitat is 
the riparian corridor along Castle Creek. However, the overall lack of native habitat and structural complexity 
combined with the relatively high level of human activity has resulted in relatively low wildlife species richness 
and abundance, and the property does not provide effective habitat for wildlife species that are sensitive to 
human activity. That said, the interspersion of riparian forest, patches of upland forest and woodland, old 
hayfields, and ponds do support songbirds tolerant of human activity, small mammals, and meso-carnivores, as 
well as seasonal use by mule deer (Odocoileus hemionus) and Rocky Mountain elk (Cervus elaphus nelsoni).The 
recommendations provided in this report include protecting and preserving the high-quality riparian corridor 
along Castle Creek, maintaining the riparian shrub habitat around the ponds, designating the area north of the 
community garden on Thomas Open Space a no dog area to protect mule deer fawning activity from April 1 
through June 21, continuing noxious weed management while avoiding spraying herbicides between May 15 to 
July 31 to protect nesting songbirds, and conducting small-scale restoration of disturbed areas. In addition, large-
scale restoration of the lands impacted by past human activities is warranted, aiming to increase the trajectory 
of these areas to fully functioning communities with a diverse array of native plants that are a benefit to all 
wildlife.      

 

AAcckknnoowwlleeddggmmeenntt  

Soils and Geology Section prepared by David Buscher, Buscher Soil and Environmental Inc., PO Box 156, 
Rollinsville, CO 80474. 
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11..00  IINNTTRROODDUUCCTTIIOONN  

The City of Aspen Parks and Open Space is currently in the process of preparing a management plan for the 
Marolt and Thomas properties to aid in efficient and effective management of the site. These two contiguous 
properties (collectively referred to as the Marolt-Thomas Open Space [OS]) are located at the east edge of the 
City of Aspen along Highway 82 and offer numerous recreation opportunities. In addition, the Marolt-Thomas 
OS offers outstanding scenic values, hosts an active community garden, features the Holden/Marolt Mining and 
Ranching Museum, and provides a buffer between development and the ecologically important Castle Creek 
riparian corridor. This report documents the vegetation and wildlife baseline monitoring conducted in 2019 in 
support of the upcoming management plan. 

22..00  LLAANNDDSSCCAAPPEE  CCOONNTTEEXXTT,,  TTOOPPOOGGRRAAPPHHYY,,  AANNDD  CCUURRRREENNTT  UUSSEE  

The Marolt-Thomas OS lies at the southeast corner of the Highway 82 and Castle Creek Road intersection, 
approximately one mile west of downtown Aspen. The surrounding land uses include the Aspen Valley Hospital 
and the Prince of Peace Chapel on the west, the Aspen Golf Course on the north, employee housing on the 
south, and private homes on the east. The relatively flat topography of the site lies at an approximate elevation 
of 7,860 feet to 8,000 feet. Castle Creek occurs along the eastern boundary of the open space and there are 
numerus irrigation ditches present. See Map 1. Currently, Marolt-Thomas OS is primarily used for recreation 
including hiking, mountain biking, Nordic skiing and includes a paragliding landing zone and a community garden.  

33..00  SSOOIILLSS  &&  GGEEOOLLOOGGYY  

According to the Web Soil Survey (USDA-NRCS 
2019), five different soil map units are mapped 
for Marolt-Thomas OS. The Urraca, moist-
Mergel complex (Map Units 104 and 110, 
61.4%) occur over the majority of the pasture 
and a small area at the southeast corner. 
Fluvaquents, which are hydric soils, occur 
along Castle Creek (Map Unit 42, 19.8%), the 
Torriorthents-Camorthids-Rock outcrop 
complex (Map Unit 104, 11.8%) occurs on the 
steep slopes above Castle Creek, and the 
Yejack-Callings complex (Map Unit 117, 7.0%) 
occurs at the southwest corner of the properly 
along a small ridge. Overall, the soils at Marolt-
Thomas OS are deep or very deep (40 inches 
to greater than 60 inches to bedrock), well 
drained, moderately permeable, formed in 
glacial deposits, and occur on gently sloping 
alluvial fans and terraces. Soil textures are 
variable, ranging from clay loam to sand, and 
are commonly very rocky. The surface layer is 
typically dark in color and has high organic 
matter content. Soils along Castle Creek are 
derived in alluvium of sand, silt, and gravel. See 
Appendix A for detailed soil information. 

FFiigguurree  11..  SSooiill  MMaapp  ooff  MMaarroolltt--TThhoommaass  OOppeenn  SSppaaccee..  
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According to the 7.5’ Series Aspen Geology Quad 
(Bryant 1971), most of the geology of Marolt-
Thomas OS consists of glaciofluvial deposits of 
poorly sorted outwash gravels, and the western 
edge consists of poorly sorted moraine deposits 
ranging from silt to boulders, while alluvium of 
sand, silt, and gravel occur along Castle Creek.   

44..00  VVEEGGEETTAATTIIOONN  

The current vegetation conditions in the project 
area reflect a rich cultural history. In 1891, the 
Holden Lixiviation Mill sprawled over 22 acres, 
boasting state-of-the-art technology and 
industrial design. Just 14 months after the new 
plant opened, Congress demonetized silver and 
the mill went bankrupt. Historical photos from 
that time illustrate that most, if not all, of the 
riparian vegetation of Castle Creek was removed 
in support of the Mill. In the 1940’s, Mike Marolt 
purchased the property as a family ranch (AHS 
2019) and while the riparian corridor was left 
largely intact to recover from the past mining disturbance, the terraces to the west were actively farmed and 
ranched.  

The vegetation of Marolt-Thomas OS was documented by qualitative observations and quantitative data 
collection. Field visits occurred from mid-June through mid-July of 2019. All quantitative data, including 
photographs, are contained in the appendices and Map 2 presents a vegetation type map for the property.  

44..11  VVEEGGEETTAATTIIOONN  CCLLAASSSSIIFFIICCAATTIIOONN  &&  MMAAPPPPIINNGG  

The U.S. National Vegetation Classification (USNVC) is 
a central organizing framework for documentation, 
inventory, monitoring, and study of vegetation in the 
United States. The vegetation communities at Marolt-
Thomas OS were classified according to the 2019 
USNVC to the two most detailed or “lowest” levels of 
the classification hierarchy, alliances and 
associations. Alliances are classified based on 
diagnostic species, including some from the 
dominant growth form or layer, and are moderately 
similar in composition. Associations, which are more 
”fine-grained,” are based on diagnostic species, 
usually from multiple growth forms or layers, and are 
more narrowly similar. Associations also enable one 
to track the rarity of these plant communities on a 
larger scale, however not all associations have been 
well described for Colorado. Overall, 10 different 

alliances and 12 associations have been documented for Marolt-Thomas OS. The following text describes these 
vegetation communities based on field reconnaissance conducted in 2019. Table 1 provides a summary. 

FFiigguurree  22..  GGeeoollooggyy  MMaapp  ooff  MMaarroolltt--TThhoommaass  OOppeenn  SSppaaccee..  

PPhhoottoo  11..  TThhee  CCoommmmuunniittyy  GGaarrddeenn  aatt  MMaarroolltt--TThhoommaass  OOSS  iiss  aann  aasssseett  ttoo  tthhee  
ccoommmmuunniittyy  ((JJuull--1177--22001199))..  
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TTAABBLLEE  11..  PPLLAANNTT  CCOOMMMMUUNNIITTIIEESS  OOFF  MMAARROOLLTT--TTHHOOMMAASS  OOPPEENN  SSPPAACCEE  

PPllaanntt  AAssssoocciiaattiioonn  NNaammee AAlllliiaannccee  
CCooddee 

AAssssoocciiaattiioonn  
CCooddee 

CCNNHHPP  
RRaannkkiinngg 

AArreeaa  
((aaccrreess)) 

PPeerrcceenntt  ooff  
TToottaall 

FFoorreesstt//WWooooddllaanndd  
Aspen Ruderal Forest A2036 CEGL003748 n/a 0.3 0.5% 

Blue Spruce Forest A0165 n/a n/a 0.2 0.2% 

Cottonwood - Dogwood Riparian 
Forest* 

A3759 CEGL002664 G4/S3 9.3 14.7% 

Cottonwood Ruderal Riparian Forest* A4155 CEGL003749 n/a 6.4 10.1% 

FFoorreesstt//WWooooddllaanndd  TToottaall  1166..22  2255..55%%  

SShhrruubbllaanndd  
Basin Big Sagebrush Ruderal 
Shrubland 

A4213 CEGL002699 n/a 0.2 0.3% 

Gambel Oak - Serviceberry 
Shrubland* 

A3735 CEGL001109 G5/S2 9.0 14.2% 

Gambel Oak - Snowberry Shrubland A3735 CEGL001117 G5/S5 0.7 1.1% 

Rabbitbrush Ruderal Shrubland A4213 CEGL002937 n/a 1.4 2.2% 

River Birch Wet Shrubland A3772 CEGL001080 G3G4/S3 0.5 0.9% 

Sagebrush Ruderal Shrubland* A4213 CEGL002339 n/a 3.0 4.7% 

Snowberry Shrubland A3208 CEGL002951 G4G5/S4 0.9 1.4% 

Tall Willow Wet Shrubland A3769 CEGL001215 G3Q/S2 0.4 0.7% 

SShhrruubbllaanndd  TToottaall  1166..22  2255..55%%  

GGrraassssllaanndd  
Non-Native Grassland A3254 CEGL005264 n/a 20.6 32.4% 

GGrraassssllaanndd  TToottaall  2200..66  3322..44%%  

AAqquuaattiicc  
Pond n/a n/a n/a 0.9 1.5% 

River n/a n/a n/a 2.2 3.5% 

AAqquuaattiicc  TToottaall  33..22  55..00%%  

OOtthheerr  
Building n/a n/a n/a 0.2 0.3% 

Community Garden n/a n/a n/a 0.6 1.0% 

Disturbed n/a n/a n/a 0.8 1.3% 

Landscaping n/a n/a n/a 1.8 2.9% 

Parking - Paved n/a n/a n/a 0.8 1.2% 

Road/Path n/a n/a n/a 3.1 4.8% 

OOtthheerr  TToottaall  77..33  1111..55%%  

GGrraanndd  TToottaall  6633..55  110000..00%%  

Note: Associations follow the 2019 USNVC Classification System (USNVC 2019) 
 * = 50 meter vegetation transects (point intercept method) recorded. 
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44..11..11  FFOORREESSTTSS  &&  WWOOOODDLLAANNDDSS  

Forests and woodlands comprise approximately 16.2 acres (25.5%) 
of the Marolt-Thomas OS property, including 9.3 acres of a high 
quality native Narrowleaf Cottonwood – Redosier Dogwood 
Association which is ranked as state “vulnerable” (S3) by the 
Colorado Natural Heritage Program (CNHP). This community occurs 
on the floodplains and low terraces of Castle Creek and was almost 
entirely eliminated in the late 1890’s due to construction of the 
Holden Lixivation works. Over the 125+ years since the 
abandonment of the mill this community has recovered nicely and 
is dominated by a suite of native species. The Narrowleaf 
Cottonwood – Redosier Dogwood Woodland supports a closed to 
open canopy of mature narrowleaf cottonwood (Populus 
angustifolia) with a dense cover of redosier dogwood (Cornus 
sericea). Other common species include alder (Alnus incana subsp. 
tenuifolia), bush honeysuckle (Lonicera involucrata), willows (Salix 
spp.), mountain maple (Acer glabrum), mountain lover (Paxistima 
myrsinites), starry false Solomon’s seal (Maianthemum stellatum), 
roundleaf wintergreen (Pyrola rotundifolia), scouring rush 
(Equisetum hyemale), and field horsetail (Equisetum arvense).A few 
bog orchids (Platanthera aquilonis) were observed as well. 

On the high terraces above Castle Creek are numerous irrigation 
ditches lined with mature narrowleaf cottonwoods and several species of tall willows (Salix drummondiana, S. 
exigua, S. bebbiana and S. fragilis). The dominant understory is the non-native pasture grass smooth brome 
(Bromus inermis), however orchardgrass (Dactylis glomerata), quackgrass (Elymus repens), and Kentucky 
bluegrass (Poa pratensis) all non-natives, also occur. These “ruderal” cottonwood areas occupy about 6 acres or 
10% of Marolt-Thomas OS. Overall, there is a lack of native riparian shrubs and plant diversity is very low. 
However, a few scattered native hydrophytes are 
present and include cow parsnip (Heracleum 
maximum), field horsetail, and bog orchid 
(Platanthera huronensis). According to the USNVC 
(USNVC 2019), this riparian association occurs in the 
foothill and lower montane zones of the Rocky 
Mountains extending west into the Great Basin and 
east onto the northern plains. 

Other forests present on the property include a small 
stand of aspen (Populus tremuloides) adjacent to the 
community garden which, like the adjoining 
cottonwood stand, has a dense understory of non-
native pasture grasses without a compliment of 
native riparian shrubs. There is also one stand of blue 
spruce (Picea pungens) amongst the narrowleaf 
cottonwoods, but it is fairly small in size.  

44..11..22  TTAALLLL  MMIIXXEEDD  MMOOUUNNTTAAIINN  SSHHRRUUBBLLAANNDDSS  

Two Gambel oak (Quercus gambelii) associations were documented at Marolt-Thomas OS. Most of these 
Gambel Oak areas are intermixed with serviceberry (Amelanchier alnifolia) and are classified as the Gambel Oak 
– Serviceberry Shrubland (9.0 acres, 14.2%), which is ranked as State Imperiled (S2) by the CNHP. The most well 

PPhhoottoo  22..  TThhee  nnaattiivvee  NNaarrrroowwlleeaaff  CCoottttoonnwwoooodd  --  RReeddoossiieerr  
DDooggwwoooodd  RRiippaarriiaann  FFoorreesstt  iiss  ccoommmmoonn  aalloonngg  CCaassttllee  
CCrreeeekk  ((JJuunn--1177--22001199))..  

PPhhoottoo  33..  NNaarrrroowwlleeaaff  ccoottttoonnwwooooddss  hhaavvee  ccoolloonniizzeedd  iirrrriiggaattiioonn  ddiittcchheess  
tthhrroouugghhoouutt  MMaarroolltt--TThhoommaass  OOSS  ((JJuunn--1177--22001199))..  
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represented area is the southwest corner of Marolt-
Thomas OS across from the Aspen Valley Hospital. 
Here, on top of the ridge, the tall shrubs have a fairly 
open canopy intermixed with the shorter mountain 
big sagebrush (Artemisia tridentata var. vaseyana), 
snowberry (Symphoricarpos rotundifolius), and sticky 
rabbitbrush (Chrysothamnus viscidiflorus). The 
steeper sides slopes have a higher density of both the 
Gambel oak and serviceberry. While non-natives are 
present in this community (i.e. Kentucky bluegrass, 
intermediate wheatgrass, and smooth brome), there 
is a high diversity of native graminoids and forbs 
including Nelson’s needlegrass (Achnatherum 
nelsonii), elk sedge (Carex geyeri), and slender 
wheatgrass (Elymus trachycaulus), aspen fleabane 
(Erigeron speciosus), sulphur-flower buckwheat 
(Eriogonum umbellatum), western stoneseed (Lithospermum ruderale), silvery lupine (Lupinus argenteus), Rocky 
Mountain penstemon (Penstemon strictus), and American vetch (Vicia americana). Noxious weeds are also 
present, represented by plumeless thistle (Carduus acanthoides) and houndstongue (Cynoglossum officinale). 
This plant association also occurs on the steep slopes above Castle Creek and in several areas north of the mining 
museum. Along the driveway to the museum, recent tree work has resulted in the thinning and pruning of the 
tall shrubs for wildfire hazard reduction. During field work in mid-July, several homeless “encampments” were 
observed in this community across from the Aspen Valley Hospital. 

A second Gambel Oak Shrubland occurs south of the Marolt Mining and Ranching Museum (0.7 acres, 1.1%), 
and is dominated by a dense stand of Gambel oak with snowberry. Whitestem gooseberry (Ribes inerme), 
smooth brome, and crested wheatgrass (Agropyron cristatum) also occur. 

44..11..33  SSAAGGEEBBRRUUSSHH,,  RRAABBBBIITTBBRRUUSSHH,,  AANNDD  SSNNOOWWBBEERRRRYY  SSHHRRUUBBLLAANNDDSS  

Two sagebrush, one snowberry, and one rabbitbrush 
plant association were identified on Marolt-Thomas 
OS. Two different sagebrush communities were 
documented, including a Mountain Big Sagebrush 
(Artemisia tridentata var. vaseyana) Ruderal Shrub 
Grassland most prevalent in the northeast corner of 
the property, as well as a Basin Big Sagebrush 
(Artemisia tridentata var. tridentata) Ruderal 
Shrubland adjacent to the north pond. The presence 
of basin big sagebrush was unexpected as this taxon 
generally occurs in the lower river valleys and 
plateaus of Colorado and may have been introduced 
to the site. Both the Basin and Mountain Big 
Sagebrush Communities contain numerous non-
native grasses such as smooth brome, quackgrass and 
crested wheatgrass, and have either lost most of their 

native grass and forb associates or simply represent colonization by these shrubs into historically farmed or 
grazed pastureland. Native species occasionally present in these areas include narrowleaf Indian paintbrush 
(Castilleja linariifolia), comandra (Comandra umbellata), silvery lupine (Lupinus argenteus), and Rocky Mountain 
penstemon. 

PPhhoottoo  44..  GGaammbbeell  OOaakk  --  SSeerrvviicceebbeerrrryy  SShhrruubbllaanndd  ((JJuull--1177--22001199))..  

PPhhoottoo  55..  RRuuddeerraall  SSaaggeebbrruusshh  SShhrruubbllaanndd  wwiitthh  ssmmooootthh  bbrroommee  ((JJuunn--1177--22001199))..  
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Additional vegetation associations include a 
Mountain Snowberry (Symphoricarpos rotundifolius) 
Shrubland surrounding the community garden (0.9 
acres, 1.4%) and a sticky rabbitbrush (Chrysothamnus 
viscidiflorus) Ruderal Shrub Grassland (1.4 acres, 
2.2%), which occurs in the far northwest corner of the 
property as well as along a recent utility line corridor 
in the Gambel Oak – Serviceberry Shrubland.  

44..11..44  WWEETT  SSHHRRUUBBLLAANNDDSS  

The numerous irrigation ditches and ponds present 
on Marolt-Thomas OS have led to the development 
of two different wet shrublands. The first, the River 
Birch Wet Shrubland (0.5 acres, 0.9%), occurs at the 
Marolt Wetland Mitigation Site, which is a wetland 

and pond created in 1999 to offset impacts 
associated with loss of wetlands due to construction 
of the Roundabout and surrounding highway and 
road areas. This wet shrubland is dominated by river 
birch (Betula occidentalis) along with bog birch 
(Betula glandulosa), redosier dogwood, sandbar 
willow (Salix exigua), and scattered young narrowleaf 
cottonwood trees. The herbaceous component is 
comprised of hardstem bulrush (Scirpus acutus) in the 
wettest areas, and woolly sedge (Carex pellita), tufted 
hairgrass (Deschampsia cespitosa) and wild iris (Iris 
missouriensis) in slightly drier areas. Pasture gasses, 
such as orchardgrass, also occur. A Tall Willow Wet 
Shrubland has developed around the pond in the 
northwest corner of the property (0.4 acres, 0.7%). 
This wetland is dominated by willows such as 
whiplash willow (Salix lasiandra var. caudata), 

sandbar willow, hawthorn (Crataegus succulenta), 
and Drummond’s willow (Salix drummondiana). Reed 
canarygrass (Phalaris arundinacea), an invasive 
wetland grass, was observed in this area as well. 

44..11..55  NNOONN--NNAATTIIVVEE  GGRRAASSSSLLAANNDD  

A non-native agricultural grassland occupies about a 
third of Marolt-Thomas OS (20.6 acres, 32.4%) and 
occurs on the high terrace above Castle Creek. These 
hayfields have a long agricultural legacy and are 
bisected by numerous irrigation ditches. There is no 
active irrigation of these pastures. The dominant 
grass is smooth brome, however some intermediate 
wheatgrass (Thinopyrum intermedium), western 
wheatgrass (Pascopyrum smithii), and a scattering of 
forbs such as Rocky Mountain penstemon, hairy 
golden aster (Heterotheca villosa), flax (Linum lewisii), 

PPhhoottoo  66..  SSnnoowwbbeerrrryy  SShhrruubbllaanndd  aaddjjaacceenntt  ttoo  tthhee  ccoommmmuunniittyy  ggaarrddeenn  ((JJuunn--
1177--22001199))..  

PPhhoottoo  77..  RRiivveerr  BBiirrcchh  WWeett  SShhrruubbllaanndd  aatt  tthhee  MMaarroolltt  WWeettllaanndd  MMiittiiggaattiioonn  ((JJuunn--
1177--22001199))..  

PPhhoottoo  88..  NNoonn--NNaattiivvee  GGrraassssllaannddss  aarree  ccoommmmoonn  aatt  MMaarroolltt--TThhoommaass  OOSS  ((JJuunn--
1177--22001199))..  
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(Artemisia ludoviciana, A. frigida), and several 
escaped red oriental poppies (Papaver orientale). 
Unfortunately, the very characteristics of smooth 
brome that make it so successful in stabilizing soil and 
providing forage for livestock also make it a very 
aggressive species that has long term persistence and 
quickly outcompetes and suppresses desirable 
natives. Pastureland dominated by smooth brome 
and other non-native grasses is generally considered 
to be of low ecological value. While these pastures 
don’t necessarily have as much ecological value when 
compared to native plant communities, they do offer 
aesthetic and historical value. Native shrubs such as 
serviceberry, sagebrush, and rabbitbrush are also 
starting to colonize portions of the hayfields. 

44..11..66  DDIISSTTUURRBBEEDD  AARREEAASS  

Several small disturbed areas occur throughout 
Marolt-Thomas OS. Some of these areas are being 
activity used for construction or storage of slash and 
soil. However, another area just downslope of the 
Marolt Museum is a steep slope dominated by weedy 
species and could be considered for a future native 
restoration project.  

44..22  QQUUAANNTTIITTAATTIIVVEE  DDAATTAA  ––  VVEEGGEETTAATTIIOONN  
CCOOVVEERR  AANNDD  SSPPEECCIIEESS  RRIICCHHNNEESSSS  

44..22..11  LLOOCCAATTIIOONN  OOFF  SSAAMMPPLLIINNGG  SSIITTEESS  

A total of four (4) permanent vegetation data 
transects were sampled at Marolt-Thomas OS. These sites are located in the native Narrowleaf Cottonwood – 
Redosier Dogwood Woodland, the Narrowleaf Cottonwood Ruderal Riparian Woodland, the Mountain Big 
Sagebrush Ruderal Shrubland, and the Gambel Oak – Serviceberry Shrubland. All transects are 50 meters in 
length and have permanent markers at each end including 8-inch metal nails and orange fiberglass rods. The 
start and end points of the transects were recorded with a Garmin GPSMap unit and the aspect, slope, and 
orientation (i.e. compass direction relative to the start point) were also recorded. Each transect was 
photographed from both ends. Field work occurred in mid-July 2019 by Rea Orthner and one field assistant. See 
Map 2. These transects document baseline conditions and will help land managers to track changes in plant 
community composition over time. 

44..22..22  SSAAMMPPLLIINNGG  MMEETTHHOODDOOLLOOGGYY  

Vegetation cover data were collected as point-intercept data, using the Cover-Point optical scope along a 50 
meter transect. Point data were collected at each meter, with one point at 0.5m from the center line on both 
sides of the transect for a total of 100 points (2 points at each meter x 50 meters). Data were recorded as first-
hit and second-hit data for vegetation and standing dead plant material; and ground cover hits were recorded 
separately for bare soil, rock, litter, and water. Rock was considered to be any inorganic material greater than 1 
cm. in diameter. Standing dead was considered to be any dead organic material that was still standing and was 
produced in the previous growing seasons.  

PPhhoottoo  99..  DDiissttuurrbbeedd  aarreeaa  ssoouutthheeaasstt  ooff  tthhee  MMaarroolltt  MMuusseeuumm  iiss  oonnee  ppootteennttiiaall  
aarreeaa  ffoorr  rreessttoorraattiioonn  ((JJuunn--1177--22001199))..  

PPhhoottoo  1100..  TThhiiss  ddiissttuurrbbeedd  aarreeaa  iinn  tthhee  CCoottttoonnwwoooodd--DDooggwwoooodd  RRiippaarriiaann  
FFoorreesstt  iiss  aannootthheerr  ppootteennttiiaall  aarreeaa  ffoorr  rreessttoorraattiioonn  ((JJuull--1177--22001199))..  
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Data on species richness was collected by identifying and listing all plant species present in a two-meter-wide 
by 50 meter long quadrat centered along the cover transect. The final species richness value is presented as the 
number of species per 100 m². 

44..22..33  DDAATTAA  AANNAALLYYSSIISS    

For each vegetation cover transect, the percent absolute cover of vegetation, rock, soil, litter, and standing dead 
was calculated using only first hit data. The relative cover of each plant species was calculated using both first 
and second hit data of vegetation. Species richness was calculated by counting the total number of vascular 
plants present in each 100 m² (2 meter by 50 meter) quadrat. The data were then summarized by absolute cover 
(vegetation or non-vegetative cover), and relative cover of native versus non-native plants.  

44..22..44  RREESSUULLTTSS  

The results of the quantitative monitoring are presented and summarized in Appendices B through D. Overall, 
the Narrowleaf Cottonwood Woodland and the Gambel Oak-Serviceberry Shrubland showed the highest 
vegetative cover, which ranged from 85% to 99%. The non-native Ruderal Sagebrush Shrubland had the lowest 
absolute vegetative cover at 66%. Litter (dead fallen plant material such as leaves) had the highest component 
of the non-vegetative cover (over rock, soil and standing dead) among all four transects. Non-native plants are 
present in virtually every plant association sampled, except for the Narrowleaf Cottonwood – Redosier Dogwood 
Woodland along Castle Creek. While no non-natives were sampled in this quantitative data transect (No. T4), 
scattered non-natives were observed in the general vicinity. As expected, non-native plants had a significant 
percentage of the cover in the Ruderal Sagebrush Shrubland and Ruderal Cottonwood Forest, where the non-
native plants comprised 54% and 47% of the plant cover, respectively. However, non-natives also had a high 
percentage in the Gambel Oak -Serviceberry Shrubland, comprising 22% of the relative cover. The most common 
non-native plant in these transects is Kentucky bluegrass which is widely naturalized in the area, however several 
species of other pasture grasses are present as well. The high percentage of non-natives throughout Marolt-
Thomas OS is not unexpected given the multiple recreational trail corridors bisecting the property and past land 
use history of ranching and farming.  

44..33  RRAARREE  PPLLAANNTTSS  AANNDD  PPLLAANNTT  CCOOMMMMUUNNIITTIIEESS  

No federally listed, Forest Service or BLM Sensitive, or State rare plant species as tracked by the CNHP were 
documented during field visits conducted in June and July. However, the CNHP has mapped both mountain 
bladder fern (Cystopteris montana), a state critically imperiled species (S1) and canyon bog orchid (Platanthera 
tescamnis, syn. Limnorchis sparsiflora), a state vulnerable (G3) plant, from the general vicinity of the property 
(CNHP 2018). While none of these species was observed, there is a small population of the relatively common 
northern green bog orchid (Platanthera aquilonis) present along the Castle Creek stream corridor. It should be 
noted that the dense shrubby undergrowth of the narrowleaf cottonwood riparian corridor makes surveying 
these areas extremely difficult. Finally, in 1999 the CNHP mapped the area along Castle Creek as part of the 
Maroon Creek – Castle Creek Potential Conservation Area due to the presence of natural riparian plant 
communities. 

44..44  NNOOXXIIOOUUSS  WWEEEEDD  AASSSSEESSSSMMEENNTT  

Thirteen species of Colorado State listed noxious weeds were identified during the June and July 2019 field visits. 
See Table 2. Weeds are currently being managed through the City of Aspen Parks Department. While noxious 
weeds are present throughout the area, they do not appear problematic at this time. 
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TTAABBLLEE  22..  LLIISSTT  OOFF  NNOOXXIIOOUUSS  WWEEEEDDSS..  MAROLT-THOMAS OPEN SPACE   

SScciieennttiiffiicc  NNaammee  CCoommmmoonn  NNaammee  FFaammiillyy  NNooxxiioouuss  
WWeeeedd  LLiisstt  

PPeerreennnniiaall  FFoorrbbss     
Cirsium arvense (=Breea) Canada thistle Asteraceae B 
Convolvulus arvensis  Field bindweed Convolvulaceae C 
Elymus repens (=Elytrigia) Quackgrass Poaceae C 
Leucanthemum vulgare  Oxeye daisy Asteraceae B 
Tanacetum vulgare  Common tansy Asteraceae B 

AAnnnnuuaall  //  BBiieennnniiaall  FFoorrbbss     
Arctium minus  Lesser burdock Asteraceae C 
Carduus acanthoides  Plumeless thistle Asteraceae B 
Cynoglossum officinale  Houndstongue Boraginaceae B 
Erodium cicutarium  Redstem stork's bill Geraniaceae C 
Tripleurospermum perforatum 
(Matricaria) 

Scentless chamomile Asteraceae B 

Verbascum thapsus  Mullein Scrophulariaceae C 

AAnnnnuuaall  GGrraammiinnooiiddss     
Bromus tectorum (=Anisantha) Cheatgrass, Downy brome Poaceae C 
Poa bulbosa  Bulbous bluegrass Poaceae C 

Note: See www.colorado.gov/pacific/agconservation/noxious-weed-species for additional details. 

44..55  FFLLOORRIISSTTIICC  IINNVVEENNTTOORRYY  &&  FFLLOORRIISSTTIICC  QQUUAALLIITTYY  AASSSSEESSSSMMEENNTT  

In an era of significant environmental changes and pressures from humankind, there is an increased need for 
floristic data to understand, preserve, and manage biodiversity. Not only are floristic inventories important, but 
so is an assessment of the overall floristic quality. The Floristic Quality Assessment (FQA) is a standardized 
method used to determine the ecological condition of a site in terms of its native floristic quality. It is useful for 
assessing how human disturbances have affected plant community composition and for tracking changes in 
plant communities over time, which has practical implications in the continued management of open space 
areas and helps to form a complete picture of biodiversity. 

44..55..11  SSUURRVVEEYY  MMEETTHHOODDSS  

A comprehensive list of all vascular plant species encountered at Marolt-Thomas OS was compiled for the project 
area and summarized in table form with scientific name, common name, plant family, origin (native or 
introduced), and the coefficient of conservatism value (C-value). See Appendix E. The plant list was developed 
from field work conducted in 2019 and uses current taxonomic nomenclature as found in The Flora of Colorado 
(Ackerfield 2015).  

In addition, a Floristic Quality Assessment (FQA) was completed (Rocchio 2007). The FQA method is based on 
the concept of species conservatism. In general, species conservatism is a measure of how sensitive a species is 
to disturbance, and the degree of fidelity it has to a particular habitat or environment. This is represented by the 
C-value, or Coefficient of Conservatism, an integer ranging from 0-10 that has been assigned for a given 
geographic area. Species with low C-values are highly tolerant to disturbance and exhibit little fidelity to natural 
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areas, and they may be found virtually anywhere. In contrast, species with high C-values are highly intolerant to 
disturbance and are located in high-quality natural sites indicative of conditions prior to human settlement.  

To assess the floristic quality within the project area, the mean C-values for the entire property as well as per 
species richness quadrat was calculated. The C-values were obtained from the CNHP’s Colorado Floristic Quality 
Assessment Database (CNHP 2009) and are included in the Vascular Plant Species List presented in Appendix E. 

44..55..22  RREESSUULLTTSS  

A total of 133 vascular plant species were observed at Marolt-Thomas OS. These include eight species of trees, 
28 shrubs/subshrubs, 22 perennial graminoids, 55 perennial forbs, one cactus species, 15 annual/biennial forbs, 
and two species of annual graminoids. Of the total, 40 or 30% are non-native and 13 species are Colorado State 
listed noxious weeds. 

The results of the floristic quality assessment show that the richest floristic diversity occurs in the Castle Creek 
Riparian corridor, which is also the area that has seen the least human disturbance since the later 1800’s (i.e. it 
was never farmed or actively ranched). There the mean C value of the quantitative data quadrat is 5.9, which is 
an excellent rating. Surprisingly, the next highest mean C value of all plants was the Ruderal Sagebrush Shrubland 
(T1, mean C=4.2), which had a fairly high number of native forbs despite the presence of smooth brome and few 
other non-natives. The mean C value for the Cottonwood Ruderal (T2) and Oak-Serviceberry (T3) transects is 2.8 
and 3.8, respectively. These values are not unexpected, given the past land use history and high number of non-
native plants naturalized throughout the property. In general, those areas with a mean C of >4.5 warrant an A-
rating (excellent), between 3.5 and 4.5 is a B-rating (good), between 2.5 and 3.5 is a C-rating (fair) and <2.5 is a 
D-rating (poor) (Rocchio 2006). Overall, the entire property had a mean C value of 3.8 and a mean C value for 
just the native plants of 5.4. 

44..66  PPOOLLLLIINNAATTOORR  HHAABBIITTAATT  

The mixed mountain and sagebrush shrublands at Marolt-Thomas OS contain an array of native flowers 
interspersed among the shrubs and provide important pollinator habitat. Pollination, whether by native bees, 
butterflies, moths, flies, bats, beetles, or other insects, is critical to ecosystem health as pollinators help plants 
reproduce and produce enough seeds for dispersal and propagation, and maintain genetic diversity within plant 
populations. Unfortunately, scientists have noticed that the health of pollinator populations has been negatively 
impacted over the recent decades by a variety of factors: the loss, degradation, and fragmentation of habitat; 
diminished quantity and quality of food sources; reduced availability of sites for mating, nesting, and migration; 
exposure to pesticides; and increased adverse effects from pathogens, arthropod pests, and parasites (USDA 
and USDOI 2015). Thus, managing for pollinators is an important component of land management. According to 
Pollinator-Friendly Best Management Practices For Federal Lands (USDA and USDOI 2015) managing for 
pollinators involves providing, protecting and ensuring long-term productivity of wildflower-rich foraging 
habitat; providing nest sites for native bees (i.e. undisturbed open ground or downed woody debris); providing 
host plants for butterflies; and providing overwintering refuge for other insects. 

55..00  WWIILLDDLLIIFFEE  

Marolt Open Space & Thomas Open Space are relatively small properties yet provide habitat for wildlife. The 
interspersion of the Castle Creek riparian forest, patches of quaking aspen (Populus tremuloides), old hayfields, 
and ponds supports many species of songbirds, small mammals, and meso-carnivores, as well as seasonal use 
by mule deer (Odocoileus hemionus) and Rocky Mountain elk (Cervus elaphus nelsoni).  

55..11  MMEETTHHOODDSS  

Colorado Wildlife Science (CWS) biologists conducted pedestrian surveys on June 12, 2019 along two parallel 
transects (587 meter north transect and 776 meter south transect) separated by approximately 200 meters. 
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Two CWS biologists followed each transect at approximately 50 meter spacing recording all directly observed 
wildlife as well as all wildlife sign (e.g., beds, nests, fur or feathers, burrows, dens, pellets or scat, prey remains, 
food caches, and markings on the ground or on tree bark) and sounds (i.e., bird songs and calls). In addition, 
CWS conducted nocturnal bird surveys based on a protocol adapted from surveys conducted in western 
Montana since the mid 1980’s and adopted by Bird Conservancy of the Rockies (BCR) since 2007. The survey 
route was implemented on June 13. Any nocturnal birds (e.g., owls, nightjars) observed or detected by other 
means (e.g., calls, feathers, nests) were recorded. Other wildlife encountered were recorded by species and 
location as well.  

55..22  RREESSUULLTTSS 

The CWS field surveys found that Marolt-Thomas OS provides habitat for a relatively high songbird species 
richness, supports mule deer fawning and rearing, and is used, to a limited degree, as transition habitat by elk.  

55..22..11  DDIIUURRNNAALL  BBIIRRDDSS    

One hundred twenty-seven individuals of 24 species of birds were detected. These included many species known 
to be tolerant of human activity (e.g., American robins, black-billed magpies, black-capped chickadees), but few 
species that are more sensitive to human activity (e.g., western wood-pewee). While most of the birds detected 
were those that nest in a wide variety of habitat types, a few species with more narrow habitat tolerances (e.g., 
specific vegetation and/or high quality habitat) were detected as well. 

TTAABBLLEE  33..  BBIIRRDDSS  OOFF  CCOONNSSEERRVVAATTIIOONN  CCOONNCCEERRNN  KKNNOOWWNN  OORR  WWIITTHH  TTHHEE  PPOOTTEENNTTIIAALL  TTOO  OOCCCCUURR  AATT  
MMAARROOLLTT--TTHHOOMMAASS  OOPPEENN  SSPPAACCEE  

CCoommmmoonn  NNaammee    SScciieennttiiffiicc  NNaammee  
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CCNNHHPP  CCPPWW  

DDiiuurrnnaall  RRaappttoorrss  &&  OOwwllss  
Bald eagle Haliaeetus leucocephalus S S C  G5 S1BS3N SC, SGCN T2 
Northern pygmy-owl Glaucidium gnoma     G4G5 S3B 

CCoolluummbbiiddaaee  ––  PPiiggeeoonnss  &&  DDoovveess  
Band-tailed pigeon Patagioenas fasciata     G4 S4B SGCN T2 

PPaasssseerriinneess  

Lewis’s woodpecker Melanerpes lewis S  C  G5 S5 SGCN T2 
Virginia’s warbler Oreothlypis virginiae    W G5 S5 SGCN T2 

Special management designations: USFS=United States Forest Service, S=US Forest Service Region 2 Sensitive Species; BLM=Bureau of Land 
Management, S=BLM Sensitive Species in Colorado;  FWS=U.S. Fish and Wildlife Service, C=Bird of Conservation Concern for Bird Conservation 
Regions (BCR) 16 & 18; CPW=Colorado Parks & Wildlife, SGCN=Species of Greatest Conservation Need; PIF=Partners In Flight, W=Watch List. 

55..22..22  MMAAMMMMAALLSS  

Fifty-five detections of 7 to 9 mammal species (Voles were detected by sign only which could have been created 
by any of 3 species: long-tailed vole, montane vole, western heather vole.) were detected at Marolt-Thomas OS 
during the surveys: elk, golden-mantled ground squirrel, least chipmunk, mule deer, northern pocket gopher, 
red squirrel, and vole species. Marolt-Thomas OS is used by mule deer throughout the non-winter months and 
by elk during the transition periods between winter and summer. Two deer were observed during field surveys 
including a days-old fawn (Photo 1) and a doe that was likely the mother. In addition, 13 separate occurrences 
of mule deer were detected by sign such as pellets and beds. Coincidentally, thirteen occurrences of elk sign 
were also detected on the property. In contrast to the deer and deer sign, all of the elk sign was older, from the 

102



APPENDIX B -  Vegetation and Wildlife Baseline Report

APPENDIX B -  17
September 2019 - Vegetation and Wildlife Monitoring Report – Marolt-Thomas Open Space  Page 12 

early spring or previous fall, with no direct observations. Surprisingly, there were no direct or indirect 
observations of American black bears, coyotes, red foxes, or Wyoming ground squirrels. 

 
PPhhoottoo  1111..  MMuullee  ddeeeerr  ffaawwnn  oobbsseerrvveedd  nnoorrtthh  ooff  ccoommmmuunniittyy  ggaarrddeenn  

TTAABBLLEE  44..  MMAAMMMMAALLSS  KKNNOOWWNN  OORR  WWIITTHH  TTHHEE  PPOOTTEENNTTIIAALL  TTOO  OOCCCCUURR  AATT  MMAARROOLLTT--TTHHOOMMAASS  OOPPEENN  SSPPAACCEE  

CCoommmmoonn  NNaammee    SScciieennttiiffiicc  NNaammee  KKnnoowwnn  
oorr  LLiikkeellyy  

HHooww  CCNNHHPP  //  CCPPWW  
SSttaattuuss  

CCaanniiddss  
Coyotes Canis latrans Likely Habitat/ Distribution G5 S5 
Red fox Vulpes vulpes Likely Habitat/ Distribution G5 S5 

CChhiirroopptteerraa  
Big brown bat Eptesicus fuscus Likely Habitat/Distribution G5 S5 
Fringed myotis Myotis thysanodes Possible Habitat/Distribution G4 S3 / SGCN T1 
Hoary bat Lasiurus cinereus Possible Habitat/Distribution G3G4 S3S4B / 

SGCN T2 
Little brown bat Myotis lucifugus Possible Habitat/Distribution G3 S4 / SGCN T1 
Long-eared myotis Myotis evotis Possible Habitat/Distribution G5 S4 
Long-legged myotis Myotis volans Possible Habitat/Distribution G4G5 S5 
Silver-haired bat Lasionycteris noctivagans Possible Habitat/Distribution G3G4 S3S4 
Townsend’s big-eared bat 

Corynorhinus townsendii pallescens Possible Habitat/Distribution 
G4T3T4 S2 / 

SGCN T1 
Western small-footed myotis Myotis ciliolabrum Possible Habitat/Distribution G5 S4 

FFeelliiddss  
Bobcat Lynx rufus Likely Habitat/ Distribution G5 S5 
Mountain lion Puma concolor Likely Habitat/ Distribution G5 S5 

MMuusstteelliiddss  
American badger Taxidea taxus Likely Habitat/ Distribution G5 S4 

103



APPENDIX B - 18

APPENDIX B -  Vegetation and Wildlife Baseline Report

September 2019 - Vegetation and Wildlife Monitoring Report – Marolt-Thomas Open Space  Page 13 

TTAABBLLEE  44..  MMAAMMMMAALLSS  KKNNOOWWNN  OORR  WWIITTHH  TTHHEE  PPOOTTEENNTTIIAALL  TTOO  OOCCCCUURR  AATT  MMAARROOLLTT--TTHHOOMMAASS  OOPPEENN  SSPPAACCEE  

CCoommmmoonn  NNaammee    SScciieennttiiffiicc  NNaammee  KKnnoowwnn  
oorr  LLiikkeellyy  

HHooww  CCNNHHPP  //  CCPPWW  
SSttaattuuss  

Long-tailed weasel Mustela frenata Likely Habitat/ Distribution G5 S5 
Short-tailed weasel Mustela erminea Possible Habitat/ Distribution G5 S4 

RRooddeennttss  
Bushy-tailed woodrat Neotoma cinerea Likely Habitat/ Distribution G5 S5 
Common muskrat Ondatra zibethicus Likely Habitat/ Distribution G5 S5 
Deer mouse Permomyscus manilculatis Likely Habitat/ Distribution G5 S5 
Long-tailed vole Microtus longicaudus Likely Habitat/ Distribution G5 S5 
Montane vole Microtus montanus Likely Habitat/Distribution G5 S5 
North American porcupine Erethizon dorsatum Likely Habitat/ Distribution G5 S5 
Western heather vole Phenacomys intermedius Likely Habitat/ Distribution G5 S4 
Western jumping mouse Zapus princeps Likely Habitat/Distribution G5 S5 
Yellow-bellied marmot Marmota flaviventris Possible Habitat/Distribution G5 S5 

LLaaggoommoorrpphhss  
Mountain cottontail Silvilagus nuttalii Likely Habitat/ Distribution G5 S5 

SScciiuurriiddss  
Golden-mantled ground squirrel Callospermophilus lateralis Known Observation  
Least chipmunk Neotamias miimus Known Observation G5 S5 
Red squirrel Tamiasciurus hudsonicus Known Observation G5 S5 
Wyoming ground squirrel Urocitellus elegans Known Habitat/Distribution G5 S5 

SSoorriicciiddss  &&  FFoossssoorriiaall  MMaammmmaallss  

American water shrew Sorex palustris Possible Habitat/Distribution G5 S4 
Masked shrew Sorex cinereus Possible Habitat/Distribution G5 S5 
Montane shrew Sorex monticolus Likely Habitat/Distribution G5 S5 
Northern pocket gopher Thomomys talpoides Known Sign G5 S5 

UUnngguullaatteess  

Mule deer Odocoileus hemionus hemionus Known Observation G5 S5 
Rocky Mountain elk Cervus elaphus nelsoni Known Sign G5 S5 

UUrrssiiddss  &&  PPrrooccyyoonniiddss  

American black bear Ursus americanus Likely Habitat/Distribution G5 S5 
Raccoon Procyon lotor Likely Habitat/Distribution G5 S5 

55..22..33  HHEERRPPEETTOOFFAAUUNNAA  ––  AAMMPPHHIIBBIIAANNSS  &&  RREEPPTTIILLEESS  

Herpetofauna sampling has not been conducted at Marolt-Thomas OS. One reptile, a western terrestrial garter 
snake (Photo 2), was detected during the CWS surveys. In addition, two amphibian species likely occur at Marolt-
Thomas OS. Appropriate habitat for boreal chorus frogs and tiger salamanders occurs on Marolt-Thomas OS, 
but their presence has not been confirmed. Amphibian habitat includes ponds (tiger salamaders) and wetland 
and riparian habitats with seasonally ponded water (chorus frogs). 
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PPhhoottoo  1122..  WWeesstteerrnn  tteerrrreessttrriiaall  ggaarrtteerr  ssnnaakkee  oobbsseerrvveedd  oonn  TThhoommaass  OOppeenn  SSppaaccee  

TTAABBLLEE  55..  HHEERRPPEETTOOFFAAUUNNAA  KKNNOOWWNN  OORR  WWIITTHH  TTHHEE  PPOOTTEENNTTIIAALL  TTOO  OOCCCCUURR  AATT  MMAARROOLLTT--TTHHOOMMAASS  OOPPEENN  SSPPAACCEE  

CCoommmmoonn  NNaammee    SScciieennttiiffiicc  NNaammee  
KKnnoowwnn  

oorr  LLiikkeellyy  HHooww  
CCNNHHPP  //  CCPPWW  

SSttaattuuss  
AAmmpphhiibbiiaannss  

Boreal chorus frogs Pseudacris maculata Likely Habitat/ Distribution G5 S5 

Tiger salamanders Ambystoma tigrinum Likely Habitat/ Distribution G5 S5 

RReeppttiilleess  

Western terrestrial garter snake Thamnophis elegans Known Observation G5 S5 

55..33  RRAARREE,,  TTHHRREEAATTEENNEEDD  &&  EENNDDAANNGGEERREEDD  SSPPEECCIIEESS  

On June 20, 2019, the property boundary was submitted to USFWS via the IPaC system 
(http://ecos.fws.gov/ipac/) requesting an official list of threatened, endangered, or candidate species that may 
occur on or within proximity of Marolt-Thomas OS or may be affected by implementation of the proposal. An 
official list was received and is attached as Appendix F. No federally protected species are expected to occur on 
Marolt-Thomas OS. No designated critical habitat exists for any listed species within or adjacent to the property. 
In addition, the State of Colorado list of endangered and threatened species was reviewed and no state 
endangered species, threatened species, or Species of Greatest Conservation Concern are known or suspected 
to occur on the property. 

55..44  DDIISSCCUUSSSSIIOONN  &&  MMAANNAAGGEEMMEENNTT  IIMMPPLLIICCAATTIIOONNSS  

The CWS field surveys found that although Marolt-Thomas OS is heavily used by people, it does, in fact, provide 
habitat for wildlife. Given the property is dominated by a plant community with little habitat complexity (smooth 
brome pasture) and the relatively high level of human activity, the relatively low wildlife species richness and 
abundance detected and lack of human-sensitive species is not surprising. Frequency of wildlife detection, 
whether by means of direct observation or indirectly by means of sign or sound, was substantially greater 
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wherever habitat complexity was greater and native plants dominated. It is interesting to note that little mule 
deer sign was detected on the south side of the aspen grove and community garden on Thomas OS where many 
people exercising their dogs were observed. The mule deer fawn was bedded on the north side, substantially 
more mule deer sign was observed on the north side, and no people or dogs were observed north of the aspen 
and garden during the surveys.  

66..00  RREECCOOMMMMEENNDDAATTIIOONNSS  

66..11  VVEEGGEETTAATTIIOONN  RREECCOOMMMMEENNDDAATTIIOONNSS  

• Protect and preserve the high-quality riparian corridor along Castle Creek. Limit vegetation removal in 
this area to noxious weed treatments and any trees hazardous to the public. No thinning of the native 
shrubs in the understory should be conducted.  

• Continue noxious weed management on the property. An integrated weed management approach is 
recommended, incorporating mechanical (i.e. mowing, hand-pulling, weed-steaming), chemical (using 
selective herbicides), and cultural techniques such as revegetating with weed-free seed mixtures. 

• Conduct “small-scale” restoration activities: 

o Plant native riparian shrubs such as redosier dogwood in the small area to the northeast of the 
wooden derrick along Lixiviation Works Trail to reconnect the shrub stratum of this important 
riparian plant community. 

o Seed and plant the steep banks below and to the southeast of the Marolt Mining and Ranching 
Museum that is now dominated by weeds. Use of native seed mixtures and weed free mulches 
is strongly encouraged. Many of these areas have patches of bare ground which are being 
colonized by annual weeds such as cheat grass and the like. The use of erosion control blankets 
may be necessary in order to stabilize these banks long enough for the seeded plants to 
become established. 

o Several large piles of brush and soil were noted along the road north of the Holden/Marolt 
Ranch and Mining Museum. These areas are a haven for noxious weeds and other invasive 
species. Ideally, these piles should be removed, and the area revegetated. 

o The utility line crossing of the Gambel Oak – Serviceberry Shrubland west of Marolt Drive 
should be planted with Gambel oak and serviceberry shrubs to ensure that it is successfully 
restored to its pre-disturbance habitat type. 

• Consider “large-scale” restoration by improving the trajectory and recovery of the non-native grassland 
(pastureland) to a more ecologically valuable habitat. Potential restoration could include: 

o Create wildflower meadows in strategic locations to improve pollinator habitat. Pollinators are 
an important part of agriculture and would not only support the success of crops grown in the 
Community Garden, but also support native insect populations that are an important 
component of overall ecosystem health. See Establishing Pollinator Meadows from Seed for 
additional details (Xerces 2013). 

o Consider restoring the smooth brome pasture to its pre-settlement vegetation type. Most likely 
these areas supported a Mountain Big Sagebrush Community. Work with the Aspen Historical 
Society to see if historical imagery or notes are available on the vegetation types present pre-
settlement times to determine to most appropriate restoration goal. 

o If restoring the smooth brome pasture to native vegetation communities is not desirable or 
warranted by the City of Aspen, then consider trying to improve species diversity by frequent 
low mowing to reduce the competitive advantage of this rhizomatous grass, and then inter-
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seed with additional native plant species. Seed should be drilled into these areas using a no-till 
drill so as not to stimulate weed seed germination. Mowing would likely need to take place for 
one to two seasons prior to seeding. 

o Create additional wetland and riparian habitat. The numerous irrigation ditches and associated 
water rights could be employed to develop high quality wetland habitats within the existing 
pasture that would be of greater benefit to wildlife. For example, the Marolt Wetlands, a 
wetland created several decades ago, contains a diversity of wetland and riparian shrubs and 
grasses and provides much better habitat than the existing hayfields.  

It should be noted that invasive perennial-dominated grasslands, such as those found at Marolt-Thomas OS, are 
one of the most challenging starting conditions for restoration because they require substantial investment of 
time before and after initial seeding and planting. Generally, these sites may require more than one season of 
vegetation control, either through application of herbicides, mechanical tillage, or “solarization” via plastic 
sheeting prior to seeding, and then attentive management through the seedling establishment phase and 
beyond. Long-term management will also be necessary. 

66..22  WWIILLDDLLIIFFEE  RREECCOOMMMMEENNDDAATTIIOONNSS  

• Wildlife would benefit from the restoration of the pastureland to its pre-settlement vegetation type as 
described in the vegetation recommendations. Such restoration would especially benefit sagebrush 
dependent songbirds and mule deer. 

• Maintain the structural diversity of the Castle Creek riparian forest to continue to provide habitat for 
wildlife including owls, raptors, small mammals, and songbirds. 

o Avoid trails in this area which would result in habitat fragmentation, direct and indirect habitat 
loss, and reduce habitat effectiveness. 

• The ponds at Marolt-Thomas OS provide habitat for riparian songbirds and easy access to water for elk, 
mule deer and other species. As such, it is important to maintain the willows and other shrub species 
that provide songbird nesting and foraging habitat as well as cover for other wildlife. 

• Designate the area north of the community garden on Thomas OS a no dog area to protect the mule 
deer fawning activity from April 1 through June 21. 

o Increase public awareness through interpretive/educational materials about responsible dog 
ownership in the context of wildlife disturbance during any and all outdoor recreational 
pursuits. 

• Avoid spraying herbicides between May 15 to July 31 to protect nesting songbirds. 

o If deemed necessary, only use backpack sprayers and apply carefully. 
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77..00  RREEFFEERREENNCCEESS  
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88..00  MMAAPPSS  
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Soil Map—Aspen-Gypsum Area, Colorado, Parts of Eagle, Garfield, and Pitkin Counties
(Marolt Thomas Soils)
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Map Unit Legend

Map Unit Symbol Map Unit Name Acres in AOI Percent of AOI

9 Ansel-Anvik association, 25 to 
45 percent slopes

0.0 0.0%

42 Fluvaquents, 0 to 10 percent 
slopes

12.5 19.8%

104 Torriorthents-Camborthids-
Rock outcrop complex, 6 to 
65 percent

7.5 11.8%

107 Uracca, moist-Mergel complex, 
1 to 6 percent slopes, 
extremely s

38.8 61.1%

110 Uracca, moist-Mergel complex, 
25 to 65 percent slopes, 
extremely

0.2 0.3%

117 Yeljack-Callings complex, 12 to 
25 percent slopes

4.4 7.0%

Totals for Area of Interest 63.5 100.0%

Soil Map—Aspen-Gypsum Area, Colorado, Parts of Eagle, Garfield, and Pitkin Counties Marolt Thomas Soils

Natural Resources
Conservation Service

Web Soil Survey
National Cooperative Soil Survey

8/20/2019
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Sample #

Vegetation Type
Association Code (USNVC 2019)

Date
Number of Species 10

Number of Non-Native Species 2
Total C 42

Mean C All 4.2
Mean C Natives 5.25

Absolute Cover Natives 31.0%
Relative Cover Natives 46.5%

Total Hits 100
Total Vegetation Cover 66
Total Non-Veg Cover 34

Scientific Name Common Name Origin C-Value
1st Hit
Data

2nd Hit
Data

Absolute
Cover

Relative
Cover

Shrubs/Subshrubs
Amelanchier alnifolia Serviceberry N 6 1 1.0% 1.4%
Artemisia tridentata var. vaseyana Mountain big sagebrush N 5 28 28.0% 39.4%
Berberis repens (Mahonia) Oregon grape N 5 p -- --
Symphoricarpos rotundifolius (=S. 
oreophilus) Roundleaf snowberry N 5 p -- --
Shrubs/Subshrubs Total 29.0% 40.8%

Perennial Graminoids
Bromus inermis Smooth brome I 0 35 3 35.0% 53.5%
Elymus repens (=Elytrigia) Quackgrass I 0 p -- --
Perennial Graminoids Total 35.0% 53.5%

Perennial Forbs
Castilleja linariifolia Narrowleaf Indian paintbrush N 6 p -- --

Comandra umbellata subsp. pallida Comandra, pale bastard toadflax N 5 p 1 -- 1.4%
Lupinus argenteus Silvery lupine N 5 2 1 2.0% 4.2%
Penstemon strictus Rocky Mountain penstemon N 5 p -- --
Perennial Forbs Total 2.0% 5.6%

TOTAL VEGETATION COVER 66.0% 100.0%

Non-Vegetation Cover
Litter 32 32.0%
Rock 0.0%
Soil 0.0%
Standing Dead 2 2.0%
TOTAL NON-VEGETATION COVER 34.0%

T1

Ruderal Sagebrush
CEGL002339

7/17/2019

Transect 1 - Ruderal Sagebrush
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Sample #

Vegetation Type
Association Code (USNVC 2019)

Date
Number of Species 12
Number of Native 6

Number of Non-Native 6
Total C 34

Mean C All 2.8
Mean C Natives 5.7

Absolute Cover Natives 89.0%
Relative Cover Natives 53.1%

TOTAL HITS 100
Total Vegetation Cover 99
Total Non-Veg Cover 1

Scientific Name Common Name Origin C-Value
1st Hit
Data

2nd Hit
 Data

Absolute
Cover

Relative
Cover

Trees
Populus angustifolia Narrowleaf cottonwood N 5 74 2 74.0% 42.5%
Populus tremuloides Quaking aspen N 5 14 2 14.0% 8.9%
Trees Total 88.0% 51.4%

Shrubs/Subshrubs
Amelanchier alnifolia Serviceberry N 6 1 1 1.0% 1.1%
Lonicera involucrata (=Distegia) Twinberry honeysuckle N 7 p 1 -- 0.6%
Symphoricarpos rotundifolius (=S. 
oreophilus) Roundleaf snowberry N 5 p
Shrubs/Subshrubs Total 1.0% 1.7%

Perennial Graminoids
Bromus inermis Smooth brome I 0 10 67 10.0% 43.0%
Dactylis glomerata Orchardgrass I 0 p 1 -- 0.6%
Elymus repens (=Elytrigia) Quackgrass I 0 p 3 -- 1.7%
Poa pratensis Kentucky bluegrass I 0 p 2 -- 1.1%
Perennial Graminoids Total 10.0% 46.4%

Perennial Forbs
Heracleum maximum (=H. sphondylium 
subsp. montanum) Cow parsnip N 6 p -- --
Taraxacum officinale Dandelion I 0 p 1 -- 0.6%
Perennial Forbs Total 0.0% 0.6%

Annual/Biennial Forbs
Tragopogon dubius subsp. major Western salsify I 0 p -- --
Annual/Biennial Forbs Total 0.0% 0.0%

TOTAL VEGETATION COVER 99.0% 100.0%

Non-Vegetation Cover
Litter 0.0%
Rock 0.0%
Soil 0.0%
Standing Dead 1 1.0%
TOTAL NON-VEGETATION COVER 1.0%

T2

Cottonwood Ruderal
CEGL003749

7/17/2019

Transect 2 - Cottonwood Ruderal
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Sample #

Vegetation Type
Association Code (USNVC 2019)

Date
Number of Species 19
Number of Native 14

Number of Non-Native 5
Total C 72

Mean C All 3.8
Mean C Natives 5.1

Absolute Cover Natives 65.0%
Relative Cover Natives 77.8%

TOTAL HITS 100
Total Vegetation Cover 85
Total Non-Veg Cover 15

Scientific Name Common Name Origin C-Value
1st Hit
Data

2nd Hit
Data

Absolute
Cover

Relative
Cover

Shrubs/Subshrubs
Amelanchier alnifolia Serviceberry N 6 7 7.0% 7.1%
Artemisia tridentata var. vaseyana Mountain big sagebrush N 5 5 5.0% 5.1%
Chrysothamnus viscidiflorus Sticky rabbitbrush N 5 5 5.0% 5.1%
Quercus gambelii Gambel oak N 5 5 5.0% 5.1%
Symphoricarpos rotundifolius (=S. 
oreophilus) Roundleaf snowberry N 5 26 7 26.0% 33.3%
Shrubs/Subshrubs Total 48.0% 55.6%

Perennial Graminoids
Achnatherum nelsonii Nelson's needlegrass N 6 2 2.0% 2.0%
Bromus inermis Smooth brome I 0 8 1 8.0% 9.1%
Carex geyeri Elk sedge N 6 1 1 1.0% 2.0%
Elymus trachycaulus Slender wheatgrass N 4 p
Poa pratensis Kentucky bluegrass I 0 11 1 11.0% 12.1%
Thinopyrum intermedium Intermediate wheatgrass I 0 p
Perennial Graminoids Total 22.0% 25.3%

Perennial Forbs
Erigeron speciosus Aspen fleabane N 5 2 2.0% 2.0%
Eriogonum umbellatum Sulphur-flower buckwheat N 6 1 1.0% 1.0%
Lithospermum ruderale Western stoneseed N 4 2 2 2.0% 4.0%
Lupinus argenteus Silvery lupine N 5 7 2 7.0% 9.1%
Penstemon strictus Rocky Mountain penstemon N 5 2 2.0% 2.0%
Vicia americana American vetch N 5 p
Perennial Forbs Total 14.0% 18.2%

Annual/Biennial Forbs
Carduus acanthoides Plumeless thistle I 0 1 1.0% 1.0%
Cynoglossum officinale Houndstongue I 0 p
Annual/Biennial Forbs Total 1.0% 1.0%

TOTAL VEGETATIVE COVER 85.0% 100.0%

Non-Vegetative Cover
Litter 14 14.0%
Rock 0.0%
Soil 0.0%
Standing Dead 1 1.0%
TOTAL NON-VEGETATIVE COVER 15.0%

T3

Oak-Serviceberry Shrubland
CEGL001109

7/17/2019

Transect 3 - Oak-Serviceberry Shrubland
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Sample #

Vegetation Type
Association Code (USNVC 2019)

Date
Number of Species 13
Number of Native 13

Number of Non-Native 0
Total C 77

Mean C All 5.9
Mean C Natives 5.9

Absolute Cover Natives 94.0%
Relative Cover Natives 100.0%

TOTAL HITS 100
Total Vegetation Cover 94
Total Non-Veg Cover 6

Scientific Name Common Name Origin C-Value
1st Hit
Data

2nd Hit
Data

Absolute
Cover

Relative
Cover

Trees
Populus angustifolia Narrowleaf cottonwood N 5 63 3 63.0% 38.6%
Trees Total 63.0% 38.6%

Shrubs/Subshrubs
Acer glabrum Rocky Mountain maple N 7 1 1 1.0% 1.2%

Alnus incana subsp. tenuifolia Thinleaf alder N 6 1 9 1.0% 5.8%
Amelanchier alnifolia Serviceberry N 6 p 1 -- 0.6%
Cornus sericea subsp. sericea Redosier dogwood N 7 22 36 22.0% 33.9%

Lonicera involucrata (=Distegia) Twinberry honeysuckle N 7 6 10 6.0% 9.4%

Prunus virginiana var. melanocarpa Chokecherry N 4 p -- --
Salix drummondiana Drummond's willow N 6 p 3 -- 1.8%
Salix monticola Mountain willow N 6 1 1 1.0% 1.2%
Shrubs/Subshrubs Total 31.0% 53.8%

Perennial Forbs

Maianthemum stellatum Starry false Solomon's seal N 7 p 9 -- 5.3%

Pyrola rotundifolia subsp. asarifolia Roundleaf wintergreen N 8 p -- --
Perennial Forbs Total 0.0% 5.3%

Ferns and Fern Allies
Equisetum arvense Field horsetail N 4 p 1 -- 0.6%
Equisetum hyemale subsp. affine 
(=Hippochaete) Scouringrush horsetail N 4 p 3 -- 1.8%
Ferns and Fern Allies Total 0.0% 2.3%

TOTAL VEGETATION COVER 94.0% 100.0%

Non-Vegetation Cover
Litter 4 4.0%
Rock 0.0%
Soil 0.0%
Standing Dead 2 2.0%
TOTAL NON-VEGETATION COVER 6.0%

T4

Cottonwood - Dogwood Riparian Forest
CEGL002664

7/17/2019

Cottonwood - Dogwood Riparian Forest
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Marolt‐Thomas Open Space ‐ 2019 Vascular Plant Species List
Scientific Name Common Name Family Origin C‐

Value
Voucher 
Photo

Trees

Picea pungens  Blue spruce N 6Pinaceae

Pinus ponderosa subsp. scopulorum Ponderosa pine N 5Pinaceae

Pinus sylvestris Scotch Pine I 0Pinaceae

Populus angustifolia  Narrowleaf cottonwood N 5Salicaceae

Populus tremuloides  Quaking aspen N 5Salicaceae

Populus x. acuminata Lanceleaf cottonwood N 5Salicaceae

Pseudotsuga menziesii  Douglas fir N 5Pinaceae

Salix fragilis  Crack willow I 0Salicaceae

Shrubs/Subshrubs

Acer glabrum  Rocky Mountain maple N 7Sapindaceae

Alnus incana subsp. tenuifolia Thinleaf alder N 6Betulaceae

Amelanchier alnifolia  Serviceberry N 6Rosaceae

Artemisia tridentata var. tridentata Basin big sagebrush N 4Asteraceae

Artemisia tridentata var. vaseyana Mountain big sagebrush N 5Asteraceae

Berberis repens (Mahonia) Oregon grape N 5Berberidaceae

Betula glandulosa  Bog birch N 9Betulaceae

Betula occidentalis (=B. fontinalis) River birch N 8Betulaceae

Caragana arborescens  Siberian peashrub I 0Fabaceae

Chrysothamnus viscidiflorus  Sticky rabbitbrush N 5Asteraceae

Cornus sericea subsp. sericea Redosier dogwood N 7Cornaceae

Crataegus succulenta (=C. 
macrantha, C. erythropoda)

Rocky Mountain 
hawthorn

N 6Rosaceae

Ericameria nauseosa 
(=Chrysothamnus )

Rubber rabbitbrush N 3Asteraceae

Lonicera involucrata (=Distegia) Twinberry honeysuckle N 7Caprifoliaceae

Lonicera tatarica  Tatarian honeysuckle I 0Caprifoliaceae

Paxistima myrsinites  Mountain lover N 7Celastraceae

Prunus virginiana var. melanocarpa Chokecherry N 4Rosaceae

Purshia tridentata  Antelope bitterbrush N 6Rosaceae

Quercus gambelii  Gambel oak N 5Fagaceae

Friday, September 13, 2019 Page 1 of 6
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Scientific Name Common Name Family Origin C‐
Value

Voucher 
Photo

Ribes inerme  Whitestem gooseberry N 5Grossulariaceae

Rosa woodsii  Woods' rose N 5Rosaceae

Rubus parviflorus var. parviflorus 
(=Rubacer)

Thimbleberry N 7Rosaceae

Salix bebbiana  Bebb willow N 6Salicaceae

Salix drummondiana  Drummond's willow N 6Salicaceae

Salix exigua  Sandbar willow, coyote 
willow

N 3Asteraceae

Salix lasiandra var. caudata Whiplash willow N 7Salicaceae

Salix monticola  Mountain willow N 6Salicaceae

Symphoricarpos rotundifolius (=S. 
oreophilus)

Roundleaf snowberry N 5Caprifoliaceae

Perennial Graminoids

Achnatherum nelsonii  Nelson's needlegrass N 6Poaceae

Agropyron cristatum (=A. 
desertorum)

Crested wheatgrass I 0Poaceae

Agrostis gigantea  Redtop I 0Poaceae

Bromelica spectabilis  Purple oniongrass N 8Poaceae

Bromus inermis Smooth brome I 0Poaceae

Carex geyeri  Elk sedge N 6Cyperaceae

Carex pellita (=C. lanuginosa) Woolly sedge N 6Cyperaceae

Carex utriculata  Beaked sedge N 5Cyperaceae

Dactylis glomerata  Orchardgrass I 0Poaceae

Deschampsia cespitosa  Tufted hairgrass N 4Poaceae

Elymus repens (+Elytrigia) Quackgrass I C 0Poaceae

Elymus trachycaulus  Slender wheatgrass N 4Poaceae

Festuca saximontana  Rocky Mountain fescue N 7Poaceae

Hydrophyllum fendleri  Fendler's waterleaf N 7Hydrophyllaceae

Juncus arcticus var. balticus (=J. 
balticus)

Baltic rush N 4Juncaceae

Pascopyrum smithii  Western wheatgrass N 5Poaceae

Phalaris arundinacea Reed canarygrass I 0Poaceae

Phleum pratense  Timothy I 0Poaceae

Poa pratensis  Kentucky bluegrass I 0Poaceae
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Scientific Name Common Name Family Origin C‐
Value

Voucher 
Photo

Psathyrostachys juncea  Russian wildrye I 0Poaceae

Schoenoplectus acutus Hardstem bulrush N 3Cyperaceae

Thinopyrum intermedium  Intermediate wheatgrass I 0Poaceae

Perennial Forbs

Achillea lanulosa  Yarrow N 4Asteraceae

Actaea rubra Red baneberry N 9Ranunculaceae

Artemisia frigida  Fringed sage, prairie 
sagewort

N 4Asteraceae

Artemisia ludoviciana  White sage N 4Asteraceae

Balsamorhiza sagittata  Arrowleaf balsamroot N 5Asteraceae

Boechera fendleri  Fendler's rockcress N 6Brassicaceae

Boechera stricta (=B. drummondii) Drummond's rockcress N 5Brassicaceae

Calochortus gunnisonii  Mariposa lily N 7Liliaceae

Castilleja linariifolia  Narrowleaf Indian 
paintbrush

N 6Orobanchaceae

Chamerion angustifolium 
(=Epilobium)

Fireweed N 4Onagraceae

Cirsium arvense (=Breea) Canada thistle I B 0Asteraceae

Comandra umbellata subsp. pallida Comandra, pale bastard 
toadflax

N 5Santalaceae

Convolvulus arvensis  Field bindweed I C 0Convolvulaceae

Delphinium nuttallianum  Nuttall's larkspur N 6Ranunculaceae

Eremogone congesta  Ballhead sandwort N 8Caryophyllaceae

Erigeron flagellaris  Trailing fleabane N 3Asteraceae

Erigeron speciosus  Aspen fleabane N 5Asteraceae

Eriogonum umbellatum var.  
umbellatum

Common sulphur‐flower N 6Polygonaceae

Eriogonum umbellatum var. 
subalpinum

Subalpine sulphur‐flower N 6Polygonaceae

Frasera speciosa  Monument plant, 
Elkweed

N 6Gentianaceae

Galium boreale (=G. septentrionale) Northern bedstraw N 6Rubiaceae

Geranium caespitosum  Pink geranium N 6Geraniaceae

Glycyrrhiza lepidota  Wild licorice N 3Fabaceae
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Voucher 
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Grindelia squarrosa  Curlycup gumweed N 1Asteraceae

Heracleum maximum (=H. 
sphondylium subsp. montanum)

Cow parsnip N 6Apiaceae

Heterotheca villosa  Hairy false goldenaster N 3Asteraceae

Iris missouriensis  Rocky Mountain iris N 4Iridaceae

Lathyrus lanszwerti var. leucanthus 
(=L. leucanthus)

Whiteflower pea N 6Fabaceae

Leucanthemum vulgare  Oxeye daisy I B 0Asteraceae

Ligusticum porteri  Osha, lovage N 7Apiaceae

Linum lewisii (=Adenolinum) Wild blue flax N 4Linaceae

Lithospermum ruderale  Western stoneseed N 4Boraginaceae

Lupinus argenteus  Silvery lupine N 5Fabaceae

Lupinus sericeus  Silky lupine N 6Fabaceae

Maianthemum racemosum subsp. 
amplexicaule

Large false Solomon's 
seal

N 7Ruscaceae

Maianthemum stellatum  Starry false Solomon's 
seal

N 7Ruscaceae

Malva neglecta  Common mallow I 0Malvaceae

Melandrium dioicum  Red catchfly I 0Caryophyllaceae

Osmorhiza depauperata  Bluntseed sweet cicely N 7Apiaceae

Papaver orientale  Oriental poppy I 0Papaveraceae

Penstemon strictus  Rocky Mountain 
penstemon

N 5Plantaginaceae

Platanthera aquilonis Northern green orchid N 7Orchidaceae

Platanthera huronensis Green bog orchid N 7Orchidaceae

Potentilla pulcherrima  Beautiful cinquefoil N 5Rosaceae

Psilochenia acuminata  Tapertip hawksbeard N 6Asteraceae

Pyrola rotundifolia subsp. asarifolia Roundleaf wintergreen N 8Ericaceae

Rumex triangulivalvis (=R. salicifolius) Willow dock N 4Polygonaceae

Tanacetum vulgare  Common tansy I B 0Asteraceae

Taraxacum officinale  Dandelion I 0Asteraceae

Thalictrum fendleri  Fendler's meadow‐rue N 6Ranunculaceae

Trifolium pratense  Red clover I 0Fabaceae

Trifolium repens  White clover I 0Fabaceae
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Urtica dioica Stinging nettle N 3Urticaceae

Vicia americana  American vetch N 5Fabaceae

Wyethia amplexicaulis  Mule‐ears N 3Asteraceae

Ferns and Fern Allies

Equisetum arvense  Field horsetail N 4Equisetaceae

Equisetum hyemale subsp. affine 
(=Hippochaete)

Scouringrush horsetail N 4Equisetaceae

Cacti

Opuntia fragilis  Brittle pricklypear N 3Cactaceae

Annual/Biennial Forbs

Arctium minus  Lesser burdock I C 0Asteraceae

Asperugo procumbens  German‐madwort I 0

Capsella bursa‐pastoris  Shepherd's purse I 0Brassicaceae

Carduus acanthoides  Plumeless thistle I B 0Asteraceae

Collomia linearis  Narrowleaf mountain 
trumpet

N 4Polemoniaceae

Cynoglossum officinale  Houndstongue I B 0Boraginaceae

Erodium cicutarium  Redstem stork's bill I C 0Geraniaceae

Lactuca serriola  Prickly lettuce I 0Asteraceae

Melilotus officinale  Yellow sweetclover I 0Fabaceae

Sisymbrium altissimum  Tumble mustard I 0Brassicaceae

Spergularia rubra  Red sandspurry I 0Caryophyllaceae

Thlaspi arvense  Field pennycress I 0Brassicaceae

Tragopogon dubius subsp. major Western salsify I 0Asteraceae

Tripleurospermum perforatum 
(Matricaria)

Scentless chamomile I B 0Asteraceae

Verbascum thapsus  Mullein I C 0Scrophulariaceae

Annual Graminoids

Bromus tectorum (=Anisantha) Cheatgrass, Downy 
brome

I C 0Poaceae

Poa bulbosa  Bulbous bluegrass I C 0Poaceae
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Scientific Name Common Name Family Origin C‐
Value

Voucher 
Photo

Notes: Nomenclature generally follows Flora of Colorado (Ackerfield 2015) with Weber and Wittmann (2012) synonyms in parantheses. 
Origin: N=Native; I=Introduced, I+A,B,C,W = Colorado Listed Noxious Weed and Rank. C‐Value from Rocchio (2007), where 0 (non‐
native species); 1‐3 (commonly found in non‐natural areas), 4‐6 (equally found n natural and non‐natural areas); 7‐9 (obligate to 
natural areas but can sustain some habitat degredation); 10 (obligate to high quality natural areas (relatively unaltered from pre‐
European settlement). Voucher / Photo: checkmark indicates whether a voucher and/or photograph were taken, respectively. List 
compiled by Rea Orthner, Peak Ecological Services LLC.
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United States Department of the Interior
FISH AND WILDLIFE SERVICE

Western Colorado Ecological Services Field Office
445 West Gunnison Avenue, Suite 240

Grand Junction, CO 81501-5711
Phone: (970) 243-2778 Fax: (970) 245-6933

http://www.fws.gov/mountain-prairie/es/Colorado/
http://www.fws.gov/platteriver/

In Reply Refer To: 
Consultation Code: 06E24100-2019-SLI-0456 
Event Code: 06E24100-2019-E-01184  
Project Name: Marolt-Thomas Open Space Baseline Surveys

Subject: List of threatened and endangered species that may occur in your proposed project 
location, and/or may be affected by your proposed project

To Whom It May Concern:

The enclosed species list identifies threatened, endangered, proposed and candidate species, as 
well as proposed and final designated critical habitat, that may occur within the boundary of your 
proposed project and/or may be affected by your proposed project. The species list fulfills the 
requirements of the U.S. Fish and Wildlife Service (Service) under section 7(c) of the 
Endangered Species Act (Act) of 1973, as amended (16 U.S.C. 1531 et seq.).

New information based on updated surveys, changes in the abundance and distribution of 
species, changed habitat conditions, or other factors could change this list. Please feel free to 
contact us if you need more current information or assistance regarding the potential impacts to 
federally proposed, listed, and candidate species and federally designated and proposed critical 
habitat. Please note that under 50 CFR 402.12(e) of the regulations implementing section 7 of the 
Act, the accuracy of this species list should be verified after 90 days. This verification can be 
completed formally or informally as desired. The Service recommends that verification be 
completed by visiting the ECOS-IPaC website at regular intervals during project planning and 
implementation for updates to species lists and information. An updated list may be requested 
through the ECOS-IPaC system by completing the same process used to receive the enclosed list.

The purpose of the Act is to provide a means whereby threatened and endangered species and the 
ecosystems upon which they depend may be conserved. Under sections 7(a)(1) and 7(a)(2) of the 
Act and its implementing regulations (50 CFR 402 et seq.), Federal agencies are required to 
utilize their authorities to carry out programs for the conservation of threatened and endangered 
species and to determine whether projects may affect threatened and endangered species and/or 
designated critical habitat.

June 20, 2019
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A Biological Assessment is required for construction projects (or other undertakings having 
similar physical impacts) that are major Federal actions significantly affecting the quality of the 
human environment as defined in the National Environmental Policy Act (42 U.S.C. 4332(2) 
(c)). For projects other than major construction activities, the Service suggests that a biological 
evaluation similar to a Biological Assessment be prepared to determine whether the project may 
affect listed or proposed species and/or designated or proposed critical habitat. Recommended 
contents of a Biological Assessment are described at 50 CFR 402.12.

If a Federal agency determines, based on the Biological Assessment or biological evaluation, that 
listed species and/or designated critical habitat may be affected by the proposed project, the 
agency is required to consult with the Service pursuant to 50 CFR 402. In addition, the Service 
recommends that candidate species, proposed species and proposed critical habitat be addressed 
within the consultation. More information on the regulations and procedures for section 7 
consultation, including the role of permit or license applicants, can be found in the "Endangered 
Species Consultation Handbook" at:

http://www.fws.gov/endangered/esa-library/pdf/TOC-GLOS.PDF

Please be aware that bald and golden eagles are protected under the Bald and Golden Eagle 
Protection Act (16 U.S.C. 668 et seq.), and projects affecting these species may require 
development of an eagle conservation plan (http://www.fws.gov/windenergy/ 
eagle_guidance.html). Additionally, wind energy projects should follow the wind energy 
guidelines (http://www.fws.gov/windenergy/) for minimizing impacts to migratory birds and 
bats.

Guidance for minimizing impacts to migratory birds for projects including communications 
towers (e.g., cellular, digital television, radio, and emergency broadcast) can be found at: http:// 
www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/towers.htm; http:// 
www.towerkill.com; and http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/ 
comtow.html.

We appreciate your concern for threatened and endangered species. The Service encourages 
Federal agencies to include conservation of threatened and endangered species into their project 
planning to further the purposes of the Act. Please include the Consultation Tracking Number in 
the header of this letter with any request for consultation or correspondence about your project 
that you submit to our office.

Attachment(s):

▪ Official Species List
▪ USFWS National Wildlife Refuges and Fish Hatcheries
▪ Migratory Birds
▪ Wetlands
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Official Species List
This list is provided pursuant to Section 7 of the Endangered Species Act, and fulfills the 
requirement for Federal agencies to "request of the Secretary of the Interior information whether 
any species which is listed or proposed to be listed may be present in the area of a proposed 
action".

This species list is provided by:

Western Colorado Ecological Services Field Office
445 West Gunnison Avenue, Suite 240
Grand Junction, CO 81501-5711
(970) 243-2778
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Project Summary
Consultation Code: 06E24100-2019-SLI-0456

Event Code: 06E24100-2019-E-01184

Project Name: Marolt-Thomas Open Space Baseline Surveys

Project Type: LAND - MANAGEMENT PLANS

Project Description: Marolt-Thomas Open Space Baseline Surveys

Project Location:
Approximate location of the project can be viewed in Google Maps: https:// 
www.google.com/maps/place/39.19314577509649N106.83689794545714W

Counties: Pitkin, CO
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Endangered Species Act Species
There is a total of 9 threatened, endangered, or candidate species on this species list.

Species on this list should be considered in an effects analysis for your project and could include 
species that exist in another geographic area. For example, certain fish may appear on the species 
list because a project could affect downstream species. Note that 4 of these species should be 
considered only under certain conditions.

IPaC does not display listed species or critical habitats under the sole jurisdiction of NOAA 
Fisheries , as USFWS does not have the authority to speak on behalf of NOAA and the 
Department of Commerce.

See the "Critical habitats" section below for those critical habitats that lie wholly or partially 
within your project area under this office's jurisdiction. Please contact the designated FWS office 
if you have questions.

1. NOAA Fisheries, also known as the National Marine Fisheries Service (NMFS), is an
office of the National Oceanic and Atmospheric Administration within the Department of
Commerce.

Mammals
NAME STATUS

Canada Lynx Lynx canadensis
Population: Wherever Found in Contiguous U.S.
There is final critical habitat for this species. Your location is outside the critical habitat.
Species profile: https://ecos.fws.gov/ecp/species/3652

Threatened

Birds
NAME STATUS

Mexican Spotted Owl Strix occidentalis lucida
There is final critical habitat for this species. Your location is outside the critical habitat.
Species profile: https://ecos.fws.gov/ecp/species/8196

Threatened

Yellow-billed Cuckoo Coccyzus americanus
Population: Western U.S. DPS
There is proposed critical habitat for this species. Your location is outside the critical habitat.
Species profile: https://ecos.fws.gov/ecp/species/3911

Threatened

1
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Fishes
NAME STATUS

Bonytail Gila elegans
There is final critical habitat for this species. Your location is outside the critical habitat.
This species only needs to be considered under the following conditions:
▪ Water depletions in the upper Colorado River basin adversely affect this species and its

critical habitat. This species does not need to be considered if the project is outside of its
occupied habitat and does not deplete water from the basin.

Species profile: https://ecos.fws.gov/ecp/species/1377

Endangered

Colorado Pikeminnow (=squawfish) Ptychocheilus lucius
Population: Wherever found, except where listed as an experimental population
There is final critical habitat for this species. Your location is outside the critical habitat.
This species only needs to be considered under the following conditions:
▪ Water depletions in the upper Colorado River basin adversely affect this species and its

critical habitat. This species does not need to be considered if the project is outside of its
occupied habitat and does not deplete water from the basin.

Species profile: https://ecos.fws.gov/ecp/species/3531

Endangered

Greenback Cutthroat Trout Oncorhynchus clarkii stomias
No critical habitat has been designated for this species.
Species profile: https://ecos.fws.gov/ecp/species/2775

Threatened

Humpback Chub Gila cypha
There is final critical habitat for this species. Your location is outside the critical habitat.
This species only needs to be considered under the following conditions:
▪ Water depletions in the upper Colorado River basin adversely affect this species and its

critical habitat. This species does not need to be considered if the project is outside of its
occupied habitat and does not deplete water from the basin.

Species profile: https://ecos.fws.gov/ecp/species/3930

Endangered

Razorback Sucker Xyrauchen texanus
There is final critical habitat for this species. Your location is outside the critical habitat.
This species only needs to be considered under the following conditions:
▪ Water depletions in the upper Colorado River basin adversely affect this species and its

critical habitat. This species does not need to be considered if the project is outside of its
occupied habitat and does not deplete water from the basin.

Species profile: https://ecos.fws.gov/ecp/species/530

Endangered

Flowering Plants
NAME STATUS

Ute Ladies'-tresses Spiranthes diluvialis
No critical habitat has been designated for this species.
Species profile: https://ecos.fws.gov/ecp/species/2159

Threatened
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Critical habitats
THERE ARE NO CRITICAL HABITATS WITHIN YOUR PROJECT AREA UNDER THIS OFFICE'S 
JURISDICTION.
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APPENDIX K -  Public and Stakeholder Comments

APPENDIX K -  1

ID Start time Completion time Email Name

How often 
do you use 
Marolt/Tho
mas Open 
Spaces?

The 
current 
trail 
system in 
Marolt/Tho
mas meets 
your 
needs.

Numerous 
unauthorized social 
trails have 
developed over the 
recent years.  
Would you support 
closure of some of 
these trails.

Haying, as an 
agricultural and 
historical use, is 
appropriate in 
Marolt/Thomas 
Open Space.

Preservation 
and 
interpretation 
of historical 
sites is 
important.

Recent surveys have 
indicated a public bike 
park is desired in 
Aspen.  Is 
Marolt/Thomas Open 
Space an appropriate 
place for such an 
amenity?

Preservation of 
the landscape 
and ecological 
integrity are 
important.

Marolt/Thomas 
 Open Space is 
an appropriate 
place to walk 
dogs.

What, if any, commercial use 
should be allowed on the 
Marolt/Thomas Open 
Space?  (Select all that apply)

The 
Community 
Garden is 
functioning 
well, and no 
change is 
necessary.

The fencing 
and irrigation 
around the 
garden are 
appropriate.

The current 
multi‐use 
nature of the 
Marolt/Thomas 
 Nordic Trail is 
appropriate.

If you disagree with the above 
statement, then please provide an 
explanation below.

Please provide any additional comments below:

    

3 6/26/19 9:58:41 6/26/19 10:46:28 anonymous Daily; 5 1 3 5 1 5 5

Dog 
Park;Paragliding;Kayaking;Standu
p Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

4 5 3

The cyclist have everything in this town 
with no rules, or consquences. We get 
hit by cyclist all the time who refuse to 
stop or slow down at stop signs and 
mixed use trails. Anytime we complain 
to the parks dept. , they give us more 
signs and rules for dogs. Please have the 
bikers not go through the property. 
There are bike paths all the way around. 
They are the only people who are rude, 
and have their dogs running behind the 
bike and don't pick up after their dogs. 
Also, please do not allow camping on 
this property. The Nordic trails are 
amazing, although it would be nice to be 
able to connect to the golf course with 
your dog. But the Moore property.......

Please make the Marolt open space an off leash dog park. I know there is ONE 
in town, Smuggler park that is surrounded by roads where people drive too 
fast. Locals use the Marolt, and we keep them on the leash until the field 
clean up after our pets. It's an incredible asset to the community.  Please 
expand the garden as well.  It would be nice to have extra garden veggies to 
be sold at the new historic house for the community, or a harvest festival. 

4 6/26/19 13:38:44 6/26/19 13:43:54 anonymous Daily; 3 1 3 5 5 3 4

Some sort of bike park for kids, 
adults and or all levels can enjoy. 
A pump track, novice single track 
trails, Aspen really does not have 
flat single track trails for kids or 
novice mtb riders. 
;Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

4 3 5
Bike park for kids, adults and tourist. Pump track and more easy single track 
trails...Aspen does not have easy single track.

5 6/26/19 15:53:17 6/26/19 15:57:18 anonymous Weekly; 4 1 1 4 1 3 3 Paragliding; 4 3 4 What will you do when the currant CC bridge fails and we need a new bridge 
into town ?

7 6/26/19 13:59:35 6/27/19 9:59:51 anonymous Weekly; 5 1 2 5 3 5 4
Guided Historical Tours;Youth 
Camps; 3 5

While it seems tempting to turn the Marolt open space into a large expanse of 
more stuff that is "in" at the moment, I believe we need to be very thoughtful 
in what happens on the site. Everyone is aware that there is dwindling space 
in the upper valley, the open space that is remaining needs to be cared for 
even more thoughtfully than ever. I think keeping the large amount of open 
space is very beneficial. While there are hundreds of different possible things 
that can be done with the property I believe it should be used in a similar way 
to how it currently exists. The community garden serves a great purpose but 
getting a plot is next to impossible due to the small size of it. Lets make it 
larger and more accessible to more people. The Holden/Marolt museum is a 
wonderful community asset that helps us remember our roots as a mining 
and ranching town. I am an avid biker and would thoroughly enjoy a pump 
track but there is so much bike infrastructure that already exists in the valley I 
find it hard to believe we need to cater to more bike stuff. The activities that 
take place in the Marolt open space are of very little impact visually and very 
little impact to the land itself. This gives the property a feeling of emptiness 
but I believe the lack of development is something that is very important 
because It hardly exists anymore in the upper Roaring Fork valley. The amber 
waves of grain and the open snow fields are a beautiful entry to Aspen that do 
not get the respect and acknowledgement they deserve. 

8 6/27/19 10:32:55 6/27/19 10:35:05 anonymous Weekly; 4 1 2 4 5 4 3 Guided Nature Tours;Guided 
Historical Tours;

4 4 4

I'm strongly in favor of a bike park on this property. Access to existing trail 
networks and proximity to town and water are all crucial success factors, and 
no other property in the OST network fulfills those needs as well as the Marolt 
Open Space.

9 6/27/19 12:57:00 6/27/19 13:00:15 anonymous Weekly; 4 2 3 5 1 4 2

Where can you kayak on the 
Moore 
Property?;Paragliding;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

3 3 1

There are too many conflicts on the 
nordic trail between walkers and dogs 
off of leashes.  They should be separated 
more clearly.

Please no motorized ebikes on any of the trails.  All dogs have to be leashed 
and be enforced.

10 6/27/19 15:23:09 6/27/19 15:24:44 anonymous Weekly; 2 1 2 4 5 3 5 4 4 4 Please Build a Bike Park.
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11 6/27/19 15:28:00 6/27/19 15:30:28 anonymous Daily; 1 1 2 3 5 3 5
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

5 5 5 We desperately need a bike park for valley riders to improve their skills and 
for kids to have fun!

12 6/27/19 15:35:35 6/27/19 15:40:25 anonymous Monthly; 3 3 1 4 5 4 3

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 3 3

13 6/27/19 15:41:07 6/27/19 15:43:18 anonymous Never; 1 1 1 5 5 5 1
Paragliding;Kayaking;Standup 
Paddleboarding;Youth Camps; 5 5 5

14 6/27/19 15:50:35 6/27/19 15:54:16 anonymous Weekly; 5 3 1 5 5 5 5

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

5 5 5 Hay? Really?  There are like 20 homeless camps set up in the thick trees. 1/2 of them look 
abandoned. 

15 6/27/19 17:12:16 6/27/19 17:16:50 anonymous Weekly; 3 1 1 4 5 4 5 Bike coaching at a community 
bike park!!!!!;

3 3 5

Aspen is in dire need to develop and nurture it's bike community. Placing a 
bike park in the open space that caters from everyone from beginner to 
expert level would drastically help our mountain bike community as well as 
provide a great place from family's to spend time together. I think the best 
model of this idea has been executed in Boulder, CO at their Valmont bike 
park. We should look to them for our model. 

16 6/27/19 17:31:28 6/27/19 17:33:52 anonymous Weekly; 2 1 4 5 5 5 4 Paragliding;Kayaking;Standup 
Paddleboarding;

3 3 3

17 6/27/19 18:37:43 6/27/19 18:39:44 anonymous Weekly; 2 1 1 5 5 5 5
Bike park;Paragliding;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

1 1 5

18 6/27/19 20:36:21 6/27/19 20:39:20 anonymous Daily; 1 1 1 5 5 4 3 Bike park; 5 3 3 I feel a community Bike park would be the be the best use of the land.
19 6/27/19 23:10:38 6/27/19 23:15:49 anonymous Weekly; 2 1 3 4 5 3 4 3 3

20 6/28/19 6:47:04 6/28/19 6:52:29 anonymous Daily; 2 3 3 4 5 3 2
Biking;Paragliding;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

3 3 4
a well planned trail use system would make this great area more user friendly 
and fun.  this would lend to people commuting via bike and walking 

21 6/28/19 7:53:27 6/28/19 7:55:01 anonymous Weekly; 1 1 1 5 5 5 3

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 4 5

22 6/28/19 10:12:36 6/28/19 10:14:33 anonymous
Less than 
once per 
month;

3 2 2 5 5 4 4
Standup Paddleboarding;Guided 
Nature Tours;Guided Historical 
Tours;Youth Camps;

3 4 3
A bike park with a pump track would be an awesome addition to the 
community in Aspen 

23 6/28/19 13:19:04 6/28/19 13:20:21 anonymous Weekly; 4 5 3 4 5 2 2

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

5 4 4

24 6/28/19 13:14:32 6/28/19 13:24:24 anonymous Weekly; 1 3 2 4 5 4 3
Aspen NEEDS a Bike Park. Please 
Build a Bike Park. Thank You. ; 4 4 3 Please build a Bike Park. 

The Community really needs a Bike Park. Please consult with PtiCo Trail 
Advocates non‐profit association for guidance. 

25 6/28/19 15:15:26 6/28/19 15:17:22 anonymous
Weekly;Less 
than once 
per month;

2 2 1 5 5 5 4
Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

3 3 3

26 6/28/19 15:29:56 6/28/19 15:31:28 anonymous Never; 1 5 1 3 1 5 1 3 3 3 Do we have enough trails? How is the elk herd?
27 6/28/19 16:59:09 6/28/19 17:02:25 anonymous Weekly; 4 3 2 3 1 4 3 4 4 4

28 6/28/19 19:32:59 6/28/19 19:35:38 anonymous Daily;Weekly
;

5 1 4 5 5 3 5
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

5 4 5 Love riding my bike through here on the way to work what a great natural 
experience. 

29 6/28/19 20:35:04 6/28/19 20:38:49 anonymous Daily; 2 3 4 3 5 3 3 Paragliding;Standup 
Paddleboarding;

3 3 3

30 6/28/19 21:16:18 6/28/19 21:18:18 anonymous Weekly; 1 3 3 4 5 3 3 Mountain Bikes ; 4 4 4 We really need a Bike Park, and Marolt is the perfect location. 

31 6/29/19 2:00:26 6/29/19 2:02:03 anonymous Weekly; 4 1 3 5 4 5 5

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3

2019

340



APPENDIX K -  Public and Stakeholder Comments

APPENDIX K -  3

32 6/28/19 16:09:28 6/29/19 10:55:40 anonymous Daily; 3 1 3 5 5 3 3
BIKING;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

5 3 3
I believe the addition of a bike park would be a huge success in our valley with 
the growth of MTB in the valley currently. This would be a great spot to help 
grow our community of bikers and recreation enthusiasts. 

33 6/30/19 13:39:10 6/30/19 13:50:15 anonymous Weekly; 4 2 3 5 1 4 5 Paragliding;Guided Nature 
Tours;Guided Historical Tours;

3 4 5

I enjoy the open space with my dogs a few times a week, especially on the 
weekends.  We see other friends (furry and otherwise) during our walks and 
use the mowed grass area, trails, ditches and ponds.  The only improvements 
to be made are to better manage the non‐native plants that escape the 
garden, ie: the poppies, that are beautiful but not appropriate.  Also, very 
concerned about homeless folks (and maybe others) who camp and defecate 
in the woods.  This year, a porta‐john was added, which is great, but for some 
reason is not always used.  Also, disappointed that the City still uses the open 
space for snow storage.  Trash and debris brought in the snow is present 
throughout the summer and fall, including broken glass.  We avoid that part 
of the open space.  Otherwise, we love using it year‐round!  That said, I 
believe there is a compromise that can be made between having the visual 
and recreation benefits of the open space and solving our entrance traffic 
issues.  Thanks!  I 

34 6/30/19 16:54:49 6/30/19 17:07:44 anonymous Daily; 4 1 5 1 5 5
Paragliding;Guided Nature 
Tours;Guided Historical Tours; 3 3 3 This is one of the few areas in aspen that road bikers can be avoided. 

35 7/1/19 9:15:45 7/1/19 9:19:39 anonymous Daily; 5 1 3 5 1 5 5

commercial use in general is NOT 
appropriate on Open 
Space;Paragliding;Guided 
Historical Tours;

5 5 5 The bridge should be packed and not 
plowed to eliminate the dangerous ice.

There needs to be a series of bike speed bumps to slow bikers down coming 
down the hill to the bridge. the potato shed needs respect and care as do the 
buck rail fences.. Please leave things otherwise the way they are. Thanks!

36 7/1/19 9:47:55 7/1/19 9:49:39 anonymous
Less than 
once per 
month;

3 5 3 5 1 5 1
Guided Nature Tours;Guided 
Historical Tours; 5 5 3 We have enough places for dogs

37 7/1/19 19:14:33 7/1/19 19:24:00 anonymous Weekly; 4 2 3 5 4 4 5

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

4 4 4

38 7/3/19 8:50:20 7/3/19 8:53:44 anonymous
Less than 
once per 
month;

4 3 4 5 5 4 3

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

2 3 5
Given the long wait list, it seems there is 
a need for additional community garden 
space.

39 7/3/19 8:59:00 7/3/19 9:00:25 anonymous Weekly; 5 2 5 5 1 5 4

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 3 5

40 7/3/19 10:30:46 7/3/19 10:32:33 anonymous Monthly; 3 5 5 5 3 5 5
Paragliding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 3 5

I would support a bike park in the form of a short single track system on the 
uphill side of Marolt OS closest to the HHS/Hospital complex. I often see 
homeless camps in this area, and I think building bike trails that would put the 
"public" back into the "public space" might help discourage this activity.

41 7/3/19 11:00:23 7/3/19 11:01:36 anonymous Weekly; 4 1 4 5 1 5 5
Paragliding;Guided Historical 
Tours; 5

42 7/3/19 13:06:52 7/3/19 13:08:53 anonymous Never; 3 3 5 5

I would love to see Aspen become a no‐chemical spraying city like Boulder 
and others in the nation.  I would also love to help and sponsor a pollinator 
garden and demonstration area, we could be the largest public pollinator 
garden in the state and families can come and identify plants and insects.  
Another cool way to connect with nature, really become a part of it and 
appreciate the beauty of all that inhabit this area.  We could have a volunteer 
planting day and people could buy pollinator plants for their home spaces.  
These plants would be native to this area.  We have connections to nurseries 
that sell these plants, we oculd also have volunteer days to collect seed and 
maintain areas.
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43 7/5/19 10:07:19 7/5/19 10:09:41 anonymous Daily; 4 2 5 5 3 5 5
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

3 3 5

Marolt is holy ground to the Aspen community & no part of it should ever, 
ever be paved over for a short‐sighted, ultimately ineffective straight shot.  
Regarding #3; I support closure of social trails only if selectively replaced with 
formal public trails.  People are telling you (voting with their feet) where the 
public trail system is inadequate, especially on the Southern circumference of 
the area.  What is a public bike park?  Unclear on what this is & thus uncertain 
how to respond.  

44 7/5/19 10:29:46 7/5/19 10:32:27 anonymous Daily; 5 3 2 5 1 5 5
Paragliding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

5 5 5
Our family and friend use this space and enjoy it on a regular basis. Thank you 
for your efforts to preserve it. It’s a great place to gather and meet people in 
the community. 

45 7/3/19 15:32:40 7/5/19 14:22:29 anonymous Monthly; 3 5 5 5 5 5 2
Paragliding;Guided Nature 
Tours;Guided Historical Tours; 1 3 5 Community Garden is not large enough.

46 7/6/19 13:53:53 7/6/19 13:57:03 anonymous
Less than 
once per 
month;

5 2 3 5 5 5 5
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

4 4 5

47 7/8/19 15:03:12 7/8/19 15:12:46 anonymous Weekly; 5 2 2 4 2 4 5
Paragliding;Guided Historical 
Tours; 3 3 5

The City of Aspen has abused and violated permitted uses of the Marolt open 
space by using it as a staging area for City projects and for material storage 
yard for dirt, boulders and other "parks" materials. This  type of use, which is 
effectively the same as a commercial landscape and construction yard, is 
entirely inappropriate and should be prohibited/discontinued. Relocating 
historic buildings/homes to the Marolt Open Space is also an inappropriate 
use. I am less troubled by the addition of historically consistent artifacts to the 
Holden Marolt historic site.

48 7/8/19 16:29:02 7/8/19 18:12:09 anonymous Daily; 5 1 1 5 2 4 4 get rid of S curves and use space. 
main st is beautiful show it off  ;

4 4 1

love the back country and open space 
and Aspen's  history. Marolt/Thomas 
growing grass, and maybe a paraglider is 
a waste of space. i ride the single track 
almost daily to get to Buttermilk and 
Moore open space.

STRAIGHT SHOT, SHOW OFF OUR MAIN ST.

49 7/9/19 6:28:58 7/9/19 6:34:41 anonymous Weekly; 5 4 2 5 4 5 3
Guided Nature Tours;Guided 
Historical Tours;Youth Camps; 4

Some of these questions were difficult as I’m not an expert in this area. 
Sometimes my opinion will change once I am better informed.  Environmental 
health and sustainability are the top priorities in my opinion.

50 7/9/19 6:41:48 7/9/19 6:44:59 anonymous Weekly; 2 3 2 5 4 5 2
Paragliding;Standup 
Paddleboarding;Guided Nature 
Tours;

3 3 5

51 7/9/19 8:33:05 7/9/19 8:34:54 anonymous Daily; 4 2 1 5 1 5 4 Paragliding;Guided Historical 
Tours;

4 4 4

52 7/9/19 10:04:21 7/9/19 10:08:19 anonymous Never; 1 3 3 3 3 1 4

A new two lane artery across 
Castle Creek to ease the flow of 
commercial traffic into and out of 
Aspen.;Youth Camps;

3 3 1

It is absurd that Aspen relies on a single 
bridge with only one lane in each 
direction to accommodate commercial 
traffic.  We need a second bridge over 
Castle Creek.  The Marolt Open Space 
offers the only solution to this problem.

Long term management of the Marolt Open Space MUST include the eventual 
construction of a second bridge over Castle Creek.

53 7/9/19 10:34:15 7/9/19 10:35:38 anonymous Weekly; 4 4 4 5 3 4 4

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

5 4 4 i think its fine the way it is...

54 7/9/19 10:45:20 7/9/19 10:47:33 anonymous Daily; 4 2 3 4 4 5 5 3 4 4

55 7/9/19 10:48:40 7/9/19 10:51:27 anonymous Daily; 1 1 3 5 5 3 4 Guided Nature Tours;Guided 
Historical Tours;

3 3 3 build a bike park please.  Aspen is about 20 years behind most other mtn 
towns as far as bike parks go

56 7/9/19 12:42:41 7/9/19 12:48:00 anonymous Weekly; 3 5 5 5 2 5 5
Guided Nature Tours;Guided 
Historical Tours;Youth Camps; 3 3 3

I would love to see easier access to the Holden/Marolt Mining and Ranching 
Museum: with clear signage, a clear road, and more parking.

57 7/9/19 12:51:57 7/9/19 12:54:57 anonymous Daily; 3 2 1 5 5 5 2 Guided Nature Tours;Guided 
Historical Tours;Youth Camps;

3 3 1
Should be NOrdic skiing only. Add 
additional walking trails if necessary, like 
at the high school.

Historic assets should be preserved. There is a decaying potato cellar that 
should be saved. 

58 7/9/19 13:53:34 7/9/19 13:55:10 anonymous Weekly; 5 1 4 5 4 5 5

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 4 4

59 7/9/19 15:38:20 7/9/19 15:40:43 anonymous Daily; 4 4 4 5 3 5 5
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

4 3 5

60 7/9/19 15:44:53 7/9/19 15:46:39 anonymous Monthly; 4 3 5 5 2 3 1

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 3 3
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61 7/9/19 13:35:50 7/9/19 16:01:12 anonymous Weekly; 5 3 4 5 3 5 4 Guided Nature Tours;Guided 
Historical Tours;Youth Camps;

3 3 4

The area needs better wayfinding and access from 82, specifically more 
parking and direct access to the Holden/Marolt Mining & Ranching Museum, 
a terrific asset to the community but is difficult to get to. Also, the giant dirt 
pile near the Museum is an eye sore. It's the entrance to Aspen and an historic 
property, shouldn't be a dump or storage location.

62 7/9/19 17:12:49 7/9/19 17:15:11 anonymous Weekly; 5 1 5 5 1 5 5
Paragliding;Guided Historical 
Tours;Youth Camps; 4 5 5 Needs to be better parking for the Museum ‐ hard to access

63 7/9/19 17:16:31 7/9/19 17:17:57 anonymous
Less than 
once per 
month;

2 4 1 4 5 4 2 2 2 2 There should be biking only trails

64 7/9/19 18:01:05 7/9/19 18:04:19 anonymous Weekly; 5 1 1 3 1 3 5

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

5 5 5
Marolt is a nice amenity just the way it is.  I love seeing the paragliders over 
Aspen.  Why change it?

65 7/9/19 20:54:07 7/9/19 20:56:22 anonymous Monthly; 5 4 3 5 2 5 3 Paragliding;Guided Nature 
Tours;Guided Historical Tours;

3 3 3

66 7/10/19 9:33:06 7/10/19 9:35:52 anonymous Never; 3 1 4 1 3 1 5 Parking; 3 3 3
The city should build a 3,000 space parking structure on marolt and a second 
bridge across castle creek to main st.

67 7/10/19 13:10:26 7/10/19 13:12:22 anonymous Never; 3 4 3 5 2 5 2 3

68 7/10/19 13:13:44 7/10/19 13:16:01 anonymous Monthly; 5 3 5 5 1 5 5

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 3 5

69 7/10/19 13:52:02 7/10/19 13:53:09 anonymous Daily; 5 1 4 5 1 5 5 Paragliding; 5 5 5

70 7/10/19 13:56:42 7/10/19 13:58:35 anonymous Weekly; 5 3 4 5 4 4 4 Paragliding;Guided Nature 
Tours;Guided Historical Tours;

5 4 4

71 7/10/19 14:00:22 7/10/19 14:04:59 anonymous Daily; 4 2 3 5 1 5 3
Paragliding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

4 5 5
Access and signage for the City of Aspen owned historical sites, operated by 
the Aspen Historical Society needs to be improved!!! A mulch pile at the 
entrance to Aspen is unfortunate and misplaced. 

72 7/10/19 14:17:34 7/10/19 14:21:04 anonymous Daily; 3 3 5 5 1 5 5 Paragliding; 5 5 5 Improve dust suppression on the road from HWY 82 up to the turnoff to the 
Community Garden.

73 7/10/19 14:19:26 7/10/19 14:22:56 anonymous Never; 3 4 3 5 4 5 3 Paragliding;Guided Nature 
Tours;Guided Historical Tours;

5 4 4 Access to the Historical Society buildings should come in from Castle Creek so 
they are not clogging HWY82 trying to enter and exit at the bridge.

74 7/10/19 14:22:22 7/10/19 14:23:25 anonymous Weekly; 4 2 2 4 2 4 5 Paragliding; 4 3 3

75 7/10/19 15:33:30 7/10/19 15:37:18 anonymous Monthly; 4 2 3 5 1 5 2 Paragliding;Guided Nature 
Tours;Guided Historical Tours;

4 5

76 7/10/19 16:32:12 7/10/19 16:35:39 anonymous Weekly; 4 4 5 5 3 5 3
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

3 3 5
Current use of the space is good.  It is remarkable that Aspen has an open 
space at its entrance.  There should be no development in terms of building, 
other than historical structures being moved there.  

77 7/10/19 17:04:27 7/10/19 17:08:42 anonymous Weekly; 3 1 2 5 3 2 5

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 3 3 Are traffic lanes (passed by voters) now completely out of the question?

78 7/10/19 17:14:47 7/10/19 17:17:16 anonymous

Less than 
once per 
month;Never
;

3 3 5 5 2 4 5
Guided Nature Tours;Guided 
Historical Tours; 2 5 3

community garden availability should be better, not just rewarding those who 
have been here for forever and a day...make room for younger members of 
the community.

79 7/10/19 17:37:31 7/10/19 17:40:16 anonymous Weekly; 4 4 1 5 2 5 3
Paragliding;Guided Nature 
Tours;Guided Historical Tours; 3 3 3

Much of the trail is destroyed by dogs 
and foot traffic

80 7/10/19 17:55:07 7/10/19 17:56:59 anonymous
Less than 
once per 
month;

3 3 5 5 1 5 5
Paragliding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

5 4 5

81 7/10/19 19:09:28 7/10/19 19:14:33 anonymous Weekly; 2 4 1 5 1 5 1 Guided Nature Tours;Guided 
Historical Tours;

3 3 4
You have an exceptional historic site that needs more appropriate 
accessibility by the general public. Get real folks , that means cars and some 
realistic parking.

82 7/10/19 19:09:00 7/10/19 19:14:50 anonymous
Less than 
once per 
month;

5 3 5 3 5 2
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

3 3 5
We only use the trails and visit the museum in the summer and love the 
Mining & Ranching Museum and setting.  I stay on the marked trail, so I am 
not aware of the extra trails the survey refers to.

83 7/10/19 20:18:57 7/10/19 20:22:06 anonymous Daily; 5 1 5 5 1 3 5
Paragliding;Guided Historical 
Tours; 5 5 5

We need a four lane entrance to town using, in part, this space. Your survey is 
completely invalid and skewed to reach a desired result by no addressing this 
issue.  

84 7/10/19 20:41:18 7/10/19 20:42:30 anonymous Weekly; 3 2 2 5 2 5 5
Paragliding;Guided Nature 
Tours;Guided Historical Tours; 4 4 3

85 7/11/19 11:03:28 7/11/19 11:06:27 anonymous Monthly; 5 5 4 4 4 Guided Nature Tours;Guided 
Historical Tours;Youth Camps;

2 5 5

86 7/11/19 13:05:37 7/11/19 13:08:15 anonymous Daily; 5 3 1 5 3 5 3 🚪🚪;Paragliding;Standup 
Paddleboarding;

5 5 5
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87 7/11/19 13:06:24 7/11/19 13:09:49 anonymous Daily; 5 1 1 5 3 5 5 3 5 I am a community gardener and love the space.  The irrigation seems to be a 
constant problem.

88 7/11/19 13:42:49 7/11/19 13:45:03 anonymous Daily; 5 5 5 5 1 5 5 Paragliding;Guided Nature 
Tours;Guided Historical Tours;

5 5 5

89 7/11/19 14:56:44 7/11/19 14:57:46 anonymous Monthly; 5 1 4 5 1 5 5
Paragliding;Guided Nature 
Tours;Guided Historical Tours; 4 4 5

90 7/11/19 15:05:45 7/11/19 15:13:06 anonymous Daily; 5 4 3 4 1 5 4
Paragliding;Guided Nature 
Tours;Guided Historical Tours; 5 5 5

I would love to see it maintained as‐is. Keep it nature based and accessible to 
pedestrians.

91 7/11/19 16:01:23 7/11/19 16:03:46 anonymous Daily; 5 2 3 5 1 5 3 5 5 4

92 7/11/19 16:22:25 7/11/19 16:25:52 anonymous Daily; 5 2 3 2 2 5 5 Paragliding;Youth Camps; 5 5 5

The Marolt Open Space provides important breathing room for the town. The 
messy vitality of this space is just about right as it is. The Holden Marolt 
Mining Museum has encroached on the organic quality of the property a bit, 
and it would be ideal if its development stay about where it is. The Marolt 
housing area is a great amenity and should also resist further swankiness.

93 7/11/19 16:44:47 7/11/19 16:46:56 anonymous Monthly; 5 5 3 5 2 5 1

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 3 5 Could park of the space be used for soccer fields?

94 7/11/19 17:41:03 7/11/19 17:45:17 anonymous Weekly; 4 3 1 5 1 5 3 None of the above!; 5 5 4 Leave it alone!

95 7/11/19 17:57:18 7/11/19 18:01:10 anonymous Daily; 4 3 3 5 1 4 5 Guided Nature Tours;Guided 
Historical Tours;

5 4 3 E‐bikes are definitely a hazard. Courtesy 
from all users is essential. 

Parking is needed for H/M museum

96 7/11/19 19:43:39 7/11/19 20:30:14 anonymous Weekly; 1 5 1 5 1 5 3

A watered and maintained 
park;Paragliding;Kayaking;Standu
p Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

5 5 3

An unintended consequence of Nordic 
grooming is the creation of multiple 
bandit trails. Please remedy by 
revegetating those trails. 

Please consider the following comments as constructive and return the 
Marolt and Thomas open space to its feeling of Open space. 1)  the wooden 
fence along hwy 82 needs to be restored. 2). For safety concerns the trees 
need to be topped or replaced with low lying vegetation no taller than 12 ft.. 
trees create unsafe conditions for the flying community.  3). To many bandit 
trails. Need to only have two trails crossing the property. This is historic. 
There are now eleven crossings. This can be accomplished by revegetating.  
5). There is dog poop everywhere, similar to smuggler. Perhaps need a leash 
law and enforced. 6). No mowing this creates a hazard and is unsafe for the 
flying community. 7).  Dog walkers are now walking three abreast. Make it 
known that this is a single track only trail. It now looks like a truck has been 
driving through there. 8). Watering could be considered to keep it greener. 9). 
No more snow dumping by the streets department. It is now a hazard with all 
the gravel and broken glass. Also the grass is dead or dying in that area..  10). 
No more staging as a construction site for gravel and dirt. West side of 
Thomas property. 11). No more threats of a four lane highway. Find closure 
on this. 12). Need a slowing down of bike traffic on Marolt pedestrian bridge. 
Walkers are intimidated by fast moving bikes. Especially electric bikes. 13). 
Need better signage for dog walkers and a clear message that this a landing 
area for hang gliders and paragliders. 14). The small park was intended for the 
flying community to pack up their gliders uninterrupted. Bicycles need to be 
eliminated for using this as a short cut to other bike trails. This includes the 
Tuesday nite mass bike rides that stop there. This area is to fragile for that 

97 7/11/19 21:29:09 7/11/19 21:31:17 anonymous Daily; 4 3 4 5 2 4 5 Paragliding;Guided Nature 
Tours;Guided Historical Tours;

4 4 4

98 7/11/19 21:32:59 7/11/19 21:42:31 anonymous Daily; 5 2 4 5 2 5 5
Paragliding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

5 5 5

I am a Community Garden member and strongly support it's continuation into 
the future.  It gives me a place that I can enjoy outside of my small apartment 
where I do not have the space or sunlight to have a garden.  I love the 
location, it's accessibility, hours of sunlight in our short growing season, and 
more.  Many gardens have been established over many years and it would be 
a mistake to change how many locals thrive and enjoy this multi‐use space.

99 7/11/19 22:31:17 7/11/19 22:41:47 anonymous Weekly; 5 1 1 3 1 5 3 Paragliding; 5 5 5 I like the Marolt open space just as it is.

100 7/12/19 7:45:30 7/12/19 7:46:42 anonymous Weekly; 4 5 4 5 1 5 1

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

5 5 5

101 7/12/19 8:12:12 7/12/19 8:28:07 anonymous Daily; 5 3 1 5 1 5 5 Paragliding; 5 5 5

Keep this space natural.  Aspen has become too urban/suburban and the City 
of Aspen is the main culprit as it approves and instigates more and more 
development such as the current construction cluster adjacent to the Marolt 
on Castle Creek Road.  Unfortunately the true mascot of Aspen has become 
the Dump Truck.  A quiet, natural place is critical to locals as Aspen has 
become a cacophony of construction.

102 7/12/19 8:18:08 7/12/19 8:47:58 anonymous Daily; 5 1 1 5 1 5 5 Paragliding; 5 5 5

The Marolt has always been a wonderful,natural and beautiful space to walk 
with family and dogs.Turning the open space into a bike park or haying 
operation will have a major impact on wildlife.There are not many natural 
open spaces left in walking distance from town.I am not sure what is 
prompting all this,but I hope the Marolt is left just the way it is,it's 

103 7/12/19 8:56:21 7/12/19 9:00:13 anonymous Daily; 4 2 2 5 1 4 5
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Historical 
Tours;

5 5 4 Fat Bikers and Nordic users should be 
there

NO Terrain Bike park in Marolt ‐ send the people to snowmass or ride 
sunnyside trail. Don't love the haying idea.  I think the community garden can 
be enlarged as there is a huge waiting list for plots

104 7/12/19 11:08:48 7/12/19 11:10:02 anonymous
Less than 
once per 
month;

4 4 4 4 1 4 3 Guided Historical Tours; 3 4 4

2019
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105 7/12/19 12:14:19 7/12/19 12:15:16 anonymous Weekly; 5 5 4 5 2 5 3

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

4 4 4

106 7/12/19 12:17:34 7/12/19 12:24:55 anonymous Weekly; 2 1 3 5 4 3 4

Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

2 3 5
I paraglide and if the trees to the west of the landing spot were thinned out it 
would reduce the amount of turbulence and enhance safety.  Also abundant 
irrigation would mitigate potentially deadly dust devils.

107 7/12/19 13:04:11 7/12/19 13:17:37 anonymous Weekly; 4 2 2 5 5 4 5
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

3 3 5

I and others use the singletrack trails on Marolt OS for mountain biking 
between downtown Aspen (in conjunction with Moore OS trails) and the 
Buttermilk area and beyond, including the Maroon Creek Trail, Government 
Trail, Oregon Trail, and the Sky Mt. Park Trails.  For those riding from 
Snowmass to Aspen via the Government Trail, this property includes the final 
singletrack trails before reaching downtown, extending the singletrack 
experience.  The main trails on the property are included in the Aspen 
Snowmass Mega Loop (IMBA rated Epic Ride).  The property is sometimes 
used by beginners or young riders for an easy introduction to mountain 
biking.   A preferred singletrack route should be better signed between 
(Moore OS and) the roundabout area paved paths at the west of the property, 
and the paved paths (and bridge crossing Castle Creek) at the east side of the 
property.  Currently several options of social trails can cause confusion for 
first time riders passing through the property.  In addition to a fully featured 
bike park on the property, RFMBA would support, in the near term, more 
limited bike park type amenities that are geared towards skill building for 
younger riders and those new to mountain biking.   These could include small 
scale pump tracks or internal loop trails with professionally constructed skill 
building features.  Winter fat bike use on the property is important given the 
limited options for fat bike riders elsewhere in the Aspen area.    Mike 
Pritchard for Roaring Fork Mountain Bike Association

108 7/12/19 13:47:59 7/12/19 13:49:45 anonymous Daily; 3 5 3 5 1 5 3
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

5 3 5

109 7/12/19 14:29:58 7/12/19 14:34:06 anonymous Weekly; 4 4 2 4 2 5 3
Paragliding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 3 3

110 7/12/19 15:21:29 7/12/19 15:22:47 anonymous Weekly; 5 3 5 4 2 4 5 Guided Nature Tours;Guided 
Historical Tours;

4 2 5

111 7/12/19 15:21:16 7/12/19 15:41:58 anonymous Daily; 4 2 3 4 1 4 5 Paragliding; 3 3 5

112 7/12/19 21:15:52 7/12/19 21:19:16 anonymous Never; 3 3 2 5 1 4 4

Our recreation department is in 
dire need of an additional athletic 
multituse field (baseball, soccer 
specific, youth and adults;

4 3 4 Need to make it more multi use! Sports!  Baseball field

113 7/12/19 21:33:59 7/12/19 21:36:01 anonymous Weekly; 4 4 4 4 1 5 4
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

5 5 5

114 7/12/19 21:41:11 7/12/19 21:46:10 anonymous Weekly; 5 5 3 5 1 5 4 Paragliding;Guided Nature 
Tours;Guided Historical Tours;

5 5 5 Better access and parking for the museum would be nice.  Keep the roads 
dirt...it is a historical place, no black top please.

115 7/13/19 6:49:15 7/13/19 6:52:11 anonymous Weekly; 1 1 1 5 5 3 4

Biking;Paragliding;Kayaking;Stand
up Paddleboarding;Guided 
Nature Tours;Guided Historical 
Tours;Youth Camps;

3 3 4 Needs a bike park

116 7/13/19 11:49:17 7/13/19 11:52:00 anonymous Daily; 4 1 3 5 1 5 5
Paragliding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

3 3 4

117 7/13/19 12:04:08 7/13/19 12:05:40 anonymous Weekly; 3 1 2 3 5 3 4 Paragliding;Kayaking;Standup 
Paddleboarding;Youth Camps;

1 1 3 I think that it can be better divided A bike park in here would be amazing for locals and kids alike!

118 7/15/19 12:47:53 7/15/19 12:50:47 anonymous
Less than 
once per 
month;

4 2 2 5 5 5 5 Paragliding;Kayaking;Standup 
Paddleboarding;Youth Camps;

5 4 4

119 7/15/19 12:52:22 7/15/19 12:56:01 anonymous Weekly; 5 2 4 5 4 5 5
Paragliding;Guided Nature 
Tours;Guided Historical 
Tours;Youth Camps;

2 4 4

There needs to be a way for bikes to 
pass in the winter time that is not over 
snow. This area is an important 
connection to the housing and the 
hospital that needs to be bikeable year 
round

If it is true that the community garden has unmet needs/a long waiting list the 
city should consider expanding this valuable asset to serve more people. 

120 7/15/19 13:58:23 7/15/19 14:01:45 anonymous Weekly; 4 1 2 4 3 3 5
Paragliding;Kayaking;Standup 
Paddleboarding;Guided Nature 
Tours;Guided Historical Tours;

4 3 5

I appreciate that we are creating a plan for this space, but I hope that doesn't 
mean the place will become exclusive and over‐programmed. Some of the 
best things about the space is that its casual, multi‐use, and diverse. I don't 
want to see any single group or use be banned for the sake of another. This is 
a space where they all coexist and we should be able to keep it that way. The 
dog‐friendly nordic trails and dog‐friendly space in the summer are critical to 
getting our family outside. Without this space, it would be hard to take the 
kids and the dog to recreate. 

121 7/15/19 22:47:15 7/15/19 23:06:57 anonymous Weekly; 4 4 2 5 4 5 3 Paragliding;Guided Historical 
Tours;

3 3 5
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Contributor Date Topic Comment Agree Disagree 

emeans45@gmail.com 3-Mar Recreation and Trails A bike park sounds conflictive given the peaceful nature of the area for walking 12 0

over3@q.com 3-Mar Recreation and Trails I am not sure I support the small pump bike park. It seems to me this would destroy the habitat. But, I'm not really sure what is involved in a "bike park". 5 2

over3@q.com 3-Mar Maintenance Please make sure you have trash bins year-round at several spots around the park so dog owners have a place to leave their poop bags. 9 0

over3@q.com 3-Mar General Please consider a left turn lane on HWY 82 for traffic coming from downtown to turn left to go to the Community Garden and AHS museum. There used to be one years ago. 1 4

over3@q.com 3-Mar Maintenance Maintenance I believe there is a buried conduit that would be suitable for an electric line that runs the entire length of the property from the City shops to where the Marolt trail 
crosses Castle Creek Road. Check with City of Aspen employees Rob Covington and Ron Christian.

1 0

janeclick@icloud.com 3-Mar Recreation and Trails Restrict electric bicycles including Marolt bridge 8 2

theaugied@gmail.com 3-Mar Recreation and Trails Recreation and Trails1. What trails are you referring to when you state a "closure of extraneous social trails"?2. A bike park was proposed within the last few years. Were the 
majority of folks who listened to that proposal against it at that time? I don't think this location is an appropriate place for that.

9 1

jwstarr@sopris.net 3-Mar Recreation and Trails Recreation and Trails:  I have been an active user of this very special City amenity for many years.  I like the idea of an appropriate designated trail to stop the "informal" trails and 
am in favor of further development of Nordic opportunities on the Open Space. I am against a bike park for this area...there are better places in the City for this.

3 1

stan@scaplanning.com 3-Mar General Needs to provide for a direct Highway 82 connection to Main Street as presented in the Entrance to Aspen Record of Decision. 5 8
maryannecsefton@gmail.com 3-Mar Recreation and Trails I do no think a small pump bike park is a good idea for a very tranquil, natural preserve, nature paths open area.  This would attract a different crowd of individuals, mainly youth 

post school as well as beautiful weather conditions that destroys the open land, ease of bike paths for kids and families not to mention the quietness.   Not in favor of this idea at 
all.

8 1

maryannecsefton@gmail.com 3-Mar Agriculture and Community Garden Aspen Community Garden,I agree that an appropriate enclosure should be constructed for the port-a-potty, it is a bit unsitely to see and even smell as many people use and it does 
become a bit of an issue

mariankrogh@hotmail.com 3-Mar Recreation and Trails There needs to be an easy way to bike from town to the ARC all year long. Currently, there is a bridge near the church and a path connecting that bridge to the next bridge along 
which is 100% covered in snow for nordic use. I nordic ski as well and am grateful for the trails but why can't this part be 50/50 snow and cleared? Like some other areas close by 
and the Marolt bridge to 7th st. I'd like to recommend this path be completely bikable year-round.

2 2

mariankrogh@hotmail.com 3-Mar Agriculture and Community Garden Please continue with the community garden sections: Research the feasibility and necessity of expanding the current community garden. Study alternative locations for additional 
community garden space. 
Thanks

cliffweiss49@gmail.com 4-Mar Recreation and Trails  not in favor of bike park unless on edge of open space. 1 0
marisasilverman@mac.com 4-Mar Recreation and Trails PLEASE NO bike park we already went through this process and no one want’s it. 8 2
marisasilverman@mac.com 4-Mar General As a daily Marolt user  of 25 years, skiing, dog walking, enjoying a sunset walk, I feel things should really stay as they are in it’s most natural historic state, it works well. Things that 

might need a little change is limited Garden parking, too many people are driving over and parking anywhere they like. Another parking issue is the over flow Car storage from the 
Marolt housing, the parking lot at the housing is never full but there are lots of cars stored along the road making the parking more crowded for paragliding and walking.

djdankinney@gmail.com 4-Mar General I don't live within the city limits.  I live in Woody Creek. As such, I would like to say that I hope that the city would be considerate to those driving to & from the city.  Traffic is a big 
problem & as such, the city should consider a bit of sacrifice of the Marolt property  so that traffic can flow more easily between the intersection of Cemetery Lane & the Round-a-
bout.

3 8

stan@scaplanning.com 18-Mar General comment @djdankinney Absolutely correct. 0 3
edzasacky@usa.net 27-Mar General comment @djdankinney That was NOT the Marolt's desire, it was a City requirement, and the voters rejected it soundly 0 2
hsk@kceclaw.com 4-Mar Recreation and Trails When considering a single track trail to replace social trails, please make it wide enough to avoid conflicts with walkers, or better yet, have separate walking paths, or even better, 

leave it alone.  One of the great things about the Marolt is it's tranquility and the ability to get away from other people. please don't crowd us together on one trail.
5 0

jacknepsaski@gmail.com 4-Mar General A really good comment from @Dan Kinney .  The original purpose of the Marolt Open space Deed, from the Marolt family, clearly shows that the intention always has been and will 
be to have the property connect with Main Street.  It clearly shows on the Plat Map that there is a dedicated  100 ft wide lane aligned with Main Street.

4 3

petergrenney@gmail.com 5-Mar General Consolidate the 5 parking lots into a single central one - easier to manage, less visual impact, and easier for people to find. It would also help establish Marolt as a portal for all the 
trails west of town. You want to meet someone for a ride? Meet at Marolt (central parking lot) and ride Ashcroft/Castle Creek, Maroon Bells, Tiehack/Government, head out to Sky 
Mtn Park or down to Rio Grande or Mclain Flats. Otherwise the chapel becomes the default meeting place which is not fair to them. 

0 4

petergrenney@gmail.com 5-Mar Recreation and Trails 1) Perimeter Loop Walking Trail - one designated walking trail that loops would help minimize the number of bandit trails and concentrate the impact. People love walking loops as 
well, similar to Hunter Creek loop, Aspen golf course winter loop, Crown Mtn park look, Carbondale Nature Park loop.

teletara@yahoo.com 5-Mar Recreation and Trails Recreation and Trails: As a resident on Cemetery Lane we utilize this space as our backyard often for daily commuting, dog walking and mountain bike route connecting. Comments 
seem to be against a small pump bike park. We feel to the contrary. Exploring the feasibility of a developing a small pump bike park should be at the top of the list. Our youth need 
an outlet to play outdoors dawn to dusk. Surrounding affordable housing projects provide no back yard space for children to play. Dedicate a space now. Concrete and asphalt does 
not suffice. Our youth community needs this. The potential option at Tot Lot when that park was redone did not necessarily fit. This space is accessible and safe. Driving down 
valley to crown mountain to bike is counterintuitive to maintaining carbon neutrality.

5 4
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chriseverson@gmail.com 5-Mar Recreation and Trails Recreation and Trails: Many mountain communities have been creating bike parks and, as with the skate park expansion, Aspen lags. Being that there's no place else, Marolt would 
be great. I understand that this use at Marolt would become a debate, and the main discussion point I would make is that the bike park use would be more legitimate a use under 
the Marolt framework than is using the space for commercial paragliding landings.https://www.postindependent.com/news/crown-mountain-parks-new-bike-park-grabs-attention-
and-accolades/ https://www.uncovercolorado.com/biking/valmont-bike-park/
https://www.visitgrandjunction.com/biking/lunch-loop-bike-park
https://www.uncovercolorado.com/biking/fruita-bike-park/

5 4

tess@tessjweaver.com 7-Mar Recreation and Trails In praise of pump tracks. Social inclusion! Healthy lifestyle! Skills development! Pump tracks cast a wide net. Two-year-olds on push bikes can roll the course, followed by empty-
nesters on hybrids. Teens use pump tracks to progress their cornering and jumping skills that they can use on the trails or in the bike park on another day. A pump track is short, 
low consequence, and approachable. 1) Pump tracks are great for skills development. This one is pretty obvious.  The entire purpose of pump tracks is to build skills.  But when you 
apply that to children (especially young children) the effect is amplified.  I’ve seen it time and time again.  Toddlers who start riding their Strider on the pump track are pedaling by 
3 and full-on shredders at 6.  The repetitive practice of going round and round and round, getting faster and more capable, builds confidence on the bike.  Kids learn to corner, to 
jump, to shift their weight.  There is nothing quite as good as a pump track for becoming a competent cyclist. 2) Pump tracks are great exercise.
We live in a society where kids spend, on average, less than 30 minutes outdoors every day.  Pump tracks provide an excuse to get outside and to get exercise.  Have you ever tried 
riding a pump track for 15 minutes without stopping?  It’s intense.  Kids sleep really well afterwards. 3) Pump tracks cater to a wide range of ages and abilities.
Pump tracks are fun for everyone.  Have kids of different ages?  No problem.  They will all have fun at the pump track.  Mom and dad will have fun at the pump track.  The kid you 
babysit who can barely ride a bike? He will have fun a the pump track too.4) There are no big climbs.
Climbs are tough for young kids, but unless you live in the mid-west, most off-road rides (and many on-road rides) have hills.  This can quickly be frustrating and confidence-
destroying.  The pump track is great in that there are no big climbs involved.  Kids get to rock and roll and build their confidence on the bike. 5) Pump tracks build community.
It isn’t very often that I go to a pump track and don’t talk to anybody.  Kids tend to make friends here, parents tend to make friends here.  If you are new to an area, it is a great 
way to meet new people. 

5 6

gstrokes@mac.com 8-Mar Recreation and Trails All for a bike park! This would be great for kids and adults. Aspen is behind as all other resort towns/cities have bike parks. 2 6
ryankoster@gmail.com 8-Mar Recreation and Trails A local bike park would be a great addition for Aspen's youth and families.  While Aspen's bike trail system is quite extensive, there are currently no options for younger children, as 

they all require steep climbs which can be too difficult for smaller riders. It would also serve as a gathering place for our our outdoor centric community.
2 6

tmelberg@rof.net 8-Mar General It is time for the Marolt Open Space to provide the answer to our traffic problems. Currently Highway 82 adequately handles our traffic up to the airport where the 4 lane turns 
into a 2 lane creating a bottleneck for commuters and visitors. This bottleneck will only get worse with the proposed 350-500 additional APCHA housing at the lumberyard along 
with the widening of the airport that will allow direct flights from NYC, Boston, Miami, etc. It is time the City of Aspen, the BOCC  and CDOT to address the Highway 82  pinch point 
that transcends onto McLain Flats, Cemetery Lane, West End and Main Street. I would suggest CDOT's "D" rated round about needs addressing as well for the proposed $2-3M 
bandaid taking place this Spring is not the answer we are looking for. In my humble opinion after serving on the Aspen Institutes Mobility Study, Highway 82 needs to continue on 
as a 4 lane to Cemetery Lane with a round about leading to a "Cut and Cover" transit center under the Marolt Open Space. A new bridge extending directly to Main St would 
provide electric mass transit shuttles, bikes and walking capability. "Congestion Pricing" for service people who have to drive over the Castle Creek bridge to work would alleviate 
our traffic problems and extend the useful life of a very old bridge. The concept of a cut and cover parking garage is well demonstrated by the Boston Commons, Boston, Mass. All 
of the current uses of the Marolt Open Space would be maintained and our community could finally have a stress free arrival into Aspen,  Aspen could restore its neighborhoods to 
local traffic and McLain Flats road would revert back to a country road for bikers and rural residents. 

4 9

sheri@bluegreenaspen.com 9-Mar Recreation and Trails Thank you for the opportunity to comment on the Management Plan.  We use the open space daily and feel like it is an extension of our backyard.  During the winter, we heavily 
use the groomed Nordic trails for dog walking and skiing.  The ability to switch up our route each day with the various loops makes our visits more interesting and allows us to 
avoid other skiers and dogs when needed.  We don’t believe a separate walking path is needed as nearly everyone skiing the trails is enjoying them with their dogs. 
We similarly use the various trails during the summer and support keeping the majority of the social trails open to allow this type of use.  This includes the trails on each of the two 
grass meadows.  We don’t agree that formalizing a single trail will create a safer condition.  Commuters and bikers passing through the open space know the preferred route—as 
do the slower traveling dog walkers—and are adept at avoiding each other.

We believe the uses that are currently in the open space generally co-exist well.  It is a unique outdoor space in the city.   The bike park doesn’t seem to be compatible, and its 
proposed location is shown in a protection zone.      Thank you again for the opportunity to comment on the draft plan.

3 1

sheri@bluegreenaspen.com 9-Mar Natural Resources We absolutely love the northwestern pond and use the existing access point to the south daily.  It would be great to improve the riparian area upstream of the stormwater inlet to 
remove more sediment and improve water quality.  Rumors spread among the dog folks that the pond water was unsafe last summer.  Not sure if this was ever confirmed, but it 
would be great if the water was regularly tested to ensure it is safe. We rarely use the southeastern pond because there are usually deer, moose, and other wildlife using that area. 

sheri@bluegreenaspen.com 9-Mar Agriculture and Community Garden  We appreciate including best management practices for the community garden to stop the further spread of invasive species into the meadows.  While pretty, the poppies and 
hollyhocks are not native and should be removed.  Also, not sure about the proposed haying of the meadows.  It seems contrary to other goals, and not sure if the expense 
outweighs the value of supplementing hay production at Cozy Point.
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sheri@bluegreenaspen.com 9-Mar General We also support the future re-alignment of Highway 82 as included in CDOT’s Record of Decision.While mentioned as a part of the plan’s context, there are no provisions 
anticipating its incorporation in the future.  We would like to see this included.

 graeme.means@icloud.com 9-Mar General OPEN SPACE
Most importantly, the Marolt Open Space (together with Moore Open Space, the Castle Creek canyon and the Golf Course) serves as a textbook example of greenbelting. Together 
with North Star at the other end of town, it limits the urban area of Aspen in a very well defined manner. Nothing should be done to compromise this essential function. An “Open 
Space” is not a “Park” and suggests more passive, informal uses. 
The existing uses have developed over time and reflect those activities that users desire and that have come to a place of very good compatibility and shared use. New uses should 
only be added after very careful analysis to ensure they do not conflict with and compromise existing uses. Essential in the nature of all these existing uses is an element of 
passivity, open space and quiet enjoyment as opposed to more vigorous activity, noise and visual clutter. Retaining the sense of a rural landscape is vitally important to the 
greenbelt concept.

13 0

 graeme.means@icloud.com 9-Mar Recreation and Trails PED/BIKE TRAILS
Biking exists fairly well on the property now. Most visitors, commuters and fast bikers use the paved bike trails which helps avoid conflict on the more undeveloped portions of the 
property. Bikers should be encouraged to stay on these currently paved paths. Biking should not be prohibited off paved trails but should not be encouraged and should be 
controlled to avoid conflict with dog walkers and flyers and encouraged at a slower pace. Biking should not be considered an “activity” but rather a slow paced part of the existing 
social mix. Electric bikes should not be allowed except on the existing paved trails. Their increased speed conflicts with the existing activities in the meadows.
I would not encourage through biking off paved paths. If it is felt this is necessary, I highly suggest the existing dirt 2 track NE of the Gardens as opposed to the SW side which 
would conflict a great deal more with existing uses. Also, it connects better to the paved path leading to the CC bridge as it has a bit more distance from the curve at the bottom of 
the hill.  It would require minimal new construction. A dirt surface (rather than crusher fines) would be more in character with the informal, rural attributes of the area and would 
encourage the more speedy users to take the paved path.
Consider a new paved trail connecting the Marolt Housing road near it’s intersection with CC road to the lower bus stop on CC road opposite Meadowood Drive and leading up to 
the foot bridge.  This would completely encircle the Marolt property with a paved trail (including the Marolt Housing road) . Much better access for Marolt Housing, new COA 
housing and many others to the CC footbridge and places beyond. Keeps faster bikes out of the meadow areas, and would lessen the amount of folks crossing CC road in an area 
that is becoming more and more dangerous with more and higher speed traffic. There are grade, drainage, ditch, and wetland issues on this connector, but it is only a couple of 
hundred yards.

A pump park or other more organized bike feature would conflict with the passive nature of the area, the existing uses and create more parking issues.

GOATPATHS (Informal social trails)
Planners do not particularly like goatpaths as they are “spontaneous” as opposed to “planned”. However, the existing goat paths have evolved well and have numerous 
advantages. 
They go where people want to go. They have less environmental impact and maintenance than more developed trails. They have a very nice quality of informality and the slower 
pace that users desire.  They can be controlled relatively naturally with log, boulder and vegetation barriers that I believe the vast majority of people will respect. They slow down 
bikers which is essential to the compatibility of the different user groups. Don’t be afraid of goatpaths. Numerous crusher fine trails would detract from the character and increase 
bike speeds. 

 graeme.means@icloud.com 9-Mar General DOGS
The Marolt is an excellent dog walking area and my experience is that all users get along well. I support the off leash situation except on the paved trails (and especially the Marolt 
bridge area) where leashes should be strictly required.  However, I predict problems will develop quickly if more and more dogs are added to the mix. Parking will definitely 
become a major problem if more folks drive to walk their dogs. I do not suggest “designating” or advertising this as a Dog Park. Keep it informal. 

2021 
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Natural resources MEADOW MANAGEMENT
The existing “natural” management of the meadow areas works well both for the “greenbelting” function, the environment and the user experience. The long grasses help limit 
users to defined paths in a natural manner which is also very appealing to the users. Not being cut, they provide habitat for many small birds, rodents etc. throughout the year.
I would strongly object to haying of the meadows for several reasons. The necessary impacts of hay production (irrigation, mowing, transporting equipment, etc) is incompatible 
with the existing user profile and would restrict activity especially at certain times of the year. The current feeling of a passive space would be lost and user experience degraded in 
a field of stubble and dust when cut. The natural habitat for vegetation, birds, rodents and wildlife would be ruined. The long grasses provide habitat for many  rodents, reptiles 
and birds. Please read the poem “To a Mouse” by Robert Burns in which a farmer’s plow rips open a mouse den mutilating and scattering the poor mouse family. Much better to 
create habitat for them.
The expense of hay management should be carefully researched. Hay cannot be sold profitably unless certified weed free, which can be quite a chore. The 40 acre meadow in the 
neighboring Meadowood Subdivision used to be in hay production. It is now managed as a “natural” meadow and is MUCH more pleasing aesthetically and a great deal less 
expensive and problematic as far as management is concerned. 
Hobby Haying would seriously degrade the existing user experience for dogs, walkers and bikers, would destroy valuable habitat and create maintenance and management issues.
Yea Poppies!!!!!!!!!!!!!!
Sage and other natural vegetation should be considered for those parts of the property not in other uses. It is disappearing in the upper valley in favor of exotic vegetation but 
supports a natural environment including small mammals, birds, insects etc. Although difficult to initiate, it requires no special maintenance or irrigation in the long run. 
The wetlands at the southern portion of the property are a valuable environmental asset and should be maintained as such with limited public access.

 graeme.means@icloud.com 9-Mar Historical Resources HISTORY
History is, of course, an integral and vital part of the property and needs to be highly respected. 
The Museum is a tremendous asset to Aspens’ history and should be supported. Access should continue to be by small electric vehicles as more parking would compromise the 
open space aspects of the property.
The bottom lands on Castle Creek contain extensive and very fragile historical remains. Their protection should be a high priority. One way to do this is to keep the access paths 
informal as they are now.
The raised historic Midland RR bed running SW of the Gardens should be protected as the important part of history that it is. This area should not be regraded. 
The many historical artifacts and features scattered throughout the property should be identified and protected. There should be allowance in the Plan to interpret them in an 
appropriate manner in the future. 

 graeme.means@icloud.com 9-Mar General SNOW STORAGE/CONSTRUCTION STAGING
I am pleased to see that snow storage is not allowed in the Draft Plan. I believe the past practice of snow storage use in the meadow is incompatible with the existing activities, the 
environment and the essence of “Open Space”. The past use of the parking area off Castle Creek Road as a gravel pit should not be allowed.

 graeme.means@icloud.com 9-Mar Interpretation and Education SIGNS
There is minimal signage now on the property and that adds greatly to the natural ambiance. New signage should be kept minimal. Logs, boulders and vegetation can do an 
effective job of directing people and restricting them from some areas. 

 graeme.means@icloud.com 9-Mar Agriculture and Community Garden The Community Garden is a very valuable feature and should be encouraged and possibly expanded. Beekeeping could be added if a volunteer group would manage them. Parking 
should be restricted to only Garden users as it is now.

 graeme.means@icloud.com 9-Mar Recreation and Trails I think the Nordic component works very well both as a link and as a more relaxed alternative to other trails. Dogs and skiers seem to get along well and skiing with dogs is a special 
opportunity.

 graeme.means@icloud.com 9-Mar General PARKING
The informal, disbursed parking seems to work on the site. Increased use would change that significantly. Any new uses that require more parking should be discouraged. Adding 
parking areas will detract significantly from the open space qualities and should be avoided.

In conclusion, I believe the Marolt open space has evolved naturally into an extremely well functioning area in many ways. My primary advice is “First do no harm”. Respect the 
Greenbelting function and passive natural characteristics. Add new or increase existing uses only after very carefully studying how they would impact and mesh with what is there 
now.

Thank you for your consideration of these comments and your planning efforts.
vanessa@vadamevents.com 9-Mar General  @graeme Excellent points and couldn't agree with you more on all fronts! 6 0
katiematthews@gmail.com 10-Mar General  @graeme Came here to write my own comment, but this was just a much better and more detailed version of my own thoughts. Fully endorse! 7 0
woodwardme@gmail.com 11-Mar General  @graeme Agree with this thoughtful comment on all fronts.  Thank you! 3 0
karl@kwaaccounting.com 10-Mar General Please do nothing. Leave this beautiful open space as it is. 11 1
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nathan.garfield@gmail.com 10-Mar The Marolt Open Space is a fantastic resource.  Having a greenbelt and open space at the entrance to Aspen is nice.Recreation and Trails: I believe there could be a better 
separation between user groups.  In the winter it is not as enjoyable to nordic ski on a trail that is covered with pedestrian and dog prints, and in the summer it is never fun to bike 
around loose dogs.  Allowing the two separate user groups their own paths lets both groups enjoy the property more.  I believe a small pump track could be appropriate, and that 
Aspen is certainly behind the times in bike specific amenities.  Perhaps another location could be provided for a larger bike park, perhaps the Intercept lot?  Close to all Snowmass 
trails, and free public transportation.  Snowmaking would be nice for nordic skiing but would seem better suited for the Aspen Golf Course.  

1 4

nathan.garfield@gmail.com 10-Mar Natural Resources Natural Resources: should be protected and reestablished to native states wherever possible.  Especially to protect diversity and water quality.
nathan.garfield@gmail.com 10-Mar Interpretation and Education   signage should be minimized.  It is a small parcel that should be able to be navigated with minimal instruction.  Avoid sign pollution and maintain the open space vs. park vibe of 

Marolt.
drivetrainllc@gmail.com 11-Mar Recreation and Trails Under recreation and trails I support the development of a pump track/bike park in the Marolt Open Space and or the Moore Open Space. There is certainly a need . With the 

growth of the biking program at AMS/AHS to have more options close to the school for kids and families to ride is a no brainer. We live in a bike centric community and this should 
translate into prioritizing more progression based skills parks connected to our open spaces and bike paths. 

susbeez7@gmail.com 11-Mar General Please leave the Marolt parcel as is.  It's a lovely place to walk and talk with out having to compete with bikes.  The flowers in the spring and summer are a welcoming site as one 
enters into town...traffic or no traffic.  

7 0

susbeez7@gmail.com 11-Mar Recreation and Trails  Creating a bike park in the space would only increase traffic and spoil it's tranquility. 7 0
doctorjenniferjones@gmail.com 12-Mar Recreation and Trails Please continue to allow dogs in all areas of open space. Aspen area is a place of dog lovers and it’s a little dog heaven at the open space. Most of us get our primary exercise there 

along with walking our dogs. It would be a shame to be restricted to a smaller area
ecerb@indra.com 12-Mar Recreation and Trails I love the idea of a pump track as a resource for young riders.As a part-time resident of Aspen, we try to use Marolt to XC ski from town to the golf course. Making those trails 

easier to ski and separate from other users is a great way to ensure we don't need to drive to ski
3 4

jonbarstow@gmail.com 13-Mar Recreation and Trails I have used the Marolt Open Space as a paragliding landing zone for the last 10 years.  We have very few options for free flight in the valley and Marolt Open Space is the main 
landing zone for many of our best flights.  Our sport seems to be constantly under threat, and having a sanctuary like Marolt Open space allows us to carry on our adventures and 
be stewards of our sport and the community.  Please help support free flight in our community.  Keep the paragliders in mind!  That is our zone.

5 0

edzasacky@usa.net 16-Mar General I have used the Marolt Open Space frequently ever since it was acquired. It has always been a "passive area", there have always been proposals like ball fields, with lights and 
bleachers, or commercial carriage operations based there, or highways, housing took part of it before today's protections were put in place. But it has off leash dog walkers, 
gardeners, hikers, bikers, hang gliders, and everyone gets along fine. The trails are "people" created and are perfect as is. They go, obviously, where people want to go. Marolt has 
always been zoned Open Space and NOT Park. Park Zoning implies a higher level of development to me. Marolt like North Star, our other entrance bookend, both contain the town 
from the typical urban sprawl and ruining our small town character and charm. I note that most people want to "leave it alone", I do too. It works great as is. It certainly doesn't 
need a bike park. That might be more appropriate on the Rio Grande for instance, but not here. Save the potato cellar, fight the weeds, save the Buck Rail Fence. Love the Historical 
Society protection of the assets. One of the great things for users is to be able to throw a ball to dogs off leash. Please don't restrict dogs or the pond they use in summer. Off leash 
dog areas are rare ANYWHERE, Aspen has always been dog and animal friendly. Horses could walk into the Jerome Bar. Tie up downtown. it was a Pickup truck, a broom, and a dog 
for a long time. Dogs are still a big part of the culture here and we love them. Things like seasonal closures, and areas of off limits, seem a little harsh and contrary to the historic 
use out there. Little tweeks, like to add a trail to the Potato Cellar, sure. But basically, please leave it alone but take care of it and it's assets. This is Aspen's largest piece Open 
Space and it is owned by the people. It and North Star allow quiet use and remind of us of the quieter, slower, more pastoral, small town we hope to remain. It speaks to the 
foresight of those that helped create it all. It seems like free land, and there will always be proposals for changing it. it is NOT, every inch of it was a struggle fought by many here 
and not here. It is more valuable than anything else, to us. Please resist. Once gone, the charm and small town character cannot be returned. It will never get quieter. 

4 0

mmaple@dunrene.com 22-Mar General Historically the City of Aspen has utilized the Marolt Open Space as an inappropriate material storage area and construction staging area in several areas including at the access 
way to the Museum, internal areas past the Marolt house and most recently at the turn off to Marolt Housing. None of these areas should be used for construction and excavation 
storage. Please discontinue and prohibit such uses.

5 0

jeremy.graham@cityofaspen.com 30-Mar Recreation and Trails I am on the same page as Lee. If you look at the proposed map  you can clearly see that the bike park is on the upper side of the road between Castle Creek Rd and the access road 
into Marolt. This wouldn't have any impact on the existing meadow as I agree not to change too many things in that area as it is. The paraglider's definitely need there space there 
as it is a vital asset for practice, staging and safe landing's. With biking being such an integral part of our mountain culture here and the increased participation in biking over the 
years this area could become a vital part of teaching folks stewardship, safe riding practices and building community around biking. A bike zone would be utilized by school based 
NICA youth bike programs, City of Aspen Recreation Rec Riders Program, Aspen Valley Ski Club MTB Camps, Roaring Fork Cycling and many more local ride instructors and camps 
as well as the general riding public. Biking creates a positive and community based outlet and often creates life long advocates for stewardship of natural resources and positive 
community engagement. Many community's have also seen the positive financial impact of adding biking into there local assets. This would be a very popular asset if it existed for 
the bike community. I also utilize the area for nordic and fat bike riding in the winter and I also agree that leaving things as natural as possible is a good things and keep that green 
belt as has been stated. It is a special area and hope everyone can work together for the greater good on things.

0 4

cfederwitz@gmail.com 30-Mar Agriculture and Community Garden Under community garden, consider expanding the garden and partner with youth and other organizations, such as Senior Services, on programming space allotment etc. Consider 
making the garden accessible, age friendly and a multigenerational space.

0 1
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c.zasacky@comcast.net 30-Mar Recreation and Trails The Marolt Open Space should be left the way it is. Over the years it has continued to offer users a welcome respite from the busyness of town. Hikers, dogwalkers, birdwatchers, 
photographers, gardeners, and even bikers generally coexist well in the summers. Nordic skiers with dogs have increasingly enjoyed the opportunity to have the Marolt Open Space 
to use. Please avoid adding any activities that will increase traffic in this area, especially near the Marolt barn (Museum) , which is already a very busy section along the bike path. 
And please leave the winter trash containers and dog bag dispensers in place for summer usage, too. 

3 0

mike.pritchard@rfmba.org 31-Mar Recreation and Trails The Roaring Fork Mountain Bike Association - RFMBA offers the following comments on the Draft Marolt Open Space Management Plan.  We appreciate the work undertaken to 
date on this plan, and like many of the commenters below, believe that this public open space area generally functions well at this time.  The proposed minor improvements will 
benefit existing and future users.  The proposed (pocket) bike park is an opportunity that should be pursued for the reasons detailed below. 1. One aspect of the plan notes that 
some social trails may be closed within the greater parcel, particularly those that connect main routes to less used access points on the perimeter of the property. RFMBA supports 
designating and signing a primary route for mountain bikers and commuters to follow when connecting from downtown Aspen towards the nearby Moore Open Space and beyond. 
Having his primary route will fix a fairly confusing situation for riders passing through the area for the first time. Closing some of the less used trails on the property may be difficult 
given the patterns of public use established over many decades (these social trails are walking paths more than bike trails), but we appreciate the City’s intent to better manage 
this open space for a variety of uses.  2. RFMBA notes that the winter groomed trails on this property are all open winter fat biking. While the plan acknowledges this use in some 
key passages, this use is not consistently mentioned in each section that relates to winter use of the area. Passing through the area, and looping the ~1 mile of wide groomed 
routes on the Marolt OS is a great part of many local fat bike loop rides.  

0 4

mike.pritchard@rfmba.org 31-Mar Recreation and Trails  3. The Draft Plan indicates a “Bike Park” is proposed on a small portion of this busy and popular park land. We consider the available area (between Castle Creek Road & Marolt 
Place) to allow for a smaller ‘pocket bike park’ with room for jump lines, or a skill building flow trail with options for both easier and more challenging skill building features for all 
ages to enjoy.  While a detailed proposal will be provided by RFMBA in the future, the extent and scale of this pocket park would be intended to work with all other existing uses in 
the Open Space.   The proposal area for the 'pocket bike park' differs from the vision for a larger scale park proposed on the Marolt OS Parcel about 7 years ago.  Similar 
opportunities within the City's limits and purview do not exist elsewhere.  The currently proposed area (on the Thomas Parcel) includes a double fall-line slope adjacent and below 
Castle Creek Rd. The slope is conducive to a descending trail that averages 6% grade (ideal for bike trails), while a steeper cross slope would ensure the park's trails and features 
drain water properly and quickly, reducing maintenance requirements.  A climbing/return trail on one end would lead to the featured trail experience that descends ~50 feet over a 
length of ~840 feet.  The featured trail could be two parallel trails or one trail with split options: beginner/intermediate jumps and skill building features to one side, and 
intermediate/advanced to the other side. A large area of parallel dirt jumps, devoid of vegetation, is not envisioned.  A flat area conducive to a traditional pump track is likely not 
available in this area.  To fully propose a feasible design to the City of Aspen in the future, RFMBA would work with a professional bike park design team that has experience in 
illustrating, detailing, and executing similar projects.  Users of this pocket bike park would be encouraged to ride bikes to the pocket park from their home or accomodation.  As 
with all other uses for this Open Space, parking for vehicles would be limited. At the north end of this area, the Draft Plan proposes to formalize existing informal parking on both 
sides of Marolt Place (paved road).  Given the scale of this pocket bike park, users would likely utilize only a handful of the available parking spots currently proposed, and for 
relatively short periods of time, similar to other users visiting the area.  Users would range from families with children seeking fun experiences pedaling up and flowing back down 
the featured trail, to riders passing through the Marolt OS on a longer bike ride, but seeking to enjoy the pocket park for a few quick laps.  As with other trail based recreation, the 
return on community investment for this kind of amenity is clear.  Health and wellness benefits abound for those who spend time on bikes, and children who spend time on bikes 
typically develop a positive life long relationship with the natural world.  The entirety of the Marolt Open Space is 74.5 acres, while the area for this pocket bike park is located 
within a small zone of approximately 3 acres on the edge of the property, directly adjacent and below the fairly busy and noisy Castle Creek Rd.  Development of the trails and 
impact to native vegetation could be limited to less than 1 acre of disturbance to achieve this pocket bike park.  As the Draft Plan indicates this area as a tentative 'protection zone', 
retaining a vast majority of the native vegetation in this small area is a reasonable and achievable goal.  Winter use of the bike park would not be pursued or recommended, 
leaving the area to its historic natural use for half of the year.   Thank you for considering our detailed comments.  We look forward to continuing our partnership with the City of 
Aspen, assisting in any way possible to achieve the vision for this pocket bike park, and to implementing the other trail related improvements proposed in the Plan.

0 4

pattyorda@gmail.com 31-Mar Recreation and Trails We have used the marolt for generations with our dogs, and neighbors. We consider it a part of our aspen community. Bikers have soooo many places whereas pedestrians and 
dogs don’t. Please don’t take the marolt away from us. 

2 0

hollandh@rof.net 31-Mar General What a treasure Marolt Open Space is: Fields that remind us of our ranch heritage. Cross country skiing , walking your dog, A community garden, landing hanggliders and 
paragliders all  as you enter town, this is who we are.  NO we didn't put a highway through our open space, we cherished it, how amazing is that! One can walk down the Bergman 
trail to the quite of Castle Creek, and still be so close to town, wonderful.I would like to see the fence on the north side repaired in it's same historic buckrail style. The city must 
stop using the the north east corner for a gravel storage space, There are plenty of Mnt biking venues, leave this area for some peace and wildlife.
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Name Date Organization Comment Correspondance 
Peter Grenney  8-Mar Public Priorities 

1. Perimeter Trail 
2. Consilidation of parking lot - Cretae a portal to trails roads etc...
3. Intersection revision 
Full disclosure spoke with Ted Mahon earlier this week . Reconfiguration of entrance off of cemetery lane and creation of parking at center. 2 fold comment: See drawing. Consolidating trails 
to one 'loop trail' around the open space… separate from concrete trail. Why 5 different parking areas, a little messy. Parking near paragliding is a little messy and unsafe, have to do a 3 point 
turn to get out of there. If we had a central parking spot that could be a meeting spot. Better experience of entrance to historic structures. A year round trail that goes around the perimeter 
that is a different alignment from the nordic. People do not use this space for pickinicking  or more stationary endeavours. Is this possible in this space? Where are people supposed to park 
when the ride to Bells or Ashcroft? 

Phone Call 

Eden Vardy 8-Mar Farm Collaborative "Hi John,

thrilled to see that Marolt is undergoing a management plan! 

wanted to offer the farm collaborative as a partner for any ag / garden opportunities. We host and will expand our gardening workshops in the coming years, and I would be very open to 
partnering with you guys to do them for the gardeners there. We would also consider managing the garden plots and supporting the gardeners there, as it ties well with our community food 
endeavors and mission. I can see a nice connection between Cozy Point and Marolt, for programming, oversight, and support. For the ambitious gardeners that want to do it on somewhat of 
a commercial level, we are expanding our farmer incubator plots starting this year, so that can connect as well.

Would love the chance to connect and see how we can support your effort here."

Email

William Shaeffer 7-Apr Public  the discussion is not accepting comments but it said to write you. I want to say we must keep electric bike off the both paved and unpaved trails. They are dangerous to walkers and at some 
point someone is going to get hurt. 

Email 

 John Hemminger 15-Apr Public Hello, 
I missed being able to comment about the Marolt open space. I heard some had an idea for a pump track there. I think that this would be a great idea for the our community not only the kids 
but us grown ups as well. It would be a great positive active for kids of all ages and with velo solution type track (asphalt) believe that once build could be low up keep. My son loves the track 
at crown mountain and it would be great to have one close enough to ride our bikes there.

Email 

2021 

352



APPENDIX K -  Public and Stakeholder Comments

APPENDIX K -  15

Name Date Organization Comment 
Alex Palmaz 21-Feb Aspen paragliding Thanks John,

It has been a crazy year! I am glad to see that we are moving forward as a community after Covid. Everything looks great as far as the commercial 
side of things for Aspen Paragliding. I am extremely grateful we have so much community support as a commercial operation in Aspen. All the 
points I made where to solidify safety concerns and maintain communications with all involved. A flight park /memorial designation would be our 
biggest objective to help preserve the free flight community in Aspen. As a United States Hang gliding and Paragliding Association (USHPA) 
Certified Insured Site we will always maintain the highest of standards to preserve this site. 
We will draw up a letter soon.

Alex Palmaz

Anna Scott 24-Feb Community Garden Email 
I am reading it- but do you want editing corrections? I am only on page 13 and have come across a number of typos – some of which may be a 
formatting issue, but do you want me to highlight these for correction?

Mike Pritchard 26-Feb RFMBA Phone Call: the Open Space is much like a campus quad and cutting off the social trails may be difficult. Prioritizing routes through the open space 
would be helpful but they are generally not in favor of closing routes. The original bike park plans were from ten years ago and on the marolt 
parcel. This was not an allowed use and so the sliver between the roads was considered. They have schematic designs including one uphill trail and 
two descents (Pocket Bike park) Bentonville Ar. example.  

Mark Nussmeier 5-Mar APCHA In reference to the 4 parking spaces in our lot for museum access, we have no problem with those being set aside from June through October. Just 
a couple important points concerning the management of that: 

•	We would request that Open Space manage the seasonal installation and removal of the parking space signage each June and October. My 
understanding is that the signage caused problems for us in the past as it remained in place throughout the winter. Residents get confused over 
whether they can park there and the poles end up obstructing our snow plowing as well. I imagine permanent post holes could remain in front of 
the spaces and then you guys could just drop the signs in for the summer and pull them in the fall. 

•	We-Cycle does now add a summer station each year in the back corner of our lot where I believe the museum spaces used to be, closest to the 
bike path. We would just ask Open Space to choose 4 spots working around that area. I marked the spaces they take over on the attached image 
as well as a suggested alternate location for museum parking. I have sent the same suggestion over to the music school just to see if they have any 
concern with it as they do lease the entire property from June through August. 
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Terry Paulson 23-Mar Paragliding Hi John,
The Marolt document is very well done.  I do have the following concerns:
1)  Most of the paragliding community wants to restore the original integrity of the flight park.  This means eliminating the bike traffic crossing the 
small park maintained by the club.  When the park was first established in the early 1990’s there was only one bike trail crossing the landing area.  
There are now 11 ways to cross the field. This is to many!
2)  This concern about haying the field should be reconsidered. When some of us started flying in the early 1990’s when the city was haying the 
field. The city stopped haying because the grass was getting thinner and thinner as no reseeding was done. Also there were several near fatal 
accidents because a mowed field created a huge heat sink with numerous dust devils formed. The flying community usually stops flying and 
landing by noon because afternoon winds are generally dangerous to fly in. There is also the aesthetic look to be considered. A mowed field turns 
brown and ugly with no irrigation being performed.  Speaking of irrigation, there is only one functional ditch left that would allow irrigation. 
3)  There should be a port-a-potty established at the paragliding parking area.
4)  More enforcement of dog owners picking up their dog’s feces.  With the advent of more people walking their dogs without leases there has 
been fewer and fewer sitings of wildlife (deer, elk, etc.) 
5)  Many of us consider the Marolt/Thomas property as the Western North Star entrance to Aspen. Hope we can maintain that ambiance..
6)  Would the city consider doing some in-kind help like;  left over sod from Wagner park being used for our small park, grass seed and fertilizer, 
use of city fuel for the irrigation pumps and mower.
7) Can the City update the the kiosk at the flight park 
8) Can the city help wiht the resoration of the flight park? 

Kelly Murphy Aspen Historical Society AHS is not requesting that additional parking lots or roads be built. Rather, AHS would like to see improved access via existing roads and existing 
parking close to the museum be improved to allow more parking and better bus access as set forth in subsection 3.03 (rather than having 
additional parking spots in the Marolt Ranch parking lot). Even with these improvements, the nature of the open space will not be negatively 
impacted. The value in the historical resources lies primarily with their ability to be viewed and interpreted. AHS has been investing significant 
resources at H/M, including in the Zupancis buildings that the City of Aspen placed on the property. Increasing visitation will justify AHS's and its 
donors' continued investment in the property.
Permits for special event have not historically been required. 
AHS will create it's own interpretative signage for existing building and artifacts. AHS is interested in collaborating wiht the city on interpration of 
artifcats that are beyond their leased area. The city may want to consider including other partners (Community garden, ACES, Roaring Fork 
Conservancy)  
AHS is interested in establishing parking at the location of the current woodchip pile. In exchange they are willing to give up the parking spaces 
within the Marolt affordable housing. 

2021 
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9/7/2019 Microsoft Forms

https://forms.office.com/Pages/DesignPage.aspx?auth_pvr=OrgId&auth_upn=ben.carlsen@cityofaspen.com&origin=OfficeDotCom&lang=en-US… 1/4

Marolt/Thomas Management Plan

1. How often do you use Marolt/Thomas Open Spaces?

2. The current trail system in Marolt/Thomas meets your needs.

3. Numerous unauthorized social trails have developed over the recent years. Would you support
closure of some of these trails.

4. Haying, as an agricultural and historical use, is appropriate in Marolt/Thomas Open Space.

 Forms Marolt/Thomas Management Plan - Saved  BC

119
Responses

49:54
Average time to complete

Closed
Status


Ideas

Daily 38

Weekly 54

Monthly 10

Less than once per month 11

Never 9

3.65
Average Number

118
Responses

2.5
Average Number

117
Responses

2.8
Average Number

116
Responses

Help 
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Aspen Snowmass Nordic Council 
President, John Wilkinson 
c/o City of Aspen Parks Department 
585 Cemetery Lane 
Aspen, CO 81611 

 
City of Aspen Parks and Open Space 
c/o Ben Carlsen 
585 Cemetery Lane 
Aspen, CO 81611 
 

September 13, 2019, 2019 

REF: Marolt Open Space Management Plan 

Dear Ben, 
 
We have reviewed the Marolt Open Space Management Plan Questionnaire and have comments to the 
following specific questions as they relate to our Nordic Program operations: 
 
1.) The trails are used daily during the Nordic season. 
2.) The current trail system does in fact meet our needs. 
5.) Having the Holden Museum there is a nice amenity. 
6.) Biking is already allowed on the groomed Nordic trail alignment, but we would prefer not to see a bike park 
there during the Nordic season from Thanksgiving through March. 
7.) We agree that preservation of the landscape and ecological integrity are important. 
8.) This is one of the prime dog walking areas in the Aspen/Snowmass Nordic Trail system and we would like 
to see this portion of the multi-use designation continue provided owners clean-up after their pets and maintain 
proper control of them. 
9.) Paragliding, Nature and Historical tours.  AVSC currently brings some of their participants here. 
12.) We agree that the current multi-use nature of the Nordic trail is appropriate but that the management plan 
should delineate the approved activities. 
 
The Marolt/Thomas Open Space is uniquely located to provide access to our trail users on a multi-use basis.  
The Aspen/Snowmass Nordic Council is privileged to groom this section of trail for the public.  By having this 
trail available for multi-use purposes, it lessens the need to open other sections of the Nordic system (i.e. The 
Moore and High School loops) for multi-use. 
 
Please contact me at your convenience with any comments or further questions. 
Respectfully submitted - 
 

John Wilkinson 
President - Aspen Snowmass Nordic Council. 
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From: Anna Scott <archives@aspenhistory.org>  
Sent: Thursday, October 10, 2019 9:43 AM 
To: Ben Carlsen <ben.carlsen@cityofaspen.com> 
Subject: RE: Marolt Management Plan - Aspen Community Garden 

  

Our official comments would be to: 

  

 Continue and adjust as needed partnership with CofA Parks Dept (water, compost, port-
a-pottie…) 

 Keep access road to garden and parking areas available (need loading area and ADA 
parking) as well as access to trash dumpster 

 No changes to management 
 Annual (semi-annual) check in/meeting with Parks Dept 
 Increase communication for projects that might impact garden access 

  

AAnnnnaa  SSccootttt 

Archivist 

Aspen Historical Society 

620 W. Bleeker Street 

Aspen, CO  81611 

O) 970.925.3721 x 103 

F) 970.925.5347 

archives@aspenhistory.org 

www.aspenhistory.org 

  

*PDF files are for research purposes only. Use of AHS images require written permission and Use Fees may 
apply.  Use without AHS consent will result in immediate revocation of all Uses. 
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From: Alex Palmaz <aspenparagliding@gmail.com> On Behalf Of Alejandro Palmaz 
Sent: Wednesday, September 25, 2019 12:41 PM 
To: Ben Carlsen <ben.carlsen@cityofaspen.com> 
Subject: Re: Marolt Open Space Comments 

Hey Ben nice talking with you today. Here are some comments about the Marolt Open Space in 
reference to Aspen Paragliding ( Aspens Only Commercial Paragliding permit/ Contract holder 
for Pitkin County, The City of Aspen and Aspen Ski Co) 

1. As the only commercial paragliding school in Aspen for the past 30 years, we would prefer the 
Marolt Opens Space Management Plan not change much from its current plan. 

2. We oppose of any development of the area. Entrance to Aspen Straight Shot, Recreational 
Fields ( Football, Soccer, Baseball), Employee Housing. Keep it as open space 

3. Use some verbiage in the Management Plan to refer to the FLIGHT PARK/ Memorial for 
Scott Bloom. As a reference point. The Area where we fold/break down glider, have benches, 
trash receptacles / poop bags 

Suggestions to help maintain the open space. 

1.Water the fields in the hight of the summer and cut the hay once a summer. Dry hay and tall 
grasses make for difficult landing conditions. Possibly use the hay to sell or use for animals. 

2. Trim/thin the wall of trees along the creek (South Side of the field). In 30 years these have 
become a massive wall 60 feet high that use up incredible amount of water from the creek. As 
pilots the wall creates some wind concerns. 

3. A permit for all commercial operations so you understand who and what the land is being used 
for, insurance coverage, and safety operational plans.   

Hope this helps and please feel free to call me if you would like any more info. Please preserve 
these wonderful areas for our kids and future visitors. 

Alex Palmaz 

USHPA Tandem Administrator  

P5 Master Rating 

fly@aspenparagliding.com 

Aspenparagliding.com 
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620 W. BLEEKER   ASPEN, CO 81611   TEL 970 925 3721 800 925 3721   FAX   970 925 5347   INFO@ASPENHISTORY.ORG 

August 30, 2019 

Ben Carlsen 
City of Aspen Parks & Open Space 
Via email to ben.carlsen@cityofaspen.com 

Dear Ben,  

Aspen Historical Society is pleased that the City of Aspen is updating the Marolt Open Space 
Management Plan. AHS is honored to be a partner with the City as a longtime leasee of its 
Holden/Marolt Mining & Ranching Museum site. As AHS continues to interpret, maintain, and 
improve this unique and historically significant site, we ask that the City consider the following 
improvements: 

• Allow “straight shot” access from Highway 82 via the existing gravel road and eliminating, 
or at least reducing, the secondary access from the “community garden road” that crosses 
the bike path at a hazardous angle.  

• Improve signage from both directions on Highway 82, including permanent wayfinding 
signage at the beginning of the “community garden road” directing people left to the 
“straight shot” entrance. State signage for a historical museum (similar to the brown 
museum sign on Main Street) would also be helpful. The existing sign on the roundabout is 
confusing and is only on the westbound side. 

• Removal of the chipping and compost pile and creation of a more welcoming entrance and 
access to parking. 

• Retention of the existing cement slab for museum guest parking, including expansion of a 
graveled addition into the chipping pile area to create overflow parking and sufficient room 
for school bus and shuttle turn-arounds for field trips, weddings, receptions, and other 
events. While AHS will continue to encourage museum visitors to access the site without 
driving (we gave free admission to car-free visitors this summer), vehicle access and parking 
are nonetheless necessary for ADA guests, delivery trucks, caterers, busses, shuttles, etc. 

• Improve safety at the intersection of the road and bike path—consistent with other bike 
path and road crossings—with stop signs on the road, caution signs on the bike path, and 
rumble strips on the bike path to warn riders of the approaching crossing.  

• Removal of dead cottonwood trees along “community garden road” to improve safety and 
the view plane to the museum at the entrance to Aspen on Highway 82. 

• Restore and preserve the potato cellar, which is currently deteriorating. While not in the 
AHS lease area, it is an important historical asset that AHS would be pleased to interpret. 

We appreciate your thoughtful consideration and look forward to continuing to improve this 
important and unique piece of history for residents and visitors. Please do not hesitate to contact me 
for any further information that would be helpful.  
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From: Mark Nussmeier <mark.nussmeier@cityofaspen.com>  
Sent: Thursday, October 10, 2019 10:53 AM 
To: Ben Carlsen <ben.carlsen@cityofaspen.com> 
Cc: Tim Horne <tim.horne@cityofaspen.com>; Julia Peralta <julia.peralta@cityofaspen.com>; 
Cindy Christensen <cindy.christensen@cityofaspen.com> 
Subject: RE: Marolt Management Plan comments 

  

Hi Ben,  

  

Thanks for the reminder on that and we really only had one issue come to mind in terms of the 
Marolt open space. And this may or may not fall under the purview of this plan…  

  

We’ve had a little trouble with parking enforcement on Marolt Pl, the stretch of road that runs 
along the edge of the open space, between Castle Creek Rd. and the apartments. We are not in 
charge of parking along that road but we do plow it. Often, locals will use it as long-term parking 
/ camper storage (especially in the snow dump area just off the castle creek side) or people living 
out of their vehicles will be there for extended periods. I’ll usually call the police, but sometimes 
they’ll direct it to the sheriff and vice versa. Maybe clarification on who is the authority in that 
area would be nice for us.  

  

That’s all we could think of but please let me know if there’s other info you need.  

  

Thanks,  

  

Mark Nussmeier 

Assistant Property Manager 

Aspen/Pitkin County Housing Authority (APCHA) 

18 Truscott Place | Aspen, CO 81611 

970-319-5025 
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From Terry Paulson 

“Please consider the following comments as constructive and return the Marolt and Thomas open space 
to its feeling of Open space. 1)  the wooden fence along hwy 82 needs to be restored. 2). For safety 
concerns the trees need to be topped or replaced with low lying vegetation no taller than 12 ft.. trees 
create unsafe conditions for the flying community.  3). To many bandit trails. Need to only have two 
trails crossing the property. This is historic. There are now eleven crossings. This can be accomplished by 
revegetating.  5). There is dog poop everywhere, similar to smuggler. Perhaps need a leash law and 
enforced. 6). No mowing this creates a hazard and is unsafe for the flying community. 7).  Dog walkers 
are now walking three abreast. Make it known that this is a single track only trail. It now looks like a 
truck has been driving through there. 8). Watering could be considered to keep it greener. 9). No more 
snow dumping by the streets department. It is now a hazard with all the gravel and broken glass. Also 
the grass is dead or dying in that area..  10). No more staging as a construction site for gravel and dirt. 
West side of Thomas property. 11). No more threats of a four lane highway. Find closure on this. 12). 
Need a slowing down of bike traffic on Marolt pedestrian bridge. Walkers are intimidated by fast moving 
bikes. Especially electric bikes. 13). Need better signage for dog walkers and a clear message that this a 
landing area for hang gliders and paragliders. 14). The small park was intended for the flying community 
to pack up their gliders uninterrupted. Bicycles need to be eliminated for using this as a short cut to 
other bike trails. This includes the Tuesday nite mass bike rides that stop there. This area is to fragile for 
that kind of use. There can be over a hundred bikers trampling the grass and leaving trash all over. 15). 
This has been talked to death. It’s time for action before we lose this property to overuse. Sincerely. 
Terry Paulson. paulson@rof.net  970‐948‐9069” 

 

From Mike Pritchard with RFMBA     

“I and others use the singletrack trails on Marolt OS for mountain biking between downtown Aspen (in 
conjunction with Moore OS trails) and the Buttermilk area and beyond, including the Maroon Creek 
Trail, Government Trail, Oregon Trail, and the Sky Mt. Park Trails.  For those riding from Snowmass to 
Aspen via the Government Trail, this property includes the final singletrack trails before reaching 
downtown, extending the singletrack experience.  The main trails on the property are included in the 
Aspen Snowmass Mega Loop (IMBA rated Epic Ride).  The property is sometimes used by beginners or 
young riders for an easy introduction to mountain biking.   A preferred singletrack route should be 
better signed between (Moore OS and) the roundabout area paved paths at the west of the property, 
and the paved paths (and bridge crossing Castle Creek) at the east side of the property.  Currently 
several options of social trails can cause confusion for first time riders passing through the property.  In 
addition to a fully featured bike park on the property, RFMBA would support, in the near term, more 
limited bike park type amenities that are geared towards skill building for younger riders and those new 
to mountain biking.   These could include small scale pump tracks or internal loop trails with 
professionally constructed skill building features.  Winter fat bike use on the property is important given 
the limited options for fat bike riders elsewhere in the Aspen area.    Mike Pritchard for Roaring Fork 
Mountain Bike Association.” 

361



APPENDIX L -  Existing Recreational Access Maps

APPENDIX L-  1

PROPERTY BOUNDARIES

CITY
HOUSING

ASPEN
HISTORY

PROPERTY

MAROLT
RANCH

PROPERTY

THOMAS
PROPERTY

HWY 82

CASTLE CREEK RO
AD

ASPEN
VALLEY

HOSPITAL

WINTER NORDIC TRAILS, FAT BIKES, AND DOGS

100250

50
SCALE:  1"= 100'-0"

N
MAROLT  MANAGEMENT PLAN I WINTER USE

MOORE
OPEN
SPACE:
PITKIN
COUNTY

PLOWED TRAILS

OVERFLOW SNOW STORAGE

CITY HOUSING

ASPEN HISTORY PROPERTY

MULTI-USE SPACE: Walking and Dog Walking

LEGEND

PLOWED ROAD
PROVIDES ACCESS
TO HOUSING

SNOW STORAGE
AREA

PLOWED ROAD
SNOW STORAGE
AREA

362



APPENDIX L -  Existing Recreational Access Maps

APPENDIX L-  2

PROPERTY BOUNDARIES

CITY
HOUSING

ASPEN
HISTORY

PROPERTY

MAROLT
RANCH

PROPERTY

THOMAS
PROPERTY

HWY 82

CASTLE CREEK RO
AD

ASPEN
VALLEY
HOSPITAL

 CITY OF ASPEN SUMMER TRAILS

MOORE
OPEN
SPACE:
PITKIN
COUNTY

LEGEND

100250

50
SCALE:  1"= 100'-0"

N
MAROLT  MANAGEMENT PLAN I SUMMER USE

MAROLT TR.

BERGMAN TR.

MAR
OLT

 T
R.

USER CREATED SUMMER TRAILS

MAROLT
POND

COMMUNITY GARDEN AREA

MAROLT POND: Dog Fetching, SUP'ing, Kayak Practice

PARAGLIDING LANDING AREA

COMMUNITY
GARDEN

MARLOT
HOUSING
PARKING

CITY HOUSING

ASPEN HISTORY PROPERTY

MULTI-USE SPACE: Dog Walking, Biking (on trails), Remote Control Airplanes, Native
Tours
HISTORIC SITES

PARKING FOR
MAROLT OPEN

SPACE AND
PARAGLIDER

LANDING

FOUR PARKING SPOTS
AVAILABLE FOR
HOLDEN/MAROLT MUSEUM
PARKING

COMMUNITY GARDEN, AND
CITY EMPLOYEE HOUSING

ACCESS

PARKING FOR HOLDEN/
MAROLT MUSEUM

ACCESS FOR STAFF,
CONTRACTORS, AND ADA
AND BUSES FOR HOLDEN

MAROLT MUSEUM

MARLOT
WETLAND

363



APPENDIX M -  Management Action Maps 

APPENDIX M 364



APPENDIX M -  Management Action Maps 

APPENDIX  M365



APPENDIX M -  Management Action Maps 

APPENDIX M 366



APPENDIX M -  Management Action Maps 

APPENDIX  M367



APPENDIX M -  Management Action Maps 

APPENDIX M 368



APPENDIX M -  Management Action Maps 

APPENDIX  M369



APPENDIX N -  Original PD Document   

APPENDIX N 370



APPENDIX N -  Original PD Document 

APPENDIX  N371



APPENDIX N -  Original PD Document   

APPENDIX N 372



APPENDIX N -  Original PD Document 

APPENDIX  N373



APPENDIX N -  Original PD Document   

APPENDIX N 374



APPENDIX N -  Original PD Document 

APPENDIX  N375



APPENDIX N -  Original PD Document   

APPENDIX N 376



APPENDIX N -  Original PD Document 

APPENDIX  N377



APPENDIX N -  Original PD Document   

APPENDIX N 378



APPENDIX N -  Original PD Document 

APPENDIX  N379



APPENDIX N -  Original PD Document   

APPENDIX N 380



APPENDIX N -  Original PD Document 

APPENDIX  N381



APPENDIX N -  Original PD Document   

APPENDIX N 382



APPENDIX N -  Original PD Document 

APPENDIX  N383



APPENDIX N -  Original PD Document   

APPENDIX N 384



APPENDIX N -  Original PD Document 

APPENDIX  N385



APPENDIX N -  Original PD Document   

APPENDIX N 386



APPENDIX N -  Original PD Document 

APPENDIX  N387



APPENDIX N -  Original PD Document   

APPENDIX N 388



APPENDIX N -  Original PD Document 

APPENDIX  N389



APPENDIX N -  Original PD Document   

APPENDIX N 390



APPENDIX N -  Original PD Document 

APPENDIX  N391



APPENDIX N -  Original PD Document   

APPENDIX N 392



APPENDIX N -  Original PD Document 

APPENDIX  N393



APPENDIX N -  Original PD Document   

APPENDIX N 394



APPENDIX N -  Original PD Document 

APPENDIX  N395



APPENDIX N -  Original PD Document   

APPENDIX N 396



APPENDIX N -  Original PD Document 

APPENDIX  N397



APPENDIX N -  Original PD Document   

APPENDIX N 398



APPENDIX N -  Original PD Document 

APPENDIX  N399



APPENDIX N -  Original PD Document   

APPENDIX N 400



APPENDIX N -  Original PD Document 

APPENDIX  N401



APPENDIX N -  Original PD Document   

APPENDIX N 402



APPENDIX N -  Original PD Document 

APPENDIX  N403



APPENDIX N -  Original PD Document   

APPENDIX N 404



APPENDIX N -  Original PD Document 

APPENDIX  N405



APPENDIX N -  Original PD Document   

APPENDIX N 406



APPENDIX N -  Original PD Document 

APPENDIX  N407



APPENDIX N -  Original PD Document   

APPENDIX N 408



APPENDIX N -  Original PD Document 

APPENDIX  N409



APPENDIX N -  Original PD Document   

APPENDIX N 410



APPENDIX N -  Original PD Document 

APPENDIX  N411



APPENDIX N -  Original PD Document   

APPENDIX N 412



APPENDIX N -  Original PD Document 

APPENDIX  N413



APPENDIX N -  Original PD Document   

APPENDIX N 414



APPENDIX N -  Original PD Document 

APPENDIX  N415



APPENDIX N -  Original PD Document   

APPENDIX N 416



APPENDIX N -  Original PD Document 

APPENDIX  N417



APPENDIX N -  Original PD Document   

APPENDIX N 418



APPENDIX N -  Original PD Document 

APPENDIX  N419



APPENDIX N -  Original PD Document   

APPENDIX N 420



APPENDIX N -  Original PD Document 

APPENDIX  N421



APPENDIX N -  Original PD Document   

APPENDIX N 422



APPENDIX N -  Original PD Document 

APPENDIX  N423



APPENDIX N -  Original PD Document   

APPENDIX N 424



APPENDIX N -  Original PD Document 

APPENDIX  N425



APPENDIX N -  Original PD Document   

APPENDIX N 426



APPENDIX N -  Original PD Document 

APPENDIX  N427



APPENDIX N -  Original PD Document   

APPENDIX N 428



APPENDIX N -  Original PD Document 

APPENDIX  N429



APPENDIX N -  Original PD Document   

APPENDIX N 430



APPENDIX N -  Original PD Document 

APPENDIX  N431



APPENDIX N -  Original PD Document   

APPENDIX N 432



APPENDIX N -  Original PD Document 

APPENDIX  N433



APPENDIX N -  Original PD Document   

APPENDIX N 434



APPENDIX N -  Original PD Document 

APPENDIX  N435



APPENDIX N -  Original PD Document   

APPENDIX N 436



APPENDIX N -  Original PD Document 

APPENDIX  N437



APPENDIX N -  Original PD Document   

APPENDIX N 438



APPENDIX N -  Original PD Document 

APPENDIX  N439



APPENDIX N -  Original PD Document   

APPENDIX N 440



APPENDIX N -  Original PD Document 

APPENDIX  N441



APPENDIX O

APPENDIX O-  PLATS - Original Plat 

442



APPENDIX O -  PLATS

APPENDIX O443



APPENDIX O

APPENDIX O-  PLATS - Original Plat 

444



APPENDIX O -  PLATS

APPENDIX O445



APPENDIX O

APPENDIX O-  PLATS - Original Plat 

446



APPENDIX O -  PLATS

APPENDIX O447



APPENDIX O

APPENDIX O-  PLATS - Original Plat 

448



APPENDIX O -  PLATS

APPENDIX O449



APPENDIX O

APPENDIX O-  PLATS - Original Plat 

450



APPENDIX O -  PLATS

APPENDIX O451



APPENDIX O

APPENDIX O-  PLATS - Ammendment #1  

452



APPENDIX O -  PLATS

APPENDIX O453



APPENDIX O

APPENDIX O-  PLATS - Ammendment #2  

454



APPENDIX O -  PLATS

APPENDIX O455



APPENDIX O

APPENDIX O-  PLATS - Ammendment #2  

456



APPENDIX O -  PLATS

APPENDIX O457



APPENDIX O

APPENDIX O-  PLATS - Ammendment #2  

458



APPENDIX O -  PLATS

APPENDIX O459



                                                                       

MEMORANDUM

TO:  Mayor and City Council

FROM:  Brad Fite, Facilities Manager

THROUGH: Matt Kuhn, Parks and Open Space Director

MEMO DATE:  July 16, 2021

MEETING DATE:  July 27, 2021

RE: Facilities Condition Assessment Contract with Bureau Veritas

REQUEST OF COUNCIL: The Parks and Recreation Department is requesting 
approval of a contract with Bureau Veritas for a comprehensive Facilities Condition 
Assessment with Recommendations for specific Parks, Golf and Recreation facilities, as 
described in the attached proposal.

SUMMARY AND BACKGROUND: The City of Aspen Parks, Golf, and Recreation 
Departments have grown significantly over the last two decades.  A surge in facility 
construction occurred in the late 1990’s and early 2000’s, with the completion of the Parks 
Maintenance Campus, the Golf Clubhouse, and the Aspen Recreation Center.  Other 
facilities such as the Red Brick Center for the Arts and Recreation, and the Aspen Ice 
Garden are older facilities that continue to be integral in the City’s programs.

An organizational assessment of the Parks, Golf and Recreation Departments was 
completed in 2019 and identified recommended changes to staffing and organizational 
structure within the department.  These changes included the development of a broader 
service model for facilities maintenance, improved capital planning and budgeting, and 
utilization of a Computerized Maintenance Management System (CMMS).  To further 
facilitate these changes, the City of Aspen sought a firm with demonstrated expertise 
and attention to detail capable of producing a comprehensive Facilities Condition 
Assessment (FCA) of all facilities under the auspices of the newly formed Business 
Services Group as detailed in the Project RFP attached.

DISCUSSION:  The three overarching goals for this project are:
 Support service excellence through the Facilities Management Team by 

providing service tasks, preventative maintenance schedules, and other service 
specific data.

 Produce a complete electronic Facilities Management Database for use in a 
CMMS.
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 Provide Financial Data and Recommendations to help guide planning, staffing, 
and funding.

The scope of work specific to these goals is provided in the RFP and the Proposal 
attached hereto.  The Bureau Veritas proposal was chosen by an evaluation team 
comprised of experienced facilities staff and supervisors and using an evaluation matrix 
weighted according to the evaluation criteria.

While Bureau Veritas was evaluated as the best overall proposal, it was coincidentally 
also the lowest in price.

FINANCIAL IMPACTS:  

Council previously approved funding for this project in the 2020 Budget, and subsequently 
rolled these funds forward into 2021 as the project was placed on hold during the Covid-
19 pandemic.

Approved budget (000.542.81200.57210.51331): $ 75,000
Proposed Cost of Services: $ 68,729
Remainder available for contingencies: $   6,271

ALTERNATIVES: Council could postpone or cancel this project or direct staff to revise 
the scope of the project.  Such alternatives would likely reduce the ability to accurately 
plan for facility management needs in the near and extended future.

RECOMMENDATIONS: Staff recommends approval of the contract with Bureau Veritas.

CITY MANAGER COMMENTS:
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RESOLUTION #069
(Series of 2021)

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF ASPEN, 
COLORADO, APPROVING A CONTRACT BETWEEN THE CITY OF ASPEN 
AND BUREAU VERITAS TECHNICAL ASSESSMENTS LLC.
AUTHORIZING THE CITY MANAGER TO EXECUTE SAID CONTRACT ON 
BEHALF OF THE CITY OF ASPEN, COLORADO.

WHEREAS, there has been submitted to the City Council a contract for a 
Facilities Condition Assessment, between the City of Aspen and Bureau Veritas 
Technical Assessments LLC., a true and accurate copy of which is attached hereto 
as Exhibit “A”;

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF 
THE CITY OF ASPEN, COLORADO, 

That the City Council of the City of Aspen hereby approves that Contract 
for a Facilities Condition Assessment, between the City of Aspen and Bureau 
Veritas Technical Assessments LLC, a copy of which is annexed hereto and 
incorporated herein, and does hereby authorize the City Manager to execute said 
agreement on behalf of the City of Aspen.

INTRODUCED, READ AND ADOPTED by the City Council of the City of 
Aspen on the 27th day of July 2021.

Torre, Mayor

I, Nicole Henning, duly appointed and acting City Clerk do certify that the 
foregoing is a true and accurate copy of that resolution adopted by the City 
Council of the City of Aspen, Colorado, at a meeting held, July 27, 2021.

Nicole Henning, City Clerk
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CITY OF ASPEN STANDARD FORM OF AGREEMENT 

PROFESSIONAL SERVICES 

 City of Aspen Contract No.: 2021-140. 

AGREEMENT made this 14th day of July, in the year 2021. 

BETWEEN the City: 

    Contract Amount: 

  The City of Aspen 

  c/o Matt Kuhn 

  130 South Galena Street 

  Aspen, Colorado 81611 

  Phone: (970) 920-5079 

And the Professional: 

B ureau Veritas  Technical Assessments LLC
c/o Peter Economou 

10461 Mill Run Circle, Ste 1100
Owings Mills, MD 21117

For the Following Project: 

  Facility Condition Assessment for Parks, Golf, and Recreation Facilities 

Exhibits appended and made a part of this Agreement: 

The City and Professional agree as set forth below. 

   If this Agreement requires the City to pay 

an amount of money in excess of     

$50,000.00 it shall not be deemed valid     

until it has been approved by the City     

Council of the City of Aspen. 

   City Council Approval: 

  Date:  July 27, 2021 

  Resolution No.:__________ 

 Exhibit A:   Proposal, including fee schedule 

         Total:          $68,729.20 
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1. Scope of Work.  Professional shall perform in a competent and professional manner the Scope

of Work as set forth at Exhibit A attached hereto and by this reference incorporated herein. 

2. Completion.  Professional shall commence Work immediately upon receipt of a written Notice

to Proceed from the City and complete all phases of the Scope of Work as expeditiously as is 

consistent with professional skill and care and the orderly progress of the Work in a timely manner. 

The parties anticipate that all Work pursuant to this Agreement shall be completed no later than 

October 29, 2021. Upon request of the City, Professional shall submit, for the City's approval, a 

schedule for the performance of Professional's services which shall be adjusted as required as the 

project proceeds, and which shall include allowances for periods of time required by the City's project 

engineer for review and approval of submissions and for approvals of authorities having jurisdiction 

over the project. This schedule, when approved by the City, shall not, except for reasonable cause, be 

exceeded by the Professional. 

3. Payment.  In consideration of the work performed, City shall pay Professional on a time and

expense basis for all work performed. The hourly rates for work performed by Professional shall not 

exceed those hourly rates set forth at Exhibit A (fee schedule) appended hereto. Except as otherwise 

mutually agreed to by the parties the payments made to Professional shall not initially exceed the 

amount set forth above. Professional shall submit, in timely fashion, invoices for work performed. 

The City shall review such invoices and, if they are considered incorrect or untimely, the City shall 

review the matter with Professional within ten days from receipt of the Professional's bill. 

4. Non-Assignability.  Both parties recognize that this Agreement is one for personal services

and cannot be transferred, assigned, or sublet by either party without prior written consent of the other. 

Sub-Contracting, if authorized, shall not relieve the Professional of any of the responsibilities or 

obligations under this Agreement. Professional shall be and remain solely responsible to the City for 

the acts, errors, omissions or neglect of any subcontractors’ officers, agents and employees, each of 

whom shall, for this purpose be deemed to be an agent or employee of the Professional to the extent 

of the subcontract. The City shall not be obligated to pay or be liable for payment of any sums due 

which may be due to any sub-contractor. 

5.     Termination of Procurement.   The sale contemplated by this Agreement may be 

canceled by the City prior to acceptance by the City whenever for any reason and in its sole 

discretion the City shall determine that such cancellation is in its best interests and convenience. 

6. Termination of Professional Services. The Professional or the City may terminate the

Professional Services component of this Agreement, without specifying the reason therefor, by 

giving notice, in writing, addressed to the other party, specifying the effective date of the termination. 

No fees shall be earned after the effective date of the termination. Upon any termination, all finished 

or unfinished documents, data, studies, surveys, drawings, maps, models, photographs, reports or 

other material prepared by the Professional pursuant to this Agreement shall become the property of 

the City. Notwithstanding the above, Professional shall not be relieved of any liability to the City for 

damages sustained by the City by virtue of any breach of this Agreement by the Professional, and 

the City may withhold any payments to the Professional for the purposes of set-off until such time 

as the exact amount of damages due the City from the Professional may be determined. 

7. Independent Contractor Status.  It is expressly acknowledged and understood by the parties

that nothing contained in this agreement shall result in, or be construed as establishing an employment 

relationship.  Professional shall be, and shall perform as, an independent Contractor who agrees to 
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use his or her best efforts to provide the said services on behalf of the City.  No agent, employee, or 

servant of Professional shall be, or shall be deemed to be, the employee, agent or servant of the City. 

City is interested only in the results obtained under this contract.  The manner and means of 

conducting the work are under the sole control of Professional.  None of the benefits provided by City 

to its employees including, but not limited to, workers' compensation insurance and unemployment 

insurance, are available from City to the employees, agents or servants of Professional.  Professional 

shall be solely and entirely responsible for its acts and for the acts of Professional's agents, employees, 

servants and subcontractors during the performance of this contract.  Professional shall indemnify 

City against all liability and loss in connection with, and shall assume full responsibility for payment 

of all federal, state and local taxes or contributions imposed or required under unemployment 

insurance, social security and income tax law, with respect to Professional and/or Professional's 

employees engaged in the performance of the services agreed to herein. 

8. Indemnification.  Professional agrees to indemnify and hold harmless the City, its officers,

employees, insurers, and self-insurance pool, from and against all liability, claims, and demands, on 

account of injury, loss, or damage, including without limitation claims arising from bodily injury, 

personal injury, sickness, disease, death, property loss or damage, or any other loss of any kind 

whatsoever, which arise out of or are in any manner connected with this contract, to the extent and 

for an amount represented by the degree or percentage such injury, loss, or damage is caused in whole 

or in part by, or is claimed to be caused in whole or in part by, the wrongful act, omission, error, 

professional error, mistake, negligence, or other fault of the Professional, any subcontractor of the 

Professional, or any officer, employee, representative, or agent of the Professional or of any 

subcontractor of the Professional, or which arises out of any workmen's compensation claim of any 

employee of the Professional or of any employee of any subcontractor of the Professional. The 

Professional agrees to investigate, handle, respond to, and to provide defense for and defend against, 

any such liability, claims or demands at the sole expense of the Professional, or at the option of the 

City, agrees to pay the City or reimburse the City for the defense costs incurred by the City in 

connection with, any such liability, claims, or demands. If it is determined by the final judgment of a 

court of competent jurisdiction that such injury, loss, or damage was caused in whole or in part by the 

act, omission, or other fault of the City, its officers, or its employees, the City shall reimburse the 

Professional for the portion of the judgment attributable to such act, omission, or other fault of the 

City, its officers, or employees. 

9. Professional's Insurance.

(a)         Professional agrees to procure and maintain, at its own expense, a policy or policies 

of insurance sufficient to insure against all liability, claims, demands, and other obligations 

assumed by the Professional pursuant to Section 8 above. Such insurance shall be in addition 

to any other insurance requirements imposed by this contract or by law. The Professional shall 

not be relieved of any liability, claims, demands, or other obligations assumed pursuant to 

Section 8 above by reason of its failure to procure or maintain insurance, or by reason of its 

failure to procure or maintain insurance in sufficient amounts, duration, or types. 

(b)      Professional shall procure and maintain, and shall cause any subcontractor of the 

Professional to procure and maintain, the minimum insurance coverages listed below. Such 

coverages shall be procured and maintained with forms and insurance acceptable to the City. 

All coverages shall be continuously maintained to cover all liability, claims, demands, and 

other obligations assumed by the Professional pursuant to Section 8 above. In the case of any 
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claims-made policy, the necessary retroactive dates and extended reporting periods shall be 

procured to maintain such continuous coverage. 

(i) Workers’ Compensation insurance to cover obligations imposed by applicable 

laws for any employee engaged in the performance of work under this contract, and 

Employers' Liability insurance with minimum limits of ONE MILLION DOLLARS 

($1,000,000.00) for each accident, ONE MILLION DOLLARS ($1,000,000.00) 

disease - policy limit, and ONE MILLION DOLLARS ($1,000,000.00) disease - 

each employee. Evidence of qualified self-insured status may be substituted for 

the Workers' Compensation requirements of this paragraph. 

(ii) Commercial General Liability insurance with minimum combined single 

limits of ONE MILLION DOLLARS ($1,000,000.00) each occurrence and TWO 

MILLION DOLLARS ($2,000,000.00) aggregate. The policy shall be applicable to 

all premises and operations. The policy shall include coverage for bodily injury, broad 

form property damage (including completed operations), personal injury (including 

coverage for contractual and employee acts), blanket contractual, independent 

contractors, products, and completed operations. The policy shall contain a 

severability of interests provision. 

(iii) Comprehensive Automobile Liability insurance with minimum combined 

single limits for bodily injury and property damage of not less than ONE MILLION 

DOLLARS ($1,000,000.00) each occurrence and TWO MILLION DOLLARS 

($2,000,000.00) aggregate with respect to each Professional's owned, hired and non-

owned vehicles assigned to or used in performance of the Scope of Work. The policy 

shall contain a severability of interests provision. If the Professional has no owned 

automobiles, the requirements of this Section shall be met by each employee of the 

Professional providing services to the City under this contract. 

(iv) Professional Liability insurance with the minimum limits of ONE MILLION 

DOLLARS ($1,000,000) each claim and TWO MILLION DOLLARS ($2,000,000) 

aggregate. 

(c)  The policy or policies required above shall be endorsed to include the City and the City's 

officers and employees as additional insureds. Every policy required above shall be primary 

insurance, and any insurance carried by the City, its officers or employees, or carried by or 

provided through any insurance pool of the City, shall be excess and not contributory 

insurance to that provided by Professional. No additional insured endorsement to the policy 

required above shall contain any exclusion for bodily injury or property damage arising from 

completed operations. The Professional shall be solely responsible for any deductible losses 

under any policy required above. 

(d)  The certificate of insurance provided to the City shall be completed by the Professional's 

insurance agent as evidence that policies providing the required coverages, conditions, and 

minimum limits are in full force and effect, and shall be reviewed and approved by the City 

prior to commencement of the contract. No other form of certificate shall be used. The certifi-

cate shall identify this contract and shall provide that the coverages afforded under the policies 

shall not be canceled, terminated or materially changed until at least thirty (30) days prior 

written notice has been given to the City.  

DocuSign Envelope ID: 248F4A05-9EE0-4986-9B9B-2BADD3045A05DocuSign Envelope ID: 248F4A05-9EE0-4986-9B9B-2BADD3045A05

466



 

Agreement Professional Services                                            Page 4 
 

 
  

 

(e)  Failure on the part of the Professional to procure or maintain policies providing the 

required coverages, conditions, and minimum limits shall constitute a material breach of 

contract upon which City may immediately terminate this contract, or at its discretion City 

may procure or renew any such policy or any extended reporting period thereto and may pay 

any and all premiums in connection therewith, and all monies so paid by City shall be repaid 

by Professional to City upon demand, or City may offset the cost of the premiums against 

monies due to Professional from City. 

 

(f)  City reserves the right to request and receive a certified copy of any policy and any 

endorsement thereto. 

 

(g)  The parties hereto understand and agree that City is relying on, and does not waive or 

intend to waive by any provision of this contract, the monetary limitations (presently 

$350,000.00 per person and $990,000 per occurrence) or any other rights, immunities, and 

protections provided by the Colorado Governmental Immunity Act, Section 24-10-101 et seq., 

C.R.S., as from time to time amended, or otherwise available to City, its officers, or its 

employees. 

 

10. City's Insurance.  The parties hereto understand that the City is a member of the Colorado 

Intergovernmental Risk Sharing Agency (CIRSA) and as such participates in the CIRSA Proper-

ty/Casualty Pool. Copies of the CIRSA policies and manual are kept at the City of Aspen Risk 

Management Department and are available to Professional for inspection during normal business 

hours. City makes no representations whatsoever with respect to specific coverages offered by 

CIRSA. City shall provide Professional reasonable notice of any changes in its membership or 

participation in CIRSA. 

 

11. Completeness of Agreement.  It is expressly agreed that this agreement contains the entire 

undertaking of the parties relevant to the subject matter thereof and there are no verbal or written 

representations, agreements, warranties or promises pertaining to the project matter thereof not 

expressly incorporated in this writing. 

 

12. Notice.  Any written notices as called for herein may be hand delivered or mailed by certified 

mail return receipt requested to the respective persons and/or addresses listed above. 

 

13. Non-Discrimination.  No discrimination because of race, color, creed, sex, marital status, 

affectional or sexual orientation, family responsibility, national origin, ancestry, handicap, or religion 

shall be made in the employment of persons to perform services under this contract.  Professional 

agrees to meet all of the requirements of City's municipal code, Section 15.04.570, pertaining to non-

discrimination in employment.  

 

14. Waiver.   The waiver by the City of any term, covenant, or condition hereof shall not operate 

as a waiver of any subsequent breach of the same or any other term. No term, covenant, or condition 

of this Agreement can be waived except by the written consent of the City, and forbearance or 

indulgence by the City in any regard whatsoever shall not constitute a waiver of any term, covenant, 

or condition to be performed by Professional to which the same may apply and, until complete 

performance by Professional of said term, covenant or condition, the City shall be entitled to invoke 

any remedy available to it under this Agreement or by law despite any such forbearance or indulgence. 
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15. Execution of Agreement by City.  This Agreement shall be binding upon all parties hereto 

and their respective heirs, executors, administrators, successors, and assigns. Notwithstanding 

anything to the contrary contained herein, this Agreement shall not be binding upon the City unless 

duly executed by the Mayor of the City of Aspen (or a duly authorized official in his absence) 

following a Motion or Resolution of the Council of the City of Aspen authorizing the Mayor (or a 

duly authorized official in his absence) to execute the same. 

 

16.       Illegal Aliens – CRS 8-17.5-101 & 24-76.5-101. 

 

(a) Purpose.  During the 2006 Colorado legislative session, the Legislature passed 

House Bills 06-1343 (subsequently amended by HB 07-1073) and 06-1023 that added new 

statutes relating to the employment of and contracting with illegal aliens. These new laws 

prohibit all state agencies and political subdivisions, including the City of Aspen, from 

knowingly hiring an illegal alien to perform work under a contract, or to knowingly 

contract with a subcontractor who knowingly hires with an illegal alien to perform work 

under the contract. The new laws also require that all contracts for services include certain 

specific language as set forth in the statutes. The following terms and conditions have been 

designed to comply with the requirements of this new law.  

 

(b) Definitions. The following terms are defined in the new law and by this reference 

are incorporated herein and in any contract for services entered into with the City of Aspen. 

 

“Basic Pilot Program” means the basic pilot employment verification program 

created in Public Law 208, 104th Congress, as amended, and expanded in Public 

Law 156, 108th Congress, as amended, that is administered by the United States 

Department of Homeland Security. 

 

“Public Contract for Services” means this Agreement. 

 

“Services” means the furnishing of labor, time, or effort by a Contractor or a 

subcontractor not involving the delivery of a specific end product other than reports 

that are merely incidental to the required performance. 

 

(c) By signing this document, Professional certifies and represents that at this time: 

 

(i)  Professional shall confirm the employment eligibility of all employees who 

are newly hired for employment in the United States; and  

 

(ii) Professional has participated or attempted to participate in the Basic Pilot 

Program in order to verify that new employees are not illegal aliens. 

 

 (d) Professional hereby confirms that: 

 

(i) Professional shall not knowingly employ or contract new employees 

without confirming the employment eligibility of all such employees hired for 

employment in the United States under the Public Contract for Services. 

 

(ii) Professional shall not enter into a contract with a subcontractor that fails to 

confirm to the Professional that the subcontractor shall not knowingly hire new 
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employees without confirming their employment eligibility for employment in the 

United States under the Public Contract for Services. 

  

(iii) Professional has verified or has attempted to verify through participation in 

the Federal Basic Pilot Program that Professional does not employ any new 

employees who are not eligible for employment in the United States; and if 

Professional has not been accepted into the Federal Basic Pilot Program prior to 

entering into the Public Contract for Services, Professional shall forthwith apply to 

participate in the Federal Basic Pilot Program and shall in writing verify such 

application within five (5) days of the date of the Public Contract.  Professional 

shall continue to apply to participate in the Federal Basic Pilot Program and shall 

in writing verify same every three (3) calendar months thereafter, until Professional 

is accepted or the public contract for services has been completed, whichever is 

earlier. The requirements of this section shall not be required or effective if the 

Federal Basic Pilot Program is discontinued. 

 

(iv) Professional shall not use the Basic Pilot Program procedures to undertake 

pre-employment screening of job applicants while the Public Contract for Services 

is being performed. 

 

(v) If Professional obtains actual knowledge that a subcontractor performing 

work under the Public Contract for Services knowingly employs or contracts with 

a new employee who is an illegal alien, Professional shall: 

 

(1) Notify such subcontractor and the City of Aspen within three days 

that Professional has actual knowledge that the subcontractor has newly 

employed or contracted with an illegal alien; and 

 

(2) Terminate the subcontract with the subcontractor if within three 

days of receiving the notice required pursuant to this section the 

subcontractor does not cease employing or contracting with the new 

employee who is an illegal alien; except that Professional shall not terminate 

the Public Contract for Services with the subcontractor if during such three 

days the subcontractor provides information to establish that the 

subcontractor has not knowingly employed or contracted with an illegal 

alien. 

 

(vi) Professional shall comply with any reasonable request by the Colorado 

Department of Labor and Employment made in the course of an investigation that 

the Colorado Department of Labor and Employment undertakes or is undertaking 

pursuant to the authority established in Subsection 8-17.5-102 (5), C.R.S. 

 

(vii) If Professional violates any provision of the Public Contract for Services 

pertaining to the duties imposed by Subsection 8-17.5-102, C.R.S. the City of 

Aspen may terminate the Public Contract for Services. If the Public Contract for 

Services is so terminated, Contractor shall be liable for actual and consequential 

damages to the City of Aspen arising out of Professional’s violation of Subsection 

8-17.5-102, C.R.S. 
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(ix) If Professional operates as a sole proprietor, Professional hereby swears or 

affirms under penalty of perjury that the Professional (1) is a citizen of the United 

States or otherwise lawfully present in the United States pursuant to federal law, 

(2) shall comply with the provisions of CRS 24-76.5-101 et seq., and (3) shall 

produce one of the forms of identification required by CRS 24-76.5-103 prior to 

the effective date of this Agreement.  

 

17.      Warranties Against Contingent Fees, Gratuities, Kickbacks and Conflicts of Interest.   

 

(a)     Professional warrants that no person or selling agency has been employed or retained 

to solicit or secure this Contract upon an agreement or understanding for a commission, 

percentage, brokerage, or contingent fee, excepting bona fide employees or bona fide 

established commercial or selling agencies maintained by the Professional for the purpose 

of securing business. 

 

(b)    Professional agrees not to give any employee of the City a gratuity or any offer of 

employment in connection with any decision, approval, disapproval, recommendation, 

preparation of any part of a program requirement or a purchase request, influencing the 

content of any specification or procurement standard, rendering advice, investigation, 

auditing, or in any other advisory capacity in any proceeding or application, request for 

ruling, determination, claim or controversy, or other particular matter, pertaining to this 

Agreement, or to any solicitation or proposal therefore. 

 

(c)      Professional represents that no official, officer, employee or representative of the 

City during the term of this Agreement has or one (1) year thereafter shall have any interest, 

direct or indirect, in this Agreement or the proceeds thereof, except those that may have 

been disclosed at the time City Council approved the execution of this Agreement. 

 

(d)     In addition to other remedies it may have for breach of the prohibitions against 

contingent fees, gratuities, kickbacks and conflict of interest, the City shall have the right 

to: 

 

1. Cancel this Purchase Agreement without any liability by the City; 

2. Debar or suspend the offending parties from being a Professional, contractor or 

subcontractor under City contracts; 

3. Deduct from the contract price or consideration, or otherwise recover, the value of 

anything transferred or received by the Professional; and 

4. Recover such value from the offending parties. 

 

18.       Fund Availability.  Financial obligations of the City payable after the current fiscal year 

are contingent upon funds for that purpose being appropriated, budgeted and otherwise made 

available.  If this Agreement contemplates the City utilizing state or federal funds to meet its 

obligations herein, this Agreement shall be contingent upon the availability of those funds for 

payment pursuant to the terms of this Agreement. 

 

19.     General Terms. 
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(a) It is agreed that neither this Agreement nor any of its terms, provisions, conditions, 

representations or covenants can be modified, changed, terminated or amended, waived, 

superseded or extended except by appropriate written instrument fully executed by the parties. 

 

(b) If any of the provisions of this Agreement shall be held invalid, illegal or 

unenforceable it shall not affect or impair the validity, legality or enforceability of any other 

provision. 

 

(c) The parties acknowledge and understand that there are no conditions or limitations to 

this understanding except those as contained herein at the time of the execution hereof and 

that after execution no alteration, change or modification shall be made except upon a writing 

signed by the parties. 

 

(d) This Agreement shall be governed by the laws of the State of Colorado as from time 

to time in effect.  Venue is agreed to be exclusively in the courts of Pitkin County, Colorado. 

 

 

20. Electronic Signatures and Electronic Records  This Agreement and any amendments 

hereto may be executed in several counterparts, each of which shall be deemed an original, and 

all of which together shall constitute one agreement binding on the Parties, notwithstanding the 

possible event that all Parties may not have signed the same counterpart.  Furthermore, each Party 

consents to the use of electronic signatures by either Party.  The Scope of Work, and any other 

documents requiring a signature hereunder, may be signed electronically in the manner agreed to 

by the Parties.  The Parties agree not to deny the legal effect or enforceability of the Agreement 

solely because it is in electronic form or because an electronic record was used in its formation.  

The Parties agree not to object to the admissibility of the Agreement in the form of an electronic 

record, or a paper copy of an electronic documents, or a paper copy of a document bearing an 

electronic signature, on the grounds that it is an electronic record or electronic signature or that it 

is not in its original form or is not an original.  

 

20. Successors and Assigns.  This Agreement and all of the covenants hereof shall inure to the 

benefit of and be binding upon the City and the Professional respectively and their agents, 

representatives, employee, successors, assigns and legal representatives.  Neither the City nor the 

Professional shall have the right to assign, transfer or sublet its interest or obligations hereunder 

without the written consent of the other party. 

 

21. Third Parties.  This Agreement does not and shall not be deemed or construed to confer 

upon or grant to any third party or parties, except to parties to whom Professional or City may 

assign this Agreement in accordance with the specific written permission, any right to claim 

damages or to bring any suit, action or other proceeding against either the City or Professional 

because of any breach hereof or because of any of the terms, covenants, agreements or conditions 

herein contained. 

 

22. Attorney’s Fees.  In the event that legal action is necessary to enforce any of the provisions 

of this Agreement, the prevailing party shall be entitled to its costs and reasonable attorney’s fees. 

 

23. Waiver of Presumption.  This Agreement was negotiated and reviewed through the mutual 

efforts of the parties hereto and the parties agree that no construction shall be made or presumption 
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shall arise for or against either party based on any alleged unequal status of the parties in the 

negotiation, review or drafting of the Agreement. 

 

24. Certification Regarding Debarment, Suspension, Ineligibility, and Voluntary Exclusion.  

Professional certifies, by acceptance of this Agreement, that neither it nor its principals is presently 

debarred, suspended, proposed for debarment, declared ineligible or voluntarily excluded from 

participation in any transaction with a Federal or State department or agency.  It further certifies 

that prior to submitting its Bid that it did include this clause without modification in all lower tier 

transactions, solicitations, proposals, contracts and subcontracts.  In the event that Professional or 

any lower tier participant was unable to certify to the statement, an explanation was attached to 

the Bid and was determined by the City to be satisfactory to the City. 

 

25. Integration and Modification.  This written Agreement along with all Contract Documents 

shall constitute the contract between the parties and supersedes or incorporates any prior written 

and oral agreements of the parties.  In addition, Professional understands that no City official or 

employee, other than the Mayor and City Council acting as a body at a council meeting, has 

authority to enter into an Agreement or to modify the terms of the Agreement on behalf of the 

City.  Any such Agreement or modification to this Agreement must be in writing and be executed 

by the parties hereto. 

 

26. Authorized Representative.  The undersigned representative of Professional, as an 

inducement to the City to execute this Agreement, represents that he/she is an authorized 

representative of Professional for the purposes of executing this Agreement and that he/she has 

full and complete authority to enter into this Agreement for the terms and conditions specified 

herein. 

 

IN WITNESS WHEREOF, the parties hereto have executed, or caused to be executed by their duly 

authorized officials, this Agreement of which shall be deemed an original on the date first written 

above. 

      

CITY OF ASPEN, COLORADO:   PROFESSIONAL: 

 

________________________________  ______________________________ 

                    [Signature]      [Signature] 

 

By: _____________________________  By: _____________________________ 

          [Name]                  [Name] 

 

Title: ____________________________  Title: ____________________________ 

 

Date: ___________________    Date: ___________________ 

 

 

 

Approve as to Form:  

 

 

_____________________ 

City Attorney  
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EXHIBIT A - PROPOSAL (FEE SCHEDULE INCLUDED) 

 

 

 

 

DocuSign Envelope ID: 248F4A05-9EE0-4986-9B9B-2BADD3045A05DocuSign Envelope ID: 248F4A05-9EE0-4986-9B9B-2BADD3045A05

473



CITY OF ASPEN
PROJECT 2021-140 
FACILITIES CONDITION ASSESSMENT

July 7, 2021FP No. 
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 165 S UNION BOULEVARD SUITE 310, LAKEWOOD, CO 80228 

P 800.733.0660  |  PETER.ECONOMOU@BUREAUVERITAS.COM
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July 7, 2021

Asal Vojdani 
Procurement Officer 
Purchasing Department 
City of Aspen
130 South Galena Street 
Aspen, CO 81611

RE:  RFP 2021-140: Facilities Condition Assessment

Dear Ms. Vojdani,

Bureau Veritas Technical Assessments LLC (Bureau Veritas or BVTA) is pleased to provide the City of Aspen (the City) with the 
enclosed statement of qualifications for Facilities Condition Assessment with Recommendations for specific Parks, Golf and 
Recreation facilities, as described in the RFP. Bureau Veritas understands the requirements of the project and is qualified to 
perform the services. This proposal details BVTA as highly qualified due to the following factors:

Highly Qualified Team | We are an architecture and engineering firm focused on lifecycle and capital planning studies. 
Our division employs 700 staff members nationwide, including licensed Professional Engineers, Registered Architects, and 
Certified Energy Managers. Our proposed project team averages over 21 years of experience performing Facility Condition 
Assessments and has worked together on similar projects.

Proven Experience | Facility Condition Assessments are one of our core services. We have completed thousands of 
projects with more than 700 million square feet of space in the last five (5) years for Parks and Recreation, Government, 
Healthcare, Higher Education, K-12, Public Housing, and Private Sector clients. Our experience in Colorado includes work for 
municipalities, parks and recreation entities, hotels, schools, and hospitals. 

Bureau Veritas has 20+ local Colorado staff and has completed over 2,550 assessment and project management programs  
for Colorado clients, including those listed below:
• City of Steamboat Springs
• City of Aurora
• City of Englewood
• Cordillera Metropolitan District
• Western Eagle County Metropolitan

Recreation District
• Clear Creek Mountain Rec. District

• Eaton Parks & Recreation District
• Mountain Chalet, Aspen
• Aurora Academy Charter School
• Hilltop Community Resources,

Grand Junction
• Cedar Springs Behavioral Health

Hospital

• Aspen Valley Hospital, Aspen
• Grandview Hospital, Colorado Springs
• Pikes Peak Regional Hospital,

Woodland Park
• Kindred Hospital, Denver
• Conejos County Housing Authority
• Boulder Housing Partners

In addition to our experience in Colorado, we have recently completed, or are currently completing, services similar to those 
described in the RFP for the below clients and others:
• State of New Mexico
• City of Phoenix, AZ
• Salt River Pima-Maricopa Indian

Community, AZ
• State of Utah
• Box Elder County, UT
• City of South Salt Lake, UT
• Teton County, WY
• Sheridan County, WY
• Ada County and Highway District, ID
• Hayward Area Rec. & Park District, CA

• Ambrose Rec. & Park District, CA
• Truckee Donner Rec. & Park District, CA
• City of Corona Parks & Rec., CA
• City of Rancho Cucamonga, CA
• City of South San Francisco, CA
• City of Napa, CA
• City of Fullerton, CA
• City of Garden Grove, CA
• City of Montebello, CA
• City of Oregon City Parks & Rec., OR
• City of Highland Park, IL

• City of Lake Forest, IL
• City of Detroit, MI
• State of Vermont
• State of Rhode Island
• Arlington County Parks & Rec., VA
• Baltimore City Parks & Rec., MD
• Maryland-National Capital Park &

Planning Commission, MD
• New Hanover County, NC
• Mecklenburg County, NC
• Bureau of Indian Affairs

BUREAU VERITAS  165 S UNION BOULEVARD SUITE 310,  LAKEWOOD, CO 80228
P 800.733.0660  |  F 410.785.6220  |  WWW.US.BUREAUVERITAS.COM
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Facility Assessment Focus | Focusing only on facility-related assessment services has allowed us the ability to calibrate 
and highly tune our process to give clients the exact information needed to capital plan, create preventive maintenance 
procedures, identify immediate and reserve needs, and prioritize needs and deficiencies. We are experts in understanding 
what is required to assess and create a plan for maintaining a facility into the future.

Client Representative | Bureau Veritas only offers technical assessment services focused on providing our clients with the 
most accurate data and information for the purpose of making critical decisions regarding the future and life cycle of their 
buildings. Bureau Veritas positions itself as a neutral third-party that provides non-partial engineering judgments that are 
detached from any follow-on work or services.

Bureau Veritas is committed to providing quality services and consistently demonstrating our corporate commitment to 
quality, continual improvement, and client satisfaction. Bureau Veritas is not debarred, suspended, or otherwise prohibited 
from professional practice by any federal, state, or local agency. We adhere to civil rights and equal opportunity regulations.

The following pages detail our history, similar project experience, our key personnel and team, and our approach to this 
unique project. We appreciate the opportunity to present our qualifications for this project and look forward to working 
with the City of Aspen. I am the point of contact for this submittal and am authorized to negotiate for and bind BVTA to 
contract with the City. I am available at (800) 733-0660, ext. 2716 or peter.economou@bureauveritas.com to further discuss 
our qualifications.

Sincerely,

Mr. Peter Economou
Associate Vice President

BUREAU VERITAS  165 S UNION BOULEVARD SUITE 310,  LAKEWOOD, CO 80228
P 800.733.0660  |  F 410.785.6220  |  WWW.US.BUREAUVERITAS.COM
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INTRODUCTION
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Name of Company:  Bureau Veritas Technical  
Assessments LLC

Year Founded: Parent: 1828; Division: 1986
Headquarters:  10461 Mill Run Circle, Suite 1100 

Owings Mills, MD 21117
Project Office:  165 S Union Boulevard, Suite 310  

Lakewood, CO 80228
Primary Contact:  Mr. Peter Economou, MBA  

Associate Vice President
Telephone: (800) 733-0660, ext. 2716
Email:  peter.economou 

@bureauveritas.com
Website: bvna.com

 Company Information

ORGANIZATION OVERVIEW

OVERALL CAPABILITIES 
Bureau Veritas Technical Assessments LLC (Bureau Veritas 
or BVTA) is a professional service consulting firm providing 
comprehensive architectural, engineering, energy, and 
environmental solutions. Our team includes over 700 
building professionals nationwide, including Registered 
Architects, Professional Engineers, Certified Energy 
Managers, Environmental Professionals, Building Systems 
Consultants, and Code Compliance Experts.

Annually, Bureau Veritas conducts thousands of 
assessments for Government, Affordable Housing, Private, 
Industrial, K-12 Education, and Higher Education Clients. 
Having successfully completed assessments of more than 
a billion square feet of building space, Bureau Veritas has 
developed a proven and efficient methodology for the 
performance of field assessments, and data collection. 

Bureau Veritas’ recommendations are based on 
knowledge of property conditions, life-cycle analysis, 
regulations, and client objectives. The firm’s core of 
architectural, engineering, construction, environmental, 
and seismic expertise forms the foundation on which the 
company teams with clients to create and implement 
facility management solutions. Our solutions include 
implementation of web-based portfolio management 
platforms, to traditional property assessments required 
for due diligence.

RELEVANT COLORADO PROJECTS
Client Location Type of Service Total SF

City of Aurora Aurora Facility Condition Assessment 300,000
City of Steamboat Springs Steamboat Springs Facility Condition Assessment 489,000
Cordillera Metropolitan District Cordillera Facility Condition Assessment & Prev. Maintenance 74,439
City of Englewood Englewood Preventive Maintenance & Data Gathering 235,490
Aspen Valley Hospital Aspen Data Gathering 182,750
UC Health Colorado Springs Facility Condition Assessment & Data Gathering 1,870,252
Cedar Springs Behavioral Health Colorado Springs Data Gathering 85,000
Hilltop Community Resources Grand Junction Data Gathering 412,409
Clear Creek Recreation District Idaho Springs FCA, Infrared Thermographic Survey 40,000
Eaton Area Parks & Rec District Eaton Data Gathering 65,000
Garfield County School District Parachute Facility Condition Assessment 376,163
Mountain Recreation (WECMRD) Gypsum Facility Condition Assessment 146,000

ASSET MANAGEMENT SERVICES
• Facility Condition Assessments 
• Capital Planning Reports 
• ADA Accessibility Compliance 
• Equipment and Asset Inventory 
• Space Analysis Studies 
• Barcoding, QR Coding, and Tagging 
• CMMS Consulting 
• Preventive Maintenance Plans 
• Energy Audits and Modeling 
• Construction Monitoring 
• Project Management 
• Plan and Document Review
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 AVAILABILITY AND CAPACITY

Bureau Veritas (BVTA) has maintained itself as a viable, 
professional assessment services corporation. BVTA is 
fully staffed to manage any size project load, including 
simultaneous multiple site projects. Our field staff can 
provide a commitment of time suitable to the needs of the 
proposed City of Aspen program. The proposed project 
would be a significant one for BVTA, and we have the in-
house resources to fully staff this project without program 
disruption or cost impact. 

Bureau Veritas has 700 staff and a dedicated Asset 
Management team. The regional team usually has 
approximately three to five concurrent assessment projects 
engaged that range from 400,000 SF to 1,000,000 SF. BVTA 
has a very scalable staff and can provide resources from 
one team to over ten teams on a project. Availability of all 
key personnel is included in the chart below. 

BVTA is accustomed to completing large projects and 
have built-in measures as a part of our assessment and 
quality assurance methodology to ensure we complete 
programs to our client’s satisfaction. We consider meetings, 
communication, scheduling, management, budget, and 
quality control crucial elements of each engagement.

BVTA has in-house technical professionals that can be 
dispatched to the project area with experience performing 
physical condition assessments. These professionals are 
also qualified to perform any add-on services that may be 
requested.

BVTA has the capability and experience to comply with set 
schedules. A dedicated Program Manager, Mr. Matthew 
Anderson, RA will serve as the direct point of contact for 
the City during the entire project. Mr. Anderson will manage 
the kick-off, coordination of the field teams during the on-
site assessments, and reporting process. The City will also 
have access to Project Executive, Mr. Peter Economou, as 
needed, as well as the Assessment Team throughout the 
duration of the project. 

Bureau Veritas has a proven track record in exceeding client 
expectations for meeting deadlines and project schedules 
and is committed to the timeliness and efficiency of report 
deliveries. 

 ABILITY TO PERFORM IN A TIMELY MANNER

Key Personnel Project Role Years of 
Experience Certification Availability  

to Project
FCA 

Experience

Peter Economou Project Executive 5 – 20% ●

Matthew Anderson Program Manager 30+ RA 80% ●

Mark Surdam QA/QC 30+ RA 25% ●

Josh Hogan Assessment Team 10 PE 100% ●

Anas Sadkhi Assessment Team 15 PE, CEM 100% ●

Julia Junkin Assessment Team 30+ RA 100% ●

Moudy Itani Assessment Team 30+ CEM, PMP 100% ●
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 ALTERNATE KEY STAFF

In the event one or more of the proposed key staff become unavailable during the project, the below alternate staff would 
be assigned to the project. Resumes for these professionals can be found on page 15.

Key Personnel Project Role Years of 
Experience Certification Availability  

to Project
FCA 

Experience

Jonathan Levine Assessment Team 4 – 100% ●

Nezar Tibi Assessment Team 20 – 100% ●

Aren Hofland Assessment Team 14 – 100% ●
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FAMILIARITY WITH STANDARDS & REGULATIONS
BVTA has extensive experience with ASTM E2018-15 
Standard Guide for Property Condition Assessments, ADA 
Accessibility Standards, and Colorado and local codes 
relevant to this project.

EXPERIENCE PERFORMING THE SERVICES
Facility Condition Assessments (FCA) are one of our core 
services. BVTA is one of the leading firms in the country 
providing FCAs: we’ve been performing FCAs for over 30 
years, and have assessed over 700 million square feet of 
space in the last five years. We complete hundreds of FCAs 
for clients similar to the City of Aspen every year. 

The proposed team is comprised of building professionals 
averaging over 21 years of experience with facility condition 
assessment services. Our proposed Program Manager, Mr. 
Matthew Anderson, has over 30 years of experience and 
is a Registered Architect. Members of the proposed team 
have worked together on similar projects, with assessments 
ranging from a few thousand square feet to millions of 
square feet. This expertise has allowed us to develop an 
efficient and thorough approach to assessments like the 
proposed City of Aspen program. 

In addition to our expertise with facility assessment, BVTA 
has implemented CMMS and asset management software for 
hundreds of clients. We’ve partnered with Dude Solutions on 
over 800 implementations, and have a number of long-term 
clients who have been using Dude Solutions’ software for 
many years. Dude Solutions has over 20 years of experience in 
providing of cloud-based operations management software 
for education, government, healthcare, manufacturing and 
membership-based organizations. Today, more than 12,000 
organizations use their award-winning software to manage 
maintenance, assets, energy, safety, IT, events, and more.

EXPERIENCE WITH RECREATION FACILITIES
We’ve performed assessments on hundreds of parks and 
recreation sites throughout the country, including the below:
• We are just finishing a 2020-2021 project performing FCAs, 

Asset and Equipment Inventory, and ADA Assessments on 
37 parks totaling 367 acres, 6 facilities (101,900 SF), and a 
walking trail for the City of Corona, California.

• We performed ADA Assessments and developed a 
Transition Plan for Washington State Parks and Recreation 
Commission in 2019-2020 for 160 state-owned parks, a 
total of 109,000 acres and over 100 facilities.

• In 2019, BVTA completed FCAs and Asset & Equipment 
Inventory for City of Fullerton, California, on Independence 
Park plus 18 facilities including a tennis center, community 
centers, and recreation center—a total of 336,130 SF.

• In 2017, we provided FCAs and Asset and Equipment 
Inventory for the City of Steamboat Springs, Colorado. We 
assessed 46 facilities totaling 489,000 SF, including parks, 
a nature center, and community center.

• In 2017, BVTA completed FCAs, ADA Assessments, 
and Energy Audits on parks and facilities operated 
by the Hayward Area Recreation and Park District 
in California—a total of 603 acres of parks and over  
193,000 square feet of facilities. We provided a software 
database solution for capital planning reports, funding 
projections, and life cycle forecasting.

• In 2016, We completed FCAs, Asset and Equipment 
Inventory, and developed Preventive Maintenance 
Schedules for Cordillera Metropolitan District, Colorado. 
We assessed 8 facilities totaling 74m439 SF, including an 
equestrian center, athletic center, and trailhead.

FIRM QUALIFICATIONS
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  SELECTED PROJECT EXPERIENCE

CLIENT/FACILITY PARK/REC. STATE SERVICES  SF/AC YEAR
City of Aurora CO FCA 300,000 2020
UC Health CO FCA, Inventory 1.9 MM 2019
Aurora Academy Charter School CO FCA, Inventory, PM Schedule 60,000 2019
Mountain Chalet Aspen CO Property Condition Assessment 31,052 2019
Hilltop Community Services CO Inventory 412,409 2018
City of Steamboat Springs ● CO FCA, Inventory 307,968 2017
Clear Creek Recreation District ● CO FCA, Infrared Thermo. Survey 40,000 2017
Eaton Area Parks & Rec. District ● CO Inventory 65,000 2017
Garfield County School District CO FCA, Inventory 376,163 2017
City of Englewood CO Inventory, PM Schedule 235,490 2016
Mountain Recreation (WECMRD) ● CO FCA, Inventory 146,000 2016
Cordillera Metropolitan District ● CO FCA, Inventory 74,439 2016
Cedar Springs Behavioral Health Hosp. CO Inventory 84,905 2015
Aspen Valley Hospital CO Inventory 182,750 2015
Utah Div. of Facilities, Const. & Mgmt. ● UT FCA 24 MM Ongoing
City of Phoenix ● AZ FCA, Inventory 585,798 Ongoing
City of Rancho Cucamonga ● CA ADA Transition Plan 1 MM Ongoing
City of Oregon City Parks & Rec. ● OR FCA 306,019/123 Ongoing
City of Lake Forest ● IL FCA 323,599 Ongoing
Maryland Dept. of Education MD FCA, Space Analysis 139 MM Ongoing
George Washington University ● DC FCA, Capital Planning 5.7 MM Ongoing
Arlington County Parks & Rec. ● VA FCA 940 ac Ongoing
Box Elder County UT FCA, Inventory, PM Schedule 389,634 2021
Chicago Public Schools ● IL FCA 60 MM 2021
City of Corona Parks & Recreation ● CA FCA, ADA Self-Eval., Inventory 101,900/ 367 2020
City of Montebello ● CA FCA, Inventory 185,837 2020
Washington Parks & Rec. Commiss. ● WA ADA Transition Plan 109,000 ac 2020
St. Charles County MO FCA, Inventory, PM Schedule 759,973 2020
City of Pleasant Hill ● MO FCA, Inventory, PM Schedule 79,395 2020
City of Sioux Falls ● SD FCA, Inventory 162,253/517 2020
City of Lake Forest ● IL FCA 323,599 2020
University of Tennessee ● TN FCA, Inventory 4.6 MM 2020
Arlington County Parks & Recreation ● VA FCA, ADA, Capital Planning 3 MM 2020
City of Manassas ● VA FCA, Inventory, PM Schedule 341,898 2020
Mecklenburg County ● NC FCA, Inventory 4.9 MM 2020
County of Currituck ● NC FCA, Inventory, PM Schedule 173,106 2020
Town of Morrisville ● NC FCA, Inventory 73,872 2020
City of Sandy Springs ● GA FCA, Inventory, PM Schedule 295,000 2020
Teton County WY FCA, Inventory, PM Schedule 237,809 2019
Ada County and Highway District ● ID FCA, Inventory, CMMS 911,737 2019
City of Fullerton ● CA FCA 336,130 2019

Below is a selection of recent projects completed by BVTA similar in scope to the proposed project, emphasizing projects that 
included parks, recreational, and/or athletic sites. Detailed descriptions of the projects highlighted in brown can be found 
starting on page 40.
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CLIENT/FACILITY PARK/REC. STATE SERVICES  SF/AC YEAR
City of Oceanside ● CA FCA, Inventory 882,000 2019
City of Montebello ● CA FCA, Inventory 131,780/84 2019
City of Fremont ● CA FCA, Inventory 764,464 2019
City of Napa ● CA FCA, ADA Trans. Plan, Inventory, PM 146,996 2019
City of Blue Springs ● MO FCA, Inventory, PM Schedule 163,316 2019
City of Detroit ● MI FCA, Energy Audit 8.3 MM 2019
Baltimore City Parks & Recreation ● MD FCA 162,244 2019
Montgomery County MD FCA, Inventory, Barcoding 2.5 MM 2019
Carroll County ● MD FCA, Inventory, PM Schedule 921,108 2019
Town of Westerly ● RI FCA, Inventory, PM Schedule 110,529 2019
City of St. Helena ● CA FCA, Space Utilization 68,494 2018
City of Garden Grove ● CA FCA, ADA Transition Plan 304,389 2018
City of Milpitas ● CA FCA 436,182 2018
City of El Segundo ● CA FCA, ADA Transition Plan 262,367 2018
City of Rancho Cucamonga ● CA Inventory, PM Schedule 1 MM 2018
City of Alvin ● TX FCA, Inventory 143,619 2018
Vermont Dept. of BGS ● VT FCA, Database 3.6 MM 2018
DC Public Libraries DC FCA 888,411 2018
Chesterfield County ● VA FCA, Inventory 2 MM 2018
New Hanover County ● NC FCA, ADA Assessment 758,196 2018
Hayward Area Rec. & Park District ● CA FCA, ADA, Energy Audit 193,196/ 603 2017
City of Redwood City ● CA FCA, Energy Audit 787,654 2017
City of Brea ● CA FCA, ADA Transition Plan 1 MM 2017
Salt River Pima-Maricopa Indian Comm. AZ FCA, Inventory, PM Schedule 1.1 MM 2017
City of Highland Park ● IL FCA 614,604 2017
City of Yorkville ● IL FCA, Inventory 104,723 2017
City of Mequon ● WI FCA 96,925 2017
Marathon County WI FCA, Inventory  855,457 2017
City of Saco ● ME FCA 151,574 2017
Rhode Island Dept. of Admin. ● RI FCA 18 MM 2017
National Gallery of Art DC FCA, PM Schedule 1.3 MM 2017
Solano County General Services ● CA FCA 2 MM 2016
City of Orange ● CA FCA, ADA Transition Plan 462,602 2016
City of Fresno / Woodward Park ● CA FCA 52 ac 2016
City of Poway ● CA FCA 284,546 2016
City of Ellensburg ● WA FCA 143,341 2016
St. Charles City-County Library District ● MO FCA, Inventory 236,911 2016
Grant County ● WI FCA, Inventory 383,940 2016
Cuyahoga Public Library OH FCA, Inventory 734,735 2016
New Mexico Facilities Mgmt. Div. ● NM FCA, Lifecycle Costing 6.4 MM 2015
City of South Salt Lake ● UT FCA, Inventory 266,378 2015
Truckee Donner Rec. & Park District ● CA FCA, Energy Audit 550,000 2015
Sacramento Capitol Mall CA FCA 17 MM 2015
City of Burlington ● VT FCA, Energy Audit 543,812 2015
MD-Nat’l Capital Park & Planning 
Comm. ● MD FCA 746,000 2015
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 PROPOSED TEAM

BVTA’s Proposed Team includes Registered Architects, 
Professional Engineers, and assessment professionals with 
an average of over 21 years of relevant experience. These 
professionals develop and write the assessment report 
and coordinate logistics and document collection for each 
assessment. Bureau Veritas also has an internal information 
technology group that supports the development of field 
data collection programs and client database applications.

Peter Economou, MBA | Project Executive
Mr. Economou will oversee all contractual aspects of the 
project and will be available to meet with the City of Aspen 
for the duration of the project on an as-needed basis. He 
will be responsible for defining the scope of engagement, 
and will meet regularly with BVTA’s Project Manager and 
Assessment Team to assure the City’s needs are met, and 
that the project is adequately staffed, running smoothly, 
and on schedule. Mr. Economou will serve as the lead 
person who can respond to the City’s questions. 

Matthew Anderson, RA | Program Manager
Mr. Anderson will manage the Assessment Team and 
meet with the City on an agreed-upon basis to ensure 
project success. Mr. Anderson will be accountable for the 
overall BVTA Team performance and will be responsible 
for delivering the assessment results, and for working with 
the City to develop the implementation plan based on the 
results. He will have full responsibility for the delivery of the 
overall project.

Mark Surdam, RA | Quality Assurance Manager
Mr. Surdam will provide general oversight of this project, 
assuring technical, process, and content quality; and provide 
quick and effective implementation of quality assurance 
measures both at inception and throughout the duration 
of the project. The Quality Assurance Manager conducts 
spot checks and random report reviews by selecting a 
sample of assets in each phase of the process, including 
the assessment/fieldwork stages, report preparations 
stages, review stages, and data validation (software) 
stages. Mr. Surdam is responsible for technical review of 
deliverables. His expertise will allow for quick and effective 
implementation of quality assurance measures both at 
inception and throughout the duration of the project.

Assessment Team
The Assessment Team will observe, measure, record, and 
describe the deficiencies observed through the process, 
interview staff, and formulate recommendations to remedy 
the deficiencies. They will coordinate the logistics and 
document collection for each assessment, as well as 
develop the assessment report. 

Resumes for our team are included on the following pages.

Peter Economou, MBA

PROJECT EXECUTIVE

Matt Anderson, RA

Mark Surdam, RA

QUALITY ASSURANCE 
MANAGER

PROGRAM MANAGER

ASSESSMENT TEAM

PROJECT 
ORGANIZATION 
CHART
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PROJECT EXPERIENCE:
City of Corona, CA 
Facility Condition Assessment, Inventory,  
ADA Assessment

City of Montebello, CA 
Facility Condition Assessment, Inventory

City of El Segundo, CA  
Facility Condition Assessment,  
ADA Assessment

City of Mesa Parks & Recreation, AZ
Facility Condition Assessment, Inventory,  
Preventive Maintenance

San Joaquin County, CA
Facility Condition Assessment

City of Kenmore, CA 
Facility Condition Assessment

City of San Marino, CA 
Facility Condition Assessment

County of Sutter, CA 
Facility Condition Assessment

Gavilan College, CA
ADA Assessment

City of Oregon City Parks & Recreation, OR
Facility Condition Assessment

Synergy Public School, AZ
Capital Needs Assessment

PETER ECONOMOU, MBA

PROJECT EXECUTIVE
Mr. Economou has 5 years of experience in client coordination of assessment, architectural-
engineering, energy consulting, and construction phase services. He has been involved with 
projects of similar scope to the proposed project. As Project Executive, Mr. Economou is 
responsible for overseeing all contractual aspects of the project and will be available to meet 
with the client for the duration of the project on an as-needed basis. 

YEARS OF EXPERIENCE: 5

Education      
MBA, Business Administration, Pepperdine University
BS, Communication, Chapman University
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PROJECT EXPERIENCE:
City of Aurora, CO
Facility Condition Assessment

New Mexico Facilities Mgmt. Division, NM
Facility Condition Assessment – statewide

Utah Div. of Facilities, Const. & Mgmt., UT
Facility Condition Assessment – statewide

City of South San Francisco, CA
Facility Condition Assessment, Capital 
Planning, PM Schedule, Space Utilization

City of Napa, CA 
FCA, Capital Planning, ADA Transition Plan, 
Inventory, PM Schedule 

Hayward Recreation and Park District, CA
Facility Condition Assessment

City of Fremont, CA 
Facility Condition Assessment

City of Milpitas, CA  
Facility Condition Assessment

City of Redwood City, CA  
Facility Condition Assessment, Energy Audit

City of Fresno, CA  
Facility Condition Assessment

City of Stockton, CA
Facility Condition Assessment

Truckee Donner Recreation & Park Dist., CA 
Facility Condition Assess., Energy Audit, PM

City of Oregon City Parks & Recreation, OR
Facility Condition Assessment

MATTHEW ANDERSON, RA 

PROGRAM MANAGER
Mr. Anderson is a registered architect with over 30 years of experience in property condition 
assessment, facility management, project management, cost analysis, construction consulting, 
and other services. He also has expertise in government programs, cost estimating, and the 
assessment and design of residential projects in addition to construction management 
processes and procedures. Mr. Anderson holds a Project Management Professional certificate 
from Sonoma State University. He routinely supervises teams of architects and engineers 
conducting property condition assessments. As Program Manager, Mr. Anderson is responsible 
for the schedule and technical content of BVTA’s work.

YEARS OF EXPERIENCE: 30+

Education     
BArch, California Polytechnic University

License & Certification    
Registered Architect | CA #C15753

DocuSign Envelope ID: 248F4A05-9EE0-4986-9B9B-2BADD3045A05

488



12

PROJECT EXPERIENCE:
City of Steamboat Springs, CO 
Facility Condition Assessment, Inventory

Cordillera Metropolitan District, CO 
Facility Condition Assessment, Inventory

Clear Creek Recreation District, CO 
Facility Condition Assessment 

City of Phoenix, AZ 
Facility Condition Assessment

City of Corona, CA 
Facility Condition Assessment, Inventory

City of Montebello, CA 
Facility Condition Assessment, Inventory

City of Fullerton, CA 
Facility Condition Assessment, Inventory 

City of Garden Grove, CA 
Facility Condition Assess., ADA Trans. Plan 

City of Oceanside, CA 
Facility Condition Assessment, Inventory 

City of El Segundo, CA 
Facility Condition Assess., ADA Trans. Plan 

City of Hayward, CA 
Facility Condition Assessment, Inventory 

City of Brea, CA 
Facility Condition Assess., ADA Trans. Plan 

City of Orange, CA
Facility Condition Assess., ADA Trans. Plan 

Truckee Donner Recreation & Park Dist., CA 
Facility Condition Assessment, Energy Audit, 
Preventive Maintenance 

MARK SURDAM, RA 

QUALITY ASSURANCE MANAGER
Mr. Surdam is a Registered Architect with over 30 years of experience. He supervises teams of 
architects and engineers conducting Building Inspections, Property Condition, Assessments, 
Cost Estimating, and Government programs. He brings to Bureau Veritas a proven record of 
project management and the ability to provide clients with a wide array of services. As Quality 
Assurance Manager, Mr. Surdam provides general oversight to the project from the perspective 
of assuring technical, process, and content quality.

YEARS OF EXPERIENCE: 30+

Education     
BArch, University of Southern California

License & Certification    
Registered Architect | CA #26835
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PROJECT EXPERIENCE:
City of Aurora, CO
Facility Condition Assessment

City of Phoenix, AZ 
Facility Condition Assessment

Teton County, WY 
Facility Condition Assess., Inventory, PM

Utah Div. of Facilities, Const. & Mgmt., UT
Facility Condition Assessment – statewide

City of Oceanside, CA 
Facility Condition Assessment, Inventory

Grant County, WI
Facility Condition Assessment, Inventory

JOSH HOGAN, PE
ASSESSMENT TEAM

YEARS OF EXPERIENCE: 10

Education
BS, Civil Engineering, University of Vermont

City of St. Charles, MO
Facility Condition Assessment, Inventory

Rhode Island Dept. of Administration 
Facility Condition Assessment – statewide

License & Certification 
Professional Engineer | NV #026299; MA # 52297
Certified Assessor | Oregon Dept. of Education

ANAS SADKHI, PE, CEM
ASSESSMENT TEAM

PROJECT EXPERIENCE:
El Rancho Unified School District, CA
Facility Condition Assessment

Woodland Unified School District, CA
Facility Condition Assessment

Pre-BVTA experience: 
Facilities Management Solutions
FCAs of hospitals, energy conservation projects

Ascension Health/Medxcel Facilities Mgmt.
Cost-saving/efficiency improvements for 
hospitals throughout the country. Technical, 
financial, and operating leadership in energy 
assessments and audits, data collection, 
energy usage and conservation, project 
management, regulatory compliance, vendor 
and contractor relations, capital budgets. 

YEARS OF EXPERIENCE: 15

Education
MBA, Salisbury University
MS, Electrical Engineering, Wichita State University
BS, Electrical Engineering, Wichita State University

License & Certification   
Professional Engineer | KS #25743
Certified Energy Manager
Project Management Professional
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PROJECT EXPERIENCE:
City of Steamboat Springs, CO 
Facility Condition Assessment

Jefferson County Housing Authority, CO
Physical Needs Assessment

Boulder Housing Partners, CO
Physical Needs Assessment

Ada County & Highway District, ID
Facility Condition Assessment

City of Napa, CA 
FCA, Capital Planning, ADA Transition Plan, 
Inventory, PM Schedule 

City of Brea, CA 
Facility Condition Assess., ADA Trans. Plan 

JULIA JUNKIN, RA, LEED AP
ASSESSMENT TEAM

YEARS OF EXPERIENCE: 30

Education
BArch, University of Texas

City of Orange, CA
Facility Condition Assessment

Washington Parks & Rec. Commission, WA
ADA Assess. & Transition Plan – statewide

License & Certification 
Registered Architect | CO #ARC.00403780, CA #C24924, MD #12436, TX #22893
LEED Accredited Professional

MOUDY ITANI, CEM
ASSESSMENT TEAM

PROJECT EXPERIENCE:
Teton County Library, WY
Facility Condition Assessment

Newrest USA Warehouses, UT
Energy Audits

Relativity Space, CA
Facility Condition Assessment

Los Angeles Community College District, CA
Inventory Survey

Tri-City Reg. Surgery Center, Richland,  WA
Facility Condition Assessment, Energy Audit

Bureau of Indian Affairs, national
Space Analysis

Target Corporation, NJ
Commissioning

YEARS OF EXPERIENCE: 21

Education
MA, Public Administration, Boise State University
BA, Mechanical Engineering, American University of Beirut

License & Certification   
Certified Energy Manager
Project Management Professional

Delaware County, PA
Facility Condition Assessment

Cumberland County Housing Authority, PA
Physical Needs Assessment & Energy Audit
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 ALTERNATE KEY STAFF

In the event one or more of the proposed key staff become unavailable during the project, the below alternate staff would 
be assigned to the project.

PROJECT EXPERIENCE:
Utah Div. of Facilities, Const. & Mgmt., UT
Facility Condition Assessment – statewide
Box Elder County, UT
Facility Condition Assess., Inventory, PM
City of Sioux Falls, SD
Facility Condition Assessment, Inventory
City of Beaverton, OR
Facility Condition Assess., Inventory, PM

AREN HOFLAND
ASSESSMENT TEAM

Education 
BS, Mechanical Engineering, San Francisco State University

YEARS OF EXPERIENCE: 14

PROJECT EXPERIENCE:
City of Phoenix, AZ 
Facility Condition Assessment
City of Garden Grove, CA 
Facility Condition Assess., ADA Trans. Plan 
City of San Marino, CA
Facility Condition Assessment
City of Temecula, CA
Facility Condition Assessment, Inventory

JONATHAN LEVINE
ASSESSMENT TEAM

Education 
BS, Mechanical Engineering, University of Southern California

YEARS OF EXPERIENCE: 4

PROJECT EXPERIENCE:
Box Elder County, UT
Facility Condition Assess., Inventory, PM
City of Corona, CA 
Facility Condition Assessment, Inventory
City of Montebello, CA 
Facility Condition Assessment, Inventory
City of Brea, CA 
Facility Condition Assess., ADA Trans. Plan 

NEZAR TIBI
ASSESSMENT TEAM

Education 
BS, Mechanical Engineering, University of Southern California

YEARS OF EXPERIENCE: 20
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SOLUTIONS
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PROJECT UNDERSTANDING
BVTA understands that the Facility Condition Assessment 
(FCA) project with the City of Aspen (the City) will need to 
help the City achieve its three goals—namely, to: 

1.   Support service excellence through the Facilities 
Management Team.

2.   Produce a complete electronic Facilities 
Management Database.

3.   Provide Financial Data and Recommendations to 
help guide planning, staffing, and funding.

In order to help the City achieve these goals, BVTA’s project 
approach will:

• Include a comprehensive assessment of all sites, 
buildings, building systems, and infrastructure. 

• Follow ASTM E2018-15 Standard Guide for Property 
Condition Assessments.

• Determine the present condition and estimated 
life expectancy of various building systems and 
components. 

• Identify and document present condition of all physical 
assets including grounds, facilities, and infrastructure. 

• Recommend corrections for all deficiencies and provide 
cost estimates for corrections. 

• Prioritize and categorize deficient conditions, associated 
corrective actions, and information concerning building 
systems and deficiency categories.

• Establish anticipated renewal and replacement costs 
for the various systems and components. 

• Result in strategic plan for capital repairs, lifecycle 
component replacement, and building modernization.

• Calculate the Current Replacement Value (CRV) and 
Facility Condition Index (FCI) for each facility.

• Collect Equipment Inventory data for City facilities.
• Provide preventive maintenance (PM) schedules for 

equipment listed in the inventory collected.
• Establish a protocol for FCA data to migrate/transfer to 

the City’s CMMS (UpKeep) system.
• Additional Service Option: Provide barcode/QR code/asset 

tag with a unique number for use as an identifier in the 
CMMS system for items identified in Equipment Inventory.

• Additional Service Option: Complete an assessment of 
the compliance of City facilities with ADA requirements.

• Additional Service Option: Provide Dude Solutions’ CMMS 
software solution for managing City-maintained facilities, 
parks, and street right-of-way assets.

We understand that a key factor to performing FCAs is 
the evaluation of physical needs and accurate forecasting 
for capital repair and replacement budgets. Pre-emptive 
measures to manage maintenance budgets and programs 
are essential in ensuring the elimination of potential issues, 
which can range from deferred maintenance, or premature 
replacement of building systems that can prove costly. 

BVTA’s Project Approach has been developed to address 
your specific requirements. BVTA has demonstrated 
experience in the assessment of various types of facilities 
representative to your portfolio and understands the 
special implementation, sensitivities, management, and 
communication associated with each.

DATA GATHERING AND INTERVIEW
Our project plan details three distinct phases of the project.  
During each phase, we will require coordination and support 
from parks facility management.

Data Gathering Phase – During this phase, we will need the 
support of staff who can provide us access to drawings and 
records. The following is a typical list of exhibits requested.

• Inspection Reports (sewer, boiler, chiller, etc.)
• Building Systems Maintenance Records
• Owner Elected Repair list (if available)
• Original Building Plans (can be viewed on-site)
• Capital Expenditure Schedules (prior or planned)
• Fire Protection / Life Safety Plans
• Rehabilitation Budget and Scope (draft or final)
• Certificates of Occupancy / Facility License
• Prior Assessments
• Site Plan / Floor Plans
• Accessibility Transition Plans / Studies
• CMMS / IWMS / GIS Data Set (already gathered from 

UpKeep)

In addition to the drawings and records, we will supply a pre-
survey questionnaire for each facility or site. Our expectation 
is that someone with knowledge of maintenance and 
operations of the facility will complete this survey and be 
prepared to discuss it with us while on-site 

Site Phase – During the site phase, we will need support in 
the form of escorts while in the facilities to help us access 
mechanical areas, to discuss with us any known issues in the 
facility, and to answer other technical questions. The City 
can provide escorts for the Park sites but is not necessary if 
access is not limited.

Report Review Stage – During the reports review stage, we 
will provide a complete deliverable for each park or building.

UNDERSTANDING OF THE PROJECT AND APPROACH
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PROJECT APPROACH
Prior to assessments beginning, BVTA will conduct a Kick-Off 
Meeting to review requirements and to consolidate exhibits 
such as drawings and prior completed reports. 
 
During the term of the project, BVTA will conduct regular 
Progress Meetings to maintain open communication with 
the entire project team and the City. BVTA will lead with 
an agenda that includes a focus on work plan, schedule, 
and project needs. This will permit the opportunity to 
proactively address challenges encountered, so that course 
adjustments may be made. Each meeting will conclude with 
task assignments, schedules, and goals to be met. BVTA 
will provide the City with a written status report that tracks 
and monitors the progress of the assessments against the 
schedule submitted. 

BVTA has allocated time for the following meetings:  
• Kick Off Meeting
• Pilot Review Meeting (teleconference)
• Up to 3 City meetings
• Final Findings Presentation

Any additional in-person meetings will be on a time and 
expense basis.

PILOT PROGRAM
To begin the work, BVTA proposes a Pilot Program where we 
will perform an assessment of a single building and prepare 
a written Draft Report for review. A meeting will be held with 
the City staff to review the draft report before assessing the 
remaining buildings. BVTA’s Assessment Team will visit the 
building to evaluate the general condition of the buildings 
and site improvements, review available construction 
documents in order to become familiar with, and be able to 
comment on the in-place construction systems, life safety, 
mechanical, electrical and plumbing systems, and the 
general built environment. 

FIELD ASSESSMENTS
The Assessment Team will conduct a walk-through 
survey of the facility and site to observe systems and 
components, identify physical deficiencies, and formulate 
recommendations to remedy the physical deficiencies.

As a part of the walk-through survey, the Team will survey 
100% of each facility. BVTA will survey the exterior and 
grounds, including the building exterior, roofs, sidewalk/
pavement, and recreational/other areas as applicable. They 
will interview the building maintenance staff about the 
property’s historical repairs and replacements and their 
costs, level of preventive maintenance exercised, pending 
repairs and improvements, and frequency of repairs and 
replacements. The Assessment Team will develop opinions 
based on their site assessment, interviews with the City’s 

building maintenance staff, and interviews with relevant 
maintenance contractors, municipal authorities, and 
experience gained on similar properties previously evaluated. 

The Team may also question others who are knowledgeable 
of the property’s physical condition and operation or 
knowledgeable of similar systems to gain comparative 
information to use in evaluation of the subject property.

The Assessment Team will review documents and 
information provided by the City’s maintenance staff 
that could aid the knowledge of the property’s physical 
improvements, extent and type of use, and/or assist in 
identifying material discrepancies between reported 
information and observed conditions.

The facility condition assessment will include the City-
identified assets and will focus on the following facility and 
site systems and components:

Site + Infrastructure
• Topography: Observe general topography and note any 

unusual or problematic features or conditions observed 
or reported.

• Paving, Curbing, and Parking: Identify material types of 
paving and curbing systems at the property. 

• Flatwork: Identify material flatwork at the property 
(sidewalks, plazas, patios, etc.). 

• Landscaping and Appurtenances: Identify material 
landscaping features, material types of landscaping 
(fences, retaining walls), and site appurtenances 
(irrigation systems, fountains, lighting, signage, ponds). 

• Utilities: Identify type of material utilities provided to 
the property (water, electricity, natural gas); and assess 
condition, physical deficiencies, life cycle repair, and 
replacement issues. 

Recreational Facilities: 
• Identify any material on-site recreational facilities such 

as ice rinks, swimming pools, spas, tennis or basketball 
courts, jogging or bicycle paths, etc. Observe the general 
conditions and note any reported physical deficiencies 
or any unusual items or conditions observed or reported.

• A mechanical engineer with expertise in recreation 
facilities equipment (water filtration, pumps, heating/
cooling, etc.) will review this specialty equipment and 
prepare detailed findings at the subject properties.

Structural Frame + Building Envelope
• Identify material elements of the structural frame and 

exterior walls, including the foundation system, floor 
framing system, roof framing system, facade or curtain-
wall system, glazing system, exterior sealant, doors, 
commercial overhead doors, sliders, windows, and 
stairways, etc. 
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• Observe general conditions and note any physical 
deficiencies identified or unusual items or conditions 
observed. Observations may be subject to grade, and 
rooftop vantage points.

• Visually inspect observable areas for cracking and 
moisture infiltration as well as areas of apparent 
foundation settlement and displacement. 

• In the event more information or exploratory testing is 
required, in order to provide remedial measures, the 
report may include recommendation for additional 
investigative testing (Tier 1 or Tier 2).

Wall Evaluation 
• Photograph elevations and details both from internal 

and external vantage points, as well as from adjacent 
structures.

• Observe representative operable and fixed panels on all 
facades, operating a representative sample of units to 
assess hardware and visually inspect exterior conditions 
and condition of waterproofing seals.

• Assess curtain wall condition to determine water 
infiltration, damage, caulk degradation, metal panel 
degradation, stone degradation and anchoring, and 
other related curtain wall issues.

Curtain Wall
• Review curtain wall condition and a sampling of fixed 

panels on facades to assess hardware and visually review 
exterior conditions and the condition of waterproofing 
seals, where accessible without the use of lifts, ladders, 
scaffolding, suspension devices, or the like; may include 
observations from internal and external vantage points, 
as well as adjacent structures. Observations are limited 
to grade and may include accessible balconies or 
rooftop vantage points. 

• Review provided drawings and records of repair, 
replacement, and maintenance of framing and glazing.

Roofing (Non-Invasive Visual)
• Identify material roof systems (roof type, reported age, 

slope, drainage) and any unusual roofing conditions or 
rooftop equipment. 

• Observe general conditions of the roof system 
(membranes, attachment methods, flashings, 
counter flashings, pitch pans, gravel stops, parapets, 
miscellaneous appurtenances, insulation). 

• Observe for evidence of material repairs, significant 
ponding, or evidence of material roof leaks. Note if a 
roof warranty is in effect. Note any physical deficiencies 
identified or unusual items observed or reported.

• Identify material rooftop equipment or accessories 
(antennas, lightning protection, HVAC equipment, solar 
equipment). Include any material problems reported.

• BVTA understands that the City will provide OSHA 
compliant ladders, lifts and/or scaffolding (depending 

on roof type) so that the Project Manager may safely 
access roof areas. The City will provide ladders, lifts, 
and/or safety ropes to complete roof assessments.

Plumbing
• Identify material plumbing systems at the property 

including domestic water supply, sanitary sewer, or any 
special or unusual plumbing systems (such as water 
features, fuel systems, gas systems, etc.).

• Identify type and condition of restroom fixtures, drinking 
fountains and/or other plumbing equipment.

• Observe general conditions and note any physical 
deficiencies identified or unusual items or conditions 
observed. Include any reported material system 
inadequacies.

Sewer and Water Line Scoping
• The assessment will consist of videotaping, using 

specially made fiber optic cameras which allow for a visual 
inspection of underground sewer lines and water supply 
piping to determine the condition of the inside of the pipe. 
A flexible rod with a high-resolution video camera on its 
tip is inserted into the pipe for inspection. Video images 
are transmitted to the camera operator and can be saved 
to a jump drive or burned to a disc for a permanent record. 
Radio transmitters on the camera record the depth and 
physical location from the surface so that defects and 
obstructions can be corrected cost effectively.

• Sewer line scoping fee is included in the fee quote (pg. 37) 
and based on 12 “probable issue” lines provided by the 
Client. Any additional lines will be priced at $500 per line.

Heating
• Identify material heat generating systems at the 

property. 
• Observe general conditions, identify reported age 

of the equipment, note past material component 
replacements/upgrades, note apparent level of 
maintenance, and identify if a maintenance contract is 
in place. If heating equipment is not operational at the 
time of the walk-through survey, provide an opinion of 
the condition to the extent reasonably possible. 

• Identify and observe any special or unusual heating 
systems or equipment present (fireplaces, solar heat, etc.) 
and note any reported material problems or inadequacies. 

Air-Conditioning + Ventilation 
• Identify the material air-conditioning and ventilation 

systems at the property. Include material equipment 
such as cooling towers, chillers (type of refrigerant 
used), package units, split systems, air handlers, thermal 
storage equipment, etc. 

• Identify material distribution systems (supply and 
return, make-up air, exhaust) at the property. 

• Observe general conditions, identify equipment 
reported age, note past material component upgrades/
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replacements and apparent level of maintenance, and 
identify if a maintenance contract is in place (contractor 
name). If AC and ventilation systems are not operational 
at the time of the walk-through survey, provide an opinion 
of the condition to the extent reasonably possible. 

• Observe general conditions and note any physical 
deficiencies identified or unusual items or conditions 
observed. Additionally, include any material reported 
system inadequacies or operating deficiencies.

• Identify and observe any special or unusual air-
conditioning and ventilation systems or equipment (cold 
storage systems, special computer cooling equipment, 
etc.) and note any material reported problems or system 
inadequacies.

Electrical
• Identify the electrical service provided and distribution 

system at the property. 
• Include material switchgear disconnects, circuit breakers, 

transformers, meters, emergency generators, general 
lighting systems, and other such equipment or systems.

• Observe general electrical items (distribution panels, 
type of wiring, energy management systems, emergency 
power, lightning protection).

• Observe general conditions and note any physical 
deficiencies identified or unusual items or conditions 
observed. Also, note the presence of any special or 
unusual electrical equipment, systems, or devices at 
the property, and include reported material problems 
or system inadequacies.

Life Safety + Fire Protection
• Identify material life safety/fire protection systems at 

the property, including sprinklers and stand pipes (wet 
or dry), fire hydrants, fire alarm systems, water storage, 
smoke detectors, fire extinguishers, emergency lighting, 
stairwell pressurization, smoke evacuation, etc. 

• Observe general conditions and note any material 
physical deficiencies identified or unusual items or 
conditions observed or reported including any reported 
system inadequacies. 

Elevators + Vertical Transportation
• Identify vertical transportation systems at the property. 

Include the equipment manufacturer, equipment type, 
location, number, capacity, etc.

• Observe elevator cabs, finishes, call and communication 
equipment, etc. 

• Identify the company that provides elevator/ escalator 
maintenance at the property. Observe general 
conditions and note any physical deficiencies identified 
or unusual items or conditions observed or reported 
including any reported material system inadequacies.

• Out of Scope Issues: Performing any calculations, 
examination of operating system components such 
as cables, controller, motors, etc.; entering elevator/
escalator pits or shafts.

Interior Elements
• Identify offices, special use areas, and building standard 

finishes, including flooring, ceilings, walls, etc. Furnishings 
and fixed components will be reviewed and included 
in the cost estimate tables for replacements. BVTA will 
identify material building amenities or special features. 

• Observe general conditions and note any physical 
deficiencies identified or unusual items or conditions 
observed or reported.

Food Service Spaces and Equipment
• Assess all food service equipment and spaces (kitchen, 

cafeteria, dining, serving areas). Food service equipment 
(fixed equipment) will be evaluated for adherence to 
life/ safety code and ventilation requirements as well for 
condition and capital replacement.

Special Systems and Equipment
• Include all special systems and equipment, such as 

Emergency Medical Systems (EMC), chillers, radio 
towers, equipment lifts, chair lifts, chemical storage or 
treatment areas, storage tanks, dumbwaiters, vaults, 
public address systems, and telephone systems.

Limited Accessibility Compliance
• Provide a general statement of the building’s likely 

compliance to the Americans with Disabilities Act to 
help identify whether the City may be exposed to issues 
and there is the need for further review. Scope and fee 
for a more detailed ADA assessment is provided as an 
additional service.

Suspected Fungal Growth
• Perform a limited assessment of accessible areas for 

suspected fungal growth. If the presence of mold, 
conditions conducive to mold growth, and/or evidence 
of moisture, elevated relative humidity, water intrusion, 
and mildew-like odors is discovered, affected areas 
will be photographed and recommendations for any 
additional moisture intrusion studies will be made.

Environmental Features
• Review environmental features of the property, to 

include appearance, cleanliness, acoustics, ventilation, 
and humidity. 

Asbestos
• Review existing testing data and other documentation 

regarding asbestos available onsite (included in the cost 
of the FCA); evaluate physical condition and develop 
cost estimates for remediation of asbestos likely to be 
disturbed by renovations.
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• If asbestos testing is requested, BVTA will provide 
a licensed asbestos inspector to collect samples of 
suspect asbestos-containing materials at the Project 
as an additional service. Scope of this sampling will be 
determined after review of existing data, costs will be 
based on daily rate plus the cost of analysis.

Energy Conservation Analysis
• Consider energy conservation savings when making 

repair or replace recommendations and include these 
projects in the project prioritization.

• Able to provide an Energy Audit (ASHRAE Level I, II, or III) 
or Benchmarking (EnergyStar) services as an additional 
service.

RANKING AND CLASSIFICATION
Based upon our observations, research and judgment, along 
with consulting commonly accepted empirical Expected Useful 
Life (EUL) tables; BVTA will render our opinion as to when a system 
or component will most probably necessitate replacement. 

Accurate historical replacement records provided by the 
building system or component manager are typically the 
best source for this data. Exposure to the weather elements, 
initial system quality and installation, extent of use, the 
quality and amount of preventive maintenance exercised 
are all factors that impact the effective age of a system or 
component. As a result, a system or component may have 
an effective age that is greater or less than its actual age. 
The Remaining Useful Life (RUL) of a component or system 
equals the EUL less its effective age.

BVTA can rate the condition of each facility with the below 
rating system, or another City of Aspen-specified scale:

5  Excellent – No visible defects, new or near new 
condition, may still be under warranty if applicable 

4  Good – Good condition, but no longer new, may be 
slightly defective or deteriorated, but is overall functional 

3  Adequate – Moderately deteriorated or defective, but 
has not exceeded useful life 

2  Marginal – Defective or deteriorated in need of 
replacement; exceeded useful life 

1  Poor – Critically damaged or in need of immediate 
repair; well past useful life 

BVTA can also include alternative categories to rank and 
weight priorities as required by the City, such as functional 
deficiencies, aesthetics, time-based urgencies, and other 
mission critical factors. The analysis will include all cost 
observations ranked by Priority Classes. 

PRIORITY CLASSES
The analysis will include all cost observations ranked by 
Priority Classes. The five classes below are typical but can 
be altered to meet your specifications and needs:

Priority 1: Currently Critical (Immediate): Requiring 
immediate action including a cited safety hazard and 
areas of accelerated deterioration, returning a building 
component to normal operation.

Priority 2: Potentially Critical (Year 1): Requiring action 
in the next year including components experiencing 
intermittent operations, potential life safety issues, and 
rapid deterioration, returning a building component to 
normal operation.
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Priority 3: Necessary – Not Yet Critical (Years 2-3): 
Requiring appropriate attention to preclude predictable 
deterioration, potential downtime, additional damage, and 
higher costs to remediation if deferred further.

Priority 4: Recommended (Years 4-10, 15, 20): 
Representing a sensible improvement to the existing 
conditions (not required for the most basic function of the 
facility; however, will improve overall usability and/or reduce 
long-term maintenance costs).

Priority 5: Does Not Meet Current Code but 
“Grandfathered”: No Action required at this time but should 
substantial work be undertaken correction would be required.

UNIFORMAT CATEGORIES
The deficiencies observed will be classified into categories 
such as those below using the Uniformat System, up to level 4:
Level 2
A10 Foundations
A20 Basement Construction
B10 Superstructure
B20 Exterior Enclosure
B30 Roofing
C10 Interior Construction
C20 Stair
C30 Interior Finishes
D10 Conveying

D20 Plumbing
D30 HVAC
D40 Fire Protection
D50 Electrical
E10 Equipment
E20 Furnishings
F10 Special Construction
F20  Selective Building 

Demolition

COST ESTIMATING
BVTA’s cost estimating database is comprised of RS Means 
data, and further customized with proprietary cost tables 
developed by BVTA, based on historical and localized actual 
costs. BVTA maintains and updates our Uniformat-based 
cost estimating system with information received from 
the field. Through construction monitoring work, we have 
current cost data from hundreds of in-progress construction 
and rehabilitation projects. This data allows us to calculate 
costs based on local conditions to maintain a cost database 
that is typically more current than RS Means’ models.

Each report will include a Capital Needs Analysis including 
an estimated cost for each system or component repair or 
replacement anticipated during the evaluation term. The 
report will provide options for repair of the deficiency, and 
the capital needs analysis will be presented as an Excel-
based cost table that includes a summary of the description 
of each component, age and estimated RUL, anticipated 
year of repair or replacement, quantity, unit cost and total 
cost for the repair of each line item. 

A consolidated Capital Needs Analysis will be presented that 
includes all anticipated capital needs for all buildings. The 
cost estimate for capital deficiencies will be based on the 
estimate for maintenance and repair, but may at the City’s 
option, also include project management, construction, 

and design fees derived using actual costs from previous 
projects. After determining these costs, we will confirm 
these costs with City Staff.

PREVENTIVE MAINTENANCE SCHEDULES
BVTA will provide Preventive Maintenance (PM) Schedules 
for the equipment listed in the equipment inventory. 
Preventive maintenance schedules will include the 
following information:

• Safety precautions specific to the recommended PM 
instructions.

• Description of tools required for recommended PM 
instructions. Tool list will not be exhaustive but identify 
common tool sets and specialty tools required for tasks.

• Recommended preventive maintenance instructions 
and frequencies specific to the equipment classification 
and type. PM instructions are based on the following 
sources:

 – Prevailing national standards
 – Survey of Common Manufacturers’ recommendations
 – Industry best practices

• Estimated labor hours required to complete each PM 
work order.

BVTA will provide PM schedules in spreadsheet format 
suitable for upload into the City’s Dude UpKeep software. 
The spreadsheet will also contain analysis of PM labor hour 
requirements for use by the City for planning purposes. 
BVTA will review PM schedules with the City and adjust 
frequencies and start dates as required to meet the City’s 
needs and match available resources.

REPORT DELIVERABLES
BVTA will provide an in-depth report including a description 
of each of the building components and systems as 
described in the approach sections above. Each report is 
organized by building system and include digital photos 
of major systems and components and of all deficiencies 
identified. Reports will include current and anticipated 
repairs and deficiencies, recommended repair and 
component life-cycle replacements, and applicable options 
for repair or maintenance of building components.
The Capital Needs analysis will include a cost database 
sorted by building system and ranked by priority for repair. 
The format of the database will allow for reporting by 
building, system, or priority for repair, and a year-by-year 
analysis of capital needs.

FACILITY CONDITION INDEX
A Facility Condition Index (FCI) will be calculated for each 
building. This index will be a function of required repairs 
compared to building replacement costs. The FCI will be 
generated from the data collection/capital planning database 
and will be updated as components age or are replaced.
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CAPITAL PLAN
BVTA will draft a capital budget including prioritized 
recommendations to reduce backlog—and can suggest 
possible phasing based on the World Bank’s available 
capital and existing projected budgets. 

Reports will reflect a 5, 10, or 20-year capital plan based on 
BVTA’s 20-year building system evaluation. The analysis will 
include a cost table sorted by building and system and ranked 
by priority for repair. Tables will allow for the customization 
of reporting and a year-by-year capital needs analysis. 

The report will include:
• A 5, 10, or 20-year Capital Plan with an Executive Summary 

with graphic presentation of results to provide a quick, 
user-friendly summary of the property’s observed 
condition and estimated costs assigned by category. 
Estimated costs shall be cross-referenced to report 
sections and elaboration of cost issues will be presented.

• Components observed that are exhibiting deferred 
maintenance issues and estimates for immediate and 
capital repair costs based on observed conditions, 
available maintenance history and industry-standard 
useful life estimates. If applicable, this analysis will 
include the review of any available documents 
pertaining to capital improvements completed within 
the last five-year periods, or currently under contract. 
BVTA shall also inquire about available maintenance 
records and procedures and interview current available 
on-site maintenance staff.

• Recommended schedule for replacement or repairs 
(schedule of priorities).

• Digital photographs for the buildings including photos 
of deficiencies.

• General description of the property and improvements 
and comment generally on observed conditions.

• Critical repairs and life safety issues separately from 
repairs anticipated over the term of the analysis.

• FCI number for the building.

BVTA will submit PDF draft reports electronically and once 
approved and finalized, a program summary report to 
include a roll-up of all prioritized capital needs across all 
facilities. BVTA can deliver bound hard copy final reports 
and flash drives loaded with the completed reports. All 
electronic copies of the report will include all text, deficiency 
tables, digital photos, and supporting documentation and 
report appendices. 

EQUIPMENT AND ASSET INVENTORY
During the assessment, each field team will be responsible 
for collection and storing the inventory and condition 

assessment data in an electronic format that is readily 
transferable to the City’s CMMS system. 

BVTA will collect information on the major pieces of facility 
equipment. Specifically, the data collection will include City 
of Aspen-defined assets, and also focus on the following 
components:

• HVAC (level of detail for which Preventive 
Maintenance would be performed)

 – Heating System
• Identify boilers, furnaces, unit heaters and major 

labeled equipment
 – Ventilation System

 ◦ Identify the major labeled equipment; exhaust 
hoods, fans

 – Air Conditioning System
 ◦ Identify the material air-conditioning 

components, including cooling towers, 
compressors, chillers, package units, roof 
top units, split systems and major labeled 
equipment. Excluded are window units, 
terminal units, VAV boxes, and thermostatic 
controls

• Electrical
 – Major panels only-for identification to track 

maintenance
 – Transformers
 – Switchgear

• Equipment
 – Building Automation System

• Plumbing
 – Pumps external to HVAC systems
 – Domestic Hot Water heaters over 80 gallons
 – Other major labeled equipment

• Commercial Kitchen – major equipment (above 
approximately $2,000 value)

 – Walk-in freezer and refrigerator equipment
 – Ovens, stoves, broilers, grills
 – Reach-in refrigerators and freezers
 – Dishwashers
 – Fryers

• Life Safety/Security
 – High Level (system level) only-for identification to 

track maintenance
 ◦ Alarm Panels
 ◦ Emergency generators
 ◦ Exhaust hood fire suppression

• Vertical Transportation
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Where appropriate, the following data will be collected for 
each component:

• Location data 
• Model
• Serial Number
• Manufacturer
• Manufactured Date

CMMS INTEGRATION
BVTA will deliver our data in a format that can be transferred 
to the City’s CMMS platform (UpKeep). BVTA will coordinate 
with the City’s CMMS contact and prepare findings to easily 
migrate to UpKeep system.
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Bureau Veritas proposes utilizing AssetCALC™ as its platform 
for all data collected on this project. AssetCALC™ is a cloud 
platform developed, licensed, maintained, and supported 
solely by Bureau Veritas for our clients. The use of this 
software is at your option and there are no licensing fees for 
this software for one (1) year.  

AssetCALC™ is a web-based SQL database platform that 
enables users to:
• query, edit, and analyze their facility condition data
• plan immediate and short-term repairs
• budget capital expenditures throughout the lifecycle of 

a building or an entire portfolio

The system unites Bureau Veritas’ experienced 
field data collection methods with advanced 
planning and reporting tools, construction cost 
libraries, location mapping (GIS) features, digital 
photo management, and document storage.

 AssetCALC™ - ASSESSMENT SOFTWARE AND DATABASE DELIVERABLE
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DATA DEVELOPMENT
AssetCALC™ includes a configurable facility 
hierarchy and asset data architecture—this will 
include all of your assets grouped based on site 
location, asset group, and function. 

Data can be exported to an Excel, XML, or an 
ODBC database format compatible for upload 
into your CMMS, EAM, or work-order systems. 

FEATURES INCLUDE:
• Facility Condition Assessment access:

 – Component/system descriptions
 – Locations
 – Conditions and EUL/RUL
 – Repair and replace recommendations
 – Digital photos
 – Search and Sorting Functionality

• Prioritization of maintenance projects
• UniFormat II Cost Database
• Project Budgets and Capital Plans
• Unlimited concurrent user licensing
• Secure IT platform and back-ups 
• Client is the owner of data collected and 

residing in the database 
• Online User Training and Documentation 

REPORTING
AssetCALC™ includes more than a dozen 
standard options for data summaries and 
reports:

• Facility Condition Index (FCI) Reports
• Rank and Prioritize Capital Improvement 

Projects
• Deferred Maintenance Backlog
• Facility Queries (by building, priority, 

system, or dollar deficiency amount)
• Capital Budget Planning
• Year-by-Year Capital Needs Analysis
• 5, 10, or 20-Year Replacement Reserve 

Reports
• Custom 3rd party form automation 

available
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ADDITIONAL SERVICE OPTIONS

OPTION: BARCODING / QR CODING
For the above referenced equipment, BVTA will apply a 
durable barcode / QR code/asset tag with a unique number 
for use as an identifier in the CMMS system. We will use 
labels or a vinyl tag for indoor applications, and a durable 
foil tag for outdoor use. Barcode / QR code numbers will be 
recorded in the database and all future work orders etc., and 
can be tied back in to a single piece of equipment or system. 

Where equipment has not 
been named or tagged, 
BVTA will use standard 
naming conventions to 
generate an equipment 
number for that component, 
and will use a durable vinyl 
tag to label the equipment. 
BVTA has included the cost 
of standard labels in the 
proposed optional fee.

OPTION: ADA TITLE II ACCESSIBILITY SURVEY OF 
EXTERIOR & INTERIOR COMMON SPACE ELEMENTS
A BVTA Subject Matter Expert (SME) will visit the property to 
observe the exterior and interior common areas to assess 
the compliance of existing property improvements with 
the Americans with Disabilities Act and its implementing 
regulations for Title II entities (28 C.F.R Part 35), the 2010 ADA 
Standards for Accessible Design, and Washington state and 
local accessibility codes. BVTA will then produce a report 
which details the facility’s compliance with accessibility 
requirements and identifies specific physical barriers, with 
resolutions for barrier removal and corresponding order of 
magnitude cost estimates. 

The SME will conduct a review of the facility’s exterior and 
interior common areas to observe and identify representative 
barriers to accessibility and formulate recommendations to 
remedy the physical barriers. When applicable, as part of 
the review the SME will meet with a property representative 
with specific knowledge of the facility to gain a clearer 
understanding of overall features, public use patterns, 
and relevant historical data. Features of the property will 
be subject to observation, which will include, but not be 
limited to, parking lots and garages, sidewalks, ramps, curb 
ramps, stairs, corridors and restrooms. Exterior elements 
and elements within interior common areas accessible to 
the public, which are subject to accessibility regulation, will 
be observed. 

The ADA also regulates employee work areas. Common 
corridors used by employees, employee restrooms, 

employee kitchens and employee break rooms are not 
considered “employee work areas.” Those areas, even if used 
by employees only, shall comply with the ADA regulations 
which govern corridors, restrooms, kitchens and break 
rooms. The proposed scope of work provides an option to 
include employee only areas, unless specifically requested 
as an additional service. 

Field Observation Process 
The SME will first review documents and information 
provided by the owner or owner’s representative that could 
supplement the consultant’s knowledge of the subject 
property’s physical improvements, extent and type of use, 
and/or assist in identifying barriers to accessibility. 

During the site walk through, the SME will follow a Survey 
Form that meets or exceeds the current ASTM format. 
The SME will utilize a digital level, measuring tape, door 
pressure gauge, and GPS-enabled digital camera. The field 
observer will identify and prioritize existing improvements 
observed which are not in accordance with the applicable 
ADA requirements in the order of preference, as set out by 
BVTA or per the preferences of City. Typical priorities are as 
follows:

• Physical access to the property 
• Access to common areas of the building which the 

public can access 
• Removal of remaining barriers 

The SME will assess exterior common areas and interior 
common areas that are defined as public spaces to identify 
existing conditions that are not in accordance with the 
applicable accessibility codes, including the elements 
specified below (if applicable, where landlord is responsible 
for observed elements):

• Van and car accessible parking 
• Passenger loading zones 
• Accessible routes 
• Curb ramps 
• Ramps
• Protruding objects 
• Building unit entrance exteriors 
• Building entrance and exits to common (public) areas 
• Interior accessible routes
• Exterior and interior stairs which are part of the means 

of egress
• Elevators and platform lifts (wheelchair lifts)
• Entrances and exits to common (public) areas
• Handrails and grab bars
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• Space allowance and reach ranges
• Public restrooms
• Alarms (visual and audible) and warnings
• Signage
• Public telephones
• Switches and outlets

Barrier Priorities 
The scope of this assessment is limited to exterior site and 
interior common features and amenities. BVTA prioritizes 
each of the captured barriers. The prioritization can be based 
on modified, published Department of Justice (DOJ) criteria 
focusing on the primary scope of work, or prioritization can 
be modified based on client preferences. 

Per DOJ Guidelines, people with disabilities should be able 
to arrive on the site, approach the building or facility and 
its amenities, and enter as freely as everyone else. The DOJ 
guidelines provide the following suggested prioritization of 
existing barriers.

Priority 1:  
• Accessible Van Parking – Access to a facility begins with 

accessible parking. Van accessible parking is deemed 
an important barrier for parking. Those with the most 
severe disabilities tend to require a van accessible space 
to accommodate their vehicle and mobility device. In 
addition, a minimum number of van accessible spaces 
is required. Barriers associated with the compliance 
of a van accessible space include signage, restriping, 
constructing or reconfiguring the pavement to 
accommodate the required number of spaces.

• Accessible Car Parking – Car accessible parking 
includes all barriers associated with the compliance 
of a car accessible space including signage, restriping, 
constructing or reconfiguring the pavement to 
accommodate the required number of accessible 
spaces.

• Accessible Approach and Entrances – An entity 
providing accommodation to the public is required to 
take measures to provide access to a place of public 
accommodation from public sidewalks, parking, or 
public transportation.  The DOJ and state building codes 
dictate the minimum width, cross and running slope, 
signage, and handrail requirements associated with 
pedestrian accessible routes of travel. These measures 
include, for example, installing an entrance ramp, 
correcting tripping hazards or lessening the slope of a 
curb ramp.  At least one route of travel to each amenity 
or feature should be safe and accessible for everyone, 
including people with disabilities.

Priority 2: 
• Elements along the Accessible Route – Barriers 

which occur along the path of travel shall be removed, 
where such a barrier removal is easily accomplishable. 
Examples include placing items within reach range, 
widening doors, installing accessible door hardware, 
and removing vertical level changes greater than ½” 
high which are not ramped, and compliant signage 
where required. Barriers should be removed so that 
goods and services offered to the public are accessible.

Priority 3:  
• Restroom Facilities – Barrier removal may include 

widening of toilet stalls, installation of grab bars, 
replacement of sinks, and drinking fountains.

Priority 4:  
• Access to All Other Features and Amenities – 

Measures are required to provide access to other areas.  
This priority is for items not required for basic access in 
the other three priorities.   

Accessibility Survey Content
BVTA will deliver an electronic (PDF) report. The report 
will utilize survey content which has been entered into an 
AssetCALCTM database, including the following information:

• Summary of Findings for all primary regulated 
elements observed, such as parking, accessible routes, 
entrances, elevators, and common corridors 

• Individually recorded barriers 
• GPS-encoded digital photos of observed exterior 

barriers   
• Applicable ADA and state regulatory guideline 

references for each observed barrier
• Recommendations for viable corrective measures 

necessary to comply with applicable regulations 
• Order of magnitude cost estimates for each observed 

barrier 

ADA Survey Limitations
A Subject Matter Expert will visit the properties to assess 
the compliance of existing property improvements with the 
Title II provisions of the Americans with Disabilities Act (ADA) 
and applicable state and local accessibility requirements. 
BVTA then produces a report which identifies each facility’s 
compliance issues and specific barriers, along with proposed 
remedies. BVTA endeavors to include all barriers within the 
defined scope of work area, however, some barriers may not 
be identified in the assessment report. 

BVTA’s order of magnitude cost estimates for each individual 
barrier removal are limited cost estimates based on industry 
standards, and should not be construed as construction 
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estimates. Costs will be estimated using RS Means, 
Marshall & Swift, or similar industry cost indices, and BVTA’s 
experience with past costs for similar properties, without the 
benefit of site-specific architectural or engineering design or 
contractor estimates. An additional estimating effort will 
be required to define the actual cost of corrective actions 
to eliminate accessibility barriers. Order of magnitude 
estimates are not based on, and will not include, detailed 
specifications or architectural/engineering drawings.  

If requested, BVTA can provide a proposal for subsequent ADA 
Transition Planning and Construction Project Management 
services, which are not included in this assessment scope 
of work. 

Transition Plans are based on the results of the property ADA 
assessment, and provide a structured plan for compliance 
within specific time frames and cost parameters. Transition 
Plans are action plans based on capital planning needs 
correlated with accurate engineering data. Transition Plan 
development is an iterative process which creates a living 
document which can be adjusted over time, and can be 
used to track barrier removal. 

During the Transition Planning process, construction 
industry standards for construction and manufacturing 
tolerances can be applied to determine which barriers may 
fall within tolerance levels. 

Ultimately, it is the responsibility of the owner to assess the 
requirements for barrier removal under Title I Employment 
and Title II State and Local Government Services of the ADA 
to create an accessible environment. Not all physical barriers 
identified by the physical assessment of the property may 
need to be corrected. Some barriers may be the responsibility 
of others, or can be corrected through programmatic change. 
It is incumbent upon the owner to initiate a transition planning 
process to determine which barriers will be removed and 
when removal should take place.

BVTA’s Construction Project Management services utilize 
the Transition Plan to implement barrier removal. BVTA 
can assist with coordinating contractor selection and if 
required, design consultant selection. During the barrier 
removal process, BVTA can develop project schedules, 
communicate property operations requirements, progress 
reporting, punch walks, compliance verification, closeout 
procedures, and payment terms during the RFP process. 
BVTA can also update the Transition Plan database to 
reflect the final construction budget for short-term barrier 
removal based upon the selected designs, specifications 
and contractor bids.  
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OPTIONAL: PROPOSED CMMS SOFTWARE
For the purposes of this project, BVTA will contract with 
Dude Solutions, Inc. as a sub-vendor to provide a CMMS 
software solution for managing City-maintained facilities, 
parks, and street right-of-way assets. We’ve partnered with 
Dude Solutions on many projects throughout the last several 
years, and have implemented Dude Solutions software for 
over 800 of our clients. Dude Solutions has delivered CMMS 
software and services in partnership with BVTA since 2015 
and we believe our collective experience in Facilities, Parks, 
and Public Rights-of-Way will help the City reach its short- 
and long-term goals. 

Dude Solutions is a leading software-as-a-service (SaaS) 
provider of operations management solutions to government, 
education, healthcare, and manufacturing. For nearly two 
decades, Dude Solutions has inspired clients to create 
better work and better lives. They combine innovative, user-
friendly technology with the world’s smartest operations 
engine, empowering operations leaders to transform the 
most important places in our lives. Today, more than 12,000 
organizations use Dude Solutions’ award-winning software to 
manage maintenance, assets, energy, safety, IT, events, etc.

Dude Solutions’ cloud-based CMMS Asset Essentials is a 
next-generation enterprise work and asset management 
platform designed to help organizations like City of Aspen 
with smarter and more efficient maintenance and operations. 

The City of Aspen’s subscription gives access to the cloud 
infrastructure through either a web browser or mobile 
application. Dude Solutions’ Cloud Delivery Model provides 
several benefits, mainly that application architecture is 
largely transparent to the City of Aspen. End-users and 
Administrators interact with the application solely through 
an intuitive User Interface (UI); City of Aspen’s staff never 
have to manage network, servers, operating systems, 
storage, or even individual application capabilities. Users 
can access Asset Essentials through any web-enabled 
device via dedicated mobile app (iOS, Android) or current 
web browser.

Features
Unlimited Storage: The City of Aspen will have unlimited 
data storage and transactions.

Map/GIS enabled: GIS data within Asset Essentials allows 
users to maintain spatial assets. Users have the ability to 
associate work orders to these assets on the web portal or 
the mobile app. This allows completed work to be tracked, 
reported, and analyzed.

Asset Tree with Hierarchy: Asset Essentials supports 
hierarchies based on categories and sub-categories that can 
be viewed on the asset list page. Additionally, the client can 
associate assets with one other.

Flexible Scheduling: Asset Essentials provides flexible 
scheduling options based on assets, locations, sites, or 
meter readings. City of Aspen can automate the creation 
of repeating work orders based on various triggers—time-
based (set schedule, daily, weekly monthly, quarterly, etc.), 
meter reading, or time-based with meter override. These 
work orders can be associated with assets, locations, sites, 
departments, divisions, etc. Repeating work orders may 
also be manually force generated when needed.

Asset Essentials Citizen Portal is an easy-to-use map-
based portal that will allow citizens to submit a request. Once 
submitted, the request will follow City of Aspen’s workflow 
process based on previously identified routing rules. Any 
internet-ready device (including computers, phones & 
tablets) can be leveraged to create a request within the 
system. While Asset Essentials currently supports a mobile 
app for internal requesters, citizens can still utilize mobile 
devices to submit service requests through the portal which 
will automatically adapt to the screen, providing a seamless, 
optimal user experience.

Mobile app: Asset Essentials’ dedicated 
mobile app supports the most current 
versions of both iOS and Android devices 
(iOS v11 and greater; Android v7 and 
greater). The app offers:

• Real-time information in the field 
• Work order management, including 

creating, updating, and closing 
work orders

• Ability to work offline, caching data 
and then syncing to the back office 
when connectivity has been restored (Off-line mode 
does not include mapping/GIS capabilities.)

ALTERNATE CMMS SOLUTION
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• Execute workflow approvals
• Barcode/QR scanning
• Map-based service request and work order generation
• Attach images/photos to asset/work order
• Link to GIS Assets
• One-touch work order creation
• Employee device location
• Labor/time recording (e.g., hours per work order)

Work Orders: Asset Essentials provides multiple options for 
submitting work orders—citizen portal, internal requester 
form, direct work order entry through work order form, entry 
through map view, as well as from within the mobile app. 
Identifying duplicate/redundant work orders is accomplished 
by utilizing various sort/list options within the platform.  

Asset Essentials Inventory is an inventory management 
solution that allows you to track your inventory & supplies 
through streamlined processes for part transactions, work 
order parts management, purchase ordering, and cost analysis.

• Detailed Part information
• Barcoding
• Transactional Part History
• Inventory Location Management
• Work Order Parts Management (Reactive and Preventive)
• Asset Parts List
• Associated Assets
• Purchase Order workflows
• Physical Counts
• Reporting

Document Library: Asset Essentials accepts various 
forms of documentation attached to individual assets. This 
includes product manuals, standard operating procedures 
(SOPs), photographs, drawings, contracts, other rich media 
documents, as well as URLs.

Reporting: Within the solution, users have the ability to 
leverage ad-hoc, configurable, and truly custom reports. 
Users will have the ability to create and save reports for 
other users to have access. Additionally, these reports can 
be scheduled on a recurring schedule to support a more 
hands-off approach to view and analyze the data. 

Reports are configurable during implementation, and they 
can also be customized by City of Aspen administrators as 
needed. These reports include outputs for:

• Assets
• Users
• Work orders
• Preventive maintenance
• Calendars

• Projects
• Budget
• Parts and inventory
• Purchase orders
• Company-wide KPIs

For more information about reporting, please visit the 
“Reports” section of the Dude Solutions content website.
 
The solution supports configurable dashboards, including 
Quick Links, saved reports, etc. Users can also organize 
desired “views.” Dude Solutions’ content site offers a 
deeper dive into dashboard configuration, including an 
example tutorial to demonstrate ease of use. 

Advanced analytics: In addition to users having the ability 
to leverage ad-hoc, configurable, and custom reports, they 
can also view Dude Analytics for graphical representations 
of staff assignments, work orders, PMs, assets, etc.
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EFFICIENCY
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Bureau Veritas quotes lump sum for contracts which ensures 
meeting budgets. Our firm only generates change orders 
when additional services are required that are beyond the 
original scope. BVTA has  a track record of on-time and on-
budget project execution. Our track record of on-time report 
delivery exceeds 99% each year.

Historically, access issues are the number one cause for 
delays in schedule timelines. BVTA has a central scheduling 
department that coordinates with the Client POC in the 
days leading up to our onsite visits. The project Program 

Manager and onsite Assessment Team will be updated 48 
hours before the site visits are scheduled and the Client will 
be provided team member contact information (i.e., mobile 
phone numbers) to ensure ease of communication leading 
up to scheduled onsites. 

BVTA will track potential weather issues in the region that 
may require a delay in the onsite visits. Should inclement 
weather be forecasted, BVTA’s central scheduling will contact 
the Client POC at least 24 hours prior to the scheduled onsite 
to coordinate rescheduling options.

ENSURING ON-TIME AND ON-BUDGET DELIVERY

DocuSign Envelope ID: 248F4A05-9EE0-4986-9B9B-2BADD3045A05

512



COSTS

DocuSign Envelope ID: 248F4A05-9EE0-4986-9B9B-2BADD3045A05

513



37

ASSESSMENT SERVICES
SERVICE COST

Facility Condition Assessment $46,046.20
Equipment Inventory $3,296.00
Preventive Maintenance $4,944.00

Proposed Services Subtotal $54,286.20
Optional: Barcoding & Tagging $1,648.00
     – plus 600 tags at $.50 per tag $300.00
Optional: ADA Assessment $12,495.00

Total with Optional Services $68,729.20

The following fees include all costs associated with travel, lodging, car rental, food, tools, equipment, and all other 
miscellaneous expenses applicable to the work related to this project.

FEE SCHEDULE

BVTA HOURLY RATES 
TEAM ROLE HOURLY RATE

Project Executive $175.00
Program Manager $140.00
Project Manager I PE/RA $120.00
Project Manager II PE/RA $125.00
Quality Assurance Manager $115.00
Technical Report Reviewer $135.00
Administrative $65.00

BVTA will submit a monthly invoice inclusive of all services 
performed during that period. The fee will be established per the 
schedule of values provided at the program kick-off, and invoiced 
at the billing milestones stated below. Invoices will be payable 
within 30 days of receipt:

10%  After 1st site visit
40%  At completion of all site visits 
30%  Draft Report submission (all properties)
20%  Final Report submission (all properties)

Upon receipt of each monthly invoice, the amount due per 
billing milestone is fully collectible. Please forward payments to: 
Accounting Department, Bureau Veritas Technical Assessments 
LLC, PO Box 74007289, Chicago, IL 60674-7289 or contact BV-
invoicing@BVNA.com to pay via credit card or to receive wiring 
instructions. Please ensure that BVTA Proposal #150495.21P 
or invoice number is clearly identified on all payments and 
correspondence for proper credit.

Please submit all draft comments to BVTA within 45 days of draft 
delivery. Unless otherwise communicated, BVTA will consider all 
drafts approved for finalization after 45 days, and the remaining 
balance due will be invoiced.

OPTIONAL: PROPOSED CMMS (DUDE SOLUTIONS)
TASK COST

Total Year 1 Cost: Configuration, 
implementation, testing $12,518.00

Training of CMMS to City staff included
CMMS Year 1 Total $12,518.00

Recurring Software Cost $9,118/year
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REFERENCES
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City of Aurora, CO
FACILITY CONDITION ASSESSMENT 
Elly Watson
Public Works Business Services Manager
City of Aurora
15151 E. Alameda Parkway
Aurora, CO 80012
elwatson@auroragov.org

City of Steamboat Springs, CO
FACILITY CONDITION ASSESSMENT, INVENTORY 
Brian Ashley
Interim Facilities Manager
137 10th Street
Steamboat Springs, CO 80487
(970) 871-8246
bashley@steamboatsprings.net

Ada County and Highway District, ID
FACILITY CONDITION ASSESSMENT, INVENTORY, 
PREVENTIVE MAINTENANCE SCHEDULE CREATION, 
CMMS CONSULTING 
Mike Work
Ada County
200 West Front Street 
Ada, ID 83702
(208) 287-7101
mwork@adaweb.net

City of Rancho Cucamonga, CA
INVENTORY, PREVENTIVE MAINTENANCE
Ty Quaintance
Facilities Superintendent
City of Rancho Cucamonga
(909) 774-4102 x4148
Ty.quaintance@cityofrc.us

REFERENCES

BVTA has completed projects similar in scope to the proposed City of Aspen program for the below clients. Detailed project 
profiles are provided on the following pages.
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CITY OF AURORA
FACILITY CONDITION ASSESSMENT

Bureau Veritas Technical Assessments LLC (BVTA)* partnered with 
Gensler to conduct comprehensive facility condition assessments for the 
Aurora Municipal District.

The facility condition assessment work was performed to assist the 
architect (Gensler) in preparing a master plan for the City of Aurora. The 
City’s facilities that were assessed included the Municipal Court and 
Detention Center, the Police Headquarters, and the Central Library.

Our services included: probable construction costs to repair and maintain 
the facilities to acceptable conditions; a full cost analysis of remedying any 
existing deferred maintenance issues; assessments of buildings, building 
systems, and major components including all plumbing, mechanical 
(HVAC), roofing, fire suppression, lighting, and electrical systems; a list of 
Maintenance and Repair needs and cost estimates of those needs; and an 
estimate of the Lifespan of said building systems. BVTA prepared a final 
report of the assessments prioritizing the corrective capital expenditures. 

BVTA prepared a 10-year capital improvement plan and provided a Facility 
Condition Index for each building to assist in planning for replacement of 
older buildings.

PROJECT PROFILE
LOCATION  

Aurora, CO

SERVICE  
Facility Condition Assessment

SIZE

300,000 SF
3 Properties

FACILITY TYPE

Court
Detention Center
Police Facilities
Library

COMPLETION

2020

*BVTA was formerly known as EMG.
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CITY OF STEAMBOAT SPRINGS
FACILITY CONDITION ASSESSMENT AND INVENTORY

Bureau Veritas Technical Assessments LLC (BVTA)* partnered with Dude 
Solutions, Inc. to conduct comprehensive facility condition assessments 
and equipment inventory for the City of Steamboat Springs. We assessed 
a total of 489,000 square feet, including administrative facilities, parks 
and recreation facilities, community centers, an animal shelter, airport, 
fire station, and public works facilities.

Our assessment included looking at major building systems including 
mechanical, electrical, plumbing, and building envelope. We performed 
life-cycle analysis and prepared a report of deficiencies.

Cost estimates were prepared based on replace and repair 
recommendations. This data was utilized to prepare a capital plan of 
facility expenditures.

The buildings were benchmarked using Facility Condition Index protocol.

PROJECT PROFILE
LOCATION  

Steamboat Springs, CO

SERVICE  
Facility Condition Assessment
Asset and Equipment Inventory

SIZE

489,000 SF
46 Buildings

FACILITY TYPE

Admin/Office Buildings
Airport Buildings
Transit Facilities
Nature Center
Park Facilities
Community Center
Animal Shelter
Storage Buildings
Fire Station
Pump House

COMPLETION

2017

*BVTA was formerly known as EMG.
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WESTERN EAGLE COUNTY METRO. 
RECREATION DISTRICT
FACILITY CONDITION ASSESSMENT AND INVENTORY

Bureau Veritas Technical Assessments (BVTA)* partnered with Dude 
Solutions, Inc. to conduct comprehensive facility condition assessments 
and inventory data for the Field House, the Gypsum Recreation Center, 
and the Eagle pool and ice rink facilities for the Western Eagle County 
Metropolitan Recreation District—now named Mountain Recreation.

BVTA developed an understanding of the scope of the facility maintenance 
needs and established a list of Maintenance and Repair (M&R) priorities 
and incorporated the list into a capital improvement plan. BVTA also 
helped establish a protocol for ongoing monitoring of facility conditions, 
work performed and information recorded for tracking and reporting on 
M&R conducted on County facilities.

BVTA’s final report included the overall condition of the facilities, 
including, but not limited, to information regarding the manufacturer, 
model, and serial number, and size of equipment within the facilities. 
Additionally, the report listed immediate needs, replacement cost index, 
and a 20-year capital plan of the maintenance requirements and costs 
that can be adjusted for inflation.

PROJECT PROFILE
LOCATION  

Gypsum, CO

SERVICE  
Facility Condition Assessment
Asset and Equipment Inventory

SIZE

146,000 SF
3 Buildings

FACILITY TYPE

Recreation Center
Pool
Ice Rink
Field House

COMPLETION

2016

*BVTA was formerly known as EMG.
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ADA COUNTY AND HIGHWAY DISTRICT
FACILITY CONDITION ASSESSMENT & ASSET INVENTORY

Bureau Veritas Technical Assessments (BVTA)* performed Facility 
Condition Assessments on 1.4 Million SF of Ada County Government and 
Ada County Highway District facilities. The facilities are located in urban, 
suburban, and rural areas around Boise, Idaho. The buildings assessed 
consisted of municipal buildings, correctional facilities, parks and 
recreational, and maintenance support buildings. The assessment was 
used as an initialization project to get an overall grasp of the County and 
Highway Districts building portfolio, as well as a rollout of a Computer 
Maintenance Management System (CMMS).

The assessment took place over three phases which included thorough 
examination and lifecycle assessment of the buildings, property, and 
major systems including plumbing, mechanical, electrical, roofing, 
seismic risk, general code compliance, and ADA compliance. BVTA 
completed a comprehensive reserve schedule to help in the budgeting 
and replacement of assets as needed over the next 20 years. The project 
prioritized capital improvement projects, repairs, replacements, and 
maintenance. It is the County Government’s ultimate goal to have all their 
facilities assessed for the purpose of creating an even benchmarking 
measurement to compare them against each other for required needs.

All data collected from the assessment will be exported into a CMMS 
software platform from Dude Solutions, Inc. This software will help in 
prioritizing planning capital projects, as well as managing their preventive 
maintenance efforts. It is the long-term goal to have every facility in their 
portfolio entered into the CMMS platform, so efficient maintenance 
efforts can be managed on a community scale. 

PROJECT PROFILE
LOCATION  
Ada County, ID

SERVICE  
Facility Condition Assessment
Asset and Equipment Inventory
Preventive Maintenance Schedule 
Creation
CMMS Consulting

SIZE

1.4 MM SF
20 Buildings

FACILITY TYPE

Municipal Buildings
Public Works
Parks and Recreation
Highway Infrastructure
Correctional Facilities

COMPLETION

2019

*BVTA was formerly known as EMG.
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CITY OF CORONA
FACILITY CONDITION ASSESSMENT, INVENTORY &  

ADA SELF-EVALUATION

PROJECT PROFILE

Bureau Veritas Technical Assessments LLC (BVTA) was awarded a contract 
for a citywide Parks and Essential Facilities Condition Assessment (FCA) 
and ADA Review in order to provide the City of Corona with guidance on 
how to best operate, maintain, and upgrade the facilities in the short- and 
long-term. 

BVTA’s assessments included life cycle analysis, equipment/asset inventory, 
and preventive maintenance plans. It also included a comprehensive 
assessment/inventory of all park amenities including playgrounds, 
restrooms, sport courts and ball fields. The data collected were migrated 
to the City’s CMMS platform and used to formulate a capital plan.

We conducted site evaluations and documented the condition of 
existing facilities and parks amenities, and performed non-destructive 
investigations of building, structural, architectural, ADA access, fire/life 
safety, MEP, energy, environmental, and roofing systems. Cost estimates 
to repair or replace building systems were provided, and BVTA generated a 
Facilities Condition Index (FCI) benchmark for each park site and building.

The City also required an ADA Self-Evaluation for all facilities. BVTA 
inspected the sites and provided a list of prioritized barrier improvements 
with an order of magnitude cost estimates. Data were populated into 
AssetCALCTM, a proprietary capital asset management database platform.

LOCATION  
Corona, CA

SERVICE  
Facility Condition Assessment
Asset and Equipment Inventory
ADA Self-Evaluation

SIZE

101,900 SF
367 Acres 
44 Parks and Facilities

FACILITY TYPE

Parks
Sports & Swim Facilities
Community & Senior Centers
Civic Center
Library
Essential Facilities

COMPLETION

2020
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CITY OF RANCHO CUCAMONGA
INVENTORY AND PREVENTIVE MAINTENANCE PLANS

Bureau Veritas Technical Assessments LLC (BVTA)* worked with Dude 
Solutions, Inc. to collect facility attributes for upload into the city’s CMMS 
platform (FacilityDude). The assessment team collected information on 
the major pieces of facility equipment. Specifically, the data collection 
focused on make, model, manufacturer, and serial number for the 
following components:

• Heating Systems
• Ventilation Systems
• Air Conditioning Systems
• Electrical
• Building Automation Systems

• Plumbing
• Life Safety / Security
• Vertical Transportation
• Commercial Kitchen 

Equipment

BVTA prepared Preventive Maintenance (PM) Schedules to identify 
required procedures and inspections required to maintain facilities 
systems in safe, reliable and efficient condition. PM instructions were 
based on prevailing national standards, Survey of Common Manufacturers’ 
recommendations, and industry best practices. Maintenance procedures 
were supplied for main components of each major building system 
identified in the inventory, in spreadsheet format ready for upload to the 
City’s CMMS system. The PM Schedules contained safety information, 
tools, and frequency for each work order. We also provided an analysis of 
PM labor hour requirements for planning purposes. 

In 2021, BVTA was contracted to provide an ADA Assessment and 
Transition Plan for City facilities, including 17 million SF of sidewalks, 19 
miles of multi-use trails, 81 miles of bicycle facilities, and 207 signalized 
intersections/pedestrian crossings. The project also includes 30 parks, 8 
fire stations, 14 City-owned buildings, and one parking structure.

PROJECT PROFILE
LOCATION  

Rancho Cucamonga, CA

SERVICE

Equipment and Asset Inventory
Preventive Maintenance Plans
ADA Transition Plan

SIZE

1MM SF
30 Buildings/Sites

FACILITY TYPE

Essential Facilities
Parks & Recreational Facilities
Libraries
Parking Structures
Fire Stations (7)
Public Rights-of-Way (PROW)

COMPLETION

2018 & 2021

*BVTA was formerly known as EMG.
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Page 1 of 7 
 

MEMORANDUM 
 

TO:   Mayor and Council Members 

 

FROM: Chris Everson, Affordable Housing Project Manager 

 

THROUGH:  Rob Schober, Capital Asset Director 

   

MEMO DATE: July 19, 2021 

 

MEETING DATE: July 27, 2021 

 

RE: Resolution #70 of 2021, Lumberyard Design Team Contract with Cushing 

Terrell, Part 1: Schematic Design and Part 2: Land Use Application Support 

              

 

REQUEST OF COUNCIL: Staff is requesting approval of Resolution #70 of 2021 and the 

associated Lumberyard design team contract with Cushing Terrell for Part 1: Schematic Design 

and Part 2: Land Use Application Support in the amount of $695,728.00. 

 

BACKGROUND: At a work session on March 8, 2021, Council directed staff to issue a request 

for proposals (RFP) for a comprehensive architecture and engineering (AE) design team for the 

Lumberyard affordable housing development - with the aim of moving forward with the design 

process for the project. 

 

DISCUSSION: The requested RFP was issued on April 19, 2021, and staff was aiming to bring a 

contract for Council approval near the end of June 2021. Due to the number and quality of the 

proposals received, the evaluation and selection process has taken longer than anticipated. The 

discussion below is formatted with the following two parts: 

(1) The recommended design team, led by architect Cushing Terrell, and the proposed contract 

(2) Documentation of the RFP/proposal evaluation process and selection rationale 

 

1) The recommended AE design team, led by architect Cushing Terrell, and the proposed 

contract 

 

Cushing Terrell was founded in Billings, Montana in 1938 by two architects, Ralph Cushing and 

Everett Terrell, who acted on the belief that integrating architecture, engineering, and design 

opened the doors for enhanced creativity. Over the past two decades, Cushing Terrell has grown 

well beyond its mountain-region roots and now has 13 offices in six states and more than 430 team 

members working in 30-plus disciplines. Today, Cushing Terrell's work encompasses a wide range 

of market sectors, including affordable housing, commercial, government, education, living, 

healthcare, retail, and more. Offering the value of a small, local firm, Cushing Terrell provides the 

backing of large-firm resources, with $50+ million in professional services revenues in each of the 

past four years. Recognized with hundreds of awards over its history, Cushing Terrell was ranked 

number 18 on Building Design + Construction magazine’s 2020 engineering architecture list. 
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Cushing Terrell's multidisciplinary teams work together to design systems and spaces that help 

people live their best lives, achieve their visions, and enjoy healthy, sustainable built environments. 

 

The team proposed by Cushing Terrell have designed and delivered thousands of affordable 

housing units, from Montana, Wyoming, Washington, California and Colorado to Missouri, 

Tennessee and Pennsylvania. With its extensive in-house capabilities, Cushing Terrell proposes to 

utilize its own internal resources for many project-related services which are often outsourced to 

sub-consultants. But in areas where additional expertise is needed, Cushing Terrell proposes to 

manage additional resources such as Connect One Design, Roaring Fork Engineering, Desman 

Design (parking consultant), Pie Consulting and Engineering (structural) and Big Sky Acoustics. 

With both local and non-local resources where needed most, but with half as many moving parts 

as some other teams for projects of this nature, Cushing Terrell’s project team is designed to 

provide both the depth and efficiency needed for the City’s Lumberyard design project. 

 

 
 

The combination of Cushing Terrell and Connect One Design of Basalt are recommended as a 

team for the necessary community outreach and community-vetted design process which the 

Lumberyard project will continue to utilize. The town of Basalt has had success with the 

combination of Cushing Terrell and Connect One Design in this type of role for the Basalt Master 

Plan project. Cushing Terrell also comes highly recommended for its work on the Chaffee County 

Comprehensive Plan public engagement process in Salida, CO. 
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For the City of Aspen’s Lumberyard affordable housing project, staff has broken the design team 

scope of work into 9 parts. Below is a summary table showing the proposed fees from the top four 

design team candidates for each part of the scope: 

 

 
 

Cushing Terrell has provided guaranteed ‘not to exceed’ fees for the first four parts of the scope 

of work. For scope of work parts 1 & 2 combined, Cushing Terrell’s guaranteed fees are nearly 

20% lower than the next-lowest interviewed team. And for scope of work parts 1 through 4 

combined, Cushing Terrell’s guaranteed fees are nearly 40% lower than the next-lowest 

interviewed team. 

 

The initial contract recommended for approval for 2021 with Cushing Terrell consists of Part 1: 

Customized Schematic Design and Part 2: Supporting the Land Use Entitlements Application in a 

total amount of $695,728. Future parts of scope are intended to be added to the contract by written 

amendment as the project moves forward. 

 

2) Documentation of the RFP/proposal evaluation process and selection rationale 

 

The Council-requested RFP is attached as an exhibit to the proposed contract with Cushing Terrell, 

Exhibit A. The RFP was issued on April 19, 2021 and was posted to the BidNet Direct website, 

per the City’s procurement procedure. BidNet Direct allows vendors to receive notifications of 

public bid opportunities, and documents related to this RFP were downloaded by 186 individuals in a 

variety of organization types from approximately 20 different states. 

 

The RFP was also advertised in media from Grand Junction to Denver, was posted on numerous 

industry websites, and was additionally sent directly to a long list of architecture firms near and 

far. A pre-bid conference was held on April 23, 2021, which was attended by 40+ individuals from 

a variety of interested organizations. 

 

On May 27, 2021, proposals were received from the following firms/teams: 

(1) 359 Design 

(2) BVH Architecture & Zone 4 Architects 

(3) Cushing Terrell 

(4) David Baker Architects & Caddis Collaborative 

(5) Forum Phi Architecture 
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(6) PWN Architects 

(7) Stryker Brown Architects & Vega Architects 

 

Staff was directed to evaluate the proposals internally, and the evaluation team consists of the 

following City of Aspen staff: 

• Scott Miller, Public Works Director 

• Rob Schober, Capital Asset Director 

• Jeff Pendarvis, Assistant Capital Asset Director 

• Jen Phelan, Development Manager 

• Chris Everson, Senior Affordable Housing Development Project Manager 

• Asal Vojdani, Procurement Officer 

 

Based on the evaluation criteria in the RFP, it was the evaluation team’s task to perform a 

comprehensive, systematic evaluation of the proposals received in the areas of qualifications, 

experience, expertise, and proposed hours/fees/schedule/contract/insurance, and to recommend a 

contract to City Council for the most responsible offer for the services described in the RFP. For 

the majority of the staff involved, this work is completed in addition to their regular workload. 

Below is a summary of the evaluation process, and additional detail is on file for the City’s records. 

 
Evaluation Team Conference #1, June 2, 2021: General discussion of proposals after initial 

reading of approximate total of 440 pages. Some discussion of process moving forward. No 

specific action was taken at the meeting. 

 

Evaluation Team Conference #2, June 10, 2021: Two of the team members submitted evaluation 

scoring forms, including rationale notes. The team discussed the process moving forward in more 

detail. Further action was postponed to give the remainder of the team adequate time to complete 

the evaluation forms. 

 

Evaluation Team Conference #3, June 15, 2021: Evaluation scoring forms were collected from 

all evaluation team members. Aggregate initial rankings were assembled and reviewed by the 

team. The aggregated initial rankings are shown below: 

 

 
 

After discussion, the evaluation team unanimously agreed that the top four ranked proposals were 

from qualified teams who had submitted 100% of the information which the RFP had requested. 

The evaluation team also unanimously agreed that bottom three ranked proposals were from 

qualified teams who had omitted information which the RFP had requested and thus had submitted 

incomplete proposals. Since the top four ranked proposals were from qualified teams who were 
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able to submit complete proposals, the evaluation team unanimously agreed not to request that the 

bottom three ranked teams submit the balance of information needed to complete their proposals. 

This was done for time-efficiency and because the top four ranked proposals were all of high 

quality. 

 

The evaluation team unanimously agreed to continue to evaluate the top four ranked proposals and 

to drop the bottom three ranked proposals from further consideration. Due to the high quality of 

the top four ranked proposals, the evaluation team was unable to select ‘finalists’ at this stage, and 

instead unanimously agreed to interview all of the top four ranked design teams. 

 

Interviews were conducted all day on June 25, 2021. The interviews were held in person in 

Council Chambers and included a virtual conference as well. The virtual conferences were 

recorded for the City’s records. The interviews consisted of a 45-minute presentation from each 

candidate design team, followed by a 45-minute question-and-answer session which utilized both 

pre-determined questions as well as ad-hoc questions from the City’s evaluation team. At the end 

of the interviews, the evaluation team established a goal to follow-up by submitting their written 

rationale for which teams to continue to move forward with and which teams to drop from further 

consideration. 

 

Evaluation Team Conference #4, June 30, 2021: After discussing each of staff’s written 

rationales about which teams to continue to move forward with and which teams to drop from 

further consideration, the team unanimously agreed to drop the Forum Phi proposal from further 

consideration because their estimated hours and fees to perform the requested scope of work were 

nearly 4.5 times that of the remaining low bidder and nearly 2 times those of the next highest 

bidder. During their interview, representatives from Forum Phi stated that they were ‘very 

confident’ in their proposed hours and fees, and when they were asked whether they would be 

willing to guarantee their fees as ‘not to exceed’, they declined to do so – whereas some other 

remaining qualified firms with much lower proposed fees had stated a willingness to guarantee at 

least some parts of their fees as ‘not to exceed’. 

 

After further discussion of pros and cons, the evaluation team then unanimously agreed to release 

the David Baker / Caddis Collaborative team from further consideration as well. This was partly 

because DBA/Caddis was the remaining high bidder (although in a more reasonable range) and 

because they too refrained from guaranteeing any parts of their fee as ‘not to exceed’. The 

evaluation team also had concerns about the proposed structure of this candidate team and its 

leadership as well as that the contract would be with DBA, but the implementation duties were 

primarily proposed to be done by Caddis. This appeared to be opposite the team’s strengths, and 

there were other qualified teams remaining that offered a structure and approach that made more 

sense and were offering lower fees and were guaranteeing some parts of those fees as ‘not to 

exceed’. 

 

The evaluation team also unanimously agreed to craft further clarifying questions for the top two 

remaining candidate design teams, 359 Design and Cushing Terrell. The evaluation team spent 

additional time to draft clarifying questions which included specific concerns raised about their 

proposals by the members of the evaluation team. 
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July 6, 2021: Letters were sent to the top two remaining candidate design teams, 359 Design and 

Cushing Terrell, requesting that they submit written responses to the clarifying questions and 

concerns raised about their proposals by the members of the evaluation team by July 9. 

 

July 9, 2021: Thorough written responses were received from the two remaining candidate design 

teams. The responses were distributed to the evaluation team for their review. 

 

Evaluation Team Conference #5, July 12, 2021: Upon review of the July 9 clarification 

responses from the two remaining candidates, 359 Design and Cushing Terrell, the evaluation team 

unanimously agreed to request that the remaining low bidder, Cushing Terrell, re-submit updated 

versions of their proposed tables of rates, hours and fees to include augmentation of their team as 

they had suggested that they could in their July 9 clarification, which was a direct response to the 

evaluation team’s July 6 request. Cushing Terrell was also asked to reconsider and re-state which 

portions of the scope for which they were willing to guarantee their fees as ‘not to exceed’. 

 

July 13-14, 2021: Cushing Terrell was notified in writing of the request submitted the requested 

response on July 14, 2021. Upon receipt, evaluation team staff reviewed the revised submittal and 

unanimously agreed that the updated proposal was appropriate for inserting into a contract and 

presenting the proposed contract to City Council with a recommendation to approve. 

 

PROJECT SCHEDULE: In the next few weeks, staff plans to coordinate with Cushing Terrell 

and Connect One Design, along with DHM Design, to formulate a more detailed work plan for 

upcoming community outreach, parking alternatives analysis, sustainability goal-setting, 

schematic design and land use application development and support for the remainder of 2021 and 

beyond. 
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FINANCIAL IMPACTS: In Council’s March 8 work session memo, staff recommended that, in 

the event that actual bid pricing for the AE design team exceeds the current remaining 2021 budget, 

staff suggests Council consider using the fall supplemental budget process to increase the budget 

as needed to accommodate the work. 

 

There is currently $546,090 remaining in the 2021 budget. With the approval of the Cushing 

Terrell contract, the anticipated expenditures for the remainder of 2021 are $896,090. This creates 

a shortfall in the 2021 Lumberyard budget of $350,000. By approving this contract, Council is also 

approving staff to place a $350,000 supplemental budget request in Council’s fall 2021 

supplemental budget request package. 

 

Project expenditures to date and remaining available 2021 budget: 

Year Approved Budget Expenditures 

2021 Current 

Available Budget 

2019 $175,000 $113,041 

2020 $400,000 $412,886 

2021 $500,000 $2,983 

Total $1,075,000 $528,910 $546,090 

 

Expected additional 2021 project expenditures 

Cushing Terrell Part 1: Schematic Design $446,316 

Cushing Terrell Part 2: LU Application Support $249,412 

Preliminary Geotech Study $15,000 

Housing Needs Study & Pre-Planning $60,000 

Planning/Land Use Application $80,000 

CMa / Estimating $35,000 

Outreach, Admin, Misc. Project Support $10,362 

Total Estimated Remaining 2021 Expenses $896,090 

 

Anticipated 2021 budget shortfall               -$350,000 

 

Anticipated fall 2021 supplemental budget request for Council approval:      $350,000 

 

Staff is also working on a follow-up to Council’s September 15, 2020 work session on the overall 

capacity of the 150 Housing Fund, including an updated look at resource planning to prepare for 

discussions on prioritization and implementation phasing for affordable housing developments in 

process including the Lumberyard project. 

 

RECOMMENDATIONS: Staff recommends approval of Resolution #70 of 2021 and associated 

contract with Cushing Terrell. 

 

CITY MANAGER COMMENTS:          

              

 

EXHIBITS:  Exhibit A: Cushing Terrell contract including exhibits 
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RESOLUTION #70 

 (Series of 2021) 

 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF ASPEN, 

COLORADO, APPROVING A CONTRACT BETWEEN THE CITY OF ASPEN 

AND CUSHING TERRELL, AUTHORIZING THE CITY MANAGER TO 

EXECUTE SAID CONTRACT ON BEHALF OF THE CITY OF ASPEN, 

COLORADO. 

 

 WHEREAS, there has been submitted to the City Council an Agreement 

Between Owner and Architect between the City of Aspen and Cushing Terrell, a 

true and accurate copy of which is attached hereto as “Exhibit A”; 

 

 NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF 

THE CITY OF ASPEN, COLORADO,  

 

 That the City Council of the City of Aspen hereby approves the Agreement 

Between Owner and Architect between the City of Aspen and Cushing Terrell, a 

copy of which is annexed hereto and incorporated herein, and does hereby 

authorize the City Manager to execute said agreement on behalf of the City of 

Aspen. 

 

INTRODUCED, READ AND ADOPTED by the City Council of the City of 

Aspen on the 27th day of July, 2021. 

 

       

Torre, Mayor 

 

 I, Nicole Henning, duly appointed and acting City Clerk do certify that the 

foregoing is a true and accurate copy of that resolution adopted by the City Council 

of the City of Aspen, Colorado, at a meeting held July 27, 2021. 

 

 

 

       

Nicole Henning, City Clerk 
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ADDITIONS AND DELETIONS: 
The author of this document has 
added information needed for its 
completion. The author may also 
have revised the text of the original 
AIA standard form. An Additions and 
Deletions Report that notes added 
information as well as revisions to the 
standard form text is available from 
the author and should be reviewed. A 
vertical line in the left margin of this 
document indicates where the author 
has added necessary information 
and where the author has added to or 
deleted from the original AIA text.

This document has important legal 
consequences. Consultation with an 
attorney is encouraged with respect 
to its completion or modification.

This document is intended to be used 
in conjunction with AIA Documents 
A132™–2009, Standard Form of 
Agreement Between Owner and 
Contractor, Construction Manager as 
Adviser Edition; A232™–2009, 
General Conditions of the Contract 
for Construction, Construction 
Manager as Adviser Edition; and 
C132™–2009, Standard Form of 
Agreement Between Owner and 
Construction Manager as Adviser. 
AIA Document A232™–2009 is 
adopted in this document by 
reference. Do not use with other 
general conditions unless this 
document is modified.

AGREEMENT made as of the   27th     day of   July    in the year  2021  
(In words, indicate day, month and year.)

BETWEEN the Architect’s client identified as the Owner:
(Name, legal status, address and other information)

City of Aspen
130 South Galena Street
Aspen, CO  81611

and the Architect:
(Name, legal status, address and other information)

Cushing Terrell
303 E. 17th Ave, Ste 105
Denver CO 80203

for the following Project:
(Name, location and detailed description)

Aspen "Lumberyard" project as described in Exhibit B City of Aspen Request for 
Proposals 2021-150 Architecture & Engineering Design Team for the "Lumberyard" 
Affordable Housing Development dated April 19, 2021

The Construction Manager:
(Name, legal status, address and other information)

TBD

The Owner and Architect agree as follows.

EXHIBIT A - CONTRACT WITH EXHIBITS
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TABLE OF ARTICLES

1 INITIAL INFORMATION

2 ARCHITECT’S RESPONSIBILITIES

3 SCOPE OF ARCHITECT’S BASIC SERVICES

4 ADDITIONAL SERVICES

5 OWNER’S RESPONSIBILITIES

6 COST OF THE WORK

7 COPYRIGHTS AND LICENSES

8 CLAIMS AND DISPUTES

9 TERMINATION OR SUSPENSION

10 MISCELLANEOUS PROVISIONS

11 COMPENSATION

12 SPECIAL TERMS AND CONDITIONS

13 SCOPE OF THE AGREEMENT

ARTICLE 1   INITIAL INFORMATION

§ 1.1 This Agreement is based on the Initial Information set forth in this Section 1.1. 
(Paragraph deleted)
§ 1.1.1 The Owner’s program for the Project:
(Paragraph deleted)
As described in Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team 
for the "Lumberyard" Affordable Housing Development dated April 19, 2021, and additionally described in Exhibit A 
Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

§ 1.1.2 The Project’s physical characteristics:
(Paragraph deleted)
Aspen "Lumberyard" project site as described in Exhibit B City of Aspen Request for Proposals 2021-150 
Architecture & Engineering Design Team for the "Lumberyard" Affordable Housing Development dated April 19, 
2021

§ 1.1.3 The Owner’s budget for the Cost of the Work, as defined in Section 6.1: 

Cost of work will be established no later than at the completion of Part 1: Customized Schematic Design
§ 1.1.4 The Owner’s anticipated design and construction schedule:

.1 Design phase milestone dates, if any:

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and 
July 14, 2021

.2 Commencement of construction:

EXHIBIT A - CONTRACT WITH EXHIBITS
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As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and 
July 14, 2021

.3 Substantial Completion date or milestone dates:

Substantial Completion date will be determined no later than at the completion of Part 6: Construction 
Documents

.4 Other:

n/a

§ 1.1.5 The Owner intends to retain a Construction Manager adviser and:
(Note that, if Multiple Prime Contractors are used, the term "Contractor" as referred to throughout this Agreement 
will be as if plural in number.)

[    ] One Contractor

[    ] Multiple Prime Contractors

[  X  ] Unknown at time of execution

§ 1.1.6 The Owner’s requirements for accelerated or fast-track scheduling, multiple bid packages, or phased 
construction are set forth below:

n/a

§ 1.1.7 Other Project information:
(Identify special characteristics or needs of the Project not provided elsewhere, such as environmentally responsible 
design or historic preservation requirements.)

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

§ 1.1.8 The Owner identifies the following representative in accordance with Section 5.5:

CMa is TBD 

§ 1.1.9 The persons or entities, in addition to the Owner’s representative, who are required to review the Architect’s 
submittals to the Owner are as follows:

Chris Everson, City of Aspen Affordable Housing Project Manager, (970)429-1834, chris.everson@cityofaspen.com

§ 1.1.10 The Owner will retain the following consultants:

.1 Construction Manager: The Construction Manager is identified on the cover page. If a Construction 
Manager has not been retained as of the date of this Agreement, state the anticipated date of retention:

TBD

.2 Cost Consultant (if in addition to the Construction Manager):

TBD

.3 Land Surveyor:

TBD

EXHIBIT A - CONTRACT WITH EXHIBITS
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.4 Geotechnical Engineer:

TBD

.5 Civil Engineer:

.6 Other consultants:

§ 1.1.11 The Architect identifies the following representative in accordance with Section 2.4:
(List name, address and other information.)

Laura Dougherty

§ 1.1.12 The Architect will retain the consultants identified in Sections 1.1.12.1 and 1.1.12.2:

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

§ 1.1.12.1 Consultants retained under Basic Services:
.1 Structural Engineer:

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

.2 Mechanical Engineer: 

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

.3 Electrical Engineer:

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

§ 1.1.12.2 Consultants retained under Additional Services:

§ 1.1.13 Other Initial Information on which the Agreement is based:

Owner’s anticipated sustainability goals shall be determined through a process as described in Exhibit A Cushing 
Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

§ 1.2 The Owner and Architect may rely on the Initial Information. Both parties, however, recognize that such 
information may materially change, and in that event, the Owner and the Architect shall appropriately adjust the 
schedule, the Architect’s services and the Architect’s compensation. 

ARTICLE 2   ARCHITECT’S RESPONSIBILITIES
§ 2.1 The Architect shall provide the professional services as set forth in this Agreement.

§ 2.2 The Architect shall perform its services consistent with the professional skill and care ordinarily provided by 
architects practicing in the same or similar locality under the same or similar circumstances. The Architect shall 
perform its services as expeditiously as is consistent with such professional skill and care and the orderly progress of 
the Project. 

EXHIBIT A - CONTRACT WITH EXHIBITS
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§ 2.3 The Architect shall provide its services in conjunction with the services of a Construction Manager as described 
in AIA Document C132™–2009, Standard Form of Agreement Between Owner and Construction Manager. The 
Architect shall not be responsible for actions taken by the Construction Manager. 

§ 2.4 The Architect shall identify a representative authorized to act on behalf of the Architect with respect to the 
Project.

§ 2.5 Except with the Owner’s knowledge and consent, the Architect shall not engage in any activity, or accept any 
employment, interest or contribution that would reasonably appear to compromise the Architect’s professional 
judgment with respect to this Project.

§ 2.6 The Architect shall maintain the following insurance for the duration of this Agreement. If any of the 
requirements set forth below exceed the types and limits the Architect normally maintains, the Owner shall reimburse 
the Architect for any additional cost.

§ 2.6.1 Comprehensive General Liability with policy limits of not less than Two Million dollars ($ 2,000,000 ) for 
each occurrence and in the aggregate for bodily injury and property damage.

§ 2.6.2 Automobile Liability covering owned and rented vehicles operated by the Architect with policy limits of not 
less than One Million ($ 1,000,000) combined single limit and aggregate for bodily injury and property damage.

§ 2.6.3 The Architect may use umbrella or excess liability insurance to achieve the required coverage for 
Comprehensive General Liability and Automobile Liability, provided that such umbrella or excess insurance results in 
the same type of coverage as required for the individual policies.

§ 2.6.4 Workers’ Compensation at statutory limits and Employers Liability with a policy limit of not less than One 
Million dollars ($ 1,000,000 ).

§ 2.6.5 Professional Liability covering the Architect’s negligent acts, errors and omissions in its performance of 
professional services with policy limits of not less than One Million Dollars ($ 1,000,000) per claim and in the 
aggregate.

§ 2.6.6 
§ 2.6.6 The Architect shall provide to the Owner acceptable certificates of insurance evidencing compliance with the 
requirements in this Section 2.6 prior to commencement of the Work and thereafter upon renewal or replacement of 
each required policy of insurance. The insurance policies required by this Section, except workers’ compensation, 
shall contain a provision that coverages afforded under the policies will not be canceled or allowed to expire without at 
least 30 days’ prior written notice to the Owner. An additional certificate evidencing continuation of professional 
liability coverage shall be submitted with the final Application for Payment. Information concerning reduction of 
coverage on account of claims paid under the policy shall be furnished by the Architect with reasonable promptness. 
The certificates will show the Owner as an additional insured on the Comprehensive General Liability, Automobile 
Liability, umbrella or excess policies.

§ 2.6.7  Governmental Immunity:  The parties hereto understand and agree that Owner is relying on, and does not 
waive or intend to waive by any provision of this contract, the monetary limitations (presently $350,000.00 per person 
and $1,093,000 per occurrence) or any other rights, immunities, and protections provided by the Colorado 
Governmental Immunity Act, Section 24-10-101 et seq., C.R.S., as from time to time amended, or otherwise available 
to Owner, its officers, or its employees.

§ 2.6.8   Owner’s Insurance: The parties hereto understand that the Owner is a member of the Colorado Intergovern-
mental Risk Sharing Agency (CIRSA) and as such participates in the CIRSA Property/Casualty Pool.  Copies of the 
CIRSA policies and manual are kept at the City of Aspen Finance Department and are available to Contractor for 
inspection during normal business hours.  Owner makes no representations whatsoever with respect to specific 
coverages offered by CIRSA.  Owner shall provide reasonable notice of any changes in its membership or 
participation in CIRSA.
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§ 2.6.9   Deductible:  The Architect shall pay any amounts not covered under these policies because of a deductible on 
the insurance policies provided by the Architect.

ARTICLE 3   SCOPE OF ARCHITECT’S BASIC SERVICES
§ 3.1 The Architect’s Basic Services consist of those described in Article 3 and includes services as described in 
attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021, and
Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for the 
"Lumberyard" Affordable Housing Development dated April 19, 2021. 

The initial contract includes:
Part 1: Customized Schematic Design, and
Part 2: Supporting the Land Use Entitlements Application

As described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 
14, 2021, and Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for 
the "Lumberyard" Affordable Housing Development dated April 19, 2021. 

Additional portions of work may be added as the project moves forward, by amendment:

Part 3: Design Development
Part 4: Supporting the Land Use Entitlements Project Review Process
Part 5: Planned Development Documentation
Part 6: Construction Documents
Part 7: Supporting the Building Permit Application Process
Part 8: Construction Administration
Part 9: Project Closeout and Warranty Support

As described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 
14, 2021, and Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for 
the "Lumberyard" Affordable Housing Development dated April 19, 2021.

Services other than those specified are Additional Services.

§ 3.1.1 The Architect shall manage the Architect’s services, consult with the Owner and the Construction Manager, 
research applicable design criteria, attend Project meetings, communicate with members of the Project team and report 
progress to the Owner. 

§ 3.1.2 The Architect shall coordinate its services with those services provided by the Owner, the Construction 
Manager and the Owner’s other consultants. The Architect shall be entitled to rely on the accuracy and completeness 
of services and information furnished by the Owner, the Construction Manager, and the Owner’s other consultants. 
The Architect shall provide prompt written notice to the Owner if the Architect becomes aware of any error, omission 
or inconsistency in such services or information.

§ 3.1.3 As soon as practicable after the date of this Agreement, the Architect shall submit to the Owner and the 
Construction Manager a schedule of the Architect’s services for inclusion in the Project schedule prepared by the 
Construction Manager. The schedule of the Architect’s services shall include design milestone dates, anticipated dates 
when cost estimates or design reviews may occur, and allowances for periods of time required (1) for the Owner’s 
review, (2) for the Construction Manager’s review, (3) for the performance of the Owner’s consultants, and (4) for 
approval of submissions by authorities having jurisdiction over the Project. 

§ 3.1.4 The Architect shall submit information to the Owner and Construction Manager and participate in developing 
and revising the Project schedule as it relates to the Architect’s services.

§ 3.1.5 Once the Owner and the Architect agree to the time limits established by the Project schedule, the Owner and 
the Architect shall not exceed them, except for reasonable cause.
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§ 3.1.6 The Architect shall not be responsible for an Owner’s directive or substitution, or for the Owner’s acceptance 
of non-conforming Work, made without the Architect’s approval.

§ 3.1.7 The Architect shall, at appropriate times, in coordination with the Construction Manager, contact the 
governmental authorities required to approve the Construction Documents and the entities providing utility services to 
the Project. In designing the Project, the Architect shall respond to applicable design requirements imposed by such 
governmental authorities and by such entities providing utility services.

§ 3.1.8 The Architect shall assist the Owner and Construction Manager in connection with the Owner’s responsibility 
for filing documents required for the approval of governmental authorities having jurisdiction over the Project.

§ 3.2 Schematic Design Phase Services
§ 3.2.1 The Architect shall review the program and other information furnished by the Owner and Construction 
Manager, and shall review laws, codes, and regulations applicable to the Architect’s services. 

§ 3.2.2 The Architect shall prepare a preliminary evaluation of the Owner’s program, schedule, budget for the Cost of 
the Work, Project site, and the proposed procurement or delivery method and other Initial Information, each in terms 
of the other, to ascertain the requirements of the Project. The Architect shall notify the Owner of (1) any 
inconsistencies discovered in the information, and (2) other information or consulting services that may be reasonably 
needed for the Project.

§ 3.2.3 The Architect shall present its preliminary evaluation to the Owner and Construction Manager and shall 
discuss with the Owner and Construction Manager alternative approaches to design and construction of the Project, 
including the feasibility of incorporating environmentally responsible design approaches. The Architect shall reach an 
understanding with the Owner regarding the requirements of the Project. 

§ 3.2.4 Based on the Project requirements agreed upon with the Owner, the Architect shall prepare and present to the 
Owner and Construction Manager, for the Owner’s approval, a preliminary design illustrating the scale and 
relationship of the Project components.

§ 3.2.5 Based on the Owner’s approval of the preliminary design, the Architect shall prepare Schematic Design 
Documents for the Owner’s approval and the Construction Manager’s review. The Schematic Design Documents shall 
consist of drawings and other documents including a site plan, if appropriate, and preliminary building plans, sections 
and elevations; and may include some combination of study models, perspective sketches, or digital modeling. 
Preliminary selections of major building systems and construction materials shall be noted on the drawings or 
described in writing.

§ 3.2.5.1 The Architect shall consider environmentally responsible design alternatives, such as material choices and 
building orientation, together with other considerations based on program and aesthetics, in developing a design that is 
consistent with the Owner’s program, schedule and budget for the Cost of the Work. The Owner may obtain other 
environmentally responsible design services under Article 4.

§ 3.2.5.2 The Architect shall consider with the Owner and the Construction Manager the value of alternative materials, 
building systems and equipment, together with other considerations based on program and aesthetics in developing a 
design for the Project that is consistent with the Owner’s schedule and budget for the Cost of the Work. 

§ 3.2.6 The Architect shall submit the Schematic Design Documents to the Owner and the Construction Manager. The 
Architect shall meet with the Construction Manager to review the Schematic Design Documents. 

§ 3.2.7 Upon receipt of the Construction Manager’s review comments and cost estimate at the conclusion of the 
Schematic Design Phase, the Architect shall take action as required under Section 6.4, identify agreed upon 
adjustments to the Project’s size, quality or budget, and request the Owner’s approval of the Schematic Design 
Documents. If revisions to the Schematic Design Documents are required to comply with the Owner’s budget for the 
Cost of the Work at the conclusion of the Schematic Design Phase, the Architect shall incorporate the required 
revisions in the Design Development Phase.
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§ 3.2.8 In the further development of the Drawings and Specifications during this and subsequent phases of design, the 
Architect shall be entitled to rely on the accuracy of the estimates of the Cost of the Work, which are to be provided by 
the Construction Manager under the Construction Manager’s agreement with the Owner.

§ 3.3 Design Development Phase Services
§ 3.3.1 Based on the Owner’s approval of the Schematic Design Documents, and on the Owner’s authorization of any 
adjustments in the Project requirements and the budget for the Cost of the Work pursuant to Section 5.4, the Architect 
shall prepare Design Development Documents for the Owner’s approval and the Construction Manager’s review. The 
Design Development Documents shall be based upon information provided, and estimates prepared by, the 
Construction Manager and shall illustrate and describe the development of the approved Schematic Design 
Documents and shall consist of drawings and other documents including plans, sections, elevations, typical 
construction details, and diagrammatic layouts of building systems to fix and describe the size and character of the 
Project as to architectural, structural, mechanical and electrical systems, and such other elements as may be 
appropriate. The Design Development Documents shall also include outline specifications that identify major 
materials and systems and establish in general their quality levels.

§ 3.3.2 Prior to the conclusion of the Design Development Phase, the Architect shall submit the Design Development 
Documents to the Owner and the Construction Manager. The Architect shall meet with the Construction Manager to 
review the Design Development Documents. 

§ 3.3.3 Upon receipt of the Construction Manager’s information and estimate at the conclusion of the Design 
Development Phase, the Architect shall take action as required under Sections 6.5 and 6.6 and request the Owner’s 
approval of the Design Development Documents.

§ 3.4 Construction Documents Phase Services
§ 3.4.1 Based on the Owner’s approval of the Design Development Documents, and on the Owner’s authorization of 
any adjustments in the Project requirements and the budget for the Cost of the Work, the Architect shall prepare 
Construction Documents for the Owner’s approval and the Construction Manager’s review. The Construction 
Documents shall illustrate and describe the further development of the approved Design Development Documents and 
shall consist of Drawings and Specifications setting forth in detail the quality levels of materials and systems and other 
requirements for the construction of the Work. The Owner and Architect acknowledge that in order to construct the 
Work the Contractor will provide additional information, including Shop Drawings, Product Data, Samples and other 
similar submittals, which the Architect shall review in accordance with Section 3.6.4. 

§ 3.4.2 The Architect shall incorporate into the Construction Documents the design requirements of governmental 
authorities having jurisdiction over the Project. 

§ 3.4.3 During the development of the Construction Documents, if requested by the Owner, the Architect shall assist 
the Owner and the Construction Manager in the development and preparation of (1) bidding and procurement 
information that describes the time, place and conditions of bidding, including bidding or proposal forms; (2) the form 
of agreement between the Owner and Contractor; and (3) the Conditions of the Contract for Construction (General, 
Supplementary and other Conditions); and (4) compile a project manual that includes the Conditions of the Contract 
for Construction and may include bidding requirements and sample forms. 

§ 3.4.4 Prior to the conclusion of the Construction Documents Phase, the Architect shall submit the Construction 
Documents to the Owner and the Construction Manager. The Architect shall meet with the Construction Manager to 
review the Construction Documents.

§ 3.4.5 Upon receipt of the Construction Manager’s information and estimate at the conclusion of the Construction 
Documents Phase, the Architect shall take action as required under Section 6.7 and request the Owner’s approval of 
the Construction Documents. 

§ 3.5 Bidding or Negotiation Phase Services
§ 3.5.1 General
The Architect shall assist the Owner and Construction Manager in establishing a list of prospective contractors. 
Following the Owner’s approval of the Construction Documents, the Architect shall assist the Owner and 
Construction Manager in (1) obtaining either competitive bids or negotiated proposals; (2) confirming responsiveness 
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of bids or proposals; (3) determining the successful bid or proposal, if any; and (4) awarding and preparing contracts 
for construction. 

§ 3.5.2 Competitive Bidding
§ 3.5.2.1 Bidding Documents shall consist of bidding requirements and proposed Contract Documents. 

§ 3.5.2.2 The Architect shall assist the Owner and Construction Manager in bidding the Project by
.1 facilitating the reproduction of Bidding Documents for distribution to prospective bidders, 
.2 participating in a pre-bid conference for prospective bidders, and
.3 preparing responses to questions from prospective bidders and providing clarifications and 

interpretations of the Bidding Documents in the form of addenda.

§ 3.5.2.3 The Architect shall consider requests for substitutions, if the Bidding Documents permit substitutions, and 
shall consult with the Construction Manager and prepare and distribute addenda identifying approved substitutions to 
all prospective bidders. 

§ 3.5.3 Negotiated Proposals
§ 3.5.3.1 Proposal Documents shall consist of proposal requirements, and proposed Contract Documents.

§ 3.5.3.2 The Architect shall assist the Owner and Construction Manager in obtaining proposals by
.1 facilitating the reproduction of Proposal Documents for distribution to prospective contractors, and 

requesting their return upon completion of the negotiation process; 
.2 participating in selection interviews with prospective contractors; and
.3 participating in negotiations with prospective contractors. 

§ 3.5.3.3 The Architect shall consider requests for substitutions, if the Proposal Documents permit substitutions, and 
shall consult with the Construction Manager and prepare and distribute addenda identifying approved substitutions to 
all prospective contractors.

§ 3.6 Construction Phase Services
§ 3.6.1 General
§ 3.6.1.1 The Architect shall provide administration of the Contract between the Owner and the Contractor as set forth 
below and in AIA Document A232™–2009, General Conditions of the Contract for Construction, Construction 
Manager as Adviser Edition. If the Owner and Contractor modify AIA Document A232–2009, those modifications 
shall not affect the Architect’s services under this Agreement unless the Owner and the Architect amend this 
Agreement.

§ 3.6.1.2 The Architect shall advise and consult with the Owner and Construction Manager during the Construction 
Phase Services. The Architect shall have authority to act on behalf of the Owner only to the extent provided in this 
Agreement. The Architect shall not have control over, charge of, or responsibility for the construction means, 
methods, techniques, sequences or procedures, or for safety precautions and programs in connection with the Work, 
nor shall the Architect be responsible for the Contractor’s failure to perform the Work in accordance with the 
requirements of the Contract Documents. The Architect shall be responsible for the Architect’s negligent acts or 
omissions, but shall not have control over or charge of, and shall not be responsible for, acts or omissions of the 
Construction Manager, or the Contractor or of any other persons or entities performing portions of the Work. 

§ 3.6.1.3 Subject to Section 4.3, the Architect’s responsibility to provide Construction Phase Services commences 
with the award of the Contract for Construction and terminates on the date the Architect issues the final Certificate for 
Payment. 

§ 3.6.2 Evaluations of the Work
§ 3.6.2.1 The Architect shall visit the site at intervals appropriate to the stage of construction, or as otherwise required 
in Section 4.3.3, to become generally familiar with the progress and quality of the portion of the Work completed, and 
to determine, in general, if the Work observed is being performed in a manner indicating that the Work, when fully 
completed, will be in accordance with the Contract Documents. However, the Architect shall not be required to make 
exhaustive or continuous on-site inspections to check the quality or quantity of the Work. On the basis of the site visits, 
the Architect shall keep the Owner reasonably informed about the progress and quality of the portion of the Work 
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completed, and report to the Owner and the Construction Manager (1) known deviations from the Contract Documents 
and from the most recent construction schedule, and (2) defects and deficiencies observed in the Work. 

§ 3.6.2.2 The Architect has the authority to reject Work that does not conform to the Contract Documents and shall 
notify the Construction Manager about the rejection. Whenever the Architect considers it necessary or advisable, the 
Architect, upon written authorization from the Owner and notification to the Construction Manager, shall have the 
authority to require inspection or testing of the Work in accordance with the provisions of the Contract Documents, 
whether or not such Work is fabricated, installed or completed. However, neither this authority of the Architect nor a 
decision made in good faith either to exercise or not to exercise such authority shall give rise to a duty or responsibility 
of the Architect to the Contractor, Subcontractors, material and equipment suppliers, their agents or employees or 
other persons or entities performing portions of the Work. 

§ 3.6.2.3 The Architect shall interpret and decide matters concerning performance under, and requirements of, the 
Contract Documents on written request of the Construction Manager, Owner, or Contractor through the Construction 
Manager. The Architect’s response to such requests shall be made in writing within any time limits agreed upon or 
otherwise with reasonable promptness.

§ 3.6.2.4 Interpretations and decisions of the Architect shall be consistent with the intent of and reasonably inferable 
from the Contract Documents and shall be in writing or in the form of drawings. When making such interpretations 
and decisions, the Architect shall endeavor to secure faithful performance by both Owner and Contractor, shall not 
show partiality to either, and shall not be liable for results of interpretations or decisions rendered in good faith. The 
Architect’s decisions on matters relating to aesthetic effect shall be final if consistent with the intent expressed in the 
Contract Documents.

§ 3.6.2.5 Unless the Owner and Contractor designate another person to serve as an Initial Decision Maker, as that term 
is defined in AIA Document A232–2009, the Architect shall render initial decisions on Claims between the Owner and 
Contractor as provided in the Contract Documents. 

§ 3.6.3 Certificates for Payment to Contractor
§ 3.6.3.1 The Architect shall review and certify an application for payment not more frequently than monthly. Within 
seven days after the Architect receives an application for payment forwarded from the Construction Manager, the 
Architect shall review and certify the application as follows:

.1 Where there is only one Contractor responsible for performing the Work, the Architect shall review the 
Contractor’s Application and Certificate for Payment that the Construction Manager has previously 
reviewed and certified. The Architect shall certify the amount due the Contractor and shall issue a 
Certificate for Payment in such amount.

.2 Where there are Multiple Prime Contractors responsible for performing different portions of the 
Project, the Architect shall review a Project Application and Project Certificate for Payment, with a 
Summary of Contractors’ Applications for Payment, that the Construction Manager has previously 
prepared, reviewed and certified. The Architect shall certify the amounts due the Contractors and shall 
issue a Project Certificate for Payment in the total of such amounts. 

§ 3.6.3.2 The Architect’s certification for payment shall constitute a representation to the Owner, based on (1) the 
Architect’s evaluation of the Work as provided in Section 3.6.2, (2) the data comprising the Contractor’s Application 
for Payment or the data comprising the Project Application for Payment, and (3) the recommendation of the 
Construction Manager, that, to the best of the Architect’s knowledge, information and belief, the Work has progressed 
to the point indicated and that the quality of the Work is in accordance with the Contract Documents. The foregoing 
representations are subject (1) to an evaluation of the Work for conformance with the Contract Documents upon 
Substantial Completion, (2) to results of subsequent tests and inspections, (3) to correction of minor deviations from 
the Contract Documents prior to completion, and (4) to specific qualifications expressed by the Architect.

§ 3.6.3.3 The issuance of a Certificate for Payment or a Project Certificate for Payment shall not be a representation 
that the Architect has (1) made exhaustive or continuous on-site inspections to check the quality or quantity of the 
Work, (2) reviewed construction means, methods, techniques, sequences or procedures, (3) reviewed copies of 
requisitions received from Subcontractors and material suppliers and other data requested by the Owner to substantiate 
the Contractor’s right to payment, or (4) ascertained how or for what purpose the Contractor has used money 
previously paid on account of the Contract Sum.
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§ 3.6.3.4 The Architect shall maintain a record of the applications and certificates for payment.

§ 3.6.4 Submittals
§ 3.6.4.1 The Architect shall review the Construction Manager’s Project submittal schedule and shall not unreasonably 
delay or withhold approval. The Architect’s action in reviewing submittals transmitted by the Construction Manager 
shall be taken in accordance with the approved submittal schedule or, in the absence of an approved submittal 
schedule, with reasonable promptness while allowing sufficient time in the Architect’s professional judgment to 
permit adequate review.

§ 3.6.4.2 In accordance with the Architect-approved Project submittal schedule, and after the Construction Manager 
reviews, approves and transmits the submittals, the Architect shall review and approve or take other appropriate action 
upon the Contractor’s submittals such as Shop Drawings, Product Data and Samples, but only for the limited purpose 
of checking for conformance with information given and the design concept expressed in the Contract Documents. 
Review of such submittals is not for the purpose of determining the accuracy and completeness of other information 
such as dimensions, quantities, and installation or performance of equipment or systems, which are the Contractor’s 
responsibility. The Architect’s review shall not constitute approval of safety precautions or, unless otherwise 
specifically stated by the Architect, of any construction means, methods, techniques, sequences or procedures. The 
Architect’s approval of a specific item shall not indicate approval of an assembly of which the item is a component.

§ 3.6.4.3 If the Contract Documents specifically require the Contractor to provide professional design services or 
certifications by a design professional related to systems, materials or equipment, the Architect shall specify the 
appropriate performance and design criteria that such services must satisfy. The Architect shall review shop drawings 
and other submittals related to the Work designed or certified by the design professional retained by the Contractor 
that bear such professional’s seal and signature when submitted to the Architect. The Architect shall be entitled to rely 
upon the adequacy, accuracy and completeness of the services, certifications and approvals performed or provided by 
such design professionals. 

§ 3.6.4.4 After receipt of the Construction Manager’s recommendations, and subject to the provisions of Section 4.3, 
the Architect shall review and respond to requests for information about the Contract Documents. The Architect, in 
consultation with the Construction Manager, shall set forth in the Contract Documents the requirements for requests 
for information. Requests for information shall include, at a minimum, a detailed written statement that indicates the 
specific Drawings or Specifications in need of clarification and the nature of the clarification requested. The 
Architect’s response to such requests shall be made in writing within any time limits agreed upon, or otherwise with 
reasonable promptness. If appropriate, the Architect shall prepare and issue supplemental Drawings and 
Specifications in response to requests for information. 

§ 3.6.4.5 The Architect shall maintain a record of submittals and copies of submittals transmitted by the Construction 
Manager in accordance with the requirements of the Contract Documents.

§ 3.6.5 Changes in the Work
§ 3.6.5.1 The Architect shall review and sign, or take other appropriate action, on Change Orders and Construction 
Change Directives prepared by the Construction Manager for the Owner’s approval and execution in accordance with 
the Contract Documents. 

§ 3.6.5.2 The Architect may authorize minor changes in the Work that are consistent with the intent of the Contract 
Documents and do not involve an adjustment in the Contract Sum or an extension of the Contract Time. Such changes 
shall be affected by written order issued by the Architect through the Construction Manager.

§ 3.6.5.3 The Architect shall maintain records relative to changes in the Work.

§ 3.6.6 Project Completion
§ 3.6.6.1 The Architect, assisted by the Construction Manager, shall conduct inspections to determine the date or dates 
of Substantial Completion and the date of final completion; issue Certificates of Substantial Completion prepared by 
the Construction Manager; receive from the Construction Manager and review written warranties and related 
documents required by the Contract Documents and assembled by the Contractor; and, after receipt of a final 
Contractor’s Application and Certificate for Payment or a final Project Application and Project Certificate for 
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Payment from the Construction Manager, issue a final Certificate for Payment based upon a final inspection indicating 
the Work complies with the requirements of the Contract Documents.

§ 3.6.6.2 The Architect’s inspections shall be conducted with the Owner and Construction Manager to check 
conformance of the Work with the requirements of the Contract Documents and to verify the accuracy and 
completeness of the list submitted by the Construction Manager and Contractor of Work to be completed or corrected. 

§ 3.6.6.3 When the Work is found to be substantially complete by the Construction Manager and Architect, and after 
certification by the Construction Manager and the Architect, the Architect shall inform the Owner about the balance of 
the Contract Sum remaining to be paid the Contractor, including the amount to be retained from the Contract Sum, if 
any, for final completion or correction of the Work.

§ 3.6.6.4 Upon request of the Owner, and prior to the expiration of one year from the date of Substantial Completion, 
the Architect shall, without additional compensation, conduct a meeting with the Owner to review the facility 
operations and performance.

ARTICLE 4   ADDITIONAL SERVICES
§ 4.1 Additional Services listed below are not included in Basic Services but may be required for the Project. The 
Architect shall provide the listed Additional Services only if specifically designated in the table below as the 
Architect’s responsibility, and the Owner shall compensate the Architect as provided in Section 11.2. 
(Designate the Additional Services the Architect shall provide in the second column of the table below. In the third 
column indicate whether the service description is located in Section 4.2 or in an attached exhibit. If in an exhibit, 
identify the exhibit.)

Refer to Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

Services Responsibility
(Architect, Owner 

or
Not Provided)

Location of Service Description
(Section 4.2 below or in an exhibit 

attached to this document and 
identified below)

§ 4.1.1 Programming (B202™–2009)   
§ 4.1.2 Multiple preliminary designs
§ 4.1.3 Measured drawings
§ 4.1.4 Existing facilities surveys
§ 4.1.5 Site evaluation and planning (B203™–2007)
§ 4.1.6 Building information modeling (E202™–2008)
§ 4.1.7 Civil engineering
§ 4.1.8 Landscape design
§ 4.1.9 Architectural interior design (B252™–2007)
§ 4.1.10 Value analysis (B204™–2007)
§ 4.1.11 Detailed cost estimating
§ 4.1.12 On-site project representation (B207™–2008)
§ 4.1.13 Conformed construction documents
§ 4.1.14 As-designed record drawings
§ 4.1.15 As-constructed record drawings
§ 4.1.16 Post occupancy evaluation
§ 4.1.17 Facility support services (B210™–2007)
§ 4.1.18 Tenant-related services
§ 4.1.19 Coordination of Owner’s consultants
§ 4.1.20 Telecommunications/data design
§ 4.1.21 Security evaluation and planning (B206™–2007)
§ 4.1.22 Commissioning (B211™–2007)
§ 4.1.23 Extensive environmentally responsible design
§ 4.1.24 LEED® certification (B214™–2012)
§ 4.1.25 Historic preservation (B205™–2007)
§ 4.1.26 Furniture, furnishings, and equipment design 
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(B253™–2007)

§ 4.2 Insert a description of each Additional Service designated in Section 4.1 as the Architect’s responsibility, if not 
further described in an exhibit attached to this document.

§ 4.3 Additional Services may be provided after execution of this Agreement, without invalidating the Agreement. 
Except for services required due to the fault of the Architect, any Additional Services provided in accordance with this 
Section 4.3 shall entitle the Architect to compensation pursuant to Section 11.3 and an appropriate adjustment in the 
Architect’s schedule. 

§ 4.3.1 Upon recognizing the need to perform the following Additional Services, the Architect shall notify the Owner 
with reasonable promptness and explain the facts and circumstances giving rise to the need. The Architect shall not 
proceed to provide the following services until the Architect receives the Owner’s written authorization: 

.1 Services necessitated by a change in the Initial Information, previous instructions or recommendations 
given by the Construction Manager or the Owner, or approvals given by the Owner, or a material 
change in the Project including, but not limited to, size, quality, complexity, building systems, the 
Owner’s schedule or budget for Cost of the Work, constructability considerations, procurement or 
delivery method, or bid packages in addition to those listed in Section 1.1.6; 

.2 Making revisions in Drawings, Specifications, or other documents (as required pursuant to Section 
6.7), when such revisions are required because the Construction Manager’s estimate of the Cost of the 
Work exceeds the Owner’s budget, except where such excess is due to changes initiated by the 
Architect in scope, capacities of basic systems, or the kinds and quality of materials, finishes or 
equipment;

.3 Services necessitated by the Owner’s request for extensive environmentally responsible design 
alternatives, such as unique system designs, in-depth material research, energy modeling, or LEED® 
certification;

.4 Changing or editing previously prepared Instruments of Service necessitated by the enactment or 
revision of codes, laws or regulations or official interpretations;

.5 Services necessitated by decisions of the Owner or Construction Manager not rendered in a timely 
manner or any other failure of performance on the part of the Owner, Construction Manager or the 
Owner’s other consultants or contractors;

.6 Preparing digital data for transmission to the Owner’s consultants and contractors, or to other Owner 
authorized recipients; 

.7 Preparation of design and documentation for alternate bid or proposal requests proposed by the Owner 
or Construction Manager; 

.8 Preparation for, and attendance at, a public presentation, meeting or hearing;

.9 Preparation for, and attendance at a dispute resolution proceeding or legal proceeding, except where the 
Architect is party thereto;

.10 Evaluation of the qualifications of bidders or persons providing proposals;

.11 Consultation concerning replacement of Work resulting from fire or other cause during construction; or

.12 Assistance to the Initial Decision Maker, if other than the Architect.

§ 4.3.2 To avoid delay in the Construction Phase, the Architect shall provide the following Additional Services, notify 
the Owner with reasonable promptness, and explain the facts and circumstances giving rise to the need. If the Owner 
subsequently determines that all or parts of those services are not required, the Owner shall give prompt written notice 
to the Architect, and the Owner shall have no further obligation to compensate the Architect for those services: 

.1 Reviewing a Contractor’s submittal out of sequence from the initial Project submittal schedule agreed 
to by the Architect; 

.2 Responding to the Contractor’s requests for information that are not prepared in accordance with the 
Contract Documents or where such information is available to the Contractor from a careful study and 
comparison of the Contract Documents, field conditions, other Owner-provided information, 
Contractor-prepared coordination drawings, or prior Project correspondence or documentation;

.3 Preparing Change Orders, and Construction Change Directives that require evaluation of Contractor’s 
proposals and supporting data, or the preparation or revision of Instruments of Service;
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.4 Evaluating an extensive number of Claims as the Initial Decision Maker;

.5 Evaluating substitutions proposed by the Owner, Construction Manager or Contractor and making 
subsequent revisions to Instruments of Service resulting therefrom; or

.6 To the extent the Architect’s Basic Services are affected, providing Construction Phase Services 60 
days after (1) the date of Substantial Completion of the Work or (2) the anticipated date of Substantial 
Completion, identified in Initial Information, whichever is earlier.

§ 4.3.3 The Architect shall provide Construction Phase Services exceeding the limits set forth below as Additional 
Services. When the limits below are reached, the Architect shall notify the Owner:

.1    (    ) reviews of each Shop Drawing, Product Data item, sample and similar submittals of the 
Contractor

.2    (    ) visits to the site by the Architect over the duration of the Project during construction

.3    (    ) inspections for any portion of the Work to determine whether such portion of the Work is 
substantially complete in accordance with the requirements of the Contract Documents

.4    (    ) inspections for any portion of the Work to determine final completion

TBD upon addition of construction phase services by amendment

§ 4.3.4 If Part 1 and Part 2 as described in section 3.1 have not been completed within ten   ( 10   ) months of the date 
of this Agreement, through no fault of the Architect, extension of the Architect’s services beyond that time shall be 
compensated as Additional Services. 

ARTICLE 5   OWNER’S RESPONSIBILITIES
§ 5.1 Unless otherwise provided for under this Agreement, the Owner shall provide information in a timely manner 
regarding requirements for and limitations on the Project, including a written program which shall set forth the 
Owner’s objectives, schedule, constraints and criteria, including space requirements and relationships, flexibility, 
expandability, special equipment, systems and site requirements. Within 15 days after receipt of a written request from 
the Architect, the Owner shall furnish the requested information as necessary and relevant for the Architect to 
evaluate, give notice of or enforce lien rights. 

§ 5.2 The Owner shall retain a Construction Manager to provide services, duties and responsibilities as described in 
AIA Document C132–2009, Standard Form of Agreement Between Owner and Construction Manager. The Owner 
shall provide the Architect a copy of the executed agreement between the Owner and the Construction Manager, and 
any further modifications to the agreement. 

§ 5.3 The Owner shall furnish the services of a Construction Manager that shall be responsible for creating the overall 
Project schedule. The Owner shall adjust the Project schedule, if necessary, as the Project proceeds.

§ 5.4 The Owner shall establish and periodically update the Owner’s budget for the Project, including (1) the budget 
for the Cost of the Work as defined in Section 6.1, (2) the Owner’s other costs, and (3) reasonable contingencies 
related to all of these costs. The Owner shall furnish the services of a Construction Manager that shall be responsible 
for preparing all estimates of the Cost of the Work. If the Owner significantly increases or decreases the Owner’s 
budget for the Cost of the Work, the Owner shall notify the Architect and the Construction Manager. The Owner and 
the Architect, in consultation with the Construction Manager, shall thereafter agree to a corresponding change in the 
budget for the Cost of the Work or in the Project’s scope and quality.

§ 5.4.1 The Owner acknowledges that accelerated, phased or fast-track scheduling provides a benefit, but also carries 
with it associated risks. Such risks include the Owner incurring costs for the Architect to coordinate and redesign 
portions of the Project affected by procuring or installing elements of the Project prior to the completion of all relevant 
Construction Documents, and costs for the Contractor to remove and replace previously installed Work. If the Owner 
selects accelerated, phased or fast-track scheduling, the Owner agrees to include in the budget for the Project sufficient 
contingencies to cover such costs. 

§ 5.5 The Owner shall identify a representative authorized to act on the Owner’s behalf with respect to the Project. The 
Owner shall render decisions and approve the Architect’s submittals in a timely manner in order to avoid unreasonable 
delay in the orderly and sequential progress of the Architect’s services.
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§ 5.6 The Owner shall furnish surveys to describe physical characteristics, legal limitations and utility locations for the 
site of the Project, and a written legal description of the site. The surveys and legal information shall include, as 
applicable, grades and lines of streets, alleys, pavements and adjoining property and structures; designated wetlands; 
adjacent drainage; rights-of-way, restrictions, easements, encroachments, zoning, deed restrictions, boundaries and 
contours of the site; locations, dimensions and necessary data with respect to existing buildings, other improvements 
and trees; and information concerning available utility services and lines, both public and private, above and below 
grade, including inverts and depths. All the information on the survey shall be referenced to a Project benchmark.

§ 5.7 The Owner shall furnish services of geotechnical engineers, which may include but are not limited to test 
borings, test pits, determinations of soil bearing values, percolation tests, evaluations of hazardous materials, seismic 
evaluation, ground corrosion tests and resistivity tests, including necessary operations for anticipating subsoil 
conditions, with written reports and appropriate recommendations.

§ 5.8 The Owner shall coordinate the services of its own consultants with those services provided by the Architect. 
Upon the Architect’s request, the Owner shall furnish copies of the scope of services in the contracts between the 
Owner and the Owner’s consultants. The Owner shall furnish the services of consultants other than those designated in 
this Agreement, or authorize the Architect to furnish them as an Additional Service, when the Architect requests such 
services and demonstrates that they are reasonably required by the scope of the Project. The Owner shall require that 
its consultants maintain professional liability insurance and other liability insurance as appropriate to the services 
provided.

§ 5.9 The Owner shall furnish tests, inspections and reports required by law or the Contract Documents, such as 
structural, mechanical, and chemical tests, tests for air and water pollution, and tests for hazardous materials.

§ 5.10 The Owner shall furnish all legal, insurance and accounting services, including auditing services, that may be 
reasonably necessary at any time for the Project to meet the Owner’s needs and interests. 

§ 5.11 The Owner shall provide prompt written notice to the Architect and Construction Manager if the Owner 
becomes aware of any fault or defect in the Project, including errors, omissions or inconsistencies in the Architect’s 
Instruments of Service.

§ 5.12 Except as otherwise provided in the Contract Documents or when direct communications have been specially 
authorized, the Owner shall endeavor to communicate with the Contractor through the Construction Manager, and 
shall contemporaneously provide the same communications to the Architect about matters arising out of or relating to 
the Contract Documents. Communications by and with the Architect’s consultants shall be through the Architect.

§ 5.13 Before executing the Contract for Construction, the Owner shall coordinate the Architect’s duties and 
responsibilities set forth in the Contract for Construction with the Architect’s services set forth in this Agreement. The 
Owner shall provide the Architect a copy of the executed agreement between the Owner and Contractor, including the 
General Conditions of the Contract for Construction. 

§ 5.14 The Owner shall provide the Architect access to the Project site prior to commencement of the Work and shall 
obligate the Construction Manager and Contractor to provide the Architect access to the Work wherever it is in 
preparation or progress.

ARTICLE 6   COST OF THE WORK
§ 6.1 For purposes of this Agreement, the Cost of the Work shall be the total cost to the Owner to construct all 
elements of the Project designed or specified by the Architect and shall include the contractors’ general conditions 
costs, overhead and profit. The Cost of the Work includes the compensation of the Construction Manager and 
Construction Manager’s consultants during the Construction Phase only, including compensation for reimbursable 
expenses at the job site, if any. The Cost of the Work does not include the compensation of the Architect, the costs of 
the land, rights-of-way, financing, contingencies for changes in the Work or other costs that are the responsibility of 
the Owner. 

§ 6.2 The Owner’s budget for the Cost of the Work is provided in Initial Information, and may be adjusted throughout 
the Project as required under Sections 5.4 and 6.4. Evaluations of the Owner’s budget for the Cost of the Work 
represent the Architect’s judgment as a design professional.
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§ 6.3 The Owner shall require the Construction Manager to include appropriate contingencies for design, bidding or 
negotiating, price escalation, and market conditions in estimates of the Cost of the Work. The Architect shall be 
entitled to rely on the accuracy and completeness of estimates of the Cost of the Work the Construction Manager 
prepares as the Architect progresses with its Basic Services. The Architect shall prepare, as an Additional Service, 
revisions to the Drawings, Specifications or other documents required due to the Construction Manager’s inaccuracies 
or incompleteness in preparing cost estimates. The Architect may review the Construction Manager’s estimates solely 
for the Architect’s guidance in completion of its services, however, the Architect shall report to the Owner any 
material inaccuracies and inconsistencies noted during any such review. 

§ 6.3.1 If the Architect is providing detailed cost estimating services as an Additional Service, and a discrepancy exists 
between the Construction Manager’s cost estimates and the Architect’s cost estimates, the Architect and the 
Construction Manager shall work cooperatively to conform the cost estimates to one another. 

§ 6.4 If, prior to the conclusion of the Design Development Phase, the Construction Manager’s estimate of the Cost of 
the Work exceeds the Owner’s budget for the Cost of the Work, the Architect, in consultation with the Construction 
Manager, shall make appropriate recommendations to the Owner to adjust the Project’s size, quality or budget, and the 
Owner shall cooperate with the Architect in making such adjustments.

§ 6.5 If the estimate of the Cost of the Work at the conclusion of the Design Development Phase exceeds the Owner’s 
budget for the Cost of the Work, the Owner shall

.1 give written approval of an increase in the budget for the Cost of the Work;

.2 in consultation with the Architect and Construction Manager, revise the Project program, scope, or 
quality as required to reduce the Cost of the Work; or

.3 implement any other mutually acceptable alternative.

§ 6.6 If the Owner chooses to proceed under Section 6.5.2, the Architect, without additional compensation, shall 
incorporate the required modifications in the Construction Documents Phase as necessary to comply with the Owner’s 
budget for the Cost of the Work at the conclusion of the Design Development Phase Services, or the budget as adjusted 
under Section 6.5.1. The Architect’s modification of the Construction Documents shall be the limit of the Architect’s 
responsibility as a Basic Service under this Article 6.

§ 6.7 After incorporation of modifications under Section 6.6, the Architect shall, as an Additional Service, make any 
required revisions to the Drawings, Specifications or other documents necessitated by subsequent cost estimates that 
exceed the Owner’s budget for the Cost of the Work, except when the excess is due to changes initiated by the 
Architect in scope, basic systems, or the kinds and quality of materials, finishes or equipment.

ARTICLE 7   COPYRIGHTS AND LICENSES
§ 7.1 The Architect and the Owner warrant that in transmitting Instruments of Service, or any other information, the 
transmitting party is the copyright owner of such information or has permission from the copyright owner to transmit 
such information for its use on the Project. If the Owner and Architect intend to transmit Instruments of Service or any 
other information or documentation in digital form, they shall endeavor to establish necessary protocols governing 
such transmissions.

§ 7.2 The Architect and the Architect’s consultants shall be deemed the authors and owners of their respective 
Instruments of Service, including the Drawings and Specifications, and shall retain all common law, statutory and 
other reserved rights, including copyrights. Submission or distribution of Instruments of Service to meet official 
regulatory requirements or for similar purposes in connection with the Project is not to be construed as publication in 
derogation of the reserved rights of the Architect and the Architect’s consultants.

§ 7.3 Upon execution of this Agreement, the Architect grants to the Owner a nonexclusive license to use the 
Architect’s Instruments of Service solely and exclusively for purposes of constructing, using, maintaining, altering 
and adding to the Project, provided that the Owner substantially performs its obligations, including prompt payment of 
all sums when due, under this Agreement. The Architect shall obtain similar nonexclusive licenses from the 
Architect’s consultants consistent with this Agreement. The license granted under this section permits the Owner to 
authorize the Contractor, Construction Manager, Subcontractors, Sub-subcontractors, and material or equipment 
suppliers, as well as the Owner’s consultants and separate contractors, to reproduce applicable portions of the 
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Instruments of Service solely and exclusively for use in performing services or construction for the Project. If the 
Architect rightfully terminates this Agreement for cause as provided in Section 9.4, the license granted in this Section 
7.3 shall terminate.

§ 7.3.1 In the event the Owner uses the Instruments of Service without retaining the authors of the Instruments of 
Service, the Owner releases the Architect and Architect’s consultant(s) from all claims and causes of action arising 
from such uses. The Owner, to the extent permitted by law, further agrees to indemnify and hold harmless the 
Architect and its consultants from all costs and expenses, including the cost of defense, related to claims and causes of 
action asserted by any third person or entity to the extent such costs and expenses arise from the Owner’s use of the 
Instruments of Service under this Section 7.3.1. The terms of this Section 7.3.1 shall not apply if the Owner rightfully 
terminates this Agreement for cause under Section 9.4. 

§ 7.4 Except for the licenses granted in this Article 7, no other license or right shall be deemed granted or implied 
under this Agreement. The Owner shall not assign, delegate, sublicense, pledge or otherwise transfer any license 
granted herein to another party without the prior written agreement of the Architect. Any unauthorized use of the 
Instruments of Service shall be at the Owner’s sole risk and without liability to the Architect and the Architect’s 
consultants.

ARTICLE 8   CLAIMS AND DISPUTES
§ 8.1 General
§ 8.1.1 The Owner and Architect shall commence all claims and causes of action, whether in contract, tort, or 
otherwise, against the other arising out of or related to this Agreement in accordance with the requirements of the 
method of dispute resolution selected in this Agreement within the period specified by applicable law, but in any case 
not more than 10 years after the date of Substantial Completion of the Work. The Owner and Architect waive all 
claims and causes of action not commenced in accordance with this Section 8.1.1.

§ 8.1.2 To the extent damages are covered by property insurance, the Owner and Architect waive all rights against 
each other and against the contractors, consultants, agents and employees of the other for damages, except such rights 
as they may have to the proceeds of such insurance as set forth in AIA Document A232–2009, General Conditions of 
the Contract for Construction. The Owner or the Architect, as appropriate, shall require of the Construction Manager, 
contractors, consultants, agents and employees of any of them similar waivers in favor of the other parties enumerated 
herein.

§ 8.1.3 The Architect shall indemnify and hold the Owner and the Owner’s officers and employees harmless from and 
against damages, losses and judgments arising from claims by third parties, including reasonable attorneys’ fees and 
expenses recoverable under applicable law, but only to the extent they are caused by the negligent acts or omissions of 
the Architect, its employees and its consultants in the performance of professional services under this Agreement. The 
Architect’s duty to indemnify the Owner under this provision shall be limited to the available proceeds of insurance 
coverage.

§ 8.1.4 The Architect and Owner waive consequential damages for claims, disputes or other matters in question arising 
out of or relating to this Agreement. This mutual waiver is applicable, without limitation, to all consequential damages 
due to either party’s termination of this Agreement, except as specifically provided in Section 9.7.

§ 8.2 Mediation
§ 8.2.1 Any claim, dispute or other matter in question arising out of or related to this Agreement shall be subject to 
mediation as a condition precedent to binding dispute resolution. If such matter relates to or is the subject of a lien 
arising out of the Architect’s services, the Architect may proceed in accordance with applicable law to comply with the 
lien notice or filing deadlines prior to resolution of the matter by mediation or by binding dispute resolution.

§ 8.2.2 The Owner and Architect shall endeavor to resolve claims, disputes and other matters in question between 
them by mediation which, unless the parties mutually agree otherwise, shall be administered by the American 
Arbitration Association in accordance with its Construction Industry Mediation Procedures in effect on the date of the 
Agreement. A request for mediation shall be made in writing, delivered to the other party to the Contract, and filed 
with the person or entity administering the mediation. The request may be made concurrently with the filing of a 
complaint or other appropriate demand for binding dispute resolution but, in such event, mediation shall proceed in 
advance of binding dispute resolution proceedings, which shall be stayed pending mediation for a period of 60 days 
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from the date of filing, unless stayed for a longer period by agreement of the parties or court order. If an arbitration 
proceeding is stayed pursuant to this section, the parties may nonetheless proceed to the selection of the arbitrator(s) 
and agree upon a schedule for later proceedings.

§ 8.2.3 The parties shall share the mediator’s fee and any filing fees equally. The mediation shall be held in the place 
where the Project is located, unless another location is mutually agreed upon. Agreements reached in mediation shall 
be enforceable as settlement agreements in any court having jurisdiction thereof.

§ 8.2.4 If the parties do not resolve a dispute through mediation pursuant to this Section 8.2, the method of binding 
dispute resolution shall be the following: 
(Check the appropriate box. If the Owner and Architect do not select a method of binding dispute resolution below, or 
do not subsequently agree in writing to a binding dispute resolution method other than litigation, the dispute will be 
resolved in a court of competent jurisdiction.)

[    ] Arbitration pursuant to Section 8.3 of this Agreement

[ X ] Litigation in a court of competent jurisdiction

[    ] Other: (Specify)

  

§ 8.3 Arbitration
§ 8.3.1 If the parties have selected arbitration as the method for binding dispute resolution in this Agreement any 
claim, dispute or other matter in question arising out of or related to this Agreement subject to, but not resolved by, 
mediation shall be subject to arbitration which shall be administered by the American Arbitration Association in 
accordance with its Construction Industry Arbitration Rules in effect on the date of the Agreement, unless the parties 
mutually agree otherwise. A demand for arbitration shall be made in writing, delivered to the other party to this 
Agreement, and filed with the person or entity administering the arbitration. 

§ 8.3.1.1 A demand for arbitration shall be made no earlier than concurrently with the filing of a request for mediation, 
but in no event shall it be made after the date when the institution of legal or equitable proceedings based on the claim, 
dispute or other matter in question would be barred by the applicable statute of limitations. For statute of limitations 
purposes, receipt of a written demand for arbitration by the person or entity administering the arbitration shall 
constitute the institution of legal or equitable proceedings based on the claim, dispute or other matter in question.

§ 8.3.2 The foregoing agreement to arbitrate and other agreements to arbitrate with an additional person or entity duly 
consented to by parties to this Agreement shall be specifically enforceable in accordance with applicable law in any 
court having jurisdiction thereof.

§ 8.3.3 The award rendered by the arbitrator(s) shall be final, and judgment may be entered upon it in accordance with 
applicable law in any court having jurisdiction thereof.

§ 8.3.4 Consolidation or Joinder
§ 8.3.4.1 Either party, at its sole discretion, may consolidate an arbitration conducted under this Agreement with any 
other arbitration to which it is a party provided that (1) the arbitration agreement governing the other arbitration 
permits consolidation, (2) the arbitrations to be consolidated substantially involve common issues of law or fact, and 
(3) the arbitrations employ materially similar procedural rules and methods for selecting arbitrator(s).

§ 8.3.4.2 Either party, at its sole discretion, may include by joinder persons or entities substantially involved in a 
common question of fact or law whose presence is required if complete relief is to be accorded in arbitration, provided 
that the party sought to be joined consents in writing to such joinder. Consent to arbitration involving an additional 
person or entity shall not constitute consent to arbitration of any claim, dispute or other matter in question not 
described in the written consent.
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§ 8.3.4.3 The Owner and Architect grant to any person or entity made a party to an arbitration conducted under this 
Section 8.3, whether by joinder or consolidation, the same rights of joinder and consolidation as the Owner and 
Architect under this Agreement.

ARTICLE 9   TERMINATION OR SUSPENSION
§ 9.1 If the Owner fails to make payments to the Architect in accordance with this Agreement, such failure shall be 
considered substantial nonperformance and cause for termination or, at the Architect’s option, cause for suspension of 
performance of services under this Agreement. If the Architect elects to suspend services, the Architect shall give 
seven days’ written notice to the Owner before suspending services. In the event of a suspension of services, the 
Architect shall have no liability to the Owner for delay or damage caused the Owner because of such suspension of 
services. Before resuming services, the Architect shall be paid all sums due prior to suspension and any expenses 
incurred in the interruption and resumption of the Architect’s services. The Architect’s fees for the remaining services 
and the time schedules shall be equitably adjusted.

§ 9.2 If the Owner suspends the Project, the Architect shall be compensated for services performed prior to notice of 
such suspension. When the Project is resumed, the Architect shall be compensated for expenses incurred in the 
interruption and resumption of the Architect’s services. The Architect’s fees for the remaining services and the time 
schedules shall be equitably adjusted.

§ 9.3 If the Owner suspends the Project for more than 90 cumulative days for reasons other than the fault of the 
Architect, the Architect may terminate this Agreement by giving not less than seven days’ written notice. 

§ 9.4 Either party may terminate this Agreement upon not less than seven days’ written notice should the other party 
fail substantially to perform in accordance with the terms of this Agreement through no fault of the party initiating the 
termination. 

§ 9.5 The Owner may terminate this Agreement upon not less than seven days’ written notice to the Architect for the 
Owner’s convenience and without cause.

§ 9.6 In the event of termination not the fault of the Architect, the Architect shall be compensated for services 
performed prior to termination, together with Reimbursable Expenses then due and all Termination Expenses as 
defined in Section 9.7. 

§ 9.7 Termination Expenses are in addition to compensation for the Architect’s services and include expenses directly 
attributable to termination for which the Architect is not otherwise compensated, plus an amount for the Architect’s 
anticipated profit on the value of the services not performed by the Architect.

§ 9.8 The Owner’s rights to use the Architect’s Instruments of Service in the event of a termination of this Agreement 
are set forth in Article 7 and Section 11.9.

ARTICLE 10   MISCELLANEOUS PROVISIONS
§ 10.1 This Agreement shall be governed by the law of the place where the Project is located, except that if the parties 
have selected arbitration as the method of binding dispute resolution, the Federal Arbitration Act shall govern 
Section 8.3.

§ 10.2 Terms in this Agreement shall have the same meaning as those in AIA Document A232–2009, General 
Conditions of the Contract for Construction.

§ 10.3 The Owner and Architect, respectively, bind themselves, their agents, successors, assigns and legal 
representatives to this Agreement. Neither the Owner nor the Architect shall assign this Agreement without the written 
consent of the other, except that the Owner may assign this Agreement to a lender providing financing for the Project 
if the lender agrees to assume the Owner’s rights and obligations under this Agreement. 

§ 10.4 If the Owner requests the Architect to execute certificates, the proposed language of such certificates shall be 
submitted to the Architect for review at least 14 days prior to the requested dates of execution. If the Owner requests 
the Architect to execute consents reasonably required to facilitate assignment to a lender, the Architect shall execute 
all such consents that are consistent with this Agreement, provided the proposed consent is submitted to the Architect 
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for review at least 14 days prior to execution. The Architect shall not be required to execute certificates or consents 
that would require knowledge, services or responsibilities beyond the scope of this Agreement. 

§ 10.5 Nothing contained in this Agreement shall create a contractual relationship with or a cause of action in favor of 
a third party against either the Owner or Architect. 

§ 10.6 Unless otherwise required in this Agreement, the Architect shall have no responsibility for the discovery, 
presence, handling, removal or disposal of, or exposure of persons to, hazardous materials or toxic substances in any 
form at the Project site.

§ 10.7 The Architect shall have the right to include photographic or artistic representations of the design of the Project 
among the Architect’s promotional and professional materials. The Architect shall be given reasonable access to the 
completed Project to make such representations. However, the Architect’s materials shall not include the Owner’s 
confidential or proprietary information if the Owner has previously advised the Architect in writing of the specific 
information considered by the Owner to be confidential or proprietary. The Owner shall provide professional credit for 
the Architect in the Owner’s promotional materials for the Project.

§ 10.8 If the Architect or Owner receives information specifically designated by the other party as "confidential" or 
"business proprietary," the receiving party shall keep such information strictly confidential and shall not disclose it to 
any other person except to (1) its employees, (2) those who need to know the content of such information in order to 
perform services or construction solely and exclusively for the Project, or (3) its consultants and contractors whose 
contracts include similar restrictions on the use of confidential information. 

ARTICLE 11   COMPENSATION
§ 11.1 For the Architect’s Basic Services described under Article 3, the Owner shall compensate the Architect as 
follows:

The initial contract includes:
Part 1: Customized Schematic Design, and
Part 2: Supporting the Land Use Entitlements Application

Progress billing, not to exceed, as described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and 
appended July 9, 2021 and July 14, 2021.

Additional portions of work may be added as the project moves forward, by amendment:

Part 3: Design Development
Part 4: Supporting the Land Use Entitlements Project Review Process

Progress billing, not to exceed, as described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and 
appended July 9, 2021 and July 14, 2021.

Additional portions of work may be added as the project moves forward, by amendment:

Part 5: Planned Development Documentation
Part 6: Construction Documents
Part 7: Supporting the Building Permit Application Process
Part 8: Construction Administration
Part 9: Project Closeout and Warranty Support

As described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 
14, 2021, and Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for 
the "Lumberyard" Affordable Housing Development dated April 19, 2021.

§ 11.2 For Additional Services designated in Section 4.1, the Owner shall compensate the Architect as follows:
(Paragraph deleted)
Additional services may be added by written amendment

EXHIBIT A - CONTRACT WITH EXHIBITS

550



Init.

/

AIA Document B132™  –  20 09 .  Copyright  1992 and 2009 by The American Institute of Architects. All rights reserved. The “American Institute of Architects,” “AIA,” 
the AIA Logo, and “AIA Contract Documents” are registered trademarks and may not be used without permission. This document was produced by AIA software at 
11:22:12 ET on 07/20/2021 under Order No.9023199268 which expires on 08/21/2021, is not for resale, is licensed for one-time use only, and may only be used in 
accordance with the AIA Contract Documents® Terms of Service. To report copyright violations, e-mail copyright@aia.org.
User Notes: (1680886642)

21

§ 11.3 For Additional Services that may arise during the course of the Project, including those under Section 4.3, the 
Owner shall compensate the Architect as follows:

Additional services may be added by written amendment

§ 11.4 Compensation for Additional Services of the Architect’s consultants when not included in Sections 11.2 or 
11.3, shall be the amount invoiced to the Architect plus  ten  percent (  10  %), or as otherwise stated below:

§ 11.5 Where compensation for Basic Services is based on a stipulated sum or percentage of the Cost of the Work, the 
compensation for each phase of services shall be as follows:

Refer to fee schedule in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 
and July 14, 2021

Schematic Design Phase percent  (   %)
Design Development Phase percent  (   %)
Construction Documents Phase percent  (   %)
Bidding or Negotiation Phase percent  (   %)
Construction Phase percent  (   %)
  
Total Basic Compensation one hundred percent  ( 100 %)

The Owner acknowledges that with an accelerated Project delivery or multiple bid package process, the Architect may 
be providing its services in multiple Phases simultaneously. Therefore, the Architect shall be permitted to invoice 
monthly in proportion to services performed in each Phase of Services, as appropriate.

§ 11.6 When compensation is based on a percentage of the Cost of the Work and any portions of the Project are deleted 
or otherwise not constructed, compensation for those portions of the Project shall be payable to the extent services are 
performed on those portions, in accordance with the schedule set forth in Section 11.5 based on (1) the lowest bona 
fide bid or negotiated proposal, or (2) if no such bid or proposal is received, the most recent estimate of the Cost of the 
Work prepared by the Construction Manager for such portions of the Project. The Architect shall be entitled to 
compensation in accordance with this Agreement for all services performed whether or not the Construction Phase is 
commenced. 

§ 11.7 The hourly billing rates for services of the Architect and the Architect’s consultants, if any, are set forth below. 
The rates shall be adjusted in accordance with the Architect’s and Architect’s consultants’ normal review practices.
(If applicable, attach an exhibit of hourly billing rates or insert them below.)

Refer to schedule of rates in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 
2021 and July 14, 2021

Employee or Category Rate ($0.00)
  

§ 11.8 Compensation for Reimbursable Expenses
§ 11.8.1 Reimbursable Expenses are in addition to compensation for Basic and Additional Services and include 
expenses incurred by the Architect and the Architect’s consultants directly related to the Project, as follows: 

.1 Transportation and authorized out-of-town travel and subsistence; 

.2 Long distance services, dedicated data and communication services, teleconferences, Project Web 
sites, and extranets;

.3 Fees paid for securing approval of authorities having jurisdiction over the Project;

.4 Printing, reproductions, plots, standard form documents;
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.5 Postage, handling and delivery;

.6 Expense of overtime work requiring higher than regular rates, if authorized in advance by the Owner;

.7 Renderings, models, mock-ups, professional photography, and presentation materials requested by the 
Owner;

.8 Architect’s Consultant’s expense of professional liability insurance dedicated exclusively to this 
Project, or the expense of additional insurance coverage or limits if the Owner requests such insurance 
in excess of that normally carried by the Architect’s consultants;

.9 All taxes levied on professional services and on reimbursable expenses;

.10 Site office expenses; and

.11 Other similar Project-related expenditures.

§ 11.8.2 For Reimbursable Expenses the compensation shall be the expenses incurred by the Architect and the 
Architect’s consultants plus    percent (    %) of the expenses incurred.

§ 11.9 Compensation for Use of Architect’s Instruments of Service
If the Owner terminates the Architect for its convenience under Section 9.5, or the Architect terminates this 
Agreement under Section 9.3, the Owner shall pay a licensing fee as compensation for the Owner’s continued use of 
the Architect’s Instruments of Service solely for purposes of completing, using and maintaining the Project as follows: 

§ 11.10 Payments to the Architect
§ 11.10.1 An initial payment of    ($    ) shall be made upon execution of this Agreement and is the minimum payment 
under this Agreement. It shall be credited to the Owner’s account in the final invoice. 

§ 11.10.2 Unless otherwise agreed, payments for services shall be made monthly in proportion to services performed. 
Payments are due and payable upon presentation of the Architect’s invoice. Amounts unpaid 45 days   (    ) days after 
the invoice date shall bear interest at the rate entered below, or in the absence thereof at the legal rate prevailing from 
time to time at the principal place of business of the Architect.
(Insert rate of monthly or annual interest agreed upon.)

3.25%   %   

§ 11.10.3 The Owner shall not withhold amounts from the Architect’s compensation to impose a penalty or liquidated 
damages on the Architect, or to offset sums requested by or paid to contractors for the cost of changes in the Work 
unless the Architect agrees or has been found liable for the amounts in a binding dispute resolution proceeding. 

§ 11.10.4 Records of Reimbursable Expenses, expenses pertaining to Additional Services, and services performed on 
the basis of hourly rates shall be available to the Owner at mutually convenient times.

ARTICLE 12   SPECIAL TERMS AND CONDITIONS
Special terms and conditions that modify this Agreement are as follows:

§ 12.5 Tax-Exemption.  All purchases of supplies, construction or building materials shall not include Federal Excise 
Taxes or Colorado State or local sales or use taxes.  The Owner’s State of Colorado tax identification number is 
98-04557.  The Owner’s Federal Tax Identification Number is 84-6000563. 

§ 12.6   Independent Contractor Status.  It is expressly acknowledged and understood by the parties that nothing 
contained in this agreement shall result in or be construed as establishing an employment relationship.  Architect shall 
be, and shall perform as, an Independent Contractor who agrees to use his or her best efforts to provide the said 
services on behalf of the Owner.  No agent, employee, or servant of Architect shall be, or shall be deemed to be, the 
employee, agent or servant of the Owner.  Owner is interested only in the results obtained under this contract.  The 
manner and means of conducting the work are under the sole control of Architect.  None of the benefits provided by 
Owner to its employees including, but not limited to, workers’ compensation insurance and unemployment insurance, 
are available from Owner to the employees, agents or servants of Architect.  Architect shall be solely and entirely 
responsible for its acts and for the acts of Architect’s agents, employees, servants and consultants during the 
performance of this contract.  Architect shall indemnify Owner against all liability and loss in connection with, and 
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shall assume full responsibility for payment of all federal, state and local taxes or contributions imposed or required 
under unemployment insurance, social security and income tax law, with respect to Architect and/or Architect’s 
employees engaged in the performance of the services agreed to herein. 

§ 12.7   Notice.  Any written notices as called for herein may be hand delivered to the respective persons and/or 
addresses listed below or mailed by certified mail return receipt requested, to:

Owner:

City Manager
City of Aspen
130 South Galena Street
Aspen, Colorado 81611

With a copy to:
James R. True, Esq.
City Attorney
130 South Galena Street
Aspen, Colorado 81611

§ 12.8 Non-Discrimination.  No discrimination because of race, color, creed, sex, marital status, affectional or sexual 
orientation, family responsibility, national origin, ancestry, handicap, or religion shall be made in the employment of 
persons to perform services under this contract.  Architect agrees to meet all of the requirements of Owner’s municipal 
code, Section 13-98, pertaining to non-discrimination in employment.

§ 12.9 Waiver.  The waiver by the Owner of any term, covenant, or condition hereof shall not operate as a waiver of 
any subsequent breach of the same or any other term.  No term, covenant, or condition of this Agreement can be 
waived except by the written consent of the Owner.  Forbearance or indulgence by the Owner in any regard 
whatsoever shall not constitute a waiver of any term, covenant, or condition to be performed by Architect to which the 
same may apply and, until complete performance by Architect of said term, covenant or condition, the Owner shall be 
entitled to invoke any remedy available to it under this Agreement or by law despite any such forbearance or 
indulgence.

§ 12.10 Execution of Agreement by Owner.  This agreement shall be binding upon all parties hereto and their respective 
heirs, executors, administrators, successors and assigns.  Notwithstanding anything to the contrary contained herein, 
this Agreement shall not be binding upon the Owner unless duly executed in accordance with the requirements of the 
Owner’s municipal code by the Mayor of the City of Aspen, or a duly authorized official in his absence, following 
approval of City Council. 

§ 12.11   Worker Without Authorization prohibited – CRS §8-17.5-101 & §24-76.5-101

§ 12.11.1 Purpose.  During the 2021 Colorado legislative session, the legislature passed House Bill 21-1075 that 
amended current CRS §8-17.5-102 (1), (2)(a), (2)(b) introductory portion, and (2)(b)(III) as it relates to the 
employment of and contracting with a "worker without authorization" which is defined as an individual who is unable 
to provide evidence that the individual is authorized by the federal government to work in the United States.  As 
amended, the current law prohibits all state agencies and political subdivisions, including the Owner, from knowingly 
hiring a worker without authorization to perform work under a contract, or to knowingly contract with a Consultant 
who knowingly hires with a worker without authorization to perform work under the contract.  The law also requires 
that all contracts for services include certain specific language as set forth in the statutes. The following terms and 
conditions have been designed to comply with the requirements of this new law.

§ 12.11.2 Definitions.  The following terms are defined by this reference are incorporated herein and in any contract 
for services entered into with the Owner.

1. "E-verify program" means the electronic employment verification program created in Public Law 208, 104th 
Congress, as amended, and expanded in Public Law 156, 108th Congress, as amended, that is jointly administered by 
the United States Department of Homeland Security and the social security Administration, or its successor program.
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2. "Department program" means the employment verification program established pursuant to Section 
8-17.5-102(5)(c).

3. "Public Contract for Services" means this Agreement.

4. "Services" means the furnishing of labor, time, or effort by a Consultant or a subconsultant not involving the 
delivery of a specific end product other than reports that are merely incidental to the required performance. 

5. "Worker without authorization" means an individual who is unable to provide evidence that the individual is 
authorized by the federal government to work in the United States 

§ 12.11.3 By signing this document, Consultant certifies and represents that at this time:

1. Consultant shall confirm the employment eligibility of all employees who are newly hired for employment to 
perform work under the public contract for services; and 

2. Consultant has participated or attempted to participate in either the e-verify program or the department program in 
order to verify that new employees are not workers without authorization.

§ 12.11.4 Consultant hereby confirms that:

1. Consultant shall not knowingly employ or contract with a worker without authorization to perform work under the 
Public Contract for Services.

2. Consultant shall not enter into a contract with a subconsultant that fails to certify to the Consultant that the 
subconsultant shall not knowingly employ or contract with a worker without authorization to perform work under the 
Public Contract for Services.

3. Consultant has confirmed the employment eligibility of all employees who are newly hired for employment to 
perform work under the public contract for services through participation in either the e-verify program or the 
department program.

40 Consultant shall not use the either the e-verify program or the department program procedures to undertake 
pre-employment screening of job applicants while the Public Contract for Services is being performed.

§ 12.11.5 If Consultant obtains actual knowledge that a subconsultant performing work under the Public Contract for 
Services knowingly employs or contracts with a worker without authorization, Consultant shall:

1. Notify such subconsultant and the Owner within three days that Consultant has actual knowledge that the 
subconsultant is employing or subcontracting with a worker without authorization: and

2. Terminate the subcontract with the subconsultant if within three days of receiving the notice required pursuant to 
this section the subconsultant does not stop employing or contracting with the worker without authorization; except 
that Consultant shall not terminate the Public Contract for Services with the subconsultant if during such three days the 
subconsultant provides information to establish that the subconsultant has not knowingly employed or contracted with 
a worker without authorization.

§ 12.11.6 Consultant shall comply with any reasonable request by the Colorado Department of Labor and 
Employment made in the course of an investigation that the Colorado Department of Labor and Employment 
undertakes or is undertaking pursuant to the authority established in Subsection 8-17.5-102 (5), C.R.S.

§ 12.11.7 If Consultant violates any provision of the Public Contract for Services pertaining to the duties imposed by 
Subsection 8-17.5-102, C.R.S. the Owner may terminate this Agreement.  If this Agreement is so terminated, 
Consultant shall be liable for actual damages to the Owner arising out of Consultant’s violation of Subsection 
8-17.5-102, C.R.S. 
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§12.12 It is agreed that neither this agreement nor any of its terms, provisions, conditions, representations or covenants 
can be modified, changed, terminated or amended, waived, superseded or extended except by appropriate written 
instrument fully executed by the parties.

§ 12.13 If any of the provisions of this agreement shall be held invalid, illegal or unenforceable it shall not affect or 
impair the validity, legality or enforceability of any other provision. 

§ 12.14  Indemnification Architect agrees to indemnify and hold harmless the City of Aspen, its officers, and employees 
from and against all liability, claims, and demands, on account of injury, loss, or damage, including without limitation 
claims arising from bodily injury, personal injury, sickness, disease, death, property loss or damage, or any other loss of 
any kind whatsoever, but only to the extent and for an amount represented by the degree or percentage of negligence, or 
fault of the Architect, any subcontractor of the Architect, or any officer, employee, representative, or agent of the Architect 
or of any subcontractor of the Architect, or which arises out of any workmen’s compensation claim of any employee of the 
Architect or of any employee of any subcontractor of the Architect.  The extent of the Architect’s obligation to indemnify 
or hold harmless any indemnity obligee may be determined only after the Architect’s liability or fault has been determined 
by adjudication, alternative dispute resolution, or otherwise resolved by mutual agreement between the Architect and the 
indemnity obligee.

§ 12.15 Electronic Signatures and Electronic Records This Agreement and any amendments hereto may be 
executed in several counterparts, each of which shall be deemed an original, and all of which together shall constitute 
one agreement binding on the Parties, notwithstanding the possible event that all Parties may not have signed the same 
counterpart.  Furthermore, each Party consents to the use of electronic signatures by either Party.  The Scope of Work, 
and any other documents requiring a signature hereunder, may be signed electronically in the manner agreed to by the 
Parties.  The Parties agree not to deny the legal effect or enforceability of the Agreement solely because it is in 
electronic form or because an electronic record was used in its formation.  The Parties agree not to object to the 
admissibility of the Agreement in the form of an electronic record, or a paper copy of an electronic documents, or a 
paper copy of a document bearing an electronic signature, on the grounds that it is an electronic record or electronic 
signature or that it is not in its original form or is not an original.

ARTICLE 13   SCOPE OF THE AGREEMENT
§ 13.1 This Agreement represents the entire and integrated agreement between the Owner and the Architect and 
supersedes all prior negotiations, representations or agreements, either written or oral. This Agreement may be 
amended only by written instrument signed by both Owner and Architect. 

§ 13.2 This Agreement is comprised of the following documents listed below:
.1 AIA Document B132™–2009, Standard Form Agreement Between Owner and Architect, Construction 

Manager as Adviser Edition 
.2 AIA Document E201™–2007, Digital Data Protocol Exhibit, if completed, or the following:

  

.3 AIA Document E202™–2008, Building Information Modeling Protocol Exhibit, if completed, or the 
following:

  

.4 Other documents:
(Paragraph deleted)
Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for the 
"Lumberyard" Affordable Housing Development dated April 19, 2021
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This Agreement is entered into as of the day and year first written above.

  

OWNER (Signature) ARCHITECT (Signature)

(Printed name and title) (Printed name and title)
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PAGE 1

AGREEMENT made as of the   27th     day of   July    in the year  2021         

…

City of Aspen
130 South Galena Street
Aspen, CO  81611

…

Cushing Terrell
303 E. 17th Ave, Ste 105
Denver CO 80203

…

Aspen "Lumberyard" project as described in Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & 
Engineering Design Team for the "Lumberyard" Affordable Housing Development dated April 19, 2021

…

TBD
PAGE 2

(Note the disposition for the following items by inserting the requested information or a statement such as "not 
applicable," "unknown at time of execution" or "to be determined later by mutual agreement.")

…

(Identify documentation or state the manner in which the program will be developed.)

As described in Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team 
for the "Lumberyard" Affordable Housing Development dated April 19, 2021, and additionally described in Exhibit A 
Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

…

(Identify or describe, if appropriate, size, location, dimensions, or other pertinent information, such as geotechnical 
reports; site, boundary and topographic surveys; traffic and utility studies; availability of public and private utilities 
and services; legal description of the site; etc.)
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2

Aspen "Lumberyard" project site as described in Exhibit B City of Aspen Request for Proposals 2021-150 
Architecture & Engineering Design Team for the "Lumberyard" Affordable Housing Development dated April 19, 
2021

…

(Provide total and, if known, a line item breakdown.)
Cost of work will be established no later than at the completion of Part 1: Customized Schematic Design

…

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and 
July 14, 2021

PAGE 3

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and 
July 14, 2021

…

Substantial Completion date will be determined no later than at the completion of Part 6: Construction 
Documents

…

n/a

…

[  X  ] Unknown at time of execution

…

(List number and type of bid/procurement packages.)
n/a

…

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

…

(List name, address and other information.)
CMa is TBD 

…

(List name, address and other information.)
Chris Everson, City of Aspen Affordable Housing Project Manager, (970)429-1834, chris.everson@cityofaspen.com

…

(List name, legal status, address and other information.)

…
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3

TBD

…

(If a Cost Consultant is retained, appropriate references to the Cost Consultant should be inserted in Sections 
3.2.6, 3.2.7, 3.3.2, 3.3.3, 3.4.5, 3.4.6, 5.4, 6.3, 6.3.1, 6.4 and 11.6.)

TBD

…

TBD
PAGE 4

TBD

…

(List any other consultants retained by the Owner, such as a Project or Program Manager, or scheduling consultant.)

…

Laura Dougherty

…

(List name, legal status, address and other information.)
As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

…

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

…

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

…

As described in Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

…

Owner’s anticipated sustainability goals shall be determined through a process as described in Exhibit A Cushing 
Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

§ 1.2 The Owner and Architect may rely on the Initial Information. Both parties, however, recognize that such 
information may materially change and, change, and in that event, the Owner and the Architect shall appropriately 
adjust the schedule, the Architect’s services and the Architect’s compensation. 
PAGE 5

§ 2.6.1 Comprehensive General Liability with policy limits of not less than Two Million dollars ($ 2,000,000 ) for 
each occurrence and in the aggregate for bodily injury and property damage.

§ 2.6.2 Automobile Liability covering owned and rented vehicles operated by the Architect with policy limits of not 
less than ($    ) One Million ($ 1,000,000) combined single limit and aggregate for bodily injury and property damage.
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4

…

§ 2.6.4 Workers’ Compensation at statutory limits and Employers Liability with a policy limit of not less than One 
Million dollars ($ 1,000,000 ).

§ 2.6.5 Professional Liability covering the Architect’s negligent acts, errors and omissions in its performance of 
professional services with policy limits of not less than ($    ) One Million Dollars ($ 1,000,000) per claim and in the 
aggregate.

§ 2.6.6 
§ 2.6.6 The Architect shall provide to the Owner acceptable certificates of insurance evidencing compliance with the 
requirements in this Section 2.6. 2.6 prior to commencement of the Work and thereafter upon renewal or replacement 
of each required policy of insurance. The insurance policies required by this Section, except workers’ compensation, 
shall contain a provision that coverages afforded under the policies will not be canceled or allowed to expire without at 
least 30 days’ prior written notice to the Owner. An additional certificate evidencing continuation of professional 
liability coverage shall be submitted with the final Application for Payment. Information concerning reduction of 
coverage on account of claims paid under the policy shall be furnished by the Architect with reasonable promptness. 
The certificates will show the Owner as an additional insured on the Comprehensive General Liability, Automobile 
Liability, umbrella or excess policies.

§ 2.6.7  Governmental Immunity:  The parties hereto understand and agree that Owner is relying on, and does not 
waive or intend to waive by any provision of this contract, the monetary limitations (presently $350,000.00 per person 
and $1,093,000 per occurrence) or any other rights, immunities, and protections provided by the Colorado 
Governmental Immunity Act, Section 24-10-101 et seq., C.R.S., as from time to time amended, or otherwise available 
to Owner, its officers, or its employees.

§ 2.6.8   Owner’s Insurance: The parties hereto understand that the Owner is a member of the Colorado Intergovern-
mental Risk Sharing Agency (CIRSA) and as such participates in the CIRSA Property/Casualty Pool.  Copies of the 
CIRSA policies and manual are kept at the City of Aspen Finance Department and are available to Contractor for 
inspection during normal business hours.  Owner makes no representations whatsoever with respect to specific 
coverages offered by CIRSA.  Owner shall provide reasonable notice of any changes in its membership or 
participation in CIRSA.

§ 2.6.9   Deductible:  The Architect shall pay any amounts not covered under these policies because of a deductible on 
the insurance policies provided by the Architect.
PAGE 6

§ 3.1 The Architect’s Basic Services consist of those described in Article 3 and include usual and customary 
structural, mechanical, and electrical engineering services. Services not set forth in this Article 3 includes services as 
described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 
2021, and
Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for the 
"Lumberyard" Affordable Housing Development dated April 19, 2021. 

The initial contract includes:
Part 1: Customized Schematic Design, and
Part 2: Supporting the Land Use Entitlements Application

As described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 
14, 2021, and Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for 
the "Lumberyard" Affordable Housing Development dated April 19, 2021. 

Additional portions of work may be added as the project moves forward, by amendment:

Part 3: Design Development
Part 4: Supporting the Land Use Entitlements Project Review Process
Part 5: Planned Development Documentation
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Part 6: Construction Documents
Part 7: Supporting the Building Permit Application Process
Part 8: Construction Administration
Part 9: Project Closeout and Warranty Support

As described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 
14, 2021, and Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for 
the "Lumberyard" Affordable Housing Development dated April 19, 2021.

Services other than those specified are Additional Services.

…

§ 3.1.4 The Architect shall submit information to the Owner and Construction Manager and participate in developing 
and revising the Project schedule as it relates to the Architect’s services.
PAGE 11

§ 3.6.5.2 The Architect may authorize minor changes in the Work that are consistent with the intent of the Contract 
Documents and do not involve an adjustment in the Contract Sum or an extension of the Contract Time. Such changes 
shall be effected affected by written order issued by the Architect through the Construction Manager.
PAGE 12

(Designate the Additional Services the Architect shall provide in the second column of the table below. In the third 
column indicate whether the service description is located in Section 4.2 or in an attached exhibit. If in an exhibit, 
identify the exhibit.)

Refer to Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021
PAGE 14

TBD upon addition of construction phase services by amendment

§ 4.3.4 If the services covered by this Agreement have not been completed within    (    Part 1 and Part 2 as described 
in section 3.1 have not been completed within ten   ( 10   ) months of the date of this Agreement, through no fault of the 
Architect, extension of the Architect’s services beyond that time shall be compensated as Additional Services. 
PAGE 17

§ 8.1.1 The Owner and Architect shall commence all claims and causes of action, whether in contract, tort, or 
otherwise, against the other arising out of or related to this Agreement in accordance with the requirements of the 
method of binding dispute resolution selected in this Agreement within the period specified by applicable law, but in 
any case not more than 10 years after the date of Substantial Completion of the Work. The Owner and Architect waive 
all claims and causes of action not commenced in accordance with this Section 8.1.1.
PAGE 18

[ X ] Litigation in a court of competent jurisdiction
PAGE 20

(Insert amount of, or basis for, compensation.)
The initial contract includes:
Part 1: Customized Schematic Design, and
Part 2: Supporting the Land Use Entitlements Application

Progress billing, not to exceed, as described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and 
appended July 9, 2021 and July 14, 2021.

Additional portions of work may be added as the project moves forward, by amendment:

Part 3: Design Development
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Part 4: Supporting the Land Use Entitlements Project Review Process

Progress billing, not to exceed, as described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and 
appended July 9, 2021 and July 14, 2021.

Additional portions of work may be added as the project moves forward, by amendment:

Part 5: Planned Development Documentation
Part 6: Construction Documents
Part 7: Supporting the Building Permit Application Process
Part 8: Construction Administration
Part 9: Project Closeout and Warranty Support

As described in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 
14, 2021, and Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for 
the "Lumberyard" Affordable Housing Development dated April 19, 2021.

…

(Insert amount of, or basis for, compensation. If necessary, list specific services to which particular methods of 
compensation apply.)

Additional services may be added by written amendment
PAGE 21

(Insert amount of, or basis for, compensation.)
Additional services may be added by written amendment

§ 11.4 Compensation for Additional Services of the Architect’s consultants when not included in Sections 11.2 or 
11.3, shall be the amount invoiced to the Architect plus  ten  percent (  10  %), or as otherwise stated below:

…

Refer to fee schedule in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 
and July 14, 2021

…

Refer to schedule of rates in attached Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 
2021 and July 14, 2021

PAGE 22

§ 11.10.2 Unless otherwise agreed, payments for services shall be made monthly in proportion to services performed. 
Payments are due and payable upon presentation of the Architect’s invoice. Amounts unpaid 45 days   (    ) days after 
the invoice date shall bear interest at the rate entered below, or in the absence thereof at the legal rate prevailing from 
time to time at the principal place of business of the Architect.

…

3.25%   %   

…
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§ 12.5 Tax-Exemption.  All purchases of supplies, construction or building materials shall not include Federal Excise 
Taxes or Colorado State or local sales or use taxes.  The Owner’s State of Colorado tax identification number is 
98-04557.  The Owner’s Federal Tax Identification Number is 84-6000563. 

§ 12.6   Independent Contractor Status.  It is expressly acknowledged and understood by the parties that nothing 
contained in this agreement shall result in or be construed as establishing an employment relationship.  Architect shall 
be, and shall perform as, an Independent Contractor who agrees to use his or her best efforts to provide the said 
services on behalf of the Owner.  No agent, employee, or servant of Architect shall be, or shall be deemed to be, the 
employee, agent or servant of the Owner.  Owner is interested only in the results obtained under this contract.  The 
manner and means of conducting the work are under the sole control of Architect.  None of the benefits provided by 
Owner to its employees including, but not limited to, workers’ compensation insurance and unemployment insurance, 
are available from Owner to the employees, agents or servants of Architect.  Architect shall be solely and entirely 
responsible for its acts and for the acts of Architect’s agents, employees, servants and consultants during the 
performance of this contract.  Architect shall indemnify Owner against all liability and loss in connection with, and 
shall assume full responsibility for payment of all federal, state and local taxes or contributions imposed or required 
under unemployment insurance, social security and income tax law, with respect to Architect and/or Architect’s 
employees engaged in the performance of the services agreed to herein. 

§ 12.7   Notice.  Any written notices as called for herein may be hand delivered to the respective persons and/or 
addresses listed below or mailed by certified mail return receipt requested, to:

Owner:

City Manager
City of Aspen
130 South Galena Street
Aspen, Colorado 81611

With a copy to:
James R. True, Esq.
City Attorney
130 South Galena Street
Aspen, Colorado 81611

§ 12.8 Non-Discrimination.  No discrimination because of race, color, creed, sex, marital status, affectional or sexual 
orientation, family responsibility, national origin, ancestry, handicap, or religion shall be made in the employment of 
persons to perform services under this contract.  Architect agrees to meet all of the requirements of Owner’s municipal 
code, Section 13-98, pertaining to non-discrimination in employment.

§ 12.9 Waiver.  The waiver by the Owner of any term, covenant, or condition hereof shall not operate as a waiver of 
any subsequent breach of the same or any other term.  No term, covenant, or condition of this Agreement can be 
waived except by the written consent of the Owner.  Forbearance or indulgence by the Owner in any regard 
whatsoever shall not constitute a waiver of any term, covenant, or condition to be performed by Architect to which the 
same may apply and, until complete performance by Architect of said term, covenant or condition, the Owner shall be 
entitled to invoke any remedy available to it under this Agreement or by law despite any such forbearance or 
indulgence.

§ 12.10 Execution of Agreement by Owner.  This agreement shall be binding upon all parties hereto and their respective 
heirs, executors, administrators, successors and assigns.  Notwithstanding anything to the contrary contained herein, 
this Agreement shall not be binding upon the Owner unless duly executed in accordance with the requirements of the 
Owner’s municipal code by the Mayor of the City of Aspen, or a duly authorized official in his absence, following 
approval of City Council. 

§ 12.11   Worker Without Authorization prohibited – CRS §8-17.5-101 & §24-76.5-101

§ 12.11.1 Purpose.  During the 2021 Colorado legislative session, the legislature passed House Bill 21-1075 that 
amended current CRS §8-17.5-102 (1), (2)(a), (2)(b) introductory portion, and (2)(b)(III) as it relates to the 
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employment of and contracting with a "worker without authorization" which is defined as an individual who is unable 
to provide evidence that the individual is authorized by the federal government to work in the United States.  As 
amended, the current law prohibits all state agencies and political subdivisions, including the Owner, from knowingly 
hiring a worker without authorization to perform work under a contract, or to knowingly contract with a Consultant 
who knowingly hires with a worker without authorization to perform work under the contract.  The law also requires 
that all contracts for services include certain specific language as set forth in the statutes. The following terms and 
conditions have been designed to comply with the requirements of this new law.

§ 12.11.2 Definitions.  The following terms are defined by this reference are incorporated herein and in any contract 
for services entered into with the Owner.

1. "E-verify program" means the electronic employment verification program created in Public Law 208, 104th 
Congress, as amended, and expanded in Public Law 156, 108th Congress, as amended, that is jointly administered by 
the United States Department of Homeland Security and the social security Administration, or its successor program.

2. "Department program" means the employment verification program established pursuant to Section 
8-17.5-102(5)(c).

3. "Public Contract for Services" means this Agreement.

4. "Services" means the furnishing of labor, time, or effort by a Consultant or a subconsultant not involving the 
delivery of a specific end product other than reports that are merely incidental to the required performance. 

5. "Worker without authorization" means an individual who is unable to provide evidence that the individual is 
authorized by the federal government to work in the United States 

§ 12.11.3 By signing this document, Consultant certifies and represents that at this time:

1. Consultant shall confirm the employment eligibility of all employees who are newly hired for employment to 
perform work under the public contract for services; and 

2. Consultant has participated or attempted to participate in either the e-verify program or the department program in 
order to verify that new employees are not workers without authorization.

§ 12.11.4 Consultant hereby confirms that:

1. Consultant shall not knowingly employ or contract with a worker without authorization to perform work under the 
Public Contract for Services.

2. Consultant shall not enter into a contract with a subconsultant that fails to certify to the Consultant that the 
subconsultant shall not knowingly employ or contract with a worker without authorization to perform work under the 
Public Contract for Services.

3. Consultant has confirmed the employment eligibility of all employees who are newly hired for employment to 
perform work under the public contract for services through participation in either the e-verify program or the 
department program.

40 Consultant shall not use the either the e-verify program or the department program procedures to undertake 
pre-employment screening of job applicants while the Public Contract for Services is being performed.

§ 12.11.5 If Consultant obtains actual knowledge that a subconsultant performing work under the Public Contract for 
Services knowingly employs or contracts with a worker without authorization, Consultant shall:

1. Notify such subconsultant and the Owner within three days that Consultant has actual knowledge that the 
subconsultant is employing or subcontracting with a worker without authorization: and

2. Terminate the subcontract with the subconsultant if within three days of receiving the notice required pursuant to 

EXHIBIT A - CONTRACT WITH EXHIBITS

564



Additions and Deletions Report for AIA Document B132™  –  20 09 .  Copyright  1992 and 2009 by The American Institute of Architects. All rights reserved. The 
“American Institute of Architects,” “AIA,” the AIA Logo, and “AIA Contract Documents” are registered trademarks and may not be used without permission. This 
document was produced by AIA software at 11:22:12 ET on 07/20/2021 under Order No.9023199268 which expires on 08/21/2021, is not for resale, is licensed for 
one-time use only, and may only be used in accordance with the AIA Contract Documents® Terms of Service. To report copyright violations, e-mail 
copyright@aia.org.
User Notes: (1680886642)

9

this section the subconsultant does not stop employing or contracting with the worker without authorization; except 
that Consultant shall not terminate the Public Contract for Services with the subconsultant if during such three days the 
subconsultant provides information to establish that the subconsultant has not knowingly employed or contracted with 
a worker without authorization.

§ 12.11.6 Consultant shall comply with any reasonable request by the Colorado Department of Labor and 
Employment made in the course of an investigation that the Colorado Department of Labor and Employment 
undertakes or is undertaking pursuant to the authority established in Subsection 8-17.5-102 (5), C.R.S.

§ 12.11.7 If Consultant violates any provision of the Public Contract for Services pertaining to the duties imposed by 
Subsection 8-17.5-102, C.R.S. the Owner may terminate this Agreement.  If this Agreement is so terminated, 
Consultant shall be liable for actual damages to the Owner arising out of Consultant’s violation of Subsection 
8-17.5-102, C.R.S. 

§12.12 It is agreed that neither this agreement nor any of its terms, provisions, conditions, representations or covenants 
can be modified, changed, terminated or amended, waived, superseded or extended except by appropriate written 
instrument fully executed by the parties.

§ 12.13 If any of the provisions of this agreement shall be held invalid, illegal or unenforceable it shall not affect or 
impair the validity, legality or enforceability of any other provision. 

§ 12.14  Indemnification Architect agrees to indemnify and hold harmless the City of Aspen, its officers, and employees 
from and against all liability, claims, and demands, on account of injury, loss, or damage, including without limitation 
claims arising from bodily injury, personal injury, sickness, disease, death, property loss or damage, or any other loss of 
any kind whatsoever, but only to the extent and for an amount represented by the degree or percentage of negligence, or 
fault of the Architect, any subcontractor of the Architect, or any officer, employee, representative, or agent of the Architect 
or of any subcontractor of the Architect, or which arises out of any workmen’s compensation claim of any employee of the 
Architect or of any employee of any subcontractor of the Architect.  The extent of the Architect’s obligation to indemnify 
or hold harmless any indemnity obligee may be determined only after the Architect’s liability or fault has been determined 
by adjudication, alternative dispute resolution, or otherwise resolved by mutual agreement between the Architect and the 
indemnity obligee.

§ 12.15 Electronic Signatures and Electronic Records This Agreement and any amendments hereto may be 
executed in several counterparts, each of which shall be deemed an original, and all of which together shall constitute 
one agreement binding on the Parties, notwithstanding the possible event that all Parties may not have signed the same 
counterpart.  Furthermore, each Party consents to the use of electronic signatures by either Party.  The Scope of Work, 
and any other documents requiring a signature hereunder, may be signed electronically in the manner agreed to by the 
Parties.  The Parties agree not to deny the legal effect or enforceability of the Agreement solely because it is in 
electronic form or because an electronic record was used in its formation.  The Parties agree not to object to the 
admissibility of the Agreement in the form of an electronic record, or a paper copy of an electronic documents, or a 
paper copy of a document bearing an electronic signature, on the grounds that it is an electronic record or electronic 
signature or that it is not in its original form or is not an original.

PAGE 25

(List other documents, if any, including additional scopes of service forming part of the Agreement.)

Exhibit A Cushing Terrell Proposal dated May 27, 2021 and appended July 9, 2021 and July 14, 2021

Exhibit B City of Aspen Request for Proposals 2021-150 Architecture & Engineering Design Team for the 
"Lumberyard" Affordable Housing Development dated April 19, 2021
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’Certification of Document s Authenticity
AIA® ™  – 2003 Document D401

I, Wayne Freeman , hereby certify, to the best of my knowledge, information and belief, that I created the attached 
final document simultaneously with its associated Additions and Deletions Report and this certification at 11:22:12 
ET on 07/20/2021 under Order No. 9023199268 from AIA Contract Documents software and that in preparing the 
attached final document I made no changes to the original text of AIA® Document B132™ – 2009, Standard Form of 
Agreement Between Owner and Architect,  Construction Manager as Adviser Edition, as published by the AIA in its 
software, other than those additions and deletions shown in the associated Additions and Deletions Report.

_____________________________________________________________
(Signed) 

_____________________________________________________________
(Title) 

_____________________________________________________________
(Dated)
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Christopher Everson

From: Wayne Freeman <WayneFreeman@cushingterrell.com>
Sent: Wednesday, July 14, 2021 9:38 AM
To: Christopher Everson
Cc: Asal Vojdani; Laura Dougherty
Subject: Re: 2021-150 Lumberyard Design Team RFP Process // Request for additional 

information
Attachments: Updated Fees for Lumberyard Affordable housing-Fees.pdf; Updated Fees for 

Lumberyard Affordable housing-hours.pdf; Updated Fees for Lumberyard Affordable 
housing-Hrly Rates.pdf

July 14, 2021 

Chris Everson 
Affordable Housing Development Senior Project Manager
Capital Asset Department 
130 South Galena St. 
Aspen, CO 81611 

RE: Added information Lumberyard Affordable Housing Project 

Chris, 

Thank you for the continued opportunity to provide additional information about the augmentation of our team 
and how we plan to integrate added team members into the overall process.  I am in the process of completing 
a project here in Basalt today and have limited time but I want to meet your deadline so I will strive to be 
thorough but succinct.   

We are proposing to add Connect One Design (C1D) from Aspen/Basalt and Desman from Denver to our 
team.  You are no doubt familiar with both firms.  We think they round out our team and fill critical areas of 
need as well as complimenting the talents of our existing team. 

We have worked with C1D for the past several years throughout Colorado’s Western Slopes and have enjoyed 
their unique insight of many of Colorado’s ski towns.  I have personally grown to rely on the C1D team as 
trusted partners and often seek their opinion on projects in Montana, Idaho and other places where we 
work.  We have a close working relationship and we often enter projects as co-leaders.  Heather Henry 
routinely leads portions of projects with my full confidence to direct Cushing Terrell project staff as 
necessary.  She and Nora Bland of Cushing Terrell work seamlessly together leading public outreach portions 
of projects.  Heather has directed design solutions for a full team of landscape architects, architects, planners 
and graphic designers on projects where CT was the project lead.  While CT generally is the lead design firm 
on projects and responsible for project delivery, I trust Gyles and Heather to direct portions of my staff during 
key site planning elements of projects. 

C1D will take the lead on site design and utilize Cushing Terrell landscape architecture staff for support, 
documentation and production.  We have successfully followed this model previously with our two firms.  C1D 
is local and will be a valuable asset as “boots on the ground” throughout the course of the Lumberyard 
Affordable Housing Project. 

Desman will focus on leading the team in parking design and alternatives.  Throughout the project they will 
lead design of underground parking structures and parking structure alternatives.  We have previously worked 
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with Desman and feel comfortable working as a collaborative team to find the best solution for this very unique 
project. 
 
Attached is an updated spreadsheet of our fee proposal.  While it is difficult to peer down the road of where the 
project may take us we understand it is important to Aspen to be confident of not-to-exceed costs as far into 
the design process as possible.  We have updated our proposal costs to extend a guaranteed fee for the first 
four (4) phases of design.  We’ve included all updated team members into the mix. 
 
Please feel free to call me with questions and/or comments.  We are looking forward to getting started and 
working with your team on this exciting project. 
 
Best Regards, 
 
CUSHING TERRELL 
 
Wayne Freeman 
Principal 
 
 
  
 
 
 

   
 

  

Wayne Freeman  PLA, CLARB 

Principal 

 

406.599.7109  

 

cushingterrell.com  

 

CTA is now Cushing Terrell. 

From: Christopher Everson <chris.everson@cityofaspen.com> 
Date: Tuesday, July 13, 2021 at 11:25 AM 
To: Wayne Freeman <WayneFreeman@cushingterrell.com> 
Cc: Asal Vojdani <asal.vojdani@cityofaspen.com>, Laura Dougherty <LauraDougherty@cushingterrell.com> 
Subject: RE: 2021-150 Lumberyard Design Team RFP Process // Request for additional information 
 
Wayne, 
  
On behalf of our team, thank you very much for taking the time to assemble your thorough response to the City of 
Aspen’s request for additional information. 
  
Our team would like to request at this time that you please update your proposed tables of rates, hours and fees (pages 
74-79 of your proposal dated May 27, 2021) to include the team augmentation for Community Outreach and Parking 
Consultant as discussed in your clarification letter dated July 9, 2021. Please include a description of the services and 
benefits that the team augmentation would bring to the project process. 
  
Please also re-iterate, to the extent that you are able, your commitment to any portions of scope for which rates, hours 
and fees are guaranteed not to exceed – for each part of the scope where you are able to do so. And describe any 
additional modifications which you see fit to include in your updated offer. 
  
We hope to have your response by end of day, Wednesday, July 14. However, this being very short notice, please let us 
know if an additional day would be necessary to prepare and submit these materials. 
  
Thank you for your continued participation and patience as we move forward with this process. 
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   - Chris 
  

 
  
Chris Everson 
Affordable Housing Development Senior Project Manager 
  
Capital Asset Department 
130 South Galena St. 
Aspen, CO 81611 
  
p 970.429.1834 
c 970.319.7529 
chris.everson@cityofaspen.com 
  

From: Wayne Freeman <WayneFreeman@cushingterrell.com>  
Sent: Friday, July 9, 2021 8:48 AM 
To: Christopher Everson <chris.everson@cityofaspen.com> 
Cc: Asal Vojdani <asal.vojdani@cityofaspen.com>; Laura Dougherty <LauraDougherty@cushingterrell.com> 
Subject: 2021-150 Lumberyard Design Team RFP Process // Request for additional information 
  
Chris, 
Thank you for the opportunity to submit additional information about our team regarding your questions.  Attached you 
will find our responses as well as additional graphic information and example projects relative to contextual design in a 
few other mountain communities.  I am taking the opportunity of send you a file share separate from this email that 
contains a presentation on schematic design for the Montana Heritage Center recently completed for funding in Helena, 
MT.  Many of the same Cushing Terrell staff that are on our team for the Lumberyard project developed the Heritage 
Center.  I think it conveys much of our early design process, how we approach sustainability goals and particularly what 
goes into successful public outreach and diverse and often competing client structures.  It’s a large file so look for the file 
share email that will allow you to download the presentation. 
  
We are honored to be considered a finalist for this project.  The Lumberyard Affordable Housing project meets so many 
elements of our firm goals on doing business.  It gives us an opportunity to continue our pursuit of helping ordinary 
people better their lives by providing creative, functional and affordable housing.  Equally important, it will challenge our 
team to look deep into our sustainability knowledge-base to craft a plan in the affordable housing sector that treads 
lighter on the planet. 
  
It’s always good to talk face to face on big decisions.  I’m happy to be in Aspen with a little notice.  If you’re available 
Tuesday or Wednesday I will be in town next week arriving Monday afternoon.   
  
On behalf of our team, thanks again. 
Wayne 
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Estimated Fees Company Name
(add/edit/delete as needed) Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin.

Architect CT $0 $62,400 $29,280 $35,100 $0 $0 $16,068 $7,540 $4,820 $0 $0 $57,925 $7,766 $4,965 $0 $0 $9,091 $6,399 $4,091 $0 $0 $17,047 $3,999 $5,114 $0 $0 $72,339 $12,729 $81,381 $0 $0 $17,047 $2,000 $5,114 $0 $0 $70,232 $49,432 $31,604 $0 $0 $12,056 $849 $2,713 $0

Landscape Arch. CT $24,640 $0 $0 $22,560 $0 $18,458 $0 $0 $3,098 $0 $9,506 $0 $0 $7,978 $0 $2,937 $0 $0 $2,054 $0 $4,895 $0 $0 $2,054 $0 $20,774 $0 $0 $34,871 $0 $4,895 $0 $0 $2,054 $0 $10,085 $0 $0 $21,160 $0 $2,077 $0 $0 $872 $0

Civil Eng. RFE $3,200 $4,900 $2,048 $5,760 $0 $5,768 $15,141 $6,592 $42,024 $0 $8,487 $33,418 $0 $30,554 $0 $2,185 $3,825 $0 $2,623 $0 $2,185 $3,825 $0 $2,623 $0 $13,911 $24,345 $0 $44,516 $0 $2,185 $3,825 $0 $2,623 $0 $4,502 $15,757 $0 $16,207 $0 $927 $1,623 $0 $1,113 $0

Sustainability Consult. CT $0 $0 $3,504 $264 $0 $0 $0 $3,008 $0 $0 $0 $0 $3,717 $1,400 $0 $0 $0 $3,191 $0 $0 $0 $0 $319 $0 $0 $0 $0 $8,124 $3,060 $0 $0 $0 $319 $0 $0 $0 $0 $3,944 $1,486 $0 $0 $0 $339 $0 $0

Land Planner (explain) CT $13,440 $0 $0 $5,640 $0 $5,537 $0 $0 $7,746 $0 $4,753 $0 $0 $5,983 $0 $2,448 $0 $0 $822 $0 $2,448 $0 $0 $822 $0 $10,387 $0 $0 $6,538 $0 $2,448 $0 $0 $822 $0 $10,085 $0 $0 $6,348 $0 $1,039 $0 $0 $436 $0

Site/Public Outreach C1D $24,000 $0 $16,200 $0 $1,600 $4,120 $0 $6,953 $0 $2,472 $16,974 $0 $21,483 $0 $8,487 $4,371 $0 $7,376 $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

P.R. / Community Relations CT $800 $3,120 $2,196 $3,600 $0 $824 $2,142 $1,885 $0 $0 $849 $3,310 $2,330 $1,910 $0 $874 $2,841 $2,000 $0 $0 $874 $2,841 $2,000 $0 $0 $1,855 $2,411 $1,697 $835 $0 $874 $2,841 $2,000 $0 $0 $900 $1,171 $824 $405 $0 $464 $1,206 $849 $0 $0

Interiors CT $0 $0 $0 $9,840 $0 $0 $0 $0 $2,534 $0 $0 $0 $0 $15,659 $0 $0 $0 $0 $538 $0 $0 $0 $0 $538 $0 $0 $0 $0 $22,815 $0 $0 $0 $0 $538 $0 $0 $0 $0 $22,150 $0 $0 $0 $0 $285 $0

Traffic Eng. CT $0 $10,000 $0 $0 $0 $0 $8,240 $0 $0 $0 $0 $8,487 $0 $0 $0 $0 $5,245 $0 $0 $0 $0 $874 $0 $0 $0 $0 $4,637 $0 $0 $0 $0 $874 $0 $0 $0 $0 $2,251 $0 $0 $0 $0 $464 $0 $0 $0

Drainage Eng. RFE $400 $700 $0 $960 $0 $824 $5,408 $0 $14,832 $0 $1,697 $4,456 $1,630 $7,638 $0 $0 $2,295 $0 $3,147 $0 $874 $2,295 $0 $3,147 $0 $9,274 $8,115 $8,903 $33,387 $0 $874 $2,295 $0 $1,574 $0 $4,502 $7,879 $11,525 $10,805 $0 $464 $1,014 $0 $696 $0

Structural Eng. Pie $0 $9,750 $0 $0 $0 $0 $4,017 $0 $0 $0 $0 $24,825 $0 $0 $0 $0 $2,557 $0 $0 $0 $0 $1,705 $0 $0 $0 $0 $72,339 $0 $0 $0 $0 $1,705 $0 $0 $0 $0 $17,558 $0 $0 $0 $0 $904 $0 $0 $0

MEP Eng. CT $0 $11,160 $9,720 $0 $0 $0 $0 $0 $0 $0 $0 $23,679 $20,624 $0 $0 $0 $2,439 $2,124 $0 $0 $0 $1,626 $1,416 $0 $0 $0 $69,000 $60,097 $0 $0 $0 $1,626 $1,416 $0 $0 $0 $16,748 $14,587 $0 $0 $0 $862 $751 $0 $0

Acoustics BSA $0 $6,960 $7,980 $0 $0 $0 $1,792 $2,740 $0 $0 $0 $3,692 $5,644 $0 $0 $0 $1,901 $2,907 $0 $0 $0 $761 $1,163 $0 $0 $0 $4,034 $6,167 $0 $0 $0 $761 $1,163 $0 $0 $0 $1,958 $2,994 $0 $0 $0 $403 $617 $0 $0

Waterproofing / Snow Pie $0 $7,800 $0 $0 $0 $0 $0 $0 $0 $0 $0 $8,275 $0 $0 $0 $0 $2,557 $0 $0 $0 $0 $426 $0 $0 $0 $0 $9,042 $0 $0 $0 $0 $426 $0 $0 $0 $0 $4,389 $0 $0 $0 $0 $452 $0 $0 $0

Parking Consultant Desman $11,600 $6,000 $7,800 $10,200 $1,380 $11,948 $0 $0 $0 $1,421 $12,306 $16,974 $4,138 $25,249 $1,464 $3,803 $5,245 $0 $2,229 $0 $7,605 $0 $2,557 $0 $0 $20,171 $9,274 $72,339 $0 $0 $7,605 $5,245 $2,557 $4,458 $0 $7,834 $5,402 $26,337 $0 $0 $8,069 $2,782 $2,713 $2,365 $0

Fire Protection CT $0 $0 $6,640 $0 $0 $0 $0 $3,420 $0 $0 $0 $0 $7,044 $0 $0 $0 $0 $3,628 $0 $0 $0 $0 $726 $0 $0 $0 $0 $15,395 $0 $0 $0 $0 $726 $0 $0 $0 $0 $14,947 $0 $0 $0 $0 $385 $0 $0

Life Safety Code Consult./entitlementswCT $0 $6,000 $0 $0 $0 $0 $9,270 $0 $0 $0 $0 $9,548 $0 $0 $0 $0 $1,311 $0 $0 $0 $0 $3,278 $0 $0 $0 $0 $20,867 $0 $0 $0 $0 $3,278 $0 $0 $0 $0 $10,130 $0 $0 $0 $0 $1,391 $0 $0 $0

Modular CT $0 $6,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,365 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $13,911 $0 $0 $0 $0 $3,278 $0 $0 $0 $0 $10,130 $0 $0 $0 $0 $1,391 $0 $0 $0

Renderings CT $0 $0 $5,920 $4,680 $0 $0 $0 $6,098 $0 $0 $0 $0 $6,281 $3,972 $0 $0 $0 $970 $0 $0 $0 $0 $323 $0 $0 $0 $0 $6,863 $5,425 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total $78,080 $134,790 $91,288 $98,604 $2,980 $47,479 $62,078 $38,234 $75,054 $3,893 $54,573 $200,956 $80,656 $105,309 $9,951 $16,618 $39,308 $28,594 $15,504 $0 $18,882 $34,677 $12,503 $14,297 $0 $76,373 $310,314 $192,314 $232,829 $0 $18,882 $43,200 $10,180 $17,182 $0 $37,907 $163,604 $124,589 $110,165 $0 $13,040 $24,550 $6,501 $8,479 $0

Subtotal Each Contract Part

Assume 10% Reimbursables

Total Per Each Contract Part

Grand Total $2,919,859

Part 9: Closeout and Waranty

$52,570

$5,257

$57,827

$8,944

Part 7: Supporting Building Permit Process Part 8: Construction Admin

$436,265

$43,627

$479,892$893,013 $98,388

$40,574 $22,674 $45,144 $10,002 $8,036 $81,183

$446,316 $249,412 $496,589 $110,026 $88,395

$811,830 $89,444

Part 1: Customized Schematic Design Part 2: Supporting Entitlements Application Part 3: Design Development Part 4: Supporting Project Review Process Part 5 PD Documentation Part 6: Construction Docs

$405,742 $226,738 $451,445 $100,024 $80,359
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Estimated Hours Company Name
(add/edit/delete as needed) Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin.

Architect CT 240.0 160.0 300.0 60.0 40.0 40.0 210.0 40.0 40.0 32.0 32.0 32.0 60.0 20.0 40.0 240.0 60.0 600.0 60.0 10.0 40.0 240.0 240.0 240.0 40.0 4.0 20.0

Landscape Arch. CT 110.0 240.0 80.0 32.0 40.0 80.0 12.0 20.0 20.0 20.0 80.0 320.0 20.0 20.0 40.0 200.0 8.0 8.0

Civil Eng. RFE 16.0 28.0 16.0 48.0 28.0 84.0 50.0 340.0 40.0 180.0 240.0 10.0 20.0 20.0 10.0 20.0 20.0 60.0 120.0 320.0 10.0 20.0 20.0 20.0 80.0 120.0 4.0 8.0 8.0

Sustainability Consult. CT 24.0 2.0 20.0 24.0 10.0 20.0 2.0 48.0 20.0 2.0 24.0 10.0 2.0

Land Planner (explain) CT 60.0 60.0 24.0 80.0 20.0 60.0 10.0 8.0 10.0 8.0 40.0 60.0 10.0 8.0 40.0 60.0 4.0 4.0

Site/Public Outreach C1D 120.0 120.0 20.0 20.0 50.0 30.0 80.0 150.0 100.0 20.0 50.0

P.R. / Community Relations CT 4.0 12.0 12.0 40.0 4.0 8.0 10.0 4.0 12.0 12.0 20.0 4.0 10.0 10.0 4.0 10.0 10.0 8.0 8.0 8.0 8.0 4.0 10.0 10.0 4.0 4.0 4.0 4.0 2.0 4.0 4.0

Interiors CT 80.0 20.0 120.0 4.0 4.0 160.0 4.0 160.0 2.0

Traffic Eng. CT 50.0 40.0 40.0 24.0 4.0 20.0 4.0 10.0 2.0

Drainage Eng. RFE 2.0 4.0 8.0 4.0 30.0 0.0 120.0 8.0 24.0 12.0 60.0 12.0 24.0 4.0 12.0 24.0 40.0 40.0 60.0 240.0 4.0 12.0 12.0 20.0 40.0 80.0 80.0 2.0 5.0 5.0

Structural Eng. Pie 50.0 20.0 120.0 12.0 8.0 320.0 8.0 80.0 4.0

MEP Eng. CT 60.0 60.0 120.0 120.0 12.0 12.0 8.0 8.0 320.0 320.0 8.0 8.0 80.0 80.0 4.0 4.0

Acoustics BSA 40.0 60.0 10.0 20.0 20.0 40.0 10.0 20.0 4.0 8.0 20.0 40.0 4.0 8.0 10.0 20.0 2.0 4.0

Waterproofing / Snow Pie 40.0 40.0 12.0 2.0 40.0 2.0 20.0 2.0

Parking Consultant Desman 40.0 30.0 40.0 60.0 12.0 40.0 12.0 40.0 80.0 20.0 140.0 12.0 12.0 24.0 12.0 24.0 12.0 60.0 40.0 320.0 24.0 24.0 12.0 24.0 24.0 24.0 120.0 120.0 24.0 12.0 12.0 12.0

Fire Protection CT 40.0 20.0 40.0 20.0 4.0 80.0 4.0 80.0 2.0

Life Safety Code Consult./entitlementsCT 40.0 60.0 60.0 8.0 20.0 120.0 20.0 60.0 8.0

Modular CT 40.0 40.0 80.0 20.0 60.0 8.0

Renderings CT 40.0 40.0 40.0 40.0 32.0 6.0 2.0 40.0 40.0 0.0

Total 352.0 634.0 572.0 878.0 32.0 200.0 312.0 250.0 632.0 42.0 232.0 946.0 498.0 802.0 112.0 68.0 176.0 170.0 120.0 0.0 72.0 148.0 66.0 116.0 0.0 288.0 1368.0 976.0 1768.0 0.0 72.0 192.0 54.0 128.0 0.0 148.0 708.0 648.0 994.0 0.0 44.0 99.0 32.0 59.0 0.0

Total Per Each Contract Part

Grand Total 15008.0

402.0

Part 5 PD Documentation Part 6: Construction Docs Part 9: Closeout and Waranty

234.0

Part 7: Supporting Building Permit Process Part 8: Construction Admin

4400.0 446.0 2498.0

Part 1: Customized Schematic Design Part 2: Supporting Entitlements Application Part 3: Design Development Part 4: Supporting Project Review Process

2468.0 1436.0 2590.0 534.0
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Hourly Rates Company Name
(add/edit/delete as needed) Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin.

Architect CT $260 $183 $117 $0 $268 $188 $121 $0 $0 $276 $194 $124 $0 $0 $284 $200 $128 $0 $0 $293 $206 $132 $0 $0 $301 $212 $136 $0

Landscape Arch. CT $224 $94 $231 $0 $0 $97 $0 $238 $0 $0 $100 $0 $245 $0 $0 $103 $0 $252 $0 $0 $106 $0 $260 $0 $0 $109 $0

Civil Eng. RFE $200 $175 $128 $120 $206 $180 $132 $124 $0 $212 $186 $136 $127 $0 $219 $191 $140 $131 $0 $225 $197 $144 $135 $0 $232 $203 $148 $139 $0

Sustainability Consult. CT $146 $132 $0 $0 $150 $136 $0 $0 $0 $155 $140 $0 $0 $0 $160 $144 $0 $0 $0 $164 $149 $0 $0 $0 $169 $153 $0

Land Planner CT $224 $94 $231 $0 $0 $97 $0 $238 $0 $0 $100 $0 $245 $0 $0 $103 $0 $252 $0 $0 $106 $0 $260 $0 $0 $109 $0

Site/Public Outreach C1D $200 $135 $100 $80 $206 $0 $139 $103 $82 $212 $0 $143 $106 $85 $219 $0 $148 $109 $87 $225 $0 $152 $113 $90 $232 $0 $157 $116 $93

P.R. / Community Relations CT $200 $260 $183 $90 $206 $268 $188 $93 $0 $212 $276 $194 $95 $0 $219 $284 $200 $98 $0 $225 $293 $206 $101 $0 $232 $301 $212 $104 $0

Interiors CT $123 $0 $0 $0 $127 $0 $0 $0 $0 $130 $0 $0 $0 $0 $134 $0 $0 $0 $0 $138 $0 $0 $0 $0 $143 $0

Traffic Eng. CT $200 $0 $206 $0 $0 $0 $0 $212 $0 $0 $0 $0 $219 $0 $0 $0 $0 $225 $0 $0 $0 $0 $232 $0 $0 $0

Drainage Eng. RFE $200 $175 $128 $120 $206 $180 $132 $124 $0 $212 $186 $136 $127 $0 $219 $191 $140 $131 $0 $225 $197 $144 $135 $0 $232 $203 $148 $139 $0

Structural Eng. Pie $195 $0 $201 $0 $0 $0 $0 $207 $0 $0 $0 $0 $213 $0 $0 $0 $0 $219 $0 $0 $0 $0 $226 $0 $0 $0

MEP Eng. CT $186 $162 $0 $192 $167 $0 $0 $0 $197 $172 $0 $0 $0 $203 $177 $0 $0 $0 $209 $182 $0 $0 $0 $216 $188 $0 $0

Acoustics BSA $174 $133 $0 $179 $137 $0 $0 $0 $185 $141 $0 $0 $0 $190 $145 $0 $0 $0 $196 $150 $0 $0 $0 $202 $154 $0 $0

Waterproofing / Snow Pie $195 $0 $201 $0 $0 $0 $0 $207 $0 $0 $0 $0 $213 $0 $0 $0 $0 $219 $0 $0 $0 $0 $226 $0 $0 $0

Parking Consultant Desman $290 $200 $195 $170 $115 $299 $206 $201 $175 $118 $308 $212 $207 $180 $122 $317 $219 $213 $186 $126 $326 $225 $219 $191 $129 $336 $232 $226 $197 $133

Fire Protection CT $166 $0 $0 $171 $0 $0 $0 $0 $176 $0 $0 $0 $0 $181 $0 $0 $0 $0 $187 $0 $0 $0 $0 $192 $0 $0

Life Safety Code Consult./EntitlementsCT $150 $0 $155 $0 $0 $0 $0 $159 $0 $0 $0 $0 $164 $0 $0 $0 $0 $169 $0 $0 $0 $0 $174 $0 $0 $0

Modular CT $150 $0 $155 $0 $0 $0 $0 $159 $0 $0 $0 $0 $164 $0 $0 $0 $0 $169 $0 $0 $0 $0 $174 $0 $0 $0

Renderings CT $148 $117 $0 $0 $152 $121 $0 $0 $0 $157 $124 $0 $0 $0 $162 $128 $0 $0 $0 $167 $132 $0 $0 $0 $172 $136 $0

20262021 2022 2023 2024 2025
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City of Aspen, CO

R E S P O N S E  TO  R E Q U E ST  FO R  P R O P O SA L S

Architecture & Engineering Design Team for the

“Lumberyard” Affordable Housing Development
2021-150

July 9, 2021
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Chris,

Thanks so much for the opportunity to respond to your questions and comments about our proposal, interview and experience relative to the Lumberyard 
Affordable Housing Project in Aspen. We remain very excited about the prospect of working with you and your team on this incredible opportunity.

The following pages contain elements in italic that pulled directly from your letter of July 6, 2021. Our responses accompany those elements. I welcome the 
opportunity to answer questions in person or via telephone. I will be in Aspen Monday and Tuesday next week and could certainly make time to meet with 
you and your team. 

303 E. 17th Ave. #105     |    Denver, CO 80203    |     720.359.1416

July 9, 2021

Chris Everson
Affordable Housing Development Senior Project Manager

City of Aspen, Capital Asset Department
130 South Galena Street, Aspen, CO 81611

Chris.everson@cityofaspen.com

Best regards,
CUSHING TERRELL

Wayne Freeman, PLA, CLARB
Principal
waynefreeman@cushingterrell.com
406.599.7109
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2 CUSHING TERRELL

Concern about lack of community outreach, planning and design 
in Aspen - particularly for the intensity required for this highly visible, 
sensitive public-facing, large-scale project.

See comments below on examples of our public outreach efforts.
 
Concern about design capabilities and ability to understand the pulse 
of the Aspen-area community and to channel that into appropriate 
design character for the Aspen and neighborhood context and the 
highly visible project location at Aspen’s entrance. 

Cushing Terrell works around the entire country, but has offices in many mountain 
regions and resort locations. We understand mountain architecture as we 
practice in Kalispell, Bozeman, Missoula, and many other locations. Our team 
of talented architects and engineers study each site and community to make 
sure the design fits within its context and will last for many decades to come.  
Our designs are a reflection of our clients. As designers, it’s our job to listen, 
collect, capture, and to inspire our client’s dreams using all of our tools from 
simple sketch paper and markers to virtual reality. Architecture is an art, after all, 
and we believe the process needs to be creative and personal, yet expressive 
and interactive, ensuring no ideas are left in the marker box. Success is building 
something that the community is pleased with and Cushing Terrell and all project 
stakeholders enthusiastically stand behind.

While we showcased many affordable housing projects from other communities 
we understand we are working in Aspen and there is a level of expectation of 
quality of design and sense of place. The following are a number of project and 
imagery of our work that is a bit more in keeping with the standards that would 
be found in Aspen. These projects vary in scale and type but hopefully convey 
our creative sensibilities.
 

G5 BREWERY

BIG SKY EMPLOYEE HOUSING 
PRIVATE RESIDENCE, FLATHEAD LAKE
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3 CUSHING TERRELL

MANLEY RESIDENCE
FLAT ROOF OPTION 07.02.21

M a y e r   R e s i d e n c e  |  C o n c e p t u a l   D e s i g n
2021_03_04

VIEW FROM the LIFT AREA

JACKSON HOLE AFFORDABLE HOUSING

RAILWAY HOUSE, FLATHEAD MONTANA

MAYER RESIDENCE

ADAMS HOUSE-BIG MOUNTAIN WHITEFISH MT

BIG SKY MIXED USE 

MANLEY RESIDENCE
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4 CUSHING TERRELL

meeting we will do the same with your team in laying out all options for public 
outreach and craft a plan that is unique, flexible and assures to meet your needs.

Montana Heritage Center—Outreach led by Nora Bland of Cushing Terrell

This project is a feature architecture project for the State of Montana. The project 
began before COVID-19 but quickly became an effort in not only public outreach 
in the COVID era but a measure to bring large groups of representation from 
the State of Montana various departments of interest. The site is on the capital 
complex in Helena, MT and has been a priority facility for the state for more than 
a decade.

Nora Bland not only conducted and ran most of the meetings but created a 
website on Bang the Table and taught core leaders with the State of Montana 
how to utilize and modify the platform. montanamuseum.org

We have included the overall committee presentation for project as it features 
much of the thought process that goes into a lot of our work including knowledge 
of sustainability, institutional design and methods to convey design to the public 
and diverse groups of representatives of large government agencies.  
(See accompanying file titled Montana Heritage Center Presentation.pdf)

Belgrade Downtown Design Plan—Outreach component led by  
Wayne Freeman and Nora Bland from Cushing Terrell

Launched during the COVID-19 
pandemic in June 2020, the 
Belgrade Downtown Design 
Plan team had to do almost all 
virtual community engagement 
using a variety of online tools for 
collaborative design work. Input 
from the people living, working, 
visiting and leading the community 
was critical to the overwhelming 
support for the Design Plan. In the first phase of engagement, an online survey 
asked questions about downtown character, what types of architecture were 
preferred using character imagery, and what kind of density was appropriate for 
Belgrade. A series of virtual design charrettes were hosted with stakeholders 
(downtown business owners, members of the Chamber, local developers, 
architects, representatives from community groups) and City staff to workshop 
massing, scale, architectural character, and overall urban form could look like 

Concern about potential application of ‘cookie-cutter’ design 
approach, such as for LIHTC projects, including potential assumption 
of Green Communities sustainability standard as with LIHTC projects. 

Cushing Terrell approaches each project as a unique experience to build from 
the natural history of each site. We don’t come with preconceived ideas, just a 
white sheet of paper that we will start to work from. LIHTC projects don’t have 
to be ‘cookie-cutter’, as an architecture and engineering firm that prides itself 
in “Pioneering Environments” we approach every project from a sustainability 
standpoint and have many team members that help achieve these goals ranging 
from LEED AP’s to Energy Specialists.
 
Concern about depth of staffing expertise related to parking 
alternatives analysis.

See information requesting to bring on Desman parking consultants.

Provide detailed examples of projects where community outreach was 
utilized to drive design character as appropriate for the surrounding 
community and neighborhood context. Include samples of resulting 
context-sensitive designs and explain the community outreach process 
in detail, particularly how feedback received was channeled to result 
in earnest responsiveness to community needs. Describe how this will 
be applied to the Lumberyard project and include any assurances 
that your proposed community outreach plan will deliver positive 
community acceptance of the project.

We want to showcase four (4) projects that address the public outreach question 
posed above. They include the Montana Heritage Center in Helena, MT, 
Belgrade Downtown Design Plan in Belgrade, MT, Basalt Master Plan and the 
Castle Rock Park Project in Billings, MT. We also note a letter of support for our 
recent work on the Chaffee County Comprehensive Plan.

Each of these projects required a tremendous amount of creativity, flexibility 
and willingness to unilaterally expand our public outreach process. All were 
overwhelmingly supported in large part due to the level of effort and uniqueness 
of Cushing Terrell’s public outreach. In each case we aggressively worked with 
the client AFTER being selected for the project to create and execute a tailor-
made public outreach plan appropriate for the project. During the scoping 
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5 CUSHING TERRELL

in Downtown Belgrade. The Design Team created 3-D models of what a fully 
built-out downtown could look like with current zoning regulations and design 
standards, and offered other 3-D development alternatives using input received 
from the online community survey and focus group stakeholder interviews. 

For example, there are currently no 3-story buildings in Downtown Belgrade, 
although the zoning allows 32-foot tall buildings. The Design Team modeled 
what the zoning allows, and received feedback that it felt too dense and 
compared to Belgrade’s surrounding neighborhoods. They modeled another 
option with the 3rd floor stepped-back, providing an outdoor amenity for 3rd 
floor residential units. This also responded to the community’s desire to grow 
“up and not out”—providing a mix of uses and density in the Town’s commercial 
center and preserving agricultural lands on the Town’s periphery. Other 
3-D options showed larger setbacks, while presenting the trade-offs of lost 
density and therefore less affordability. Stakeholders, staff and the community 
were able to participate in the design process and shape the Design Plan’s 
recommendations and renderings.

Basalt Master Plan—Outreach component 
jointly led by Connect 1 Design and Wayne 
Freeman of Cushing Terrell with support from 
Nora Bland of Cushing Terrell

As a part of the Basalt Master Plan, four 
primary key parcels were identified for 
development and redevelopment as catalyst 
projects. Alternative development outcomes 
were modeled for these parcels to test with the public, Planning Commission 
and Town Council. 3-D models showing design details such as building size, 
massing, architectural detail, site amenities and connectivity to the rest of town 
were presented in order to bring concepts to life. 

The public was asked “what would you like to see on this parcel?” for the initial 
(larger) set of potential key parcels at an Open House, using visual preference 
survey boards where participants placed dots on the images they most 
preferred. This input was taken and synthesized with online survey responses 
and other stakeholder input specific to each site to develop design concepts 
for the four Primary Parcels. Each site had at least two alternatives that reflected 
different levels of public and private investment and potential growth rates. 
Concepts were revised through a series of work sessions with Town Planning 
and Zoning Commission. Ultimately, the alternatives were presented at an 
additional Open House and scored by the public, also available to be evaluated 
and scored on the website. 

The feedback received 
from the public on the 
Key Parcels was reviewed 
by various Commissions 
and Committees, which 
helped to further refine the 
conceptual illustrations and 
eventually land on preferred 
development scenarios for 
two of the four Key Parcels. 
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6 CUSHING TERRELL

Castle Rock Park Master Plan (Billings, MT)—Public outreach led by  
Nora Bland and Wayne Freeman of Cushing Terrell

Castle Rock Park is the largest park in the fastest growing neighborhood in 
Billings, The Heights. Community members have felt that this park has long 
been neglected as other parks in the City have been improved and planned 
while Caste Rock has been largely unimproved. The Heights is fortunate to have 
a highly involved Task Force that acts as a neighborhood organization and who 
played a key role as a Steering Committee for the Master Plan. 

At the beginning of the engagement effort for the Master Plan, an online survey 
was launched and received an overwhelming 391 responses, asking questions 
about what park amenities and uses were most desired by the community. 
Neighbors have long lamented that The Heights needs a swimming pool, and 
previous (unadopted) plans for the park had promised just that. It was evident 
from the survey that a swimming pool was one of the highest priorities for the 
public, although site constraints like dense bedrock made the prospect of a 
swimming pool costly and unrealistic within the Parks Department’s budget.

The Design Team worked with the Task Force and general public to consider 
trade-offs, phasing, and an overall site plan for the park. Virtual design charrettes 
were held to workshop various site plan alternatives, and feedback was 
collected and synthesized on preferences for placement of amenities, look 
and feel of park elements, and overall trail/mobility network. The Design Team 
worked with the Task Force to prioritize amenities like a swimming pool and 
pickle ball courts that the community desired, while taking into consideration 
the Parks Department’s limited budget for construction and maintenance. The 
project team came to the consensus that a swimming pool should be included in 
the final plan as it was so important to the community, but that it would need to 
be constructed in a later phase of the park’s development and additional funding 
sources were identified to fill gaps in the City’s resources. The team arrived at a 
preferred alternative, which was presented to the Billings Parks Board and then 
to the general public. The Design Team received overwhelming support for the 
plan, which balanced costly community priorities with creative strategies for 
future funding and maintenance. 
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7 CUSHING TERRELL

I am writing this letter in support of Cushing Terrell and the Chaffee County 
Comprehensive Plan public engagement process for consideration for a 
CO APA award. The uniqueness of this effort is not so much in the specific 
engagement techniques themselves, but the willingness of the consultant to 
meet the needs of a community and adapt their approach in order to bring this 
plan across the finish line with very little opposition and overwhelming support. 

Chaffee County’s path to a comprehensive plan is a long one spanning over 
twenty years and leaving a trail of distrust and frustration in its wake. Our county 
traditionally was a conservative agricultural community and has transitioned to a 
recreation and tourism economy. That transition has slowly changed the values 
of the community straining our social fabric while population growth has placed 
immense pressure on the County’s financial, cultural, and natural resources.
 
When the County decided to conduct this planning process, the County staff, 
Planning Commission, and Board of County Commissioners took a consensus-
based approach to the development of the RFP and the consultant selection 
process. We included in the RFP that public engagement was to be the 
foundation of this plan given the need to identify a clear vision for the future. 
The Planning Commission was seeing more and more complex development 
proposals that were subject to strong public reactions. We knew we needed 
something different.

Our county in the mid 2000’s had conducted a visioning exercise that articulated 
a principle that the County had not yet determined how to incorporate into its 
development code but was widely accepted. We want the county to look like 
county and the towns to look like towns. The Together Chaffee process was able 
to successfully integrate this principle into the plan through the identification of 
designated growth areas, a huge win for building consensus.

So why did this process succeed where others had failed in Chaffee County? 
The key factor was Cushing Terrell’s willingness to adapt and work with the staff 
and Planning Commission to meet our community’s needs. They supported a 
community driven process where we requested adding additional engagement 

March 25, 2021

Marjo Curgus
Chaffee County Planning Commissioner

Principal, Del Corazon Consulting
131 D Street

Salida, CO

elements that we needed, but were outside their contract scope. There also 
willing to let the community take a leading role on writing the plan. As a planning 
professional with expertise in public engagement, true community driven 
processes are rare. Planning consultants often view themselves as the experts 
and infrequently relinquish that control. In our case, Cushing Terrell encouraged 
the Planning Commission to take a lead and was willing to partner in:

• Identification of priority stakeholders 
• Development of a citizens advisory committee focused on outreach and 

engagemet
• Creating a more meaningful community message that resonated with our 

residents
• Hosting topical focus groups
• Drafting of community values and principles
• Conducting an in-depth restructuring and writing sections of the draft plan
• Conducting additional drop in events and problem-solving sessions
• Building collaborative ownership for implementation across the community 

agencies, nonprofits, local subject matter experts, and more.

By coordinating with Cushing Terrell’s engagement process, we were able 
to create the necessary buy in and ownership that allowed for the Planning 
Commission to adopt the County’s first comprehensive plan in 20 years by a 
consensus vote by all the members, do so with great public support, and have 
only two people at our final public hearing who spoke out against the future 
land use designation of their own property (less than 100 acres out of our entire 
community). Cushing Terrell demonstrated both exceptional patience and 
support for our community’s needs to achieve this successful outcome and 
should be commended for walking the planning best practice talk of creating 
truly “community driven” comprehensive plans. 

Sincerely,
Marjo Curgus
 

While we will not show project graphics for this project we offer the following 
letter of recommendation for our recent public outreach process in the 
completion of the Chaffee County, CO Comprehensive Plan. The plan was led 
by both Wayne Freeman and Nora Bland of Cushing Terrell.
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8 CUSHING TERRELL

Describe in detail how you will facilitate a process of evaluating and 
setting high sustainability goals for the project, including the potential 
for evaluating higher standards than those previously discussed 
in your team’s interview. Cite examples of setting a very high bar 
for sustainability and how those experiences will be applied to the 
Lumberyard project.
 
As a design partner, we thrive on helping our clients identify, meet, and elevate 
their sustainability goals. We do this, in part, by leveraging our wide range of 
multi-discipline design expertise and engaging in a holistic, fully integrated 
design process that enables optimal design solutions and project delivery. 

Recognized as a cornerstone of sustainable design, an integrated design 
process is characterized by early and strategic collaboration between project 
stakeholders to identify synergies between design elements and building 
systems. We know that integrated design achieves better results, every time - 
and for this reason, it is the foundation of our sustainable design practice.

Since 2014, Cushing Terrell has had the pleasure of providing integrated, 
sustainable design services for Google projects located across the United States. 
Deeply committed to sustainability, Google not only requires each project 
meet best practice sustainability standards, but they also challenge design 
teams to push the boundaries to help them meet their ambitious environmental 
commitments. 

Over the years, some of Google’s commitments have included: the elimination 
of hazardous chemicals across all of Google’s built spaces through a rigorous 
healthy materials program; the early adoption of ambitious energy, water, and 
waste reduction targets established in the LEEDv4 rating system; advanced 
indoor environmental quality measures; the development and integration of 
internal sustainability and biophilic design standards; and a commitment to 
operate on carbon-free energy 24/7 by 2030. 

With each new challenge, the fundamentals established by our collaborative, 
knowledge-driven design process allows our team to deliver successful, 
sustainable design solutions for Google—and numerous other clients. As a 
measure of our success, in 2019, members of our team were approached 
by Google and asked to help support the development of their internal 
sustainability program. As part of those efforts, Google indicated they were, 

“seeking a trusted partner to develop specification language that will ensure our 
sustainability requirements are implemented from design through construction.” 
Our team supported those efforts and produced a set of Sustainable Design 
Requirement specifications that are now included in Google’s sustainability 
program for use by project teams across the country.  

Sustainable, high performance design, construction, and operations is a 
dynamic and complex endeavor that requires integrative and innovative thinking, 
and a commitment to deliberate refinement throughout the design process. The 
fundamental tenets of our integrated design process are outlined below: 

Explore | Intuitive Exploration of Idea
Beginning in Pre-Design and Programming, our 
team initiates a collaborative process through 
which we research, explore ideas, ask questions, 
push limits, and gather information that reflects 
our client’s present and future goals. Through a 
series of visioning sessions and design charrettes, 
the full, integrated design team engages with 
stakeholders to identify needs, priorities, and 
aspirations for the project. Ideally, the contractor is 
onboard and engaged at this time. This depth of 
understanding guides the project forward. 
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9 CUSHING TERRELL

Discover | Identifying the Big Idea 
This phase is highly iterative and immersive as we explore potential design 
solutions in close coordination with key stakeholder groups. Through focused 
workshops and the development and review of conceptual design options, 
the project team progresses from a divergent thinking mode to a convergent 
thinking mode as we narrow in on sustainable design solutions. A critical 
objective of this phase is to establish the Project’s Design Statement which will 
articulate the primary design concept and sustainability values that will guide 
subsequent design decisions over the course of the project.

Evolve | Evolving the Concept
Once the concept is approved, we’re ready to get to work evolving decisions 
that have been made while continuing to gather information and exploring 
emerging ideas. During this phase, we leverage energy, daylight, and embodied 
carbon analysis to aid in design exploration. With energy simulation tools, our 
team creates a virtual building to review features and systems that have the 
greatest impact on performance. These tools allow us to explore hundreds 
of options, guiding us to optimized solutions. With custom-built scripts, 
we combine factors such as building orientation, building usage, weather 
patterns, construction materials, HVAC systems, and building-use predictions, 
alternative energy systems, among many others. Then we analyze the data and 
make adjustments to find the right balance between human and environmental 
impacts and cost. 

As the design progresses, we continue to seek feedback, listen, ask lots of 
questions, and critically evaluate and refine evolving design solutions against 
criteria established for success. A process of due diligence is established 

to confirm compliance with applicable codes, targeted sustainability and 
performance measures, and to ensure the most effective design solutions are 
working in collaboration across all design disciplines. By the end of schematic 
design, a clear informed set of decisions are established that will enable the 
project to move forward with a strong, holistic design solution that will meet 
ambitious environmental targets, on budget and on schedule. 

Detailing the Design
During this phase, we focus on validation of design solutions for constructability, 
cost-effectiveness, code compliance and alignment with desired performance 
and sustainability targets. Throughout design development, we facilitate 
regular coordination meetings and workshops with all key stakeholders to 
ensure sustainability measures are holistically integrated throughout the 
design and critical items are addressed as needed during Owner, Architect, 
and Contractor meetings. Ideally, by the beginning of design development, a 
Commissioning Authority is onboard and engaged to verify that mechanical, 
electrical, plumbing, and renewable energy systems are optimized in the 
design documents and properly installed during construction to meet the 
Owner’s project sustainability requirements. Project specifications and 
construction documents are thoroughly developed and reviewed to ensure 
sustainable design requirements are effectively communicated and outcomes 
are realized. At established milestones, page-by-page quality assurance reviews 
are conducted with the Owner and design discipline leads. Throughout 
construction, our team is actively engaged with the contractor to ensure 
submittals comply with performance goals and best practice site development, 
air quality, and construction waste management measures are being met.  
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10 CUSHING TERRELL

Exploring Outcomes | Post Occupancy Evaluation and Research
We’re in it for the long game, ensuring our clients are satisfied with the end-
result once they’re in the space and using it as intended, or otherwise. Although 
perfection would be ideal, a lot can happen between the initial design and 
building occupancy. We want to be there as a valued partner to help identify 
what’s working well and what may need attention or improvement. Our Post-
Occupancy Evaluation (POE) program offers insight into user satisfaction, system 
operation, energy consumption, and more while helping uncover opportunities 
for continued improvement. As each project is unique, we develop and 
administer a POE plan tailored to the specific needs of each client.

Aligned with ASHRAE Standard 209: Energy Simulation-Aided Design, our 
end goal is a high-performance building that is constructible, meets the 
project budget, reduces building operation costs and environmental impacts, 
improves occupant health and well-being, and overall, exceeds expectations. 

Ready to get started? Have questions? Contact us!  
We’d love to chat. 

cushingterrell.com

Tim Johnson, Energy Services Lead  
timjohnson@cushingterrell.com

Energy 
Modeling 
Strategies

Energy models must be nimble enough to influence design 
rather than simply document performance. Our simulations 
answer complex questions with straightforward, elegant 
results. While project goals determine the scope of energy 
modeling activities, the following are common strategies.

Design Exploration With energy simulation tools, we create a virtual building in the initial 
design phase in order to review features that have the greatest impact 
on performance. These tools allow us to explore hundreds of options, 
guiding us to a solution tailored to your needs.

System Selection When energy simulation tools are combined with financial models, 
system selections — such as  HVAC, daylighting, and renewable energy 
options — are better informed, and data driven. Models incorporate utility, 
maintenance, inflation, and other costs for a predicted lifecycle cost.

Energy Auditing / 
Re-Commissioning

In most cases, energy performance deteriorates over time. Our goal is 
to understand the causes of deterioration and prioritize strategies for 
improvement. Energy simulation is critical in this process as we calibrate 
models to actual utility data to quantify the impacts of energy upgrades.

Green Building 
Certification

We believe in doing our part to make buildings more sustainable. 
One way to demonstrate this is through building certifications such 
as LEED, Green Globes, CHPS, and the Guiding Principles for Federal 
Architecture. We use energy models as a compass, guiding the design 
team through the project to maximize energy savings.

Measurement  
& Verification

Measuring actual building performance and comparing it to modeled 
data helps us better understand the impacts of design decisions and 
calibrate our assumptions for future energy simulations.

Documentation 
of Design

Once the design is complete, we document performance to show 
compliance with energy codes and assist with utility incentive 
applications. Our team is adept at navigating the complexities of 
performance-based compliance paths and providing the documentation 
needed to put the code reviewer’s mind at ease.

Energy  
Modeling  
Strategies
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12 CUSHING TERRELLFINAL DESIGN DEVELOPMENT PRESENTATION 04.28.2021 CONFIDENTIAL - FOR BUSINESS PURPOSES ONLY

SUSTAINABLE DESIGN INITIATIVE

06.09.2021END USER

FINAL DESIGN DEVELOPMENT PRESENTATION 04.28.2021 CONFIDENTIAL - FOR BUSINESS PURPOSES ONLY

SUSTAINABLE DESIGN INITIATIVE

06.09.2021END USER

Cushing Terrell’s Sustainable Design Initiative
Our commitment to increasing and tracking our sustainability 
measures within our interior design projects
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13 CUSHING TERRELL

DESMAN
Design Management

I N N O VAT I O N  T H R O U G H  C O L L A B O R AT I O N , 
S U C C E S S  B Y  D E S I G N

DESMAN is a leading firm specializing in 
the planning, design, and restoration of cost-
efficient and aesthetically pleasing parking 
facilities within the United States and around 
the world. Our firm was founded in 1973 as 
an abbreviation for Design Management 
with the vision to combine creativity with 
innovation and sound design principles 
using reliable technical and organizational 
practices. Our projects consistently reach a 
balance of efficiency, durability, and value. 
Since the firm’s inception, DESMAN has 
served public, private, and institutional 
clients and owners throughout the U.S. 
and abroad and has provided planning 
and design services for over 5,000 parking 
and transportation projects. DESMAN is an 
employee-owned corporation with strong 
financial stability that currently employs 
a staff of over 100 personnel in 9 offices 
nationwide including an office in Denver, 
CO.

I N D U S T RY E X P E R I E N C E
The principals of the firm have an average of 
over 25 years of experience and are active 
members of numerous parking and planning-
related industry organizations such as the 
Institute of Certified Planners (AICP), Institute 
of Transportation Engineers, National Parking 
Association (NPA), International Parking & 
Mobility Institute (IPMI), Southwest Parking 
& Transportation Association (SWPTA) 
and the Pacific Intermountain Parking and 
Transportation Association (PIPTA).   

Team of 100+ professionals

Denver, CO

PARKING SERVICES 
• Parking Consulting
• Functional Design
• Architecture
• Structural Engineering
• Conceptual Planning
• Adaptive Reuse
• Restoration Engineering
• Parking Supply + Demand
• Operations Consulting
• Traffic /Transportation Eng.
• Mobility
• Master Planning
• Revenue Control Consulting
• Site Evaluation
• Financial Feasibility Analysis
• Privatization
• Green Parking Consulting

(Parksmart)

GOING GREEN 
Sustainability is not just a checklist; it  
is fundamental to good design. Making 
wise choices with your resources and 
the earth’s resources are responsibilities 
of the entire design, construction, and 
operations teams. 

Company Overview

“At DESMAN, we love what we 
do. It’s not work; it’s fulfilling 
our passion to collaborate on 
great projects that make a 
difference in the communities 
in which we live and work.”

- Steve Rebora, President

*

Urban residential projects need 
convenient inexpensive parking to for 
themselves, friends, service and visitors 
Stand-alone parking garages, if utilized 
will incorporate adaptive reuse strategies 
and will be designed to blend in with 
adjacent buildings. Our professionals 
provide strategic and creative options 
that marry aesthetics, function and 
budget.  We also help offset the cost of 
the overall development through shared 
parking (multiple tenants) which makes 
it more affordable for everyone.

Describe your willingness to potentially augment your team with 
additional resources related to community outreach, context-
appropriate design, and parking alternatives expertise. Discuss your 
willingness to consider enlisting the help of additional resources with 
more experience and expertise with community outreach and context-
appropriate design specifically in Aspen. Discuss whether this could 
help to additionally ensure a higher degree of positive community 
acceptance of the project within the Aspen area.

As mentioned in our interview we are willing to bring additional support onto 
the team. We have worked with Connect 1 Design on many projects and 
invited them to team with us on this project. Unfortunately, as often happens on 
projects, key consultants are often asked to be sole-source on another team and 
this had occurred before we reached out to C1D. We would propose to add 
C1D to our team to lead our site design efforts, support us in public outreach and 
generally as knowledge-based experts in Aspen. C1D has indicated a willingness 
to join our team as an additional local leader who regularly work in Aspen should 
the Cushing Terrell Team be awarded this project and you approve.

We also mentioned that we were very willing to bring on a parking consultant. 
We are including information about Desman whom we have worked with 
frequently on parking structure projects. As you may know they have experience 
in Aspen and we are excited that they will join our team subject to our selection 
and of course, your approval. We are including information about Desman 
herein.

With regard to context-appropriate design we hope that by showcasing 
additional information about our design capabilities that this may alleviate any 
concerns you may have about “cookie cutter” design. I can assure you that 
our team is excited and up to the task of creativity and we have a willingness to 
work with your team to take this gateway to Aspen to a level of sustainability, 
uniqueness and “wowness” that you the client are willing to go. We truly mean 
that we will maintain the goal throughout of working with the entire team to 
develop a project that is Authentically Aspen.
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14 CUSHING TERRELL

Mr. Rebora is a recognized leader within the parking consulting industry for his innovative 
and creative approach to solutions pertaining to architectural design, master planning and 
transportation. He has over 36 years of national and international experience on a broad range 
of projects, which include involvement on over 200 parking facility designs and transportation 
planning assignments. Mr. Rebora understands the importance of the implementation of a 
project based on client requirements and will utilize all of the necessary company resource 
to assure a successful project. Mr. Rebora is also a certified Parksmart Advisor (Green Parking 
Certification through GBCI) and has completed 3 projects obtaining Parksmart certification. 
Listed below are Mr. Rebora’s notable Colorado parking projects: 

Galena Plaza / Rio Grande Parking Garage Plaza Roof Replacement - Aspen, CO
• Design of a new waterproofing membrane and drainage 

improvements in conjunction with details for concrete repair 
and strengthening of existing tee stems due to shear cracking

• Played active role with local firms visiting the site regularly
• Received honorable mention by AIA

The Summit on College Parking Structure - Fort Collins, CO
• Served as Parking Design Specialist
• 440 space student housing parking structure, 4 levels
• Designed to blend with the surrounding redevelopment
• Community outreach approach

Saint Charles Carriage House Parking Structure - Black Hawk, CO
• Served as Parking Design Specialist
• 126 spaces on 3 levels, partial level below grade
• Energy Design for LEED Silver
• Historic Warehouse Architecture

INDUSTRY RiNo Parking Structure - Denver, CO
• Served as Parking Design Specialist
• 370, spaces on 5 levels
• 25,000 sq.ft of commercial/office space at grade level
• Exterior interwoven screen panels for daylight

INDUSTRY Phase 3 Office & Parking Structure- Denver, CO
• Served as Parking Design Specialist
• 300 space parking structure with office, retail and residential
• 3 levels of parking over 2 levels of office space
• Exterior interwoven screen panels for daylight

Children’s Hospital Colorado, Anschutz Campus - Aurora, CO
• Served as Parking Design Specialist
• 1100 space staff parking structure
• Future vertical and horizontal expansion to 4200 cars

STEPHEN J. REBORA, R.A. 
Parking Design Specialist

Total Years of Experience
36

Years with DESMAN
36

Education
University of Illinois
B.A., Architectural Design
(5 - year degree)
Minor - History of Art and
Architecture

Active Registrations
Alabama
Arizona
Arkansas
California 
Colorado
Florida
Georgia
Hawaii
Illinois
Indiana
Iowa

NCARB - (National 
Council of Architectural 
Registration Boards)

Certified Parksmart 
Advisor (Green Parking 
Certification)

Affiliations 
Art Institute of Chicago

Cleveland Restoration 
Society 

National Parking  
Association - Parking 
Consultants Council

Project Assignment 
Parking Consultant

Louisiana
Maryland
Missouri
Nevada
North Carolina
Ohio
Pennsylvania
South Carolina
Tennessee
Texas
Utah

Mr. Martin has 28 years of experience in the parking industry. As a Senior Parking Consultant, Mr. 
Martin has completed numerous site-specific parking studies and master plans for municipalities, 
hospitals, universities, private developers and others throughout the United States. In addition 
to parking supply and demand analysis, he also has experience in identification of parking 
deficiencies, parking duration and turnover, shared parking, site alternatives, parking system 
improvements, and financial feasibility.  Listed below are Mr. Martin’s notable Colorado parking 
projects:  

Galena Plaza / Rio Grande Parking Garage Plaza Roof Replacement - Aspen, CO
• Waterproofing Design and Structural Concrete Repairs
• Played active role with local firms visiting the site regularly
• Received honorable mention by AIA 

The Summit on College Parking Structure - Fort Collins, CO
• Served as Senior Parking Consultant
• 440 space student housing parking structure, 4 levels
• Designed to blend with the surrounding redevelopment
• Community outreach approach

Saint Charles Carriage House Parking Structure - Black Hawk, CO
• Served as Senior Parking Consultant
• 126 spaces on 3 levels, partial level below grade
• Energy Design for LEED Silver
• Historic Warehouse Architecture

INDUSTRY RiNo Parking Structure - Denver, CO
• Served as Senior Parking Consultant
• 370, spaces on 5 levels
• 25,000 sq.ft of commercial/office space at grade level
• EV Duplex charging stations and LED lighting

INDUSTRY Phase 3 Office & Parking Structure- Denver, CO
• Served as Senior Parking Consultant
• 300 space parking structure with office, retail and residential
• 3 levels of parking over 2 levels of office space
• Exterior interwoven screen panels for daylight

One Platte Parking Consulting - Denver, CO 
• Served as Project Manager
• 330 spaces on 4 levels
• 247,000 sq/ft

City of Arvada - Arvada, CO
University of Colorado - Boulder, CO
Auraria Higher Education Center - Denver, CO
Denver Justice Center Garage - Denver, CO
National Renewable Energy Lab (NREL) - Golden, CO
  (International Parking & Mobility Institute Award, 2013)
Union Denver Parking Consulting - Denver, CO

SCOT MARTIN
Parking Analyst

Total Years of Experience
30

Years with DESMAN
12

Education
University of Colorado-
Denver, Master of Science 
in Urban and Regional 
Planning
University of Colorado- 
Boulder, Bachelor of Arts in 
Sociology

Affiliations
Urban Land Institute (ULI)

American Planning 
Association (APA)

Project Assignment 
Parking Analyst
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15 CUSHING TERRELL

Hoshi Engineer is the managing principal of the Denver office. He has been involved in all facets 
of long span precast, post-tensioned and hybrid parking structures with special focus on cost 
efficiency and value engineering. As a project manager, Hoshi has a wide range of experience in 
managing and designing structures in the Front Range Colorado and west region of the country. 
Hoshi has a firm knowledge of concrete durability, waterproofing and life cycle maintenance 
issues associated with high altitude and cold weather environment. In addition, has executed 
numerous parking structure projects on-time and in budget utilizing a variety of construction 
delivery methods.  Listed below are Hoshi’s notable Colorado parking projects: 

Galena Plaza / Rio Grande Parking Garage Plaza Roof Replacement - Aspen, CO
• Design of a new waterproofing membrane and drainage 

improvements in conjunction with details for concrete repair 
and strengthening of existing tee stems due to shear cracking

• Played active role with local firms visiting the site regularly
• Received honorable mention by AIA

The Summit on College Parking Structure - Fort Collins, CO
• Served as Project Manager and Structural Engineer
• 440 space student housing parking structure, 4 levels
• Designed to blend with the surrounding redevelopment
• Community outreach approach

Saint Charles Carriage House Parking Structure - Black Hawk, CO
• Served as Project Manager and Structural Engineer
• 126 spaces on 3 levels, partial level below grade
• Energy Design for LEED Silver
• Historic Warehouse Architecture

INDUSTRY RiNo Parking Structure - Denver, CO
• Served as Project Manager and Structural Engineer
• 370, spaces on 5 levels
• 25,000 sq.ft of commercial/office space at grade level
• EV Duplex charging stations and LED lighting

INDUSTRY Phase 3 Office & Parking Structure- Denver, CO
• Served as Project Manager and Structural Engineer
• 300 space parking structure with office, retail and residential
• 3 levels of parking over 2 levels of office space
• Exterior interwoven screen panels for daylight

Children’s Hospital Colorado, Anschutz Campus - Aurora, CO
• Served as Project Manager and Structural Engineer
• 1100 space staff parking structure
• Future vertical and horizontal expansion to 4200 cars
• Unique circulation system that reduced the garage footprint

while delivering savings in time and schedule

The Stables at Breckenridge Parking Structure – Breckenridge, CO
Bronco Billy’s Casino – Cripple Creek, CO
National Renewable Energy Lab Garage (NREL) – Golden, CO

(International Parking & Mobility Institute Award, 2013)
Mesa State Campbell Parking Structure – Grand Junction, CO

HOSHI ENGINEER, PE, SE
Associate Vice President

Total Years of Experience
30

Years with DESMAN
9

Education
Master of Science in Civil 
Engineering
University of Texas at 
Austin

Active Registrations
Arizona, SE
Colorado, PE
California, SE
Georgia, PE
Idaho, SE
Nevada, SE
Texas, PE
Utah, PE
Washington, SE 

Affiliations 
Art Institute of Chicago

Cleveland Restoration 
Society 

National Parking  
Association - Parking 
Consultants Council

Project Availability
50%

Project Assignment 
Strucutral Engineer

Summary: 
DESMAN played an active role in the waterproofing design and structural concrete repairs for the Galena Plaza 
replacement project for the City of Aspen. DESMAN is part of a larger team which includes Studio INSITE for the 
landscaping design, a local Aspen architect Studio B for the architecture and S.A. Miro for the Civil. DESMAN’s 
role included design of a new waterproofing membrane and drainage improvements in conjunction with details 
for concrete repair and strengthening of existing tee stems due to shear cracking. 

The existing plaza finishes outlived their useful life and the City of Aspen wanted a fresh look for the plaza areas.  
In addition, the existing waterproofing membrane beneath the plaza surface was exhibiting leaks when seen 
from the parking garage below.  As a result, the existing plaza surface was completely stripped replaced with a 
new and improved hot fluid applied waterproofing membrane to restore the water tightness of the plaza surface. 
The new paving system is also intended the plaza drainage. 

Because of the complexities of the project, DESMAN played an active role with the team in coordinating the 
waterproofing system with the plaza finishes.  During the construction phase DESMAN regularly visited the site to 
observe the existing waterproofing removal to ensure the substrate is properly prepared, and necessary repairs 
are being made to provide a suitable surface for the new waterproofing system. The project received honorable 
mention by the AIA. 

Client: Features: Mr. Tim Thompson, LEED AP 
Project Manager 
City of Aspen, Capital Asset Dept. 
130 S. Galena Street 
Aspen, CO  81611 
(970) 429-1791: O
(970) 456-8469: C
tim.thompson@cityofaspen.com

Complete replacement of the Plaza 
paving system over field topped 
precast double-tees which act as the 
lid for the Rio Grande Parking Facility 

Construction 
Cost: 

Project 
Principal: 

Estimated $5,500,000 Initial Budget 
and Final 

Hoshi Engineer 

Project Profile - Restoration 
GALENA PLAZA/RIO GRANDE PARKING GARAGE 

PLAZA ROOF REPLACEMENT 
City of Aspen, CO
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16 CUSHING TERRELL

Partial List of Colorado Parking Projects

CHILDREN’S HOSPITAL COLORADO 
EAST WING PARKING GARAGE
Aurora, CO

• 1,100 spaces
• 5 Levels

SAINT CHARLES CARRIAGE HOUSE 
PARKING STRUCTURE
Blackhawk, CO

• 126 spaces
• 3 Levels

THE STABLES AT BRECKENRIDGE 
PARKING GARAGE
Breckenridge, CO

• 134 spaces
• 2 Levels

INDUSTRY PHASE 3 OFFICE & 
PARKING STRUCTURE
Denver, CO

• 300 spaces
• 3 Levels

INDUSTRY RINO OFFICE &  
PARKING STRUCTURE
Denver, CO

• 570 spaces
• 4 Levels

THE SUMMIT ON COLLEGE 
PARKING STRUCTURE
Fort Collins, CO

• 440 spaces
• 4 Levels

NATIONAL RENEWABLE ENERGY 
LAB (NREL) PARKING STRUCTURE
Golden, CO

• 1,800 spaces
• 4 & 5 Levels

COLORADO MESA STATE COLLEGE 
PARKING STRUCTURE
Grand Junction, CO

• 257 spaces
• 4 Levels

DOWNTOWN LOUISVILLE  
PARKING STRUCTURE
Louisville, CO

• Option 1: East-West orientation
• Option 2: North-South orientation 
• Option 3: Shorter North-South 

orientation

Innovation through Collaboration, Success by Design

Green Parking Solutions
Sustainability is not just a checklist for DESMAN.  We believe it is fundamental to good design. Making wise choices with your resources 
and the earth’s resources are responsibilities of the entire design, construction and operations teams.  We are specialists in Green 
Parking Design and, as such, we are proactive in providing parking solutions that embrace environmentally-friendly and energy 
efficient design.  Whether it is a new garage or an existing garage, DESMAN’s specialists can help identify viable sustainable options, 
explain their economic and environmental advantages and determine how sustainable design elements can be incorporated into 
your new or existing garage.

Benefits of Green Parking Solutions:
By incorporating sustainable design, technology, programs and management, high-performance parking facilities:
   >>  Lower their operating costs
   >>  Enhance their value
   >>  Boost their revenue
   >>  Score points with tenants, patrons, and the community at large by offering improved efficiency and an integrated diversity of  
         mobility options

There are many sustainable elements that can easily and inexpensively be incorporated to your garage design, technology or programs 
and management of your facility.   Some sustainable design elements DESMAN has successfully included in past projects include:
   >  Bicycle storage   >  Charging stations for electric vehicles  
   >  Water efficient landscaping  >  Preferred parking for carpool  
   >  Light pollution reduction  >  CO2 monitors  
   >  Utilizing locally available materials >  Collection and storage of recyclables
   >  On-site renewable energy generation >  Roof vegetation/landscaping to reduce the “Heat Island” effect     
   >  Spec VOC-compliant sealers/paints >  Storm water management plans   

PARKSMART Certification
The importance of sustainable parking facilities and practices has been recognized through 
the Green Business Certification, Inc (GBCI) administered Parksmart, which is the world’s only 
rating system that defines, measures and recognizes high-performing, sustainable garages.

Developed by industry experts, Parksmart applies to new and existing facilities and assesses 
projects in several categories, including parking structure management, programming, design, 
and technology.

Parksmart certified garages save money in operational costs, along with offering many other 
benefits for building and property owners, drivers, tenants and local communities. Created 
in partnership with the International Parking Institute and other groups, Parksmart is a field-
tested road map for green garages.

DESMAN’s accredited Parksmart Advisors have been trained on the Parksmart Certification 
Standard and the certification process. Our knowledgeable advisors are experienced in 
evaluating new and existing parking structures and are dedicated to innovative sustainable 

Steve Rebora, RA
srebora@desman.com

Jessica Kuist
jkuist@desman.com

Christian Luz, PE
cluz@desman.com

Bob Weissenborn
rweissenborn@desman.com

John Judge, PE
jjudge@desman.com

development. We have the expertise to effectively integrate smart parking technologies and structure designs that reduce 
operating costs, increase parking efficiency, support customer mobility, and reduce environmental impact. Our certified 
Parksmart Advisors are shown below and specialize in customizing green parking solutions.

Mark Santos, PE
msantos@desman.com
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thank you.thank you.

303 East 17th Avenue, Suite 105 

Denver, CO 80203 

720.359.1416

cushingterrell.com
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City of Aspen, CO

R E Q U E ST  FO R  P R O P O SA L S

Architecture & Engineering Design Team for the

“Lumberyard” Affordable Housing Development
2021-150

May 27, 2021
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May 27, 2021

City of Aspen
130 South Galena Street

Aspen, CO 81611

Dear City of Aspen,

We are pleased and excited to present our qualifications for Aspen’s Lumberyard Affordable Housing Project.  Cushing Terrell has worked consistently in the past few 
years in the Roaring Fork Valley.  We have developed the Town of Basalt’s master plan in conjunction with Pitkin County.  We are currently completing Basalt’s facility 
assessment and capital needs program.  We are just beginning the update to Carbondale’s comprehensive plan.

Cushing Terrell (CT) is an 83-year-old architecture-engineering firm with 13 offices around the United States.  In Colorado we are based in Denver but spend much of  
our time focused on servicing mountain communities.  CT is organized in seven (7) vertical markets (VM) including our residential market that we call “Living”.   
Our Living VM is largely focused on multifamily housing in mountain west communities such as Boise, Denver, Bozeman, Missoula and Kalispell, MT as well as urban 
centers such as Seattle and Austin.

Affordable housing needs affect just about every market we work in at Cushing Terrell.  We address it in our planning ventures.  We regularly work with our healthcare 
clients in need of affordable staff housing.  Our major corporate clients such as Google, Facebook and Amazon struggle with housing workers nationwide.  To help 
address these current cross-spectrum needs in housing, CT recently expanded our Living VM to establish an affordable housing group.  

Randy Rhoads recently joined CT as Director of Affordable Housing.  Randy has consulted with CT for 15 years but now leads this dynamic and critically important 
sector of our company.  Randy has 25 years of experience in the affordable housing sector.  He has developed more than 6,000 affordable housing units totaling over 
$1 Billion in construction in 13 states.  His experience as an affordable housing architect, manager, developer and base of knowledge is truly unparalleled.   
He developed the affordable housing component of Basalt’s master plan and is familiar with the project site.

Also joining CT in this effort is Roaring Fork Engineering. They will provide civil engineering and local support to our team. We have also teamed with Pie structural 
engineers in Denver to provide expertise in podium parking garage engineering as well as building envelop design. Big Sky Acoustics perform nearly all of our 
multifamily work, HUD work and similar efforts. They will be our acoustical experts on this project. The remainder of our team is largely Colorado-based.   
We have staffed this project with our in-house expertise of professionals such as architect Chris Dwyer who has considerable experience in permitting and entitling 
projects in Aspen. Nora Bland is Cushing Terrell’s lead public outreach planner. Ashleigh Powell is CT’s environmental and sustainability coordinator.

We look forward to the opportunity to further show you our expertise and passion about affordable housing.

Best regards,
CUSHING TERRELL

Wayne Freeman, PLA, CLARB
Principal
waynefreeman@cushingterrell.com
406.599.7109

303 E. 17th Ave. #105     |    Denver, CO 80203    |     720.359.1416

Cover Letter

Weber Kalispell Apartment Complex  |  Kalispell, MT
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3CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT2 CUSHING TERRELL

M O N TA N A

CO LO R A D O

LO U I S I A N A

WAS H I N GTO N

I DA H O

M I N N E S OTA

T E X AS

Seattle

Missoula Great Falls

Helena

Billings

Boise

Kalispell

Bozeman
Livingston

Denver

Austin
New Orleans

Minneapolis

400
professionals

600m
annual construction volume

83
years in business

By the Numbers

Contract Office
This effort will be led  
out of our Denver office. 

Cushing Terrell 
303 E. 17th Ave., Ste. 105
Denver, CO 80203
720.359.1416

Cushing Terrell is a corporation.

Our Story
About Cushing Terrell
Cushing Terrell was founded in Billings, Montana in 1938. Cushing Terrell 
integrates the skills and expertise of more than 20 different technical 
disciplines into hand-picked teams for any given project. With multiple 
disciplines working side by side, sharing individual know-how and thriving 
on the energy inspired by collaboration. Cushing Terrell teams develop 
progressive designs for a wide range of projects in the six Market Sectors 
that we serve: Commercial, Education, Government, Healthcare, Living, 

Infrastructure, and Retail.

High Performance
At Cushing Terrell, we pride ourselves on an approach that we have termed 
High Performance. It is the product of uniting talent, passion and expertise 
with the company’s mission; developing integrated teams of top notch 
architects, designers, engineers, interior designers, landscape architects, 
project managers and visionaries working together.

The Experience 
We recognize and celebrate the many relationships that occur and are 
maintained throughout the course of creating dynamic environmental spaces. 
From the initial meeting, to the final reveal of any project, the ever-present 
interactions between clients, designers and engineering professionals 
comprise what we commonly refer to as, The Experience. In short, The 
Experience is the essence of every point of contact and every nuance 
associated with Cushing Terrell.

AFFORDABLE HOUSING/SENIOR LIVING

ARCHITECTURE

ENGINEERING
Civil  ·  Electrical  ·  Mechanical  ·  Structural  ·  
Plumbing Environmental  ·  Industrial Hygiene  ·  
Refrigeration

BUILDING COMMISSIONING

CONSTRUCTION ADMINISTRATION

ENERGY MODELING & CONSERVATION 

FACILITY MANAGEMENT

FIRE PROTECTION 

GRAPHIC DESIGN / MULTIMEDIA DESIGN / 

WAYFINDING

HISTORIC PRESERVATION

INTERIOR DESIGN / FURNISHINGS

IT / COMMUNICATION SYSTEMS

LAND PLANNING

LANDSCAPE ARCHITECTURE

LIFE CYCLE COSTING 

ROOFING / BUILDING ENCLOSURE 

CONSULTING

SECURITY / ACCESS CONTROL DESIGN 

SPACE PLANNING

SUSTAINABLE DESIGN / LEED®

VALUE ENGINEERING

Our Services

70+
LEED accredited professionals

13
office locations

1
client -driven mission

Firm Profile
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5CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT4 CUSHING TERRELL

5.1.4 Cushing Terrell annual revenues for past five years

2016 2017 2018 2019 2020

REVENUE

Professional Services $48,801,996 $53,064,081 $59,093,796 $60,139,042 $55,695,590

5.1.5 Current Litigation: 
Neither Cushing Terrell, Roaring Fork Engineering, BSA nor Pie Consulting & Engineering have any current litigation.

5.1.6 Copy of Cushing Terrell’s most recent Income Statement and Balance Sheet

Dec 2020
Balance

Assets
ASSETS

Cash - Operating 4,480,121
Cash - Restricted for certain use 7,208,276
Cash - Reserved for stock repurchase 3,774,547
Cash---payroll in transit 1,528
Accounts Receivable (net of reserves) 11,775,644
Income tax refund claims 314,015
Prepaid Expenses 1,187,906
Investments 2,294,638
Software costs 494,617
Loans to LLP's 1,661,510
Loans to/from Affiliates 62,000
Loans to/from Affiliates 6,195
Property and equipment, net 3,976,375

Total for ASSETS 37,237,374
Total Assets 37,237,374

Liabilities
LIABILITIES

Current portion all Notes Payable 5,409,539
Accounts Payable 2,270,454
Accrued expenses (excl PR related accts) 928,704
Accrued Payrolls, taxes, PTO, etc. 1,915,887
N/P Shareholders (noncurrent) 3,045,014
N/P Banks Equipment Financing 3,008,076
Deferred income taxes (noncurrent) 1,616,330

Total for LIABILITIES 18,194,004
Other Liabilities

Total Liabilities 18,194,004
Net Worth

STOCKHOLDERS' EQUITY
Capital Stock &  APIC 9,956,563
Retained Earnings 7,505,627
Current Year Profit (Loss) 1,581,179

Total for STOCKHOLDERS' EQUITY 19,043,370
Other Net Worth

Total Net Worth 19,043,370
Total Liabilities and Net Worth 37,237,374

CTA Consol Bal Sheet All Co in USD
As of period 12/31/2020

Thursday, May 20, 2021
3:01:13 PM

As of period 12/31/2020

Page 1 of 1v7.6.760 (KARENM) -

YTD
2020

Revenue
Total Revenue 64,374,597

Reimbursables
Total Reimbursables 8,345,542

Revenue Less Reimbursables 56,029,055
Directs

Total Directs 17,704,140
Revenue Less Reimbursables, Directs 38,324,914

Indirects
Total Indirects 36,816,278

Total Operating Expenses 62,865,961
Total Operating Profit/Loss 1,508,636

Other Charges
Total Other Charges (72,543)

Total Profit/Loss 1,581,179

CTA Consol Income Statement (stated in USD)
As of period 12/31/2020

Thursday, May 20, 2021
3:02:02 PM

As of period 12/31/2020

Page 1 of 1v7.6.760 (KARENM) - 

5.1.7 Contact
Though there are several key players on this project team including an active 
principal-in-charge; Wayne Freeman, a nationally recognized affordable 
housing architect; Randy Rhoads, the primary contact throughout the project 
will be our project manager, Laura Dougherty, AIA.

Laura Dougherty, AIA | LEED AP
Project Manager 

Cushing Terrell

303 E. 17th Ave, Ste 105
Denver CO 80203

720.359.1416
Cell: 303.261.6726 
LauraDougherty@cushingterrell.com

Kinser Flats CenterStone Supportive Housing  |  Centerstone, IN
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7CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT6 CUSHING TERRELL

Roaring Fork Engineering, Inc. (RFE) is a Civil Engineering firm located 
in Carbondale, Colorado. Established in 2012, RFE offers services in utility 
and capital improvement planning; stormwater conveyance, treatment, and 
hydraulic analysis; design (drainage, land development, transportation, water 
and wastewater treatment and conveyance); and construction management. 
RFE’s owners have over 50 years of combined experience in planning and 
funding assistance, design, and construction experience in the Roaring Fork 
Valley and the Western Slope. They will serve as the project teams local “boots 
on the ground”.   

WHY RFE
RFE has extensive City of Aspen experience and has completed multiple 
affordable housing projects within the Valley.  They have a thorough 
understanding of Aspen’s Engineering and Utility codes and have 
implemented them in several large development projects. Recent examples 
include Aspen Affordable Housing Public Private Partnership (PPP), Aspen 
City Offices, and Basalt Vista Housing with Habitat for Humanity. RFE has 
an extensive network of contacts with the utility providers in addition to 
Water Department and Sanitation District. We also have recent experience 
collaborating with CDOT personnel obtaining multiple access permits for work 
in their Right of Way. In addition, RFE was the civil engineer for the Lumberyard 
conceptual design phase. They already know the site challenges and can build 
on our initial analysis in this coming phase. 

RFE will work hand in glove with Cushing Terrell’s team of architects and 
landscape architects to revisit and explore options for the site and then move 
in full scale SD packages.  

Also joining our team is Pie Consulting & Engineering.  They will provide 
structural engineering and building envelope design for the project.  We 
are especially thrilled that Quentin Odes will be leading this effort.  We have 
worked frequently with Quentin and he has superior experience in podium 
and modular design.

5.1.8 Subconsultants
Cushing Terrell is joined on this project with this project is Roaring Fork Engineering, Pie Consulting Engineering, and Big Sky Acoustics.  

Big Sky Acoustics (BSA) is an acoustical consulting firm based in Helena, 
Montana that specializes in architectural acoustical design and environmental 
noise assessment. BSA has extensive experience working on new construction 
projects and existing facilities. BSA has provided acoustical services on more 
than 40 multi-family residential and affordable housing projects, including 
sound isolation design and HUD noise studies. Additional project and 
company information can be viewed online at www.bigskyacoustics.com.

Pie has provided extensive building envelope consulting, commissioning 
(BECx), and field performance testing services for more than 21 years. Our 
expertise is continually informed by our exposure to all aspects of building 
science and forensic science investigations. 

As a result of our involvement in both new construction and post occupancy 
forensic sciences, we have seen first-hand the ramifications of improper design 
applications and construction practices. Accordingly, we can advise our clients 
on best practices in both design and construction to significantly reduce 
the likelihood for post construction defects, claims, and warranty call-backs. 
As it relates to building science, Pie’s expertise includes a comprehensive 
knowledge of materials, assemblies, and systems ranging from below-grade 
waterproofing to roofing and everything in-between. Building envelope 
systems are increasingly more complex in design and construction, which 
compounds the challenges and requires a broader commitment to quality 
assurance. With growing demands for durability, energy efficiency, and cost-
effectiveness, Pie’s building envelope expertise provide a critical value-added 
service to every project.

THE PIE APPROACH
• We work in a respectful manner, providing prompt attention to requests 

and delivering on our promises. This level of service is a natural extension 
of our core values of Ownership, Community, Integrity, Respect, and 
Optimism. 

• We communicate regularly with the team to ensure that recommendations 
advance performance, value, and quality while avoiding circumstances 
that can potentially add unnecessary cost to the project. 

• We believe in full transparency with the project team to ensure the best 
recommendations are discussed in advance of reporting. This ensures 
that deliverables are issued as results, not surprises. This can only happen 
when your consultant views the project as part of a shared vision and 
legacy, rather than simply as another job.
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9CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT8 CUSHING TERRELL

Team Staffing 
Organizational Chart

CITY OF ASPEN
“Lumberyard”  

Affordable Housing Development

Richard Goulding, PE 

Principal-in-Charge
RFE

Danny Stewart, PE 

Senior Project Manager
RFE

Alan Bronec, PE |  LEED AP 

Electrical Innovations /  
Electrical Engineer

Cushing Terrell

SUBCONSULTANTS

Maggie McHugh, PE 

Stormwater/Wastewater Engineer
RFE

Sean Connolly  
Acoustical Consultant 

Big Sky Acoustics

Wayne Freeman, PLA | CLARB 
Principal-in-Charge

Cushing Terrell

Laura Dougherty, AIA | LEED AP
Project Manager / Denver Studio Director 

Cushing Terrell

Chris Dwyer, AIA 
Design Architect | Entitlements | 

Permitting
Cushing Terrell

Jeff Morrison, ASID 
Interior Designer
Cushing Terrell

Shane Gerkin, PE
Mechanical Engineer

Cushing Terrell

Charlie Deese, AIA | NCARB 
Senior Architect
Cushing Terrell

Stephanie Donovan, PLA 
Landscape Architect

Cushing Terrell

Ashleigh Powell,  
LEED AP BD+C, GCP

Sustainability Director
Cushing Terrell

Nora Bland
Planner / Community Outreach Specialist

Cushing Terrell

Randy Rhoads, RA 
Affordable Housing Architect

Cushing Terrell

Josh Hersel,  
RA | NCARB | GGP 

Modular Housing Architect
Cushing Terrell

Patrick Moranville, PE 
Electrical Engineer

Cushing Terrell

Dan Kopp, PE | FPE 
Fire Protection Engineer

Cushing Terrell

Tim Johnson,  
PE | BEMP | LEED AP BD+C 

Resiliency | Green Infrastructure
Cushing Terrell

Quentin Odes, PE  
Senior Project Manager 

PIE
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11CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT10 CUSHING TERRELL

Wayne Freeman
PLA  |  CLARB

As Principal-in-Charge, Wayne will be responsible for the team’s performance —making certain that every resource necessary to make 

this effort successful is dedicated to you. As a principal, Wayne has 35 years of professional experience in landscape architecture, 

land planning, urban planning, and multi-discipline project delivery. As the firm’s senior practicing landscape architect, he often is the 

principal in charge for complicated and diverse projects. Wayne has managed planning and development of thousands of housing  

units for family housing for the United States Air Force on thirteen bases worldwide. He has served as project manager and/or  

Principal-in-Charge for nearly every one of the dozens of community land development plans for Cushing Terrell for the past 15 years.

Facilities Assessment/Capital Needs Program, Basalt, CO

Facilities Assessment, Manitou Springs, MT

Comprehensive Plan, Carbondale, CO

Land Plan/Affordable Housing Plan, Healthcare Services-Livingston, MT

Mountain Area Master Plan; Steamboat Springs, CO

Belgrade Urban Renewal & Sub Area Plan, Belgrade, MT

Chaffee County Comprehensive Plan Update; Chaffee County, CO

Town of Basalt Master Plan Update; Basalt, CO

Trout Creek Land Planning; Buena Vista, CO

Hungry Horse Villages; Flathead, MT

P R I N C I PA L- I N - C H A R G E

Professional Registration

Landscape Architect / AR, AZ, CA, CO, ID,  
IL, KS, MN, MT, NE, NV, NM, OR, WA, BC, SK

Affiliations

Council of Landscape Architectural 
Registration Boards

Canadian Society of Landscape Architects

Education

Bachelor of Landscape Architecture, University 
of Illinois

Landscape Architecture Studies;  
Kansas State University

Relevant Experience

Laura Dougherty
AIA | LEED AP

With over 20 years of experience, Laura has managed and designed a diversity of projects including K-12 and higher education, 

libraries, and healthcare facilities, several of which have been recognized with design awards. Laura’s passion is to engage a project 

in the planning stages, ensuring the vision is realized through forward thinking solutions. As a LEED Accredited professional since 

2004, she brings sustainable design sensitivity to each project, backed by her strong technical experience.

All Saints, Denver, CO; 70 affordable senior units, currently in Design

Copper Platte, Greeley, CO; 224 affordable multifamily units, in permitting (HUD funding)

Copper Rose, Colorado Springs, CO; 182 affordable multifamily units, currently in Design

Copper Stone, Lafayette, CO; 228 affordable multifamily units, completed 2019

Copper Wood, Lacey, WA; 228 affordable multifamily units, completed 2018

Kinser Flats, Bloomington, ID: 51 supportive housing units, completed 2021 (LITHC funding)

Novo on 52nd, Lynnwood, WA; 242 affordable multifamily units developed in partnership with 

Housing Authority of Snohomish County

Affinity at Arlington, Arlington, WA; 170 affordable senior units, completed 2020 (HUD funding)

Copper Gate, Auburn, WA; 500 affordable multifamily units, completed 2021

Spencer Place, Post Falls, ID; 242 affordable multifamily units, under construction, complete 2021

 

P R O J E C T  M A N AG E R  |  D E N V E R  ST U D I O  D I R E C TO R

Professional Registration

Architect / CO

Affiliations

American Institute of Architects (AIA)

United States Green Building Council

(USGBC)

National Council of Architectural 
Registration Boards (NCARB)

Education

Master of Architecture, Rice University

Bachelor of Arts in Architecture,  
University of North Carolina at Charlotte

Relevant Experience
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13CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT12 CUSHING TERRELL

Randy Rhoads
RA

Randy is Cushing Terrell’s Executive Director of Affordable Housing.  Randy is a recognized national expert on affordable housing.  

He has managed multiple teams of professionals simultaneously throughout the US develop various models of housing that are 

affordable, attainable and/or combinations of market rate units. Randy has developed more than 6,000 affordable housing units 

in 13 states totaling more than $1 Billion in construction.  Randy is an expert at alternative financing, PPP approach to development 

and fitting square pegs in round holes.  Along with Laura Dougherty he will be out-front on this project throughout.  

Dr. George Davis Residences and Senior Center, San Francisco, CA

Cornerstone Village Phase I, II, III, IV - Pittsburgh, PA

Foote Park at South City Phases I, II, III, IV - Memphis, TN

North Sarah Apartments Phases I, II, III - St. Louis, MO

Cahill House Senior Apartments, St. Louis, MO

Parsons Place Phase II, East St. Louis, Illinois

6 North Apartments, St. Louis, Missouri

Heritage Commons Elderly, Minneapolis, Minnesota

Renaissance Place Elderly and General Occupancy Building, St. Louis, Missouri

University Place Phase I, II, and III - Elderly and Multifamily, Memphis, Tennessee

Legends Park East, West, North, Mixed Use Building - Elderly and Multifamily, Memphis, Tennessee

Tremont Point Apartments Phase I and II, Cleveland, Ohio

A F FO R DA B L E  H O U S I N G  A R C H I T E C T

Professional Certification

Architect / CA

Education

Bachelor of Architecture;  
Kansas State University 

Relative Projects of Note

$430 MM, Metro Link Station area master 
planning and light rail station design,  
St. Louis, Missouri

Elder Shirt Lofts, St. Louis, Missouri

Louderman Lofts, St. Louis, Missouri

920 Olive/Bell Lofts, St. Louis, Missouri

1011 Locust Lofts, St. Louis, Missouri

Relevant Experience

Chris Dwyer
AIA

Chris brings fifteen years of experience on a wide range of projects located across the country. After graduating from the University 

of Arkansas, Chris moved to Basalt, Colorado, to work for Poss Architecture + Planning, an Aspen-based firm, and to ski. After a 

short hiatus traveling throughout Southeast Asia, Chris settled in Boise, Idaho, and currently works on a number of urban retail 

projects, district development studies, and other projects in the west. His work tends to focus on the initial phases of planning/

design, however, he always jumps at the opportunity to take projects through construction. Chris enjoys engaging with clients and 

the general public to help a building or an area meet its potential through design that specifically relates to the site’s location.  

616 E. Hyman Redevelopment, Aspen – Entitlements/Design Package*

Roaring Fork Rd Residence, Aspen– Construction Docs/Building Permit*

Aspen Club Redevelopment – Entitlements*

Hyman Avenue Remodel, Aspen – Construction Docs/Building Permit*

Indian Creek Redevelopment; Caldwell, ID

IDP @ Pittsburgh Landing Multi-Family (Off-grid); Idaho

Bodega Boise; Boise, ID

Clear W Private Residence; Snowmass, CO*

64 Pitkin Private Residence; Aspen, CO*

Residences at Little Nell; Aspen, CO*

Habitat for Humanity Duplexes; Silt, CO* 

*Project completed prior to joining Cushing Terrell 

D E S I G N  A R C H I T E C T  |  E N T I T L E M E N TS  |  P E R M I T T I N G

Professional Registration

Architect / CO, ID 

Education

Bachelor of Architecture Fay Jones School of 
Architecture & Design University of Arkansas Relevant Experience
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15CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT14 CUSHING TERRELL

Josh Hersel

Joshua Hersel has been with Cushing Terrell since 2005 in our McCall, Idaho office, since has moved to our Boise, Idaho office.  

Over his sixteen year career he has worked on numerous projects ranging from high-end single family homes, corporate office 

campus’s, and many multi-family projects.  Joshua co-leads Cushing Terrell’s Living Vertical market across fifteen locations, where 

he concentrates on multi-family housing.  Currently Cushing Terrell has more than 1,000 multi-family units that are in some form 

of design or construction.  He has studied many modular projects, none have been built to date,  but has a vast knowledge from 

working with local modular companies in Boise, Idaho.  Affordable housing is at the forefront of his research as this is a need across 

the entire country.  Joshua leads each project as a unique process and wants to engage all steak holders from the municipalities, 

neighborhoods, community, developer, and contractor.

Alpine Village Condo’s: McCall, Idaho

Afton Condo’s Phase 1 and 2: McCall, Idaho

LDK Ventures Multi-Family: Meridian, Idaho

The Mill at Loggers Creek Multi-Family: Boise, Idaho

Hawkins Companies – Multi-Family: Boise, Idaho and Nampa, Idaho

Scentsy Corporate Campus: Meridian, Idaho

M O D U L A R  H O U S I N G  A R C H I T E C T

Professional Registration

Architect / ID

Affiliations

National Council of Architectural Registration 
Boards (NCARB)

Green Globes Professional

Education

Master of Architecture, 
University of Idaho

Relevant Experience

RA  |  NCARB  |  GGP

Stephanie Donovan
PLA

Stephanie is one of Cushing Terrell’s most diverse landscape architects.  She is equally comfortable leading planning and design on 

large complicated land planning projects as developing complex construction projects for Google in various urban communities 

in the US. Stephanie is experienced in several community and park projects in Montana and Wyoming. She is passionate about 

bringing ideation and innovation to a project team and is skilled at developing cross disciplinary solutions. Stephanie strives to 

create designs that complement the environmental and cultural context of a site. 

 

Highway Noise Reduction  Planning, Billings, MT

Mountain Area Master Plan, Steamboat Springs, CO

Belgrade Growth Policy Update and Park and Recreation Master Plan; Belgrade, MT

South Kalispell Urban Renewal Plan; Kalispell, MT

Rose Park Pool; Billings, MT

South Park Splash Pad; Billings, MT

Armstrong Park; Cascade, ID

L A N D S C A P E  A R C H I T E C T

Professional Registration

Landscape Architect / MT

Education

Bachelor of Science / Landscape 
Architecture, The Ohio State University

Master of Landscape Architecture, 
Ball State University

Relevant Experience
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17CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT16 CUSHING TERRELL

Jeff Morrison

Jeff is a Senior Interior Designer/Project Manager with 25 years experience. Jeff has worked on a broad range of projects including 

Corporate, Fitness, Education, Banking, Medical, and Hospitality. It is important to Jeff to capture his client’s vision, using materials 

and finishes that meet the project’s design and budgetary needs. Jeff is committed to listening carefully to the client in order to create 

the desired interior that embraces the culture of the company. Jeff believes that commercial spaces require the proper mix of color, 

contrast, texture and architectural detail that transforms a space into an appropriate, work space.

Blackfeet Community College, Student Housing; Browning, MT

Sanostee Day School; Sanostee, NM

Dennehotsu School, New Elementary School; Dennehotsu, AZ

Kaibeto Boarding School; Kaibeto, AZ

St. Labre Indian School, Student Housing; Ashland, MT

Bozeman Schools PreBond Planning, New & Renewed High Schools; Bozeman, MT

Belgrade High School, Addition & Renovation; Belgrade, MT

Montana State Univesity, Romney Gym; Bozeman, MT 

Worland School District, NewMiddle School; Worland, WY 

I N T E R I O R  D E S I G N E R

Affiliations

ASID

NCIDQ

Montana Home Builders Association

Education

BYU Idaho (Formerly Ricks College)

Foundation for Interior Design, Education 
and Research (FIDER)

Relevant Experience

ASID

Ashleigh Powell

From the early phases of conceptual design through construction completion, Ashleigh will help your team establish environmental 

goals and identify appropriate and effective sustainable building strategies. She has over ten years of professional experience 

successfully managing all aspects of the Leadership in Energy and Environmental Design (LEED) program as well the local Austin 

Energy Green Building (AEGB) program. While earning her Masters of Science in Sustainable Design degree, Ashleigh’s academic 

emphasis was energy-efficient building design, construction, and operations.  Her Master’s thesis entitled, The Social Construction 

of Performance-Based Design, examines the social and cultural influences on net zero energy building design.  

Comprehensive Plan, Carbondale, CO

Google 500 W. 2nd; Austin, TX

Google Project Wilson; Mountain View, CA

Google Project Maximus; Mountain View, CA

Google Fire Eagle Tenant Improvement; Austin, TX

Google Henderson HUB 1; Henderson, NV

Google Sparks STY HUB 1; Sparks, NV

Google US-SVL- MP6 Tenant Improvement; Sunnyvale, CA

Dell TI Round Rock Campus; Round Rock, TX

S U STA I N A B I L I T Y  D I R E C TO R

Affiliations

LEED Accredited Professional, Building 
Design + Construction  

Green Globes Professional (GGP) 

USGBC Texas Chapter Member 

Cushing Terrell Green Advocacy Council 

Education

Master of Science in Sustainable Design, 
University of Texas at Austin 

Bachelor of Arts, Fine Art (Studio) , 
University of Puget Sound 

Relevant Experience

LEED AP BD+C  |  GGP
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19CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT18 CUSHING TERRELL

Nora Bland

Nora has a background in nonprofit work and sustainability planning. Nora is passionate about creating places and spaces that are 

beautiful, equitable, affordable, and sustainable. 

Most recently, Nora worked with Lake County, Colorado on a capstone project to recommend and design a site for affordable 

housing development. She conducted an affordable housing market study and designed and led a community meeting that 

engaged residents through interactive polling and design charrettes. Nora is Cushing Terrell’s lead specialist in public outreach and 

creative input throughout the firm.  She manages the firm’s survey and web-based public outreach modeling.  She has excelled at 

adapting web based platforms for public meetings during the COVID pandemic. 

Ennis Master Plan, Ennis, MT

Castle Rock Park Public Outreach; Billings, MT 

Mountain Area Master Plan; Steamboat Springs, CO

Chaffee County Comprehensive Plan Update; Chaffee County, CO

Town of Basalt Master Plan Update; Basalt, CO

City of Lakewood Sustainability Planning*

*Project completed prior to joining Cushing Terrell

P L A N N E R  |  CO M M U N I T Y  O U T R E AC H  S P E C I A L I ST

Education

Master of Urban and Regional Planning, 
University of Colorado Denver

Bachelor of Science in Urban Planning, 
Virginia Commonwealth University 

Relevant Experience

Charlie Deese
AIA | NCARB

Charlie’s path to the architectural profession is atypical. With an undergraduate degree in corporate financial policy and six years in 

Chicago working in commercial real estate and finance, he made the leap to attend the University of Oregon to pursue a long-time 

passion in architecture.

Over the last six years at Cushing Terrell, Charlie has built a wealth of client and project management experience. This breadth of 

knowledge has provided valuable insight and fluidity to projects receiving his involvement.

Steamboat Mountain Area Master Plan; Steamboat Springs, CO

City Centre Area Redevelopment Plan; Spruce Grove, AB

Flathead Valley Community College Student Housing; Kalispell, MT

Flathead County Library; Columbia Falls, MT

Flathead County Agency On Aging - Health and Administrative Building;  
Kalispell, MT

Northwest Community Health Center; Libby, MT

Bar W Mixed-Use Development, Leander, TX

The WAVE Fitness & Aquatic Center; Whitefish, MT

S E N I O R  A R C H I T E C T

Professional Registration

Architect / MT

Architect / Canada: SK 

Affiliations

Whitefish Architectural Review Board

Education Committee Member, National 
Council of Architectural Registration 
Boards (NCARB)

Education

Master of Architecture, University of Oregon

Bachelor of Arts in Business Administration 
& Corporate Financial Policy, Franklin & 
Marshall College

Relevant Experience
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21CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT20 CUSHING TERRELL

Patrick Moranville
PE

Patrick joined Cushing Terrell in 2016, bringing with him 11 years of prior engineering experience and over 16 years of industry 

experience. He specializes in electrical systems design for education, healthcare, transportation, infrastructure and government 

facilities. With him comes a rounded expertise in sustainable and client centered design for a variety of special systems including 

low voltage power distribution, medium voltage distribution, lighting design, emergency and standby systems, audio/visual 

enhancements, structured cabling, and multidiscipline support. He has served as Project Engineer and/or Project Manager for 

several projects varying in scope and size, and has supported projects in construction administration.

Curt Gowdy State Park, Visitors Center; Cheyenne, WY*

Wyoming State Fair Grounds, MEP Upgrades; Douglas, WY*

Albany County School District #1, Laramie High School, Stage Power; Laramie, WY* 

Scottsbluff Public Schools, Scottsbluff High School; Scottsbluff, NE* 

Carbon County School District #1, Rawlins High School; Rawlins, WY* 

Ritter Communications EDGE Data & Network Operations Center; Jonesboro, AR 

City of Rock Springs, Town Hall and Police Station; Rock Springs, WY*

Cheyenne Public Safety Center; Cheyenne, WY*

State of Wyoming, Unicover Administration Building Remodel; Cheyenne, WY*

*Project completed prior to joining Cushing Terrell

E L E C T R I C A L  E N G I N E E R

Professional Registration

Engineer / CO, WY, NE

Affiliations

USGBC Member LEED Accredited 

Society of American Military Engineers 
(SAME)

Education

Bachelor of Science, Electrical and 
Computer Engineering;  
Colorado State University

Relevant Experience

Shane Gerkin
PE

Shane is a Lead Mechanical Engineer in Cushing Terrell’s Denver Office. Shane’s approach to design is to create a beautiful and 

functional design that minimizes operational cost and environment impact. Shane has worked on projects from beautiful Hawaii to 

wintry Minnesota. He takes a comprehensive approach to the design process and works with all other team members early on to 

create a design that doesn’t detract from the architecture.  Shane has had the opportunity to work on complex mechanical systems 

and cutting-edge Net Zero energy buildings, from which he can take those experiences and apply to your project. He also has 

experience in a variety of systems in his 7+ years in the field from geothermal systems to central plants to naturally ventilated spaces.

Shoreline Tower Mixed Use Residential, Long Beach, CA

UCI Irvine Verano 8 Housing Expansion, Irvine, CA

301 Capital Mixed Use, Sacramento, CA

Hospitality Projects:
LAX Hyatt House Hotel, Los Angeles, CA

Standard Hotel Renovation, Los Angeles, CA

CALNEVA Hotel, Lake Tahoe, CA

TOVA Hotel, Palm Springs, CA

M E C H A N I C A L  E N G I N E E R

Professional Registration

Engineer  CA / CO  
Pending, Licensed Mechanical Engineer 

Affiliations

WELL AP / LEED Green Associate

Education

Bachelor of Science- Mechanical 
Engineering, Iowa State University

 

Relevant Experience
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23CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT22 CUSHING TERRELL

Alan Bronec
PE  |  LEED AP

Alan has over 30 years of experience in electrical design and project management for a wide variety of retail, government, health 

care, commercial, industrial, educational, and institutional type projects both new and remodel.  He has in-depth experience in the 

area of power generation and distribution, alternative energy systems, fire alarm systems, and power quality. He also has in-depth 

experience designing electrical systems for large notational retail facilities.

Whole Foods Distribution Center; Aurora, CO

PGE California; concept design for Solar PV and BESS microgrids at (7) remote sites

University of Montana Microgrid, Missoula MT Campus; 6MW CHP microgrid

Basin Creek Solar, Butte MT; 325MW Grid Tied Solar PV Array

Horn Rapids Solar PV & Battery Storage Richland WA; 4MW grid tied PV array with 1MW/4MWH 
battery storage system

Washington State University Battery Storage, Spokane WA; 500kW grid tied battery storage system 
and 167kW grid tied battery storage system

Nevada Energy:
Relief Canyon 250kW BESS
Beltway Substation 2MW BESS Concept Design
Brunswick Substation 12MW BESS Concept Design
Chukar Substation 12MW BESS Concept Design
Cyanco Substation 12MW BESS Concept Design
Brunswick Substation 12MW BESS Concept Design

E L E C T R I C A L  E N G I N E E R

Professional Registration

Engineer / AK, AL, AR, AZ, CA, CO, GA, HI, 
ID, MT, NC, NE, NJ, NM, NV, OR, PA, TX, 
UT, WI

Affiliations

National Council of Examiners for 
Engineering & Surveying (NCEES)

Education

Bachelor of Science in Electrical and 
Electronic Engineering Technology, 
Montana State University

Relevant Experience

Dan Kopp
PE  |  FPE

Dan is a project engineer for Cushing Terrell’s Helena office and will be responsible for fire protection engineering requirements. 

His responsibilities include fire protection engineering, project task coordination, technical content, quality, and customer 

satisfaction. His 24 years of engineering experience includes HVAC, plumbing, fire sprinkler design, high expansion foam system 

design, clean agent system design, high sensitivity smoke detection design ( VESDA systems), and shop drawing production for 

residential, educational, government, medical, institutional, commercial, and industrial facilities.

Whole Foods Market Refrigerated Warehouse Fire Sprinkler Addition; Austin, TX

Schwan’s Distribution Warehouse; Yuma, AZ

Sysco Warehouse Fire Sprinkler Remodel and Addition; Billings, MT

Sentsy Distribution Warehouse fire sprinkler system and fire pump engineering designs; Meridian, ID

Sentsy Oils Storage Warehouse study; Meridian, ID

Restaurant Depot Storage Warehouse; Massachusetts

UPS distribution Facility; Kalispell, MT

BLM NIFC Building 215 – Great Basin Cache Fire Protection Study; Boise, ID 

Montana State Fund Building; Helena, MT 

F I R E  P R OT E C T I O N  E N G I N E E R

Professional Registration

Mechanical Engineer / MT

Fire Protection Engineer / AZ, MA, MT

Affiliations

NCEES Council Record

Education

Bachelors of Science / Mechanical 
Engineering, Montana State University

Continuing Education

NFPA 20 Standard for Stationary Fire Pumps, 
NFPA 14 Standard for Standpipe and Hose 
Stream installation,  & High-Pilled Storage, 
EduCode

Sprinkler and Other Fire Suppression 
Systems, U of Wisconsin

Fire Protection Engineering PE Exam Study 
Course, SFPE

Relevant Experience
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25CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT24 CUSHING TERRELL

Tim Johnson
PE | BEMP | LEED AP BD+C

Tim is a licensed mechanical engineer who leads the Boise mechanical engineering team. He regularly designs elegant and efficient 

buildings in government, education, commercial, retail, and living markets with a focus in energy analysis and modeling. Tim 

joined Cushing Terrell in 2007 and is a champion for high performance building design, including strategies for achieving LEED 

certifications, Architecture 2030 goals, net zero energy consumption, and life cycle cost effective decision making. He focuses on 

using simulated and measured data to inform design decisions and influence industry trends while optimizing investments.

Basalt Facilities Assessment, Basalt, CO

Montana State University Romney Hall Ground Source Heat Exchanger and District Planning; Bozeman, MT

Cogeneration Feasibility Studies and Designs; New York, New Jersey, California

Fairchild Air Force Base Energy and Life Cycle Cost Assessments, Multiple Buildings; Spokane, WA

Pahranagat NWR Visitor Center Zero Net Energy Design; Alamo, NV

Gallatin and Bozeman High Schools Energy Modeling and CHPS Certification; Bozeman, MT

DEQ Montana Energy Audits; Darby Schools, Hinsdale Schools; MT

Maxar Headquarters Energy Audit; Westminster, CO

Micron Technology Campus Buildings 36 and 37 New Construction and Addition; Boise, ID

Boise City Hall Energy Use Reduction Services; Boise, ID

Idaho Energy Audits; Treasure Valley and Northern Idaho

R E S I L I E N C Y  |  G R E E N  I N F R AST R U C T U R E

Professional Registration

Engineer / ID, NV

Affiliations

American Society of Heating, 
Refrigeration, and Air Conditioning 
Engineers (ASHRAE)

ASHRAE Building Energy Modeling 
Professional Certification (BEMP)

LEED Accredited Professional

Education

Bachelor of Science / Mechanical 
Engineering, North Dakota State 
University

Relevant Experience

Richard Goulding
PE

Richard’s 20 years of experience in the Valley includes working for the City of Aspen Engineering Department, SGM in Glenwood, 

and establishing RFE in 2012. He has considerable experience in municipal work. While at the City of Aspen, his primary focus was 

capital improvement projects and right-of-way management. During his time at another firm in the Valley he was the Deputy Town 

Engineer for Snowmass and Starwood. He also undertook and completed several important design projects for the Mid Valley 

Metro District, the City of Glenwood Springs, and Redstone’s Water and Sanitation District.

In his role as the founder and President of RFE he leads the design of, oversees construction of, and provides inspection oversight 

on multiple infrastructure projects for the City of Aspen Asset, Engineering & Water Departments, Pitkin County, Town of 

Carbondale, Aspen Consolidated Sanitation District, and Aspen Skiing Company. Richard is also currently the on-call engineer for 

the Town of Carbondale and Brush Creek Metro District providing engineering for the Town’s and the District’s infrastructure. His 

City Offices and Rio Grande Place Infrastructure – Aspen, Colorado    

Mill Street Sanitary Sewer – Aspen, Colorado

Roaring Fork Road Waterline – Aspen, Colorado 

Rubey Subdivision – Aspen, Colorado 

P R I N C I PA L  I N  C H A R G E

Education

Civil and Environmental Engineering, 
University College Cork

Master of Business Administration,  
University of Wyoming

Relevant Experience
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27CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT26 CUSHING TERRELL

Maggie McHugh
PE

Maggie McHugh is a PE with nearly four years of experience as a consultant engineer designing potable water systems ranging 

in size and complexity from small rural homeowner associations to large (5 MGD) municipal plants. Maggie’s projects include 

designing water and wastewater treatment facilities, chemical feed systems, booster pump stations, and water distribution systems. 

Her main focus is drinking water system design including treatment facilities, chemical injection systems, booster pump stations, 

distribution system modeling and design, and construction administration.

PERs: Town of Rico, Town of Aguilar, Round Mountain Water and Sanitation District

PNAs: Glenview Owner’s Association, City of Craig, Town of Rico 

City of Glenwood, Town of Carbondale, Town of Rico, Town of Eagle, City of Durango, Town of Midturn

Private development projects

Private entities (Homeowner associations and Mobile home parks)

Town of Eagle 5 MGD Surface Water Treatment Plant, Eagle, CO

Panorama Ranches Chlorine Contact System Improvements, Carbondale, CO

STO R M WAT E R / WAST E WAT E R  E N G I N E E R

Professional Registration

Engineer / CO

Affiliations

American Water Works Association

Education

B.S. Ohio State University, Environmental 
Engineering, 2015

M.S. University of Colorado Boulder,  
Civil Engineering

Relevant Experience

Danny Stewart
PE

Danny’s decade of experience in the Valley includes design and project management for municipal, state, county, and federal 

infrastructure projects, as well as on private and commercial development projects, including subdivisions utilizing street, grading, 

drainage, and utility design. Most recently, he served as the civil engineering project manager for several affordable housing 

developments, including Aspen Affordable Housing and Basalt Vista. With a previous firm, he participated in the review of drainage 

ponds at Burlingame Ranch. Additionally, Danny has designed many underground utilities for his development and road and street 

projects; designed and managed transportation infrastructure projects for many counties and municipalities; and incorporated 

engineering disciplines other than road design such as bridge design, structural concrete, gravity and MSE retaining walls, 

hydraulic and drainage design, and traffic studies. Stand-alone utility projects that he manages includes sewer lines, water mains 

and high-pressure gas lines. He also has experience as a field engineering inspector, which provides unique knowledge he uses as 

a construction manager and designer. 

City Offices and Rio Grande Place Infrastructure – Aspen, Colorado 

Lumberyard Conceptual – Aspen Colorado  

Aspen Affordable Housing – Aspen, Colorado   

Habitat for Humanity, Basalt Vista Housing – Basalt, Colorado

RFTA, West Glenwood Park and Ride – Glenwood, Colorado

S E N I O R  P R O J E C T  M A N AG E R

Professional Registration

Engineer: CO 

Education

Bachelor of Science Civil Engineering, 
University of Wyoming

Relevant Experience
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Sean Connolly

Mr. Connolly founded Big Sky Acoustics in 1999 and has been an acoustical consultant since 1995. He is directly responsible for 

design and project management in the areas of architectural acoustics and environmental noise assessment. Sean has substantial 

experience in the following: Computer modeling to predict noise levels, Room acoustics and sound isolation design, Mechanical 

system noise control, and Acoustical mitigation measures. 

Beaverhead Condominiums, Big Sky, MT – Sound isolation design 

Big Sky Village Condominiums, Big Sky, MT – Sound isolation design 

Bluegreen Condominiums, Big Sky, MT – Sound isolation design 

Bridger View, Bozeman, MT – Sound isolation design 

Eglise Village At The Turn, Yellowstone Club, MT – Sound isolation design 

Flanders Mill Multi-Family, Bozeman, MT – Sound isolation design 

Glenwood+Simpson Multi-Use Development, Jackson Hole, WY – Sound isolation design

Hidden Hollow, Jackson, WY – Sound isolation design 

Lodges At Elkhorn Creek, Big Sky, MT – Sound isolation design 

ACO U ST I C A L  CO N S U LTA N T

Professional Registration

INCE Board Certified

Professional Engineer-Oregon 
Acoustical Engineering

Affiliations

Acoustical Society of America 

Institute of Noise Control Engineering

National Council of Acoustical Consultants

Education

North Carolina State Univ; 
Master of Mechanical Engineering

B.S. Mechanical Engineering

Continuing Education

INCE National Conference on Noise Control 
Engineering, 2020 (virtual)

Speaker - INCE National Conference on 
Noise Control Engineering

Relevant Experience

Quentin Odes
PE

Quentin joined the Pie team in 2020 with 12 years of design experience.  He believes that the best solutions arise from 

understanding all aspects of a problem and collectively determining a path forward through open and collaborative communication 

amongst all team members.  Quentin is a problem solver and tackles each challenge with creative thinking and listening to all ideas 

from teammates and stakeholders.  His diverse design background includes expertise in concrete construction, specifically post-

tensioned concrete; precast concrete; steel structures; masonry and wood.  Market sectors include education, multi-family housing 

and historic structure reuse with project sizes ranging from $5M to $100M.  

Quentin developed Loge Camps Breckenridge, a hotel renovation/remodel,  
completed summer 2020 as a consultant with Cushing Terrell.

Professional Registration

Engineer: CO, MN

Affiliations

Occupational Safety and Health 
Administration (OSHA) 

Education

University of Minnesota - Twin Cities 
Master’s Degree, Civil Engineer (Structural)

University of Kansas  
Bachelor’s Degree, Architectural 
Engineering

Relevant Experience
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5.1.10 Ability to absorb additional workload

Cushing Terrell is busy.  We have been fortunate to remain busy since 2008.  
We are more than capable of accepting this project if we are fortunate 
enough to be selected.  We are not the type of firm that seeks to grow for 
growth sake and have generally been a firm of about 400 professionals since 
coming out of the Great Recession in 2009.  We are extremely selective in 
the type of work that we pursue and accept.  We could easily be a much 
larger firm if we chose to be but we prefer to maintain our firm size and 
yes, our profit margins.  What is more important to our ownership and our 
staff is that we collectively work on projects that we enjoy and that make a 
difference.  We have the bench support to provide an incredibly diverse 
amount of talent to our clients but we maintain our small-town roots.  We tell 
everyone and indeed we are a great big, little firm.  That is why we are 
pursuing this project.

The current affordable or attainable housing crisis has been a growing 
problem for well over a decade; probably longer.  It touches so many of 
the client base we serve and even our staff.  Cushing Terrell recognized this 
problem as a cultural issue as we are faced with the problem throughout the 
geographies we work on a daily basis.  We established an entire division of 
staff to focus on helping our clients better cope with the unique problem and 
sought out a national expert to lead this effort in our company.  

Randy Rhoads leads our affordable housing group at Cushing Terrell.   
We also select the type and location of projects that we want to pursue within 
this market sector.  We are excited to be pursing the Lumberyard Affordable 
Housing Project in Aspen and will ensure that we maintain our ability to 
provide our key staff to the project throughout its duration.

As pioneers of affordable living we treat each client, 

site, and project uniquely. We look at all aspects of 

the surrounding areas to make sure that the project 

cohesively fits within the neighborhood and jurisdiction 

of comprehensive plans. Our team of architects and 

engineers look at sustainable practices to lessen the 

impact on the environment and in the end have a healthy 

and energy efficient building.

Josh Hersel
Architect  |  Associate
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5.2.1 Project Experience 

Copperwood 
L AC Y,  WA

Cushing Terrell provided architecture and project management services for Copper Wood in Lacy, Washington. Copper Wood is an affordable multi-family living 
project, completed in spring of 2018. Built on a 9.9-acre site, the 265,000 sq. ft of apartment space contains 228 living units in 9 buildings, with amenities to include a 
separate clubhouse with cyber café, fitness center, and game room, with access to a pool, playground and garages and covered carports.

Cushing Terrell’s unique approach toward creating a user friendly document steeped in a graphic story to help the public understand the importance of improving and 
maintaining parks in the city.

The parks master plan is part of four major planning efforts Cushing Terrell is currently completing.  We are developing ongoing redevelopment of Belgrade’s 
downtown through an urban renewal plan, we are rewriting the city’s zoning code and we just completed its growth policy update.

CLIENT: Inland Group
PROJECT STATUS: On Budget   
BUDGET: $31.0 Million

REFERENCE: 
Inland Group
John Fisher, Development Manager
509.321.3203
johnf@insandconstruction.com
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WALNUT LANE APARTMENTS | MOAB, UT PAGE 9

JACKSON HOLE MOUNTAIN RESORT 
EMPLOYEE HOUSING
JACKSON HOLE, WYOMING

Firm: Cushing Terrell   Client:  Jackson Hole Mountain Resort

Project Status: On Budget  Budget: $6 Million

This project was Phase I of a privately funded, employee housing project in 
Jackson, Wyoming. It contains 24 dwelling units of dorm-style housing on 2 acres 
that are spread out over 3 buildings and 31,399 sq. ft. Buildings step down from 
three-story structures to two-story facing the street and are arranged to create 
and face an interior common green space.

SERVICES: Architecture, MEP, Structural Engineering

AFFINITY AT ARLINGTON
ARLINGTON, WA 

Firm: Cushing Terrell      Client: Inland Group

Project Status: On Budget   Budget: $25.3 Million

Affinity at Arlington is an affordable senior living project, currently under 
construction. Built on a 5.35 acre site, the 185,000 sq ft of build space will 
contain 170 living units, with amenities to include a theater, multiple lounges, a 
library, swimming pool/spa building, various activity rooms and outdoor active 
spaces as well. 

SERVICES: Architecture, MEP, Structural Engineering

HOODOO MOAB & EMPLOYEE HOUSING
MOAB, UT 

Firm: SET Engineering    Client: Curio Group   
      Shik Han Consulting, LLC 
Project Status: On Budget   Budget: $25.3 Million

This 8-acre project is located adjacent to the southern boundary of the Walnut 
Lane Apartment Project. SET Engineering provided full-scope civil engineering 
services in order to create high-density housing and a hotel that successfully 
replaced an existing trailer park. In conjunction with the developers and the City, 
SET also designed a major storm drain trunk system along the entire length of 
Walnut Lane road, which provided SET an intimate familiarity with the utilities 
and drainage of the Walnut Lane area. The scope was completed on-time and 
the original budget of $65K was increased to incorporate city infrastructure 
improvements. 

Shik Han Consulting provided Owner's Representative services including 
facilitation of land acquisition, pre-development, budgets, finance, design, 
construction through opening operations and lease-up. 

SERVICES: Civil Engineering, Owner's Representative

Affinity at Arlington 
A R L I N GTO N ,  WA

Affinity at Arlington is an affordable senior living project. Built on a 5.35 acre site, the 185,000 sq ft of build space will contain 170 living units, with amenities to include 
a theater, multiple lounges, a library, swimming pool/spa building, various activity rooms and outdoor active spaces as well. 

This project is one of many affordable housing projects led by Laura Dougherty for Inland Group.  It is a tight site where most of the site is occupied by building with 
minimal at grade parking and is primarily left over to active outdoor experience for residents. 

6 North Apartments* 
ST.  LO U I S ,  M O

6 North Apartments is a 80 unit multi family, mixed use, mixed income loft style rental apartment building in the North Central neighborhood of St. Louis, MO. 6 North 
represents a significant innovation  in multifamily architecture with the incorporation of Universal Design features into every apartment  unit as well as the site design. 
Universal Design is the concept that the built environment should be both attractive and usable by the broadest range of people, regardless of age or ability. 

All 80 one- and two-bedroom units at 6 North can accommodate physically challenged individuals (including people in wheelchairs or using devices to assist walking; 
those with sight or hearing impairment; and people with muscle weakness or arthritis) without looking too specialized or medical in the interior design. Some of the 
Universal Design features at 6 North include wider doorways and hallways; paddle style light switches; changing colors and floor textures; kitchen island countertops 
that raise up and down at the touch of a button; and under-sink space that allows a wheelchair to roll in, but can be concealed with cabinet doors when not in use.  
The building also includes retail space, “live/work” units, a community room and a fitness center with exercise machines designed for the physically challenged. Even 
the smallest touches – full length mirrors, a small shelf outside each apartment door for residents to set down a purse or package – can have an enormous impact on 
quality of life for a physically challenged person, and yet be attractive and function well for anyone.

REFERENCE: 
McCormack Baron Salazar
Cady Seabaugh, SVP
314.452.4104
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and drainage of the Walnut Lane area. The scope was completed on-time and 
the original budget of $65K was increased to incorporate city infrastructure 
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construction through opening operations and lease-up. 
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      Shik Han Consulting, LLC 
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REFERENCE: 
Inland Group
John Fisher, Development Manager
509.321.3203
johnf@insandconstruction.com

*Completed by Cushing Terrell’s Executive Director of Affordable Housing, Randy Rhoads  
   while with McCormack Baron Salazar. 
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As Vice President of Design & Construction for the Developer, McCormack 
Baron Salazar (MBS), Randy was responsible for procuring all design related 
professional services and General Contractor, negotiating contracts, evaluating 
cost estimates, value engineering, supervising document development, 
observing construction and coordinating/leading public meetings with 
neighborhood and tenant associations. 

Randy developed the architectural program, project requirements, and 
conceptual design approach in coordination with the MBS Development 
Project Manager, MBS Finance Manager and local nonprofit partner to comply 
with budget, schedule, community needs and HUD/Choice Neighborhood 
Initiative/ California Low Income Housing Tax Credit funding requirements for 
this 5 story, 121 unit, 154,398 SF Very Low Income Senior Apartment Building 
that includes a 14,000 SF ground floor Senior Center open to all seniors in the 
surrounding Bayview Hunter’s Point neighborhood.

Randy coordinated, directed and managed Civil, Structural, MEP, Geotechnical 
Engineer, Archeologist, Environmental Consultant, and General Contractor. Randy 
managed, coordinated, and critiqued all architecture and engineering design 
direction and discussion along with leading sustainability and green design efforts 
which resulted the building being certified LEED Platinum.

The Dr. George W. Davis Senior Building features a private residential wing 
with amenities and social services for low-income senior residents. The 
residences are connected to a comprehensive public community center 
offering a gathering space and extensive programs for seniors from the larger 
community. In addition to the services and structured programs—ranging from 
exercise classes to game nights to cooking demonstrations—the Dr. George W. 
Davis Senior Center also serves as central meeting place where neighboring 
seniors can relax, catch up with their community, play pool, and drink coffee.

The 121 one- and two-bedroom affordable rental apartments for low-income 
seniors, including a placement program for seniors leaving incarceration. The 
residences have a private common room, event kitchen, fitness center, and an 
upcoming beauty salon, as well as a dedicated staff providing social services. 
Informal lounges and laundry rooms are sited on each floor, and there are 
shared decks overlooking the courtyard at the second and fourth levels. The 
building received more than 4,000 applications for its 121 units, highlighting 
the need for affordable senior housing in the area. 

The 54 resident parking spaces are all accommodated in an 
underground parking structure which required intensive coordination 
of structural and plumbing elements for the residential and Senior 
Center spaces directly above in addition to innovative water proofing 
details and construction techniques to accommodate the ground water 
table at 6 foot below existing grade.

The first floor of the building is an 18 ft. tall concrete podium topped with 4 stories 
of seismically strapped and reinforced wood frame construction. The exterior skin 
is a combination of exposed concrete, vertical Hardie Board cementitious siding, 
and stucco patterned and painted to reflect traditional African fabric designs. The 
fractal patterns in the paving of the natively landscaped inner courtyard is inspired 
by architectural details found in Islamic architecture. 

The new homes and neighborhood-serving senior community center round 
out a quartet of buildings creating a diverse urban community along  
San Francisco’s rapidly developing Third Street Corridor. Integrating senior 
housing into a mixed-use micro-neighborhood adds a multi-generational 
aspect and prevents seniors from living in isolation. 

REFERENCE: 
McCormack Baron Salazar
Cady Seabaugh, SVP
314.452.4104

Dr. George Davis Residences and Senior Center* 
SA N  F R A N C I S CO,  C A

*Completed by Cushing Terrell’s Executive Director of Affordable Housing,    
  Randy Rhoads while with McCormack Baron Salazar. 
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Cornerstone Village*  
P I T TS B U R G H ,  PA

Cornerstone Village* is a 4 phase mixed income multi family rental community in the Larimer neighborhood in Pittsburgh, PA. Phases 1 and 2 are complete and Phases 
3 and 4 are currently under construction. 1,2, 3, and 4 bedroom units are available in townhouse, garden, and mixed use style buildings. The Management Leasing 
Office includes a community room, kitchen, computer area, and fitness room. Project funding included HUD Choice Neighborhood Initiative (CNI) Implementation 
Grant ($30MM) and LIHTC funds per individual phase. The masterplan process included a series of community meetings where residents and stakeholders had 
ongoing opportunities to provide input, review design progress, and provide feedback. As the design evolved during each individual phase more community 
meetings were held to provide updates and obtain community feedback.

*Completed by Cushing Terrell’s Executive Director of Affordable Housing, Randy Rhoads while with McCormack Baron Salazar. 

REFERENCE: 
McCormack Baron Salazar
Cady Seabaugh, SVP
314.452.4104

North Sarah Phase 1, 2, and 3* 
ST  LO U I S ,  M O

North Sarah Apartments is a 300-unit multi-phase, multifamily, mixed-use development in North Central area of St. Louis, MO. The North Sarah community represents a 
critical component of the 2000 North Central Redevelopment Plan that was developed by the City of St. Louis, community stakeholders and residents.  

The community’s architecture celebrates the historic character of the neighborhood while featuring modern amenities and sustainable “green” technology to improve 
both the marketability and energy efficiency of the homes. The first phase of development has 120 mixed-income rental homes in garden apartments, townhouses, and 
four mixed-use buildings with approximately 11,900 square feet of commercial, retail, community and management space. The second phase has 103 mixed-income 
rental homes and approximately 6,370 square feet of additional commercial and retail space.  Both phases have earned Enterprise Green Communities certification. 
The third phase has 77 units with approx. 91,000 residential square feet.

*Completed by Cushing Terrell’s Executive Director of Affordable Housing, Randy Rhoads while with McCormack Baron Salazar. 

CLIENT: St. Louis Housing Authority
PROJECT STATUS: All Phases on Budget 
BUDGET: $70 Million

REFERENCE: 
McCormack Baron Salazar
Cady Seabaugh, SVP
314.452.4104
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Webber Treeline 
KA L I S P E L L ,  M T 

This projects consists of 96 rental apartments in eight individual buildings 
of 12 units each built to accessibility and FHA standards. All units have two 
bedrooms within 840 square feet with each layout having the ability to be 
ADA compliant. The efficient organization allows for living, dining, a well sized 
kitchen, laundry, and in-unit storage at an affordable price. 
 
Every unit also has an exterior covered entrance, providing a secure but 
economical circulation. The unique site layout circulates parking around 
the perimeter while positioning buildings in a radial fashion, thus creating a 
communal courtyard on the interior. 

Cushing Terrell recently completed this project in the heart of the  
Kalispell’s Flathead Valley.

Big Sky Workforce Housing 
B I G  S K Y,  M T

Cushing Terrell has been working on designing an affordable workforce 
housing concept for Lone Mountain Land Company in Big Sky, Montana. 
This project begins to address the shortage of affordable housing by finding 
creative solutions for acquiring parcels of land large enough for meaningful 
unit quantities to reduce the cost of construction, which translates into less 
cost to purchase. The design entails modular manufacturing of the living floors, 
combined with on-site installation of ground level foundations which reduces 
the cost of construction, in which the labor cost is a premium. The design 
features a target construction cost of $150/sq. ft. and includes 32 affordable 
units in (eight) four-unit multiplexes on 10 acres of land.

Foote Park at South City*  
M E M P H I S ,  T N

Foote Park at South City is a 4-phase mixed income multifamily rental community 
blocks away from Beale Street in downtown Memphis Tennessee. Phases 1 and 
2 are complete and Phases 3 and 4 are currently under construction. 1,2, 3, 
and 4-bedroom units are available in townhouse and garden style buildings. 
The Management Leasing Office includes a community room, kitchen, 
computer area, fitness room and pool.  Project funding included HUD Choice 
Neighborhood Initiative (CNI) Implementation Grant ($30MM) and LIHTC funds 
per individual phase. The masterplan process included a series of community 
meetings where residents and stakeholders had ongoing opportunities to 
provide input, review design progress, and provide feedback. As the design 
evolved during each individual phase more community meetings were held to 
provide updates and obtain community feedback.

*Completed by Cushing Terrell’s Executive Director of Affordable Housing,  
  Randy Rhoads while with McCormack Baron Salazar. 

Legends Park* 
M E M P H I S ,  T N

Legends Park was built on the site of the Dixie Homes Public Housing 
Project which was one of Memphis’ first public housing projects dating 
back to 1938. The receipt of the HUD HOPE VI grant in 2005 resulted in 
the demolition of the entire Dixie Homes site and the implementation of the 
Master Plan to rebuild the community as a mixed-use, economically-integrated, 
multi-family, and intergenerational neighborhood.  
The five-phase development includes two phases of family housing, a 
senior building, homeownership opportunities and a mixed-use building with 
management and commercial space. The two multi-family phases include 
234 garden and townhouse-style apartments in sizes ranging from one to five 
bedrooms. Available to a spectrum of incomes, from very-low to unrestricted, 
the apartments are also designed to be environmentally sustainable, to reduce 
impact on the environment and increase residents’ discretionary income.

*Completed by Cushing Terrell’s Executive Director of Affordable Housing,  
  Randy Rhoads while with McCormack Baron Salazar. 
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Aspen Affordable Housing 
AS P E N ,  CO

This project included three sites within Aspen City limits, located at 488 Castle Creek, 517 Park Circle and 802 Main Street.  A Public Private Partnership (PPP) between 
the City of Aspen and Aspen Housing Partnership was formed in 2016. The goal of the PPP is to develop three sites within Aspen into rental units that will follow 
the Aspen Pitkin County Housing Authority (APCHA) guidelines to provide housing to the local work force. The Project went through an extensive public outreach 
program and RFE’s role is to provide engineering design and installation oversight to the design/construction team. All three site had very unique engineering 
challenges and required extensive coordination with multiple departments and utility providers to address their requirements.

RFE was on the design team from conceptual, to schematic, through the land use process, building permit, construction and finally the certificate of occupancy. This 
start to finish affordable housing project spanned 4 years. As a result, RFE gained significant experience with the requirements for a successful affordable housing 
project and the necessary components of the public and permitting process for a project of this type within the City of Aspen.

REFERENCE: 
Aspen Housing Partners, LLC, 
Chris Everson
(970) 429-1834 | chris.everson@cityofaspen.com  

Jackson Hole Mountain Resort 
Employee Housing 
J AC KS O N  H O L E ,  W Y

This project was Phase I of a privately funded, employee housing project 
in Jackson, Wyoming. It contains 24 dwelling units of dorm-style housing 
on 2 acres that are spread out over 3 buildings and 31,399 sq. ft. Buildings 
step down from three-story structures to two-story facing the street and are 
arranged to create and face an interior common green space.

Aspen City Offices and  
Rio Grande Place Infrastructure  
AS P E N ,  CO

RFE commenced design work on the new Aspen City Office at Rio Grande 
Place. RFE completed the land use application and attended public meetings 
to address civil engineering issues. The project was then phased into the 
infrastructure in Rio Grande Place and the actual building site. RFE designed 
a complex drain system intended to serve the Aspen Police Department, the 
expanded Pitkin County Office Building, the Jail, Pitco Courthouse,  
City Offices, as well as runoff from Rio Grande Place. RFE performed extensive 
hydraulic modeling of the complete system to size inlets and pipes that will 
perform for the current and future needs. RFE also led the coordination  
effort with all effected utilities to ensure minimal distribution to service and 
traffic flow. 

REFERENCE: 
Concept One Group, Jack Wheeler 
(970) 456-6470 
wheeler@conceptonegroup.com 
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Cushing Terrell currently has several affordable housing projects 
under design that are being considered for modular construction.
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5.2.2 Vision

Cushing Terrell comes to this project with the following vision that we discussed 
as a team:

A stable, thriving mixed income neighborhood that is 

pedestrian friendly, environmentally sustainable, connected, 

and welcoming that feels and lives Authentically Aspen to 

residents, neighbors, and visitors.

If selected, we would revisit this suggested vision at the project kickoff, revise 
it and it will become the subheading of the letterhead of every meeting going 
forward on the project.

Copperwood  |  Lacy, WA
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5.2.3 Scope of Services
Cushing Terrell and its subconsultants hereinafter propose 
the following scope of services closely following the 
requested scope in Aspens RFP:

1.1 Cushing Terrell’s services consist of those described in the paragraphs  
below as part of Basic Services and include Architectural, Civil, Structural, 
Mechanical, Electrical, Plumbing, and Landscape Architecture design services. 
We understand that the initial contract award related to this RFP will include 
Part 1: Customized Schematic Design. Additional parts of scope will be added 
as additional services as the project moves forward:

Part 1:  Customized Schematic Design (initial contract award)

Part 2:   Supporting the Land Use Entitlements Application  
(future add services)

Part 3:  Design Development (future add services)

Part 4:   Supporting the Land Use Entitlements Project Review Process 
(future add services) 

Part 5:   Planned Development Documentation (future add services)

Part 6:  Construction Documents (future add services)

Part 7:   Supporting the Building Permit Application Process  
(future add services)

Part 8:  Construction Administration (future add services)

Part 9:   Project Closeout and Warranty Support (future add services)

1.2 Cushing Terrell will manage the Architect’s services, research applicable 
design criteria, attend project meetings, communicate with members of the 
project team, and report progress to the Owner.

1.3 Cushing Terrell will coordinate it’s services with the services provided by 
the Owner and the Owner’s consultants.

1.4 Cushing Terrell will submit for the Owner’s approval a schedule for the 
performance of the Architect’s services.

1.5 Cushing Terrell will contact governmental authorities and entities 
providing utility services to the project as required to advance Schematic 
Design.

1.6   Customized Schematic Design: The Part 1 Customized Schematic 
Design scope will analyze the current 310-unit master plan. After the initial 
analysis, Cushing Terrell will prepare schematic design documentation to 
support the land use entitlements application and process. Cushing Terrell will 
specifically study the following items:

• Parking Alternatives Analysis
• Spacing between buildings
• Building heights and orientation
• Relocating ownership units to south end of site
• Noise Mitigation
• Innovation
• Demographics of target user mix (i.e. “who is this housing for?”)
• Prepare a project schedule that will allow construction to begin in 2024

Copperwood  |  Lacy, WA
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1.6.1 Parking Alternatives Analysis: Cushing Terrell will analyze the 
following alternative site plan alternatives: 

a. Baseline: The current 310-unit plan with 100% underground parking,  
33% open site landscape area and an average building height of 3.25 stories 
(as currently designed)

b. Alternative A with 310 units, 67% underground parking, 33% podium 
parking, 33% open site landscape area and an average building height of  
4 stories

c. Alternative B with 310 units, 34% underground parking, 33% podium 
parking, 33% surface parking, 22% open site landscape area and an average 
building height of 4 stories

d. Alternative C with 310 units and with reduced parking distributed as 0% 
underground parking, 50% podium parking, 50% surface parking, 20% open 
site landscape area and an average building height of 4 stories

e. Alternative D with 310 units and a dedicated parking structure or structure(s)

The parking alternatives analysis will include visual site plan layout 
representation of each alternative and an excavation study including excavation 
quantities and disposition options. Relative comparison of initial cost and 
ongoing maintenance cost will need to be included. Automobile circulation, 
open site landscape area and potential conflict areas will be highlighted in 
order to diagnose livability impacts of the various options. The findings of the 
parking alternatives analysis will be presented to Aspen City Council.

1.6.2 Spacing between buildings: Cushing Terrell will analyze pertinent 
code related set back and fire code requirements, site circulation, 
landscaping, privacy, as well as best practices to determine options for 
optimizing the spacing between buildings. Sun angles and shading will be 
studied to understand how snow will pile and the resulting freeze/thaw effects 
will impact the design.

1.6.3 Building heights and orientation: Building scale, height and 
orientation will be studied to create a welcoming attractive residential 
neighborhood and to determine options for optimizing solar orientation to 
maximize sunlight (indoors and outdoors) as well as solar P/V opportunities. 

1.6.4 Study relocating ownership units to south end of site: Cushing 
Terrell understands that the ownership facilities will need to be separate from 
the rental portion of the site and will be subdivided as part of the land use 
entitlements process. The initial assumption is that parking facilities for rental 
versus ownership areas will need to be separated. An alternative for shared 
parking will be studied and possible maintenance/management/ underling 
land ownership complications will be vetted.

1.6.5 Noise Mitigation: Cushing Terrell understands that south end of the 
site may have a higher degree of noise impacts, and thus may require a higher 
degree of noise mitigation techniques such as earthen berms, engineered 
structures, and/or articulating or noise- mitigating facades, and windows. 
Noise mitigation techniques will be considered across the entire site and along 
the entire frontage of the development as deemed necessary by a Noise Study.

1.6.6 Innovation: Cushing Terrell will propose a comprehensive sustainability 
strategy/green design approach and with the Owners approval use it to guide 
the design decisions during the SD process.  Cushing Terrell will study the 
use of factory-built modular construction techniques and present benefits and 
constraints to the Owner for consideration.

1.6.7 Demographics of target user mix (i.e. “who is this housing 
for?”): Cushing Terrell will analyze the forthcoming update to Aspen’s 
housing needs study and with the Owner’s approval, make adjustments to the 
project program.

1.6.8 Prepare a schedule that will allow construction to begin in 
2024: Cushing Terrell will prepare a detailed overall project schedule, for the 
Owner’s review and approval, that will allow for construction to begin in 2024.

 

1.6.9 Implementation Phasing Study: Cushing Terrell will prepare an initial 
implementation phasing study.

1.6.10 Technical Studies: Cushing Terrell will review all existing technical 
studies and, if necessary, recommend additional studies.

1.6.11 Community Outreach: Cushing Terrell will perform the following 
Community Outreach as part of the SD services:

• 1 Mass email effort 1 Advertising effort
• 1 Online meeting/conference with public participants
• 1 Online Survey, including prep, posting, publishing results
• 1 In-Person Outreach Event, approx. 3 hours plus prep and display materials 

1 Outreach Summary Report
• 1 Presentation of Outreach Results in one Public Meeting

1.6.12 Public Meetings: Cushing Terrell will perform two (2) additional City 
Council work session Public Meetings as part of the SD services.
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1.6.13 Balance of AIA SD Scope of Work: Cushing Terrell will perform the 
balance of the Part 1 Customized Schematic Design scope consisting of typical 
AIA SD Scope of Work as reflected in the following bullet points:

• Cushing Terrell will review the program and other information furnished by 
the Owner and Construction.

• Manager, and will review laws, codes, and regulations applicable to the 
Architect’s services.

• Cushing Terrell will prepare a preliminary evaluation of the Owner’s 
program, schedule, budget for the Cost of the Work, Project site, and the 
proposed procurement or delivery method and other Initial Information, 
each in terms of the other, to ascertain the requirements of the Project. 
Cushing Terrell will notify the Owner of (1) any inconsistencies discovered 
in the information, and (2) other information or consulting services that 
may be reasonably needed for the Project.

• Cushing Terrell will present its preliminary evaluation to the Owner and 
Construction Manager and shall discuss with the Owner and Construction 
Manager alternative approaches to design and construction of the Project, 
including the feasibility of incorporating environmentally responsible 
design approaches. Cushing Terrell will reach an understanding with the 
Owner regarding the requirements of the Project.

• Based on the Project requirements agreed upon with the Owner, Cushing 
Terrell will prepare and present to the Owner and Construction Manager, 
for the Owner’s approval, a preliminary design illustrating the scale and 
relationship of the Project components.

• Based on the Owner’s approval of the preliminary design, Cushing Terrell 
will prepare Schematic Design Documents for the Owner’s approval and 
the Construction Manager’s review. The Schematic Design Documents 
shall consist of drawings and other documents including a site plan, if 
appropriate, and preliminary building plans, sections and elevations; and 
may include some combination of study models, perspective sketches, 
or digital modeling. Preliminary selections of major building systems and 
construction materials shall be noted on the drawings or described in 
writing.

• Cushing Terrell will consider environmentally responsible design 
alternatives, such as material choices and building orientation, 
together with other considerations based on program and aesthetics, 
in developing a design that is consistent with the Owner’s program, 
schedule and budget for the Cost of the Work. The Owner may obtain 
other environmentally responsible design services under Article 4.

• Cushing Terrell will consider with the Owner and the Construction 
Manager the value of alternative materials, building systems and 
equipment, together with other considerations based on program and 
aesthetics in developing a design for the Project that is consistent with the 
Owner’s schedule and budget for the Cost of the Work.

• Cushing Terrell will submit the Schematic Design Documents to the 
Owner and the Construction Manager. Cushing Terrell will meet with the 
Construction Manager to review the Schematic Design Documents.

• Upon receipt of the Construction Manager’s review comments and cost 
estimate at the conclusion of the Schematic Design Phase, Cushing 
Terrell will take action as required under Section 6.4, identify agreed 
upon adjustments to the Project’s size, quality or budget, and request the 
Owner’s approval of the Schematic Design Documents. If revisions to the 
Schematic Design Documents are required to comply with the Owner’s 
budget for the Cost of the Work at the conclusion of the Schematic Design 
Phase, the Architect shall incorporate the required revisions in the Design 
Development Phase.

• In the further development of the Drawings and Specifications during this 
and subsequent phases of design, Cushing Terrell will be entitled to rely 
on the accuracy of the estimates of the Cost of the Work, which are to be 
provided by the Construction Manager under the Construction Manager’s 
agreement with the Owner.

2.0 Part 2: Supporting the Land Use Entitlements Application (Future 
Add Service) 

3.0 Part 3: Design Development (Future Add Service) At the Owner’s 
direction Cushing Terrell will perform the scopes associated with Part 3: 
Design Development and Part 4: Supporting the Land Use Entitlements Project 
Review Process. Presentations to Aspen City Council as necessary during this 
part of the process are included. Weekly project team meetings and additional 
follow-up meetings to support the DD process are included. The Part 3 Design 
Development scope consists of typical AIA DD Scope of Work as per the 
following bullet points: 

AIA DD Scope of Work

• Based on the Owner’s approval of the Schematic Design Documents, 
and on the Owner’s authorization of any adjustments in the Project 
requirements and the budget for the Cost of the Work, Cushing Terrell will 
prepare Design Development Documents for the Owner’s approval and 
the Construction Manager’s review. The Design Development Documents 
shall be based upon information provided, and estimates prepared by, the 
Construction Manager and shall illustrate and describe the development 
of the approved Schematic Design Documents and shall consist of 
drawings and other documents including plans, sections, elevations, 
typical construction details, and diagrammatic layouts of building systems 
to fix and describe the size and character of the Project as to architectural, 
structural, mechanical and electrical systems, and such other elements 
as may be appropriate. The Design Development Documents shall also 
include outline specifications that identify major materials and systems and 
establish in general their quality levels.

• Prior to the conclusion of the Design Development Phase, Cushing Terrell 
will submit the Design Development Documents to the Owner and the 
Construction Manager. Cushing Terrell will meet with the Construction 
Manager to review the Design Development Documents.
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• Upon receipt of the Construction Manager’s information and estimate 
at the conclusion of the Design Development Phase, Cushing Terrell will 
take-action as required and request the Owner’s approval of the Design 
Development Documents.

4.0 Part 4: Supporting the Land Use Entitlements Project Review 
Process (Future Add Service)

Cushing Terrell acknowledges that the City will to utilize Aspens Planned 
Development Review process.  

Cushing Terrell will coordinate responses to questions and comments from 
one meeting to the next throughout the review process, through completion. 
We acknowledge that this process can require numerous iterations to reach 
completion.

Cushing Terrell assumes the following Public Meetings to Support the Land 
Use Entitlements Process

• Six (6) additional Public Meetings with City Council

• Three (3) additional Public Meetings with Planning and Zoning

We assume each public meeting will consist of one 3-hour in-person meeting. 
Include preparation for presentation and staff as appropriate.

5.0 Part 5: Planned Development Documentation (Future Add Service)

Cushing Terrell acknowledges the following language that is included in the 
RFP and our planning staff will work with City staff to produce the development 
agreement.

After the project has been approved under a land use Ordinance and 
Scope Parts 3 and 4 near completion, it will be necessary to begin Part 5 to 
produce the Planned Development (PD) documentation to the satisfaction 
of the development approval Ordinance. Such documentation typically 
requires production and recording of a comprehensive PD Plan set which will 
memorialize the approved project, typically at the DD level. The Planner and 
City Staff will simultaneously need to produce a Development Agreement, 
and it should be expected that the A&E design team will need to provide some 
support to that effort as well.

The Planner will work with City staff to negotiate and produce the 
Development Agreement which will memorialize regulatory conditions 
which the project will need to satisfy. Production of the PD docs and the 
Development Agreement is anticipated to occur concurrently and will 
require coordination among the project team to continue moving forward to 
completion and recording of the necessary documentation to the satisfaction 
of the regulatory staff.

The completed PD documentation is expected to satisfy the DD phase of 
design, and is expected to make ready for the production of implementation 
(construction) documents.

Weekly project team meetings and additional follow-up meetings to support 
the design effort should also be anticipated.

6.0 Part 6: Construction Documents (Future Add Service) 

For purposes of this RFP response it is assumed that the entire project will be 
implemented in its entirety in a single phase. Weekly project team meetings and 
additional follow-up meetings to support the design effort are included. The Part 
5 Construction Documents scope consists of typical AIA CD Scope of Work for 
Bidding and Negotiation Services as reflected in the following bullet points:

• Based on the Owner’s approval of the Design Development Documents, 
and on the Owner’s authorization of any adjustments in the Project 
requirements and the budget for the Cost of the Work, Cushing Terrell 
will prepare Construction Documents for the Owner’s approval and 
the Construction Manager’s review. The Construction Documents will 
illustrate and describe the further development of the approved Design 
Development Documents and shall consist of Drawings and Specifications 
setting forth in detail the quality levels of materials and systems and other 
requirements for the construction of the Work. The Owner and Cushing 
Terrell acknowledge that in order to construct the Work the Contractor will 
provide additional information, including Shop Drawings, Product Data, 
Samples and other similar submittals, which Cushing Terrell will review.

• Cushing Terrell will incorporate into the Construction Documents the 
design requirements of governmental authorities having jurisdiction over 
the Project.

• During the development of the Construction Documents, if requested 
by the Owner, Cushing Terrell will assist the Owner and the Construction 
Manager in the development and preparation of (1) bidding and 
procurement information that describes the time, place and conditions of 
bidding, including bidding or proposal forms; (2) the form of agreement 
between the Owner and Contractor; and (3) the Conditions of the 
Contract for Construction (General, Supplementary and other Conditions); 
and (4) compile a project manual that includes the Conditions of the 
Contract for Construction and may include bidding requirements and 
sample forms.

• Prior to the conclusion of the Construction Documents Phase, Cushing 
Terrell will submit the Construction Documents to the Owner and the 
Construction Manager. Cushing Terrell will meet with the Construction 
Manager to review the Construction Documents.

• Upon receipt of the Construction Manager’s information and estimate 
at the conclusion of the Construction Documents Phase, the Architect 
shall take action as required and request the Owner’s approval of the 
Construction Documents.

• Cushing Terrell will assist the Owner and Construction Manager in 
establishing a list of prospective contractors. Following the Owner’s 
approval of the Construction Documents, Cushing Terrell will assist the 
Owner and Construction Manager in (1) obtaining either competitive 
bids or negotiated proposals; (2) confirming responsiveness of bids or 
proposals; (3) determining the successful bid or proposal, if any; and (4) 
awarding and preparing contracts for construction.

• Upon receipt of the Construction Manager’s information and estimate 
at the conclusion of the Construction Documents Phase, the Architect 
shall take action as required and request the Owner’s approval of the 
Construction Documents.

• Cushing Terrell will assist the Owner and Construction Manager in 
establishing a list of prospective contractors. Following the Owner’s 
approval of the Construction Documents, Cushing Terrell will assist the 
Owner and Construction Manager in (1) obtaining either competitive 
bids or negotiated proposals; (2) confirming responsiveness of bids or 
proposals; (3) determining the successful bid or proposal, if any; and (4) 
awarding and preparing contracts for construction.

• Bidding Documents will consist of bidding requirements and proposed 
Contract Documents.
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• Cushing Terrell will assist the Owner and Construction Manager in bidding 
the Project by:

1. Facilitating the reproduction of Bidding Documents for distribution to   
  prospective bidders,
2. Participating in a pre-bid conference for prospective bidders, and
3. Preparing responses to questions from prospective bidders and   
  providing clarifications and interpretations of the Bidding Documents   
  in the form of addenda.

• Cushing Terrell will consider requests for substitutions, if the Bidding 
Documents permit substitutions, and shall consult with the Construction 
Manager and prepare and distribute addenda identifying approved 
substitutions to all prospective bidders.

• Proposal Documents shall consist of proposal requirements, and 
proposed Contract Documents.

• Cushing Terrell will assist the Owner and Construction Manager in 
obtaining proposals by:

1. Facilitating the reproduction of Proposal Documents for distribution   
     to prospective contractors, and requesting their return upon    
  completion of the negotiation process;
2. Participating in selection interviews with prospective contractors; and
3. Participating in negotiations with prospective contractors.

• Cushing Terrell will consider requests for substitutions, if the Proposal 
Documents permit substitutions, and shall consult with the Construction 
Manager and prepare and distribute addenda identifying approved 
substitutions to all prospective contractors.

27 CTA ARCHITECTS ENGINEERSCOMPREHENSIVE PLAN UPDATE

Ai
rp

or
t A

cc
es

s R
oute

OS

OS

LI

PF

PF HC

GCI

R

R

R

0 0.5 1 Mile0.25

Box
E lder
Lake

MAN
N RD

5

5

16

16

Plen tywood
Landf i l l

Sher-wood
Ai rpor t

Truck Bypass Route

AIRPORT RD

LAUREL AVE

BOUNDARY AVE

PARK AVE

HILLSIDE AVE

SHIPPE CANYON RD

NICHOLS RD

HIGHLAND AVE

M
AI

N 
ST

FIRST AVE

ONE-MILE GROWTH AREA

Flood Haza rd  
and  Unsu i tab le

So i ls  A rea

OSOS

Box
E lder Sher-woodSher-wood

P L E N T Y W O O D  F U T U R E 
L A N D  U S E  P L A N

CTA was hired to update Sheridan County’s and the City of 
Plentywood, MT’s 1983 Growth Policy. Aided by a detailed 
stakeholder and public input process, the updated document
established the County’s goals, objectives and visions to 
better equip local jurisdictions to face potentially rapid growth 
brought on by energy development. CTA’s planners employed
the extensive use of visuals, graphics and GIS maps to facilitate 
and enhance the document’s communicating power.

7.0 Part 7: Supporting the Building Permit Application Process  
(Future Add Service)

Preparation of CD documentation will be aimed specifically at satisfying 
the building permit application process, and will include production of ALL 
BUILDING PERMIT APPLICATION MATERIALS required for building permit 
application submittal. 

Building permit application checklists will be created and tracked to ensure 
production of all necessary building permit application materials tot eh 
satisfaction of the local (and potentially state) regulatory process.

Cushing Terrell will perform the building permit application submittal process 
through the required regulatory application process. Cushing Terrell will work 
toward final acceptance of all building permit application materials by such 
regulatory department staff.

During the regulatory review process, Cushing Terrell will lead the A&E 
design team to coordinate responses to regulatory questions and comments 
throughout the regulatory review process, through completion and issuance of 
building permits. 

As with all portions of the RFP, Cushing Terrell will meet with the project team 
including client representatives to move project forward.

8.0 Part 8: Construction Administration (Future Add Service)

For purposes of this RFP response it is assumed that the entire project will be 
implemented in its entirety in a single phase. Weekly project team meetings 
and additional follow-up meetings to support the design effort are included. 
The Part 8 CA scope consists of typical AIA CA Scope of Work and Bidding 
and Negotiation Services as reflected in the following bullet points:

• Cushing Terrell will provide administration of the Contract between 
the Owner and the Contractor as set forth below and in AIA Document 
A232™–2009, General Conditions of the Contract for Construction, 
Construction Manager as Adviser Edition. If the Owner and Contractor 
modify AIA Document A232–2009, those modifications shall not affect 
the Architect’s services under this Agreement unless the Owner and 
Cushing Terrell amend this Agreement.

• Cushing Terrell will advise and consult with the Owner and Construction 
Manager during the Construction Phase Services. Cushing Terrell will 
have authority to act on behalf of the Owner only to the extent provided 
in this Agreement. The Architect shall not have control over, charge 
of, or responsibility for the construction means, methods, techniques, 
sequences or procedures, or for safety precautions and programs 
in connection with the Work, nor will Cushing Terrell be responsible 
for the Contractor’s failure to perform the Work in accordance with 
the requirements of the Contract Documents. Cushing Terrell will be 
responsible for Cushing Terrell’s negligent acts or omissions, but shall not 
have control over or charge of, and shall not be responsible for, acts or 
omissions of the Construction Manager, or the Contractor or of any other 
persons or entities performing portions of the Work.

• Cushing Terrell’s responsibility to provide Construction Phase Services 
commences with the award of the Contract for Construction and terminates 
on the date Cushing Terrell issues the final Certificate for Payment.

• Cushing Terrell will visit the site at intervals appropriate to the stage of 
construction, or as otherwise required in Section 4.3.3, to become 
generally familiar with the progress and quality of the portion of the Work 
completed, and to determine, in general, if the Work observed is being 
performed in a manner indicating that the Work, when fully completed, 
will be in accordance with the Contract Documents. However, Cushing 
Terrell will not be required to make exhaustive or continuous on-site 
inspections to check the quality or quantity of the Work. On the basis of 
the site visits, Cushing Terrell will keep the Owner reasonably informed 
about the progress and quality of the portion of the Work completed, and 
report to the Owner and the Construction Manager (1) known deviations 
from the Contract Documents and from the most recent construction 
schedule, and (2) defects and deficiencies observed in the Work.
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• Cushing Terrell will review and certify an application for payment not more 
frequently than monthly. Within seven days after the Architect receives 
an application for payment forwarded from the Construction Manager, 
Cushing Terrell will review and certify the application as follows:

1. Where there is only one Contractor responsible for performing 
the Work, the Architect shall review the Contractor’s  Application  
and  Certificate  for  Payment  that  the  Construction  Manager  has  
previously reviewed and certified. Cushing Terrell will certify the 
amount due the Contractor and shall issue a Certificate for Payment in 
such amount.

2. Where there are Multiple Prime Contractors responsible for 
performing different portions of the Project, Cushing Terrell will 
review a Project Application and Project Certificate for Payment, 
with a Summary of Contractors’ Applications for Payment, that the 
Construction Manager has previously prepared, reviewed and 
certified. Cushing Terrell will certify the amounts due the Contractors 
and shall issue a Project Certificate for Payment in the total of  
such amounts.

• Cushing Terrell’s certification for payment shall constitute a representation 
to the Owner, based on (1) Cushing Terrell’s evaluation of the Work as 
provided in Section 3.6.2, (2) the data comprising the Contractor’s 
Application for Payment or the data comprising the Project Application 
for Payment, and (3) the recommendation of the Construction Manager, 
that, to the best of Cushing Terrell’s knowledge, information and 
belief, the Work has progressed to the point indicated and that the 
quality of the Work is in accordance with the Contract Documents. The 
foregoing representations are subject (1) to an evaluation of the Work for 
conformance with the Contract Documents upon Substantial Completion, 
(2) to results of subsequent tests and inspections, (3) to correction of 
minor deviations from the Contract Documents prior to completion, and 
(4) to specific qualifications expressed by Cushing Terrell.

• Cushing Terrell understands we have the authority to reject Work that does 
not conform to the Contract Documents and shall notify the Construction 
Manager about the rejection. Whenever Cushing Terrell considers it 
necessary or advisable, Cushing Terrell, upon written authorization from 
the Owner and notification to the Construction Manager, shall have the 
authority to require inspection or testing of the Work in accordance with 
the provisions of the Contract Documents, whether or not such Work 
is fabricated, installed or completed. However, neither this authority 
of the Architect nor a decision made in good faith either to exercise or 
not to exercise such authority shall give rise to a duty or responsibility of 
Cushing Terrell to the Contractor, Subcontractors, material and equipment 
suppliers, their agents or employees or other persons or entities 
performing portions of the Work.

• Cushing Terrell will interpret and decide matters concerning performance 
under, and requirements of, the Contract Documents on written request 
of the Construction Manager, Owner, or Contractor through the 
Construction Manager. Cushing Terrell’s response to such requests shall 
be made in writing within any time limits agreed upon or otherwise with 
reasonable promptness.

• Interpretations and decisions of Cushing Terrell will be consistent with the 
intent of and reasonably inferable from the Contract Documents and shall 
be in writing or in the form of drawings. When making such interpretations 
and decisions, Cushing Terrell shall endeavor to secure faithful 
performance by both Owner and Contractor, shall not show partiality to 
either, and shall not be liable for results of interpretations or decisions 
rendered in good faith. Cushing Terrell’s decisions on matters relating to 
aesthetic effect shall be final if consistent with the intent expressed in the 
Contract Documents.

• Unless the Owner and Contractor designate another person to serve as an 
Initial Decision Maker, as that term is defined in AIA Document A232–
2009, the Architect shall render initial decisions on Claims between the 
Owner and Contractor as provided in the Contract Documents.

• The issuance of a Certificate for Payment or a Project Certificate for 
Payment shall not be a representation that Cushing Terrell has (1) made 
exhaustive or continuous on-site inspections to check the quality or 
quantity of the Work, (2) reviewed construction means, methods, 
techniques, sequences or procedures, (3) reviewed copies of requisitions 
received from Subcontractors and material suppliers and other data 
requested by the Owner to substantiate the Contractor’s right to payment, 
or (4) ascertained how or for what purpose the Contractor has used 
money previously paid on account of the Contract Sum.

• Cushing Terrell will maintain a record of the applications and certificates 
for payment.

• Cushing Terrell will review the Construction Manager’s Project submittal 
schedule and shall not unreasonably delay or withhold approval. Cushing 
Terrell’s action in reviewing submittals transmitted by the Construction 
Manager shall be taken in accordance with the approved submittal 
schedule or, in the absence of an approved submittal schedule, with 
reasonable promptness while allowing sufficient time in Cushing Terrell’s 
professional judgment to permit adequate review.

• In accordance with the Cushing Terrell-approved Project submittal 
schedule, and after the Construction Manager reviews, approves and 
transmits the submittals, Cushing Terrell will review and approve or take 
other appropriate action upon the Contractor’s submittals such as Shop 
Drawings, Product Data and Samples, but only for the limited purpose 
of checking for conformance with information given and the design 
concept expressed in the Contract Documents. Review of such submittals 
is not for the purpose of determining the accuracy and completeness 
of other information such as dimensions, quantities, and installation 
or performance of equipment or systems, which are the Contractor’s 
responsibility. Cushing Terrell’s review shall not constitute approval 
of safety precautions or, unless otherwise specifically stated by the 
Architect, of any construction means, methods, techniques, sequences or 
procedures. Cushing Terrell’s approval of a specific item shall not indicate 
approval of an assembly of which the item is a component.
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• If the Contract Documents specifically require the Contractor to provide 
professional design services or certifications by a design professional 
related to systems, materials or equipment, Cushing Terrell will specify 
the appropriate performance and design criteria that such services must 
satisfy. Cushing Terrell will review shop drawings and other submittals 
related to the Work designed or certified by the design professional 
retained by the Contractor that bear such professional’s seal and signature 
when submitted to the Architect. The Architect shall be entitled to 
rely upon the adequacy, accuracy and completeness of the services, 
certifications and approvals performed or provided by such design 
professionals.

• After receipt of the Construction Manager’s recommendations, and 
subject to the provisions of Section 4.3, Cushing Terrell will review and 
respond to requests for information about the Contract Documents.  
Cushing Terrell, in consultation with the Construction Manager, shall 
set forth in the Contract Documents the requirements for requests 
for information. Requests for information shall include, at a minimum, 
a detailed written statement that indicates the specific Drawings or 
Specifications in need of clarification and the nature of the clarification 
requested. Cushing Terrell’s response to such requests shall be made in 
writing within any time limits agreed upon, or otherwise with reasonable 
promptness. If appropriate, Cushing Terrell will prepare and issue 
supplemental Drawings and Specifications in response to requests for 
information.

• The Architect shall maintain a record of submittals and copies of submittals 
transmitted by the Construction Manager in accordance with the 
requirements of the Contract Documents.

• The Architect shall review and sign, or take other appropriate action, 
on Change Orders and Construction Change Directives prepared by 
the Construction Manager for the Owner’s approval and execution in 
accordance with the Contract Documents.

• The Architect may authorize minor changes in the Work that are consistent 
with the intent of the Contract Documents and do not involve an 
adjustment in the Contract Sum or an extension of the Contract Time. Such 
changes shall be affected by written order issued by the Architect through 
the Construction Manager.

• The Architect shall maintain records relative to changes in the Work.

9.0 Part 9: Project Closeout and Warranty Support (Future Add Service)

For purposes of this RFP response it is assumed that the entire project will 
be implemented in its entirety in a single phase. Project team meetings will 
only occur on an ad hoc basis during this time. The Part 8 Project Completion 
scope consists of typical AIA CA Scope of Work and Bidding and Negotiation 
Services as reflected in the following bullet points and ongoing support during 
a 2-year warranty period is included:

• The Architect, assisted by the Construction Manager, shall conduct 
inspections to determine the date or dates of Substantial Completion and 
the date of final completion; issue Certificates of Substantial Completion 
prepared by the Construction Manager; receive from the Construction 
Manager and review written warranties and related documents required 
by the Contract Documents and assembled by the Contractor; and, after 
receipt of a final Contractor’s Application and Certificate for Payment or 
a final Project Application and Project Certificate for Payment from the 
Construction Manager, issue a final Certificate for Payment based upon a 
final inspection indicating the Work complies with the requirements of the 
Contract Documents.

• The Architect’s inspections shall be conducted with the Owner and 
Construction Manager to check conformance of the Work with the 
requirements of the Contract Documents and to verify the accuracy and 
completeness of the list submitted by the Construction Manager and 
Contractor of Work to be completed or corrected.

• When the Work is found to be substantially complete by the Construction 
Manager and Architect, and after certification by the Construction 
Manager and the Architect, the Architect shall inform the Owner about 
the balance of the Contract Sum remaining to be paid the Contractor, 
including the amount to be retained from the Contract Sum, if any, for final 
completion or correction of the Work.

• Upon request of the Owner, and prior to the expiration of one year from 
the date of Substantial Completion, the Architect shall, without additional 
compensation, conduct a meeting with the Owner to review the facility 
operations and performance.
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5.2.4 City of Aspen Projects
The Cushing Terrell project team is used to working in communities with 
challenging regulatory environments.  With respect to Aspen, Chris Dwyer has 
been specifically assigned to the project team for three reasons; he understands 
multifamily housing construction and podium based design, along with Josh 
Hersel he understands modular construction and we feel that it is likely that 
modular construction will be a major part of this project, and mostly because 
Chris lived and worked in the Roaring Fork Valley for many years and has been 
through the Aspen land use entitlement and building permitting process on 
numerous project in Aspen.

The remainder of the core team have worked in numerous places where the 
permitting and entitlement process is strenuous and robust.  We have featured a 
significant affordable housing project of Randy Rhoads in Downtown  
San Francisco.  Many of the project team have been involved in Google,  
Amazon and Apple projects in places like San Jose, Seattle and Downtown 
Denver. Our team members routinely provide entitlement projects in  
Downtown Bozeman, MT, the fastest growing micro community in the US for 
the past four years.  Our project principal often states that he has worked around 
the country and Canada but the most difficult place to permit a project is in 
Bozeman, Montana.

Typically, working professionally to develop projects in challenging jurisdictions 
result in projects that are exciting and match well with the values of our firm.  
 We are up to the challenge, have planned for it and are excited to begin.
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Sustainability, Resiliency and Innovation
5.3.1 Innovation

A critical first step in providing a path towards successful acceptance and 
support of the Lumberyard Affordable Housing Development is to assist all 
parties in understanding that this will be a high quality development that will  
be designed and constructed to market rate standards. This development  
will respect and reflect the culture, context, and environment. Having a mixture 
of incomes living together has traditionally been a successful approach in cities 
all across the U.S.

Including innovative design approaches is another way to signal to communities 
throughout the Roaring Fork Valley and to greater Aspen that this development 
is smart, attractive, and durable. Incorporating Sustainability and resiliency 
strategies like Enterprise Green Community Criteria (which was created 
specifically for affordable rental housing) saves energy and water, results 
in healthier indoor air quality, and reduces the projects overall impact on 
the planet. By utilizing Universal Design principles like large windows to 
maximize natural light, lever handle door hardware, non-glare light fixtures, no 
step building entries, to guide site and building design decisions, the entire 
neighborhood will be flexible and easier to live in for residents of all ages, sizes, 
and mobility. This is an example of something not only being the right thing to 
do but it also makes sense from a marketing and public relations perspective.

5.3.2 Parking Challenges

The Bayview Hunters Point neighborhood in San Francisco has a diverse 
urban population and a staggering affordable housing crisis. In an effort to 
address senior affordable housing in the neighborhood, Bayview Senior 
Services (www.bhpmss.org) teamed with McCormack Baron Salazar to 
create the Dr. George Davis Senior Residences and Senior Center. Randy 
Rhoads directed the design from initial concept discussions to moving 
residents into their new apartments.

Through a robust public workshop process neighbors, stakeholders, and 
future residents were able to talk about the good things, the bad things, and 
their individual aspirations related to the neighborhood. Many neighbors 
expressed concern about the potential crime, drug use, future property 
condition mental/emotional issues, and day in day out resident and guest 
behavior issues that might accompany a very low income senior population. 

Through active listening, providing examples of how similar developments 
have succeeded, and describing the programs and support provided by the 
onsite professional property management team and Bayview Senior Services, 
those concerns were satisfied to a point that now the neighboring community 
sees the 14,000 SF Senior Center as an important community resource and 
destination. 

The design team faced many constraints and challenges like an active 
freight rail line at what would be the new building front door, a high-speed 
commuter train line along one of the sides of the site, and extremely limited 
site area that forced all the parking to located directly below the building in 
an underground parking structure. Even with extensive geotechnical and 
environmental exploration on the site, during the excavation process a limited 
vein of Serpentine rock was discovered. This type of rock is the raw material 
that is used to make asbestos. In the process of excavation and removing this 
material the chrysotile fibers can become airborne and therefore must be 
treated as a hazardous material. This “naturally occurring” asbestos was an 
unforeseen circumstance which required the environmental protocols of the 
project to shift in an instant. Through rapid and consistent coordination with 
the Environmental Engineer, regulatory agencies, and the General Contractor 
the impact to the schedule and budget was minimized.

Another unique characteristic of the site was that the ground water table was 
at approximately 6 feet below the existing ground surface. With the finish slab 
of the underground parking being 12 feet below existing grade that meant 
the bottom 6 feet of the basement would essentially be underwater. This was 
a known condition so temporary shoring was utilized during excavation and 
highly specialized waterproofing details and construction techniques where 
utilized to successfully overcome this difficult site condition.
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5.3.3 Sustainability, Resiliency and Innovation

Cushing Terrell has been able to include photovoltaic on multifamily housing 
projects in the past.  As leaders in microgrid technology in the US and 
internationally we see a unique opportunity to utilize the substantial amount 
of rooftops in this project to explore developing the project with microgrid 
technology.  Alan Bronec is currently developing the nation’s largest microgrid 
project in Butte, MT as well as other microgrid projects worldwide.  We would like 
to explore the opportunity of utilizing this project to push the affordable housing 
model for a future sustainable world.  

We have suggested an alternative/additive fee of $20,000 in the proposal 
during the SD phase to develop a prefeasibility study for incorporating microgrid 
technology into the Lumberyard project.

Build Like There Is A Tomorrow
As community builders, Cushing Terrell is committed to long-term, sustainable, 
economic, environmental, and social equity issues. We view sustainable design 
as a core component to our work ethic that is embedded in every project—from 
the initial visioning and program definition through design execution and  
project delivery and evaluation.

Working with the City of Aspen, we will seek solutions that enhance human 
experiences and allow environment, economic and social equity bottom lines 
to converge. Our efforts will consider and really think about opportunities to 
enable and promote equitable access to public spaces and housing and flexible 
and design options as part of the overall process.  

While sustainable development practices are a core cultural value and everyday 
thought processes, we also promote sustainable practices in our day-to-day 
activities and office practices. We are continuously expanding our  
knowledge-base through internal training and best practices aimed at  
minimizing impacts on our planet. We actively promote internal awareness and 
practices that support a smart global, sustainable ethic. We spend at least 15 
minutes each month at our All Staff firm-wide corporate update on sustainability.

Finally, our employees understand the most current technology applications that 
lead to higher performance standards and best practices aimed at optimizing 
skilled, multi-disciplinary teams to achieve project objectives.  

Applying electronic communications, and telecommunications (MS Teams, 
Zoom Meetings) for weekly project management meetings, producing digital 
draft and final deliverables, incorporating web-based options to post documents 
for public review and using the web for final deliverables are all exceptional  
strategies that we consistently promote. We also manage our office waste  
recycling and green waste as a matter of practice.

The design team will review various sustainability strategies including but 
not limited to Enterprise Green Communities Criteria, National Green 
Building Standard ICC 700, Energy Star, LEED for Homes, and LEED for 
Neighborhood to determine which approach or combination of approaches 
will most effectively meet the City of Aspen’s  sustainability goals.

How a Microgrid Operates
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5.3.4 Modular Construction

Many factors and checks and balances go into a project before it is determined 
that it can be developed in a modular fashion and shipped on site.  The cost of 
labor, material costs in the Roaring Fork Valley is long since penciled for modular 
construction.  We see this as a very likely scenario for this project.  

Most of the capabilities for multifamily modular construction in Colorado have 
historically been on the front range.  There is a new modular building expanding 
operations in Buena Vista, CO.  Cushing Terrell became aware of this during the 
development of the comprehensive plan for Chaffee County.   This facility may 
have the capabilities to service this project by the time the project is ready for 
construction.  

We have now seen homebuilding factories in Boise emerge as leaders in the 
modular construction particularly for multifamily in the western US.   
Currently there are four modular homebuilders in Boise.

• Nashua
• Guerdon
• Autovol
• Champion Homes

Our multifamily housing leadership at Cushing Terrell is based in Boise.  Modular 
home construction is penciling for construction out of Boise for the west slope of 
Colorado and can arrive in Aspen without going over a mountain pass.

The determination on whether a project should be developed in a modular fashion 
must be made early on.  We see it as almost a must whether the City of Aspen 
ultimately builds and owns the project or the project is built and managed for the 
City or in a PPP format.  The following are some images of construction documents 
for modular construction that showcase how the drawings are put together in a 
different way:

The following is a list of code and specifications from Idaho that we break out on 
these projects.  We would do the same here for Colorado.

Modular Code Summary

 
Applicable Codes for Idaho Located Projects:
- International Building Code 2015
- Fair Housing Act
- ANSI/ADA
- NFPA 13R

Construction Type Options:
- III-B
- V-A
- V-B  (this is the assumed type for this summation exercise)

Heights and Areas: Chapter 5
o Type V-B:
♣ 504.3 Maximum Height above grade:
• V-B: 60 feet
• NFPA 13R:
o V-B: 3 floors
♣ 506.2: Allowable Area:
•  NFPA 13R:
o V-B: 7,000 sf per floor

Construction Types: Chapter 6
o Table 601:
♣ V-B:
 • Primary Structural Frame: 0 hour
 • Bearing walls (interior and exterior): 0 hour
 • Nonbearing walls: 0 hour
  • Floor construction: 0 hour
  • Roof construction: 0 hour

• Fire Sprinklers: section 420.5
o Some jurisdictions have amended this section – so review of specific 
requirements would be case-by-case basis.
o NFPA 13R: 13R Sprinklers assumed to be installed.
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• Elevator: section 1009.2.1
o Not required below four floors. Four or more floors then you need at  
    least one elevator.

• Travel Distance: section 1017
o With sprinklers: 250

• Corridors: section 1020
 o Corridors need to have a 30 minute fire rating
 o Dead end: 1020.4
     - 50 feet maximum, equipped with automatic fire sprinkler system.

• Emergency Escape and Rescue: section 1030
 o Floors one through three shall have emergency escape windows in each of   
     the bedrooms.
 First floor size is 5 square feet, but not less than 24” in height and 20” in width.
 Second floor size is 5.7 square feet, but not less than  
 24” in height and 20” in width.
 Maximum distance above the floor to the opening (sill) is 44”

• Accessibility: Chapter 11
 o 1107.6 Group R:
 R-2 occupancies dwelling units shall have 2% that are Type A (fully accessible)   
 and without an elevator all ground floor units to be Type B (convertible) units.
• Type A unit requirements are a cumulative count of all units on the site to   
 determine the number of units that need to be Type.

Note: less than or equal to 50 units results in 1 Type A unit. More than 50 
units on a site triggers an additional Type A unit.

Modular Specification Summary

Assumed story height for this summary: 2 story

1st Floor Structure:
(exterior to interior)

Undersheathing: reinforced woven membrane.

Floor Joists: 2 x 12 SPF or better at 16” o.c. with 2 - 1 3/4” x 11 1/4” LVL beam 
header plates.

Insulation: R-40 Fiberglass batt insulation.

Sub – floor: One layer of 5/8” premium select T&G plywood, glued & screwed 
to one layer of 5/8” square edge standard plywood.

Carpet: 28 oz. commercial grade carpeting complete with 100% adhesive 
coverage.

Linoleum: Commercial grade 2.0 mm polyurethane reinforced, vinyl flooring.

2nd Floor Structure:
Undersheathing: reinforced woven membrane.

Floor Joists: 2 x 10 SPF or better at 16” o.c. nailed to 3 - 2 x 10 SPF or better 
header plates.

Insulation: R-32 Fiberglass batt insulation.

Sub – floor: One layer of 5/8” premium select T & G plywood, glued & screwed 
to one layer of 5/8” standard square plywood.

Carpet: 28 oz. commercial grade carpeting with 100% adhesive coverage.

Linoleum: Commercial grade 2.0 mm polyurethane reinforced, vinyl flooring.

Exterior Walls:
(exterior to interior)

Air/Water Barrier: “Green Guard” or equal building paper wrap around to the 
exterior side of each individual unit.

Sheathing: 7/16” OSB, glued and stapled.

Wall studs: 2 x 6 SPF or better studs at 16” o.c.

Insulation: R-21 Fiberglass batt insulation.

Interior Sheathing: 7/16” OSB backing.

Vapor Barrier: 6 mil Polyethylene vapor barrier.

Interior Finish: 5/8” Gypsum board -Tape and Texture (orange peel) with primer 
and latex paint.

Interior Walls:
Interior Finish: 5/8” Gypsum board – Tape and Texture (orange peel) with primer 
and latex paint.

Partition Studs: 2 x 4 SPF or better studs at 16” o.c.

Party Walls:
Two 2x4 walls with studs at 16” o.c. 1” air gap between maintained with  
6mm poly, walls filled with R12 fiberglass insulation covered with 5/8”  
type “X” gypsum board.

Ceiling Structure: (1st Floor module)
(interior to exterior)

Ceiling Height: 8’ - 0 1/4” from top of floor to underside of ceiling.

Ceiling Finish: 5/8” gypsum board -Tape and Texture (hand knock-down) with 
primer and latex paint.

Backing: 7/16” OSB backing stapled.

Vapor Barrier: 6 mil Polyethylene vapor barrier.

Insulation: R-20 Fiberglass batt insulation.

Ceiling Joist: 2 x 6 SPF or better @ 16” o.c. nailed to a double 2 x 6 rim rail.

Sheathing: 7/16” OSB glued and stapled to the roof joists.

Temporary Shipping: Duraskrim

Roof Membrane: Duraskrim

Roof Structure: (2nd Floor module)
(interior to exterior)

Ceiling Height: 8’ - 0 1/4” from top of floor to underside of ceiling.

Ceiling Finish: Matched as above.  

Backing: 7/16” OSB backing stapled.

Vapor Barrier: 6 mil Polyethylene vapor barrier.

Insulation: R-32 - Fiberglass batt insulation.

Roof Joist: 2 x 12 Spruce at 16” o.c. sloped to 2 x 10 & 2 x 10 Spruce at 16” o.c. 
sloped to 2 x 8

Sheathing: 5/8” premium select T & G select plywood, glued and screwed to 
the roof joists.

Roofing Membrane: .045” reinforced “White” EPDM rubber roofing system, one 
piece 100% adhered to roof deck.

Drainage: 12” Parapet system with scuppers and down spouts around perimeter 
of building.

Option: Truss package with 30 year asphalt shingle with ice and water 
shield underlayment.

Hallway Floor: (exterior to interior)

- 7/16” OSB undersheathing, glued and screwed.
- 2 x 8 SPF or better floor joists at 16” o.c.
- R-20 Fiberglass insulation
- 1 1/8” OSB glued and screwed.
- Floor covering commercial grade carpet

Hallway Roof: (exterior to interior)

- .045” EPDM rubber roofing system (White).
- 5/8” standard Fir plywood sheathing, glued and screwed.
- 2 x 10 SPF or better roof joists at 16” o.c.
- R-32 Fiberglass batt insulation.
- 5/8” B/C plywood sheathing, glued and screwed.

Doors and Windows:

Doors (exterior): Insulated metal door c/w steel frames, commercial grade panic 
hardware and automatic door closure.

Doors (Unit entry): Painted 20/45 min. rated Masonite door c/w adjustable steel 
jamb, commercial grade Lockset.

Doors (interior): Painted Hollow core c/w wood jambs and privacy I passages 
locksets.

Sliding Glass Door: Vinyl double glazed sliding door.

Windows: Black or while residential, vinyl, double glazed, slider with screen and 
cam-lock.

Blinds: Matching metal blinds.
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Mechanical:

Heating/Cooling: Heating/Cooling PTAC unit to be provided into individual 
suite as needed. Axillary heat if needed.

MUA: Make-up air ventilation system to provide air exchange for hallways

Return Air: All required return air is to be via galvanized steel ducting with fire 
dampers and grills.

Water Supply: “Pex” pipe with plastic fittings.

DWV: ABS plastic fittings & pipe.

Fixtures:

- Low usage water closet.
- Lavatory sink with 4” double deck set.
- 60” fiberglass tub-shower stall with shower curtain.
- 40 gallon electric water heater.

Sprinkler System: To meet NFPA-13R

Electrical Section: 

MDP (Main): TBD

SDP (Subs): TBD

Power Meter: TBD

Interior Lighting: Two bulb ceiling mounted light fixtures and a 3 bulb vanity 
fixture with LED bulbs.

Hall lighting: Wall sconce evenly spaced in hall and stairwells.

Exterior Lighting: Weatherproof 26 watt LED exterior light fixture with automatic 
photocell control.

Receptacles: Duplex electrical receptacles as required by design and code.

Switches: Switching devices as shown on floorplan.

Fire Alarm System: Smoke and CO2 sensoring.

Furnishings / Accessories / Cabinets:

Typical Bedroom - Bathroom:
- Cabinets custom-manufactured for a quality fit and finishing.
- Laminate Counter tops with laminate edge and 4” backsplash throughout.
- Closet Rod and one shelf.
- Chrome towel bar.
- Chrome toilet paper holder (single).

Typical Laundry:
- Electric Stacked Washer and Dryer
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Cushing Terrell is pleased to provide our rates, hours and fees for the entire project.  As best as we can confirm this will be the fee we 
envision for the entire project.  We are willing to commit to phase 1 and 2 rates and hours. So much of the project has a potential to 
change so we reserve the right to renegotiate the fee up or down based on changes in scope for phases 3 - 9.  

Hourly Rates

5.4.1 Rates, Hours and Fees

Hourly Rates Company Name

Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin.

Architect CT $260 $183 $117 $0 $268 $188 $121 $0 $0 $276 $194 $124 $0 $0 $284 $200 $128 $0 $0 $293 $206 $132 $0 $0 $301 $212 $136 $0

Landscape Arch. CT $224 $94 $231 $0 $0 $97 $0 $238 $0 $0 $100 $0 $245 $0 $0 $103 $0 $252 $0 $0 $106 $0 $260 $0 $0 $109 $0

Civil Eng. RFE $200 $175 $128 $120 $206 $180 $132 $124 $0 $212 $186 $136 $127 $0 $219 $191 $140 $131 $0 $225 $197 $144 $135 $0 $232 $203 $148 $139 $0

Sustainability Consult. CT $146 $132 $0 $0 $150 $136 $0 $0 $0 $155 $140 $0 $0 $0 $160 $144 $0 $0 $0 $164 $149 $0 $0 $0 $169 $153 $0

Land Planner (CT PIC/LA) CT $224 $94 $231 $0 $0 $97 $0 $238 $0 $0 $100 $0 $245 $0 $0 $103 $0 $252 $0 $0 $106 $0 $260 $0 $0 $109 $0

P.R. / Community Relations CT $200 $260 $183 $90 $206 $268 $188 $93 $0 $212 $276 $194 $95 $0 $219 $284 $200 $98 $0 $225 $293 $206 $101 $0 $232 $301 $212 $104 $0

Interiors CT $123 $0 $0 $0 $127 $0 $0 $0 $0 $130 $0 $0 $0 $0 $134 $0 $0 $0 $0 $138 $0 $0 $0 $0 $143 $0

Traffic Eng. CT $200 $0 $206 $0 $0 $0 $0 $212 $0 $0 $0 $0 $219 $0 $0 $0 $0 $225 $0 $0 $0 $0 $232 $0 $0 $0

Drainage Eng. RFE $200 $175 $128 $120 $206 $180 $132 $124 $0 $212 $186 $136 $127 $0 $219 $191 $140 $131 $0 $225 $197 $144 $135 $0 $232 $203 $148 $139 $0

Structural Eng. Pie $195 $0 $201 $0 $0 $0 $0 $207 $0 $0 $0 $0 $213 $0 $0 $0 $0 $219 $0 $0 $0 $0 $226 $0 $0 $0

MEP Eng. CT $186 $162 $0 $192 $167 $0 $0 $0 $197 $172 $0 $0 $0 $203 $177 $0 $0 $0 $209 $182 $0 $0 $0 $216 $188 $0 $0

Acoustics BSA $174 $133 $0 $179 $137 $0 $0 $0 $185 $141 $0 $0 $0 $190 $145 $0 $0 $0 $196 $150 $0 $0 $0 $202 $154 $0 $0

Waterproofing / Snow Pie $195 $0 $201 $0 $0 $0 $0 $207 $0 $0 $0 $0 $213 $0 $0 $0 $0 $219 $0 $0 $0 $0 $226 $0 $0 $0

Spec. Writer Included within disciplines $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

Fire Protection CT $166 $0 $0 $171 $0 $0 $0 $0 $176 $0 $0 $0 $0 $181 $0 $0 $0 $0 $187 $0 $0 $0 $0 $192 $0 $0

Life Safety Code Consult./EntitlementsCT $150 $0 $155 $0 $0 $0 $0 $159 $0 $0 $0 $0 $164 $0 $0 $0 $0 $169 $0 $0 $0 $0 $174 $0 $0 $0

Modular CT $150 $0 $155 $0 $0 $0 $0 $159 $0 $0 $0 $0 $164 $0 $0 $0 $0 $169 $0 $0 $0 $0 $174 $0 $0 $0

Renderings CT $148 $117 $0 $0 $152 $121 $0 $0 $0 $157 $124 $0 $0 $0 $162 $128 $0 $0 $0 $167 $132 $0 $0 $0 $172 $136 $0

20262021 2022 2023 2024 2025

DocuSign Envelope ID: 8D426D7E-8299-4A3C-AA97-65877109F819

EXHIBIT A - CONTRACT WITH EXHIBITS

629



77CITY OF ASPEN |  “LUMBERYARD” AFFORDABLE HOUSING DEVELOPMENT76 CUSHING TERRELL

Hours

Estimated Hours Company Name

Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin.

Architect CT 240.0 120.0 300.0 60.0 40.0 40.0 210.0 40.0 40.0 40.0 40.0 40.0 60.0 20.0 40.0 240.0 60.0 600.0 60.0 10.0 40.0 240.0 240.0 240.0 40.0 4.0 20.0

Landscape Arch. CT 60.0 240.0 40.0 40.0 40.0 120.0 20.0 20.0 20.0 20.0 80.0 320.0 20.0 20.0 40.0 200.0 8.0 8.0

Civil Eng. RFE 16.0 28.0 16.0 48.0 28.0 84.0 50.0 340.0 40.0 80.0 60.0 10.0 20.0 20.0 10.0 20.0 20.0 60.0 120.0 320.0 10.0 20.0 20.0 20.0 80.0 120.0 4.0 8.0 8.0

Sustainability Consult. CT 24.0 2.0 20.0 24.0 10.0 20.0 2.0 48.0 20.0 2.0 24.0 10.0 2.0

Land Planner (explain) CT 20.0 60.0 40.0 80.0 20.0 60.0 10.0 8.0 10.0 8.0 40.0 60.0 10.0 8.0 40.0 60.0 4.0 4.0

P.R. / Community Relations CT 4.0 12.0 12.0 40.0 4.0 10.0 10.0 4.0 12.0 12.0 20.0 4.0 10.0 10.0 4.0 10.0 10.0 8.0 8.0 8.0 8.0 4.0 10.0 10.0 4.0 4.0 4.0 4.0 2.0 4.0 4.0

Interiors CT 60.0 120.0 4.0 4.0 160.0 4.0 160.0 2.0

Traffic Eng. CT 50.0 40.0 40.0 40.0 4.0 20.0 4.0 10.0 2.0

Drainage Eng. RFE 2.0 4.0 8.0 4.0 30.0 0.0 160.0 8.0 24.0 12.0 60.0 12.0 24.0 4.0 12.0 24.0 40.0 40.0 60.0 240.0 4.0 12.0 12.0 20.0 40.0 80.0 80.0 2.0 5.0 5.0

Structural Eng. Pie 50.0 20.0 120.0 12.0 8.0 320.0 8.0 80.0 4.0

MEP Eng. CT 60.0 60.0 120.0 120.0 12.0 12.0 8.0 8.0 320.0 320.0 8.0 8.0 80.0 80.0 4.0 4.0

Acoustics BSA 20.0 40.0 10.0 20.0 20.0 40.0 10.0 20.0 4.0 8.0 20.0 40.0 4.0 8.0 10.0 20.0 2.0 4.0

Waterproofing / Snow Pie 40.0 40.0 20.0 2.0 40.0 2.0 20.0 2.0

Spec. Writer Included within disciplines

Fire Protection CT 40.0 20.0 40.0 20.0 4.0 80.0 4.0 80.0 2.0

Life Safety Code Consult./entitlementsCT 40.0 140.0 60.0 8.0 20.0 120.0 20.0 60.0 8.0

Modular CT 40.0 40.0 80.0 20.0 60.0 8.0

Renderings CT 40.0 40.0 40.0 40.0 40.0 40.0 2.0 40.0 40.0 0.0

Other1

Other2

Other3

Other4

Other5

Total 102.0 534.0 462.0 738.0 0.0 116.0 374.0 220.0 660.0 0.0 112.0 646.0 568.0 410.0 0.0 44.0 172.0 178.0 112.0 0.0 48.0 140.0 66.0 112.0 0.0 228.0 1008.0 1136.0 1608.0 0.0 48.0 160.0 54.0 100.0 0.0 124.0 604.0 768.0 714.0 0.0 20.0 83.0 26.0 45.0 0.0

Total Per Each Contract Part

Grand Total 12540.0

366.0

Part 5 PD Documentation Part 6: Construction Docs Part 9: Closeout and Waranty

174.0

Part 7: Supporting Building Permit Process Part 8: Construction Admin

3980.0 362.0 2210.0

Part 1: Customized Schematic Design Part 2: Supporting Entitlements Application Part 3: Design Development Part 4: Supporting Project Review Process

1836.0 1370.0 1736.0 506.0

Cushing Terrell is pleased to provide our rates, hours and fees for the entire project.  As best as we can confirm this will be the fee we 
envision for the entire project.  We are willing to commit to phase 1 and 2 rates and hours. So much of the project has a potential to 
change so we reserve the right to renegotiate the fee up or down based on changes in scope for phases 3 - 9.  

5.4.1 Rates, Hours and Fees
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Fees

Estimated Fees Company Name

Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin. Principal Senior Manager Associate Admin.

Architect CT $0 $62,400 $21,960 $35,100 $0 $0 $16,068 $7,540 $4,820 $0 $0 $57,925 $7,766 $4,965 $0 $0 $11,364 $7,999 $5,114 $0 $0 $17,047 $3,999 $5,114 $0 $0 $72,339 $12,729 $81,381 $0 $0 $17,047 $2,000 $5,114 $0 $0 $70,232 $49,432 $31,604 $0 $0 $12,056 $849 $2,713

Landscape Arch. CT $13,440 $0 $0 $22,560 $0 $9,229 $0 $0 $3,873 $0 $9,506 $0 $0 $11,967 $0 $4,895 $0 $0 $2,054 $0 $4,895 $0 $0 $2,054 $0 $20,774 $0 $0 $34,871 $0 $4,895 $0 $0 $2,054 $0 $10,085 $0 $0 $21,160 $0 $2,077 $0 $0 $872 $0

Civil Eng. RFE $3,200 $4,900 $2,048 $5,760 $0 $5,768 $15,141 $6,592 $42,024 $0 $8,487 $14,853 $0 $7,638 $0 $2,185 $3,825 $0 $2,623 $0 $2,185 $3,825 $0 $2,623 $0 $13,911 $24,345 $0 $44,516 $0 $2,185 $3,825 $0 $2,623 $0 $4,502 $15,757 $0 $16,207 $0 $927 $1,623 $0 $1,113 $0

Sustainability Consult. CT $0 $0 $3,504 $264 $0 $0 $0 $3,008 $0 $0 $0 $0 $3,717 $1,400 $0 $0 $0 $3,191 $0 $0 $0 $0 $319 $0 $0 $0 $0 $8,124 $3,060 $0 $0 $0 $319 $0 $0 $0 $0 $3,944 $1,486 $0 $0 $0 $339 $0 $0

Land Planner (explain) CT $4,480 $0 $0 $5,640 $0 $9,229 $0 $0 $7,746 $0 $4,753 $0 $0 $5,983 $0 $2,448 $0 $0 $822 $0 $2,448 $0 $0 $822 $0 $10,387 $0 $0 $6,538 $0 $2,448 $0 $0 $822 $0 $10,085 $0 $0 $6,348 $0 $1,039 $0 $0 $436 $0

P.R. / Community Relations CT $800 $3,120 $2,196 $3,600 $0 $824 $2,678 $1,885 $0 $0 $849 $3,310 $2,330 $1,910 $0 $874 $2,841 $2,000 $0 $0 $874 $2,841 $2,000 $0 $0 $1,855 $2,411 $1,697 $835 $0 $874 $2,841 $2,000 $0 $0 $900 $1,171 $824 $405 $0 $464 $1,206 $849 $0 $0

Interiors CT $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 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Traffic Eng. CT $0 $10,000 $0 $0 $0 $0 $8,240 $0 $0 $0 $0 $8,487 $0 $0 $0 $0 $8,742 $0 $0 $0 $0 $874 $0 $0 $0 $0 $4,637 $0 $0 $0 $0 $874 $0 $0 $0 $0 $2,251 $0 $0 $0 $0 $464 $0 $0 $0

Drainage Eng. RFE $400 $700 $0 $960 $0 $824 $5,408 $0 $19,776 $0 $1,697 $4,456 $1,630 $7,638 $0 $0 $2,295 $0 $3,147 $0 $874 $2,295 $0 $3,147 $0 $9,274 $8,115 $8,903 $33,387 $0 $874 $2,295 $0 $1,574 $0 $4,502 $7,879 $11,525 $10,805 $0 $464 $1,014 $0 $696 $0

Structural Eng. Pie $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 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

MEP Eng. CT $0 $11,160 $9,720 $0 $0 $0 $0 $0 $0 $0 $0 $23,679 $20,624 $0 $0 $0 $2,439 $2,124 $0 $0 $0 $1,626 $1,416 $0 $0 $0 $69,000 $60,097 $0 $0 $0 $1,626 $1,416 $0 $0 $0 $16,748 $14,587 $0 $0 $0 $862 $751 $0 $0

Acoustics BSA $0 $3,480 $5,320 $0 $0 $0 $1,792 $2,740 $0 $0 $0 $3,692 $5,644 $0 $0 $0 $1,901 $2,907 $0 $0 $0 $761 $1,163 $0 $0 $0 $4,034 $6,167 $0 $0 $0 $761 $1,163 $0 $0 $0 $1,958 $2,994 $0 $0 $0 $403 $617 $0 $0

Waterproofing / Snow Pie $0 $7,800 $0 $0 $0 $0 $0 $0 $0 $0 $0 $8,275 $0 $0 $0 $0 $4,262 $0 $0 $0 $0 $426 $0 $0 $0 $0 $9,042 $0 $0 $0 $0 $426 $0 $0 $0 $0 $4,389 $0 $0 $0 $0 $452 $0 $0 $0

Spec. Writer Included within disciplines $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 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Fire Protection CT $0 $0 $6,640 $0 $0 $0 $0 $3,420 $0 $0 $0 $0 $7,044 $0 $0 $0 $0 $3,628 $0 $0 $0 $0 $726 $0 $0 $0 $0 $15,395 $0 $0 $0 $0 $726 $0 $0 $0 $0 $14,947 $0 $0 $0 $0 $385 $0 $0

Life Safety Code Consult./entitlementswCT $0 $6,000 $0 $0 $0 $0 $21,630 $0 $0 $0 $0 $9,548 $0 $0 $0 $0 $1,311 $0 $0 $0 $0 $3,278 $0 $0 $0 $0 $20,867 $0 $0 $0 $0 $3,278 $0 $0 $0 $0 $10,130 $0 $0 $0 $0 $1,391 $0 $0 $0

Modular CT $0 $6,000 $0 $0 $0 $0 $0 $0 $0 $0 $0 $6,365 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $13,911 $0 $0 $0 $0 $3,278 $0 $0 $0 $0 $10,130 $0 $0 $0 $0 $1,391 $0 $0 $0

Renderings CT $0 $0 $5,920 $4,680 $0 $0 $0 $6,098 $0 $0 $0 $0 $6,281 $4,965 $0 $0 $0 $6,469 $0 $0 $0 $0 $323 $0 $0 $0 $0 $6,863 $5,425 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Other1

Other2

Other3

Other4

Other5

Total $22,320 $115,560 $57,308 $78,564 $0 $25,874 $70,957 $31,281 $78,239 $0 $25,292 $140,590 $55,035 $46,467 $0 $10,403 $38,980 $28,317 $13,760 $0 $11,277 $32,972 $9,946 $13,760 $0 $56,202 $228,702 $119,976 $210,014 $0 $11,277 $36,250 $7,623 $12,186 $0 $30,074 $140,644 $98,252 $88,015 $0 $4,971 $20,863 $3,789 $5,829 $0

Subtotal Each Contract Part

Assume 10% Reimbursables

Total Per Each Contract Part

Grand Total $2,179,722

$614,893 $67,336 $356,984

Part 1: Customized Schematic Design Part 2: Supporting Entitlements Application Part 3: Design Development Part 4: Supporting Project Review Process Part 5 PD Documentation Part 6: Construction Docs

$273,752 $206,350 $267,385 $91,459 $67,955

$676,382 $74,070 $392,683

$27,375 $20,635 $26,738 $9,146 $6,795 $61,489

$301,127 $226,985 $294,123 $100,605 $74,750

Part 9: Closeout and Waranty

$35,452

$3,545

$38,997

$6,734 $35,698

Part 7: Supporting Building Permit Process Part 8: Construction Admin

Cushing Terrell is pleased to provide our rates, hours and fees for the entire project.  As best as we can confirm this will be the fee we 
envision for the entire project.  We are willing to commit to phase 1 and 2 rates and hours. So much of the project has a potential to 
change so we reserve the right to renegotiate the fee up or down based on changes in scope for phases 3 - 9.  

5.4.1 Rates, Hours and Fees
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5.4.2

Services
2021 2022 2023 2024

Part 1: 
Customized  
Schematic Design

Part 2:
Supporting the Land Use 
Entitlements Application  

Part 3:
Design Development

Part 4:
Supporting the Land 
Use Entitlements Project 
Review Process 

Part 5:
Planned Development 
Documentation

Part 6:
Construction Documents

Part 7:
Supporting the Building 
Permit Application Process 

Part 8:
Construction  
Administration 

Part 9:
Project Closeout and 
Warranty Support

Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4 Q1 Q2 Q3 Q4

5.4.2
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Insurance
5.4.3 Insurance

Cushing Terrell is able to meet and provide the required 

insurance requirements outlined in section 6.2 Insurance.

ANY PROPRIETOR/PARTNER/EXECUTIVE
OFFICER/MEMBER EXCLUDED?

INSR ADDL SUBR
LTR INSD WVD

PRODUCER CONTACT
NAME:

FAXPHONE
(A/C, No):(A/C, No, Ext):

E-MAIL
ADDRESS:

INSURER A :

INSURED INSURER B :

INSURER C :

INSURER D :

INSURER E :

INSURER F :

POLICY NUMBER POLICY EFF POLICY EXPTYPE OF INSURANCE LIMITS(MM/DD/YYYY) (MM/DD/YYYY)

AUTOMOBILE LIABILITY

UMBRELLA LIAB

EXCESS LIAB

WORKERS COMPENSATION
AND EMPLOYERS' LIABILITY

DESCRIPTION OF OPERATIONS / LOCATIONS / VEHICLES  (ACORD 101, Additional Remarks Schedule, may be attached if more space is required)

AUTHORIZED REPRESENTATIVE

EACH OCCURRENCE $
DAMAGE TO RENTEDCLAIMS-MADE OCCUR $PREMISES (Ea occurrence)

MED EXP (Any one person) $

PERSONAL & ADV INJURY $

GEN'L AGGREGATE LIMIT APPLIES PER: GENERAL AGGREGATE $
PRO-POLICY LOC PRODUCTS - COMP/OP AGGJECT

OTHER: $
COMBINED SINGLE LIMIT

$(Ea accident)
ANY AUTO BODILY INJURY (Per person) $
OWNED SCHEDULED

BODILY INJURY (Per accident) $AUTOS ONLY AUTOS
HIRED NON-OWNED PROPERTY DAMAGE

$AUTOS ONLY AUTOS ONLY (Per accident)

$

OCCUR EACH OCCURRENCE
CLAIMS-MADE AGGREGATE $

DED RETENTION $
PER OTH-
STATUTE ER

E.L. EACH ACCIDENT

E.L. DISEASE - EA EMPLOYEE $
If yes, describe under

E.L. DISEASE - POLICY LIMITDESCRIPTION OF OPERATIONS below

INSURER(S) AFFORDING COVERAGE NAIC #

COMMERCIAL GENERAL LIABILITY

Y / N
N / A

(Mandatory in NH)

SHOULD ANY OF THE ABOVE DESCRIBED POLICIES BE CANCELLED BEFORE
THE    EXPIRATION    DATE    THEREOF,    NOTICE   WILL   BE   DELIVERED   IN
ACCORDANCE WITH THE POLICY PROVISIONS.

THIS  IS  TO  CERTIFY  THAT  THE  POLICIES  OF  INSURANCE  LISTED  BELOW HAVE BEEN ISSUED TO THE INSURED NAMED ABOVE FOR THE POLICY PERIOD
INDICATED.    NOTWITHSTANDING  ANY  REQUIREMENT,  TERM  OR  CONDITION  OF  ANY  CONTRACT OR OTHER DOCUMENT WITH RESPECT TO WHICH THIS
CERTIFICATE  MAY  BE  ISSUED  OR  MAY  PERTAIN,  THE  INSURANCE  AFFORDED  BY  THE  POLICIES  DESCRIBED  HEREIN IS SUBJECT TO ALL THE TERMS,
EXCLUSIONS AND CONDITIONS OF SUCH POLICIES. LIMITS SHOWN MAY HAVE BEEN REDUCED BY PAID CLAIMS.

THIS  CERTIFICATE  IS  ISSUED  AS  A  MATTER  OF  INFORMATION  ONLY AND CONFERS NO RIGHTS UPON THE CERTIFICATE HOLDER. THIS
CERTIFICATE  DOES  NOT  AFFIRMATIVELY  OR  NEGATIVELY  AMEND,  EXTEND  OR  ALTER  THE  COVERAGE  AFFORDED  BY THE POLICIES
BELOW.    THIS  CERTIFICATE  OF  INSURANCE  DOES  NOT  CONSTITUTE  A  CONTRACT  BETWEEN  THE ISSUING INSURER(S), AUTHORIZED
REPRESENTATIVE OR PRODUCER, AND THE CERTIFICATE HOLDER.
IMPORTANT:    If  the  certificate holder is an ADDITIONAL INSURED, the policy(ies) must have ADDITIONAL INSURED provisions or be endorsed.
If  SUBROGATION  IS  WAIVED,  subject  to  the  terms and conditions of the policy, certain policies may require an endorsement.  A statement on
this certificate does not confer rights to the certificate holder in lieu of such endorsement(s).

COVERAGES CERTIFICATE NUMBER: REVISION NUMBER:

CERTIFICATE HOLDER CANCELLATION

© 1988-2015 ACORD CORPORATION.  All rights reserved.ACORD 25 (2016/03)

CERTIFICATE OF LIABILITY INSURANCE DATE (MM/DD/YYYY)

$

$

$

$

$

The ACORD name and logo are registered marks of ACORD

5/6/2020

(406) 869-4427

30104

CTA Inc. DBA Cushing Terrell
PO Box 1439
Billings, MT 59103-1439

27120
29424
15819
16535
20443

A 1,000,000
41UUNID4853 6/1/2020 6/1/2021 300,000

10,000
1,000,000
2,000,000
2,000,000

1,000,000B
41UUNID4853 6/1/2020 6/1/2021

10,000,000C
41XHUID4108 6/1/2020 6/1/2021 10,000,000

10,000
D

034498469 6/1/2020 6/1/2021 1,000,000
Y 1,000,000

1,000,000
E Workers Compensation WC796464404 6/1/2020 Ea Acc/Ea EE/Pol Lim 1,000,000
F Professional Liab AEH008219014 6/1/2020 6/1/2021 $300,000 Ret 5,000,000

Policy #034498469 Officers Excluded: Wayne Freeman, Tim Miller, James Armer, Jason Butler & Mike O'Leary. Policy #AEH008219014 Limits: $5,000,000 Each 
Claim/$10,000,000 Aggregate

For use in bids or proposals

CTA Inc. DBA Cushing Terrell
PO Box 1439
Billings, MT 59103-1439

CTAINC0-01 JMCMILLAN

Billings Office
PayneWest Insurance, Inc.
P.O. Box 30638
Billings, MT 59107-0638

Jana McMillan

jmcmillan@paynewest.com

Hartford Underwriters Insurance Company
Trumbull Insurance Company
Hartford Casualty Insurance Company
Montana State Fund
Zurich American Insurance Company
Continental Casualty Company

X

6/1/2021

X
X

X

X

X

X

X
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Contract
5.4.4 Contract

Cushing Terrell accepts the terms and will sign the contract 
outlined in the RFP.
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thank you.thank you.

303 East 17th Avenue, Suite 105 

Denver, CO 80203 

720.359.1416

cushingterrell.com
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Architecture & Engineering Design Team 
for the 

“Lumberyard” Affordable Housing Development 
2021-150 

 

CITY OF ASPEN, COLORADO 
 

 
 
 

 

City of Aspen 
130 South Galena Street 
Aspen, CO 81611 
(970)920-5000 
www.cityofaspen.com 

 
 
 
 
Date Issued: April 19, 2021 
Proposals Due: May 27, 2021, 2:00PM MDT 
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REQUEST FOR PROPOSALS 
 
Sealed proposals will be received at the City of Aspen Purchasing office, through the Bidnet Direct website 
(www.bidnetdirect.com) until 2:00pm (MDT), May 27, 2021, at which time the proposals will be opened and 
reviewed, for the following City of Aspen project: 2021-150 Architecture & Engineering Design Team for the 
“Lumberyard” Affordable Housing Development. 
 
The City of Aspen (“City”) has begun a design process for a large-scale affordable housing development at City-
owned property in Aspen and Pitkin County, Colorado (“Project”). To this point, three rounds of community 
outreach have been completed, and a conceptual master plan has been developed. This Request for Proposals 
(“RFP”) seeks proposals for Architecture & Engineering (“A&E”) Design team services for the remainder of the 
City’s role in developing the Project. 
 
As currently conceived, the Project includes but may not be limited to development of 310 units of affordable 
housing in numerous multifamily buildings on four adjacent City-owned properties totaling 10.5 acres. Design 
considerations include further program development and sensitivities related to density, height and massing along 
with additional characteristics such as landscape area, traffic and parking, neighborhood character, noise and air 
quality, energy efficiency & sustainability, childcare, implementation phasing and community uptake. 
 
There will be a pre-bid conference at 10:00AM on April 23, 2021. Complete RFP documents are available to 
download at www.bidnetdirect.com. Candidates must be registered to view the bid packages. There is no fee to 
register. Call 1-800-835-4603 if you need assistance registering. Proposals must be submitted by uploading to the 
Bidnet Direct website. 
 
The City reserves the right to reject any or all Proposals or accept what is, in its judgment, the Proposal which is 
in the City's best interest. The City further reserves the right, in the best interests of the City, to accept a late 
submittal or to waive any technical defects or irregularities in any and all Proposals submitted. 
 
Pursuant to the Colorado Open Records Act, C.R.S. Section 24-72-200.1 (CORA), any and all of the documents that 
are submitted to the City of Aspen may be deemed public records subject to examination and inspection by third 
parties. The City of Aspen reserves the right, at its sole discretion, to release for inspection or copying any 
document, plan, specification, proposal or other writing submitted pursuant to this request. Candidates should 
identify any portion of their proposals which they consider confidential. 
 
Discussion may be conducted with responsible Offerors who submit Proposals determined to be reasonably 
susceptible to be selected for award for purpose of clarification to assure full understanding of, and 
responsiveness to the solicitation requirements. 
 
In addition to price, the evaluation criteria set forth in the RFP shall be considered in judging which Proposal is in 
the best interests of the City. 

City of Aspen 
130 South Galena Street 

Aspen, CO 81611 
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1.0 INTRODUCTION 
 
A thriving workforce who live in the community where they work is a fundamental cornerstone of the year-round 
Aspen-area community. But the gap between free market home prices and rents in the Aspen area as compared 
to what local workers can afford to pay still precludes many local workers from living in the community where 
they work. Planning for new affordable workforce housing is necessary not only to offset the effects of job growth 
and retirement, but also to offset the loss of workforce housing in the free market due to luxury redevelopment 
and conversion of long-term local rentals to short-term luxury rentals. 
 
The City of Aspen is committed to supporting affordable workforce housing because it supports a stable local 
community that is invested in the present and the future. Opportunities for people to live in the community where 
they work foster improved year-round vitality in Aspen’s neighborhoods, a more resilient local economy, reduced 
transportation impacts, increased citizen participation in civic affairs, non-profit activities and recreation 
programs. In turn, this adds value to Aspen’s tourism-based economy in the form of an overall improved visitor 
experience – enhanced by an appreciation of Aspen’s genuine, year-round, lights-on community and diverse mix 
of people – which contributes to visitors returning to the Aspen area year after year. 
 

1.1 INVITATION TO PROPOSERS 

 
The purpose of this Request for Proposals (RFP) is to solicit proposals for Architecture & Engineering (“A&E”) 
Design team services for the remainder of the City’s role in developing the Project. 
 
The Project will be a multi-year effort, and the City of Aspen may remain the developer of the Project (or portions 
of the Project), or the City may enter into agreements with (a) private developer(s) who may ultimately implement 
the Project (or portions of the Project). 
 
The initial contract award for this RFP will include only Part 1 as described in Section 3.0 Scope of Services. 
Additional portions of scope are anticipated to be added as additional services as the project moves forward. 
 
To allow the City of Aspen (Owner) to fully understand your firm or team’s qualifications, experience, capabilities 
and approach to the Project, please prepare and submit a detailed proposal based on the requirements set forth 
in this RFP. 
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2.0 PROJECT DESCRIPTION 
 

2.1 PROCESS SUMMARY 

 
Beginning June 2019, the goal of the lumberyard conceptual master plan effort was to create community-vetted 
conceptual design alternatives for the development of affordable housing at the City’s 10.5-acre lumberyard 
property. An initial round of community outreach occurred fall 2019, and a second round occurred in early 2020. 
At an Aspen City Council ("Council") work session in July 2020, the project team presented its initial conceptual 
master plan options, and Council provided the team with direction for plan refinements aiming toward 300+ units. 
 
The team later presented preliminary results of the third round of community outreach in October 2020, and 
Council agreed directionally to pursue underground parking, some four-story massing in key areas, increasing the 
number of 1- and 2-bedroom units, an increase to the amount of ownership units, including childcare on site, 
allowing the adjacent Aspen Airport Business Center ("AABC") to provide commercial services via free market 
opportunities, and paring back a proposed co-living portion of the project - all while maintaining 300+ units on 
the site. 
 
The project team subsequently presented the final results of the third round of community outreach in November 
2020 along with a refined 310-unit conceptual master plan, and Council expressed trepidation about numerous 
characteristics of the 310-unit plan. Primary concerns included the use of 100% underground parking and the 
demographics of the project’s target user mix (i.e. “who is this housing for?”). Council also expressed a preference 
to maintain a schedule which could allow for construction to begin in 2024. 
 
At a Council work session on March 8, 2021, staff proposed to issue an RFP to facilitate selection of a full A&E 
design team and for continuing the design process into the SD phase - but to do so with a customized SD scope of 
work which would begin with a ‘parking alternatives analysis’ to respond to the Council's concerns about the use 
of 100% underground parking. 
 
It should be noted that the City expects to issue an RFQ for Public-Private Partnership (“PPP”) development and 
financing interest near the end of the SD design phase. This could lead to City negotiations with private developers 
who may at some point take over the design and entitlements process. This approach is TBD, and any potential 
development partnerships may or may not materialize. The City currently intends to stay on a path toward a 2024 
construction start, whether or not a private developer is later brought on board via agreements with the City. In 
the event that no private development ends up being part of the process, the City may likely continue in the role 
of developer as it has in the past for many such affordable housing developments in Aspen. 
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2.2 PROJECT SITE 

 
The project site address is 38005 Colorado Highway 82, Aspen, CO 81611 and is approximately 3.5 miles northwest 
of downtown Aspen, as illustrated in the image below: 
 

 
 
As shown on this context map on the project website, the site is located in close proximity to the Pitkin County 
Airport and the Aspen Airport Business Center. The 10.5-acre site is made up of four adjacent parcels which are 
anticipated to be consolidated into a single project site as part of the entitlements process. Each parcel is owned 
by the City of Aspen, and descriptions are available for each below, from north to south: 
 
105 AABC is 2.976 acres in area and currently has a mini storage facility operation on the site. The City of Aspen 
purchased the site in 2020, along with the existing mini storage operation. The property is currently not within 
Aspen City limits but meets the criteria for annexation and is expected to be annexed into the City as part of the 
entitlements process. The City plans to discontinue the mini storage operation and develop the property for 
affordable housing. 
 
37925 HWY 82 is 3.1 acres in area and is currently the northern portion of the Builders FirstSource lumberyard 
operation. The City purchased the property in 2002 for the purpose of developing affordable housing and has 
continued to lease the property to the lumberyard operator since the time of purchase. This parcel was previously 
annexed into the City of Aspen, and the City plans to terminate the lumberyard operator’s lease and develop the 
property for affordable housing. 
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38005 HWY 82 is 1.64 acres in area and is currently the southern portion of the Builders FirstSource lumberyard 
operation. The City purchased the property in 1997 for the purpose of developing affordable housing and has 
continued to lease the property to the lumberyard operator since the time of purchase. This parcel was previously 
annexed into the City of Aspen, and the City plans to terminate the lumberyard operator’s lease and develop the 
property for affordable housing. 

 
PARCEL ID 273503100805 has been owned by the City of Aspen since 2002 and was also previously annexed into 
the City of Aspen. The property is partly covered by a conservation easement, and the language in the 
conservation easement specifically allows the property to be developed up to the toe of the slope of Deer Hill. 
The developable area is approximately 2.75 acres, and the City plans to subdivide the developable portion and 
consolidate it into the project site to be used for the development of affordable housing. 
 

2.3 PROJECT INTRODUCTION 

 

The Lumberyard project will be a significant addition to the inventory of affordable housing in the Aspen and Pitkin 
County Community and could be as much as 10% of the inventory once fully implemented. And as potentially the 
largest affordable housing development in the Aspen and Pitkin County community, as well as the project crucial 
visual impact as part of the entrance to Aspen experience, this project will be of great community focus and 
attention. 
 
Please note that some of the information on the project website is out of date and should be supplemented as 
described in the notes listed below: 
 
Note 1: The most up-to-date 310-unit plan which was presented to City Council on November 23, 2020 is not 
shown on this web page and is instead available here. 
 
Note 2: The most up-to-date presentation for the current 310-unit plan from the November 23, 2020 Aspen City 
Council work session is not is not shown on the project website and is instead available here. 

 
Note 3: The most up-to-date Outreach 3 Summary Report which was presented to Aspen City Council on 
November 23, 2020 is not shown on the project website and is instead available here. 
 
The project website at www.aspenlumberyard.com includes the following pages which contain a significant 
amount of background information about project work completed to date: 
 
Home – Flyover view of the project site which illustrates proximity to Deer Hill, CO Hwy 82 and Pitkin County 
Airport 
 
Project Intro – Includes a 3-minute project introduction video as well as project themes and a project timeline 
 
Conceptual Plans – Prior to fall 2020, studies had ranged from 140 units with two- and three-story buildings and 
100% surface parking up to 500+ units with four-story buildings and 100% underground parking. Concept Studies 
A, B and C shown on this page were based on feedback from Council in July 2020 and were further refined based 
on preliminary results of the outreach 3 effort in fall 2020. These plans were presented to Council in October 2020 
and are representative of Council’s process of zeroing in on the 300+ unit range of density. 
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Events – The events from the third round of community outreach in fall 2020 are listed, and there are virtual open 
house videos which provide additional information about the process which was occurring at the time. 
 
Document Library – This page provides additional documents which were pertinent throughout 2020, including 
maps, early massing studies and conceptual unit plans. Numerous reports are available here as well, including the 
Greater Roaring Fork Regional Housing Study Colorado Dept. of Transportation Highway 82 Access Control Plan, 
and Summary Reports for Outreach 1 and Outreach 2. Numerous additional presentations are also included, up 
to the October 26, 2020 Aspen City Council work session. 
 

2.4 CURRENT PROGRESS 

 
The current status of the Lumberyard affordable housing design process is at a stage between conceptual master 
planning and schematic design. The most recent 310-unit conceptual site layout is shown below and is part of the 
310-unit conceptual master plan. 
 

 
 
 
The access roadways in the conceptual masterplan are designed to comply with the Colorado Dept. of 
Transportation (CDOT) access control plan (ACP) for this area of Colorado State Highway 82. The entrance to the 
Lumberyard site, adjacent to Mountain Rescue, is noted on the CDOT ACP as “BMC West”. The section of frontage 
road noted on the CDOT ACP which connects “BMC West” and “AABC 200”, which is shown on the masterplan 
above, does not exist today. Based on feedback throughout the community outreach effort, this seamless 
connection with the AABC considered crucial for neighborhood integration and community uptake. The CDOT ACP 
also call for a fully controlled intersection at the entrance to the Lumberyard site. 
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The residential program included in the 310-unit conceptual masterplan is as follows: 
 

Rental Units:    
48 Studio Units 
100 1-Bedroom Units 
64 2-Bedroom Units 

Ownership Units: 
40 1-Bedroom Units 
42 2-Bedroom Units 
16 3-Bedroom Units 

 
The plan includes 432 underground parking spaces, which is based on the Aspen municipal code requirement of 
1 parking space per bedroom for studio- and 1-bedroom units and 2 parking spaces per unit for 2- and 3- bedroom 
units. Any reduction to the code-required parking quantity would be a decision of Aspen City Council instead of a 
project team decision. If the project team can provide information to Council that parking reductions would be 
warranted, and if Council can become fully confident that impacts of any proposed amount of parking reduction 
could be appropriately mitigated, then it may be possible to reduce the parking space quantities. 
 
The current plan includes about 33% open site landscape area with a mixture of about three-quarters 3-story 
buildings and one-quarter 4-story buildings. The plan also includes a shuttle station and community lawns and 
play areas. To this point, City Council has decided to allow commercial services to be provided via free market 
opportunities at the adjacent AABC, although there is a childcare facility currently shown on the plan, adjacent to 
the AABC, which is considered a crucial component of the project. 
 
At one point in the process, the ownership units were all located at the south end of the site, but based on 
feedback from the community outreach effort, the quantity of ownership units was increased, and due to that 
increase, the ownership units were moved to the east side of the site. 
 
When Aspen City Council reviewed the most recent 310-unit conceptual master plan on November 23, 2020, the 
primary concerns cited were the use of 100% underground parking and the tight spacing among some of the 
buildings. 
 
Council also expressed some concern about building heights and orientation and a desire to push the ownership 
units back to the south end of the site, if possible. Other concerns cited at the time were about noise mitigation 
and about the demographics of the project’s target user mix (i.e. “who is this housing for?”). Council additionally 
expressed a desire to see innovation used to solve problems and also expressed a preference to maintain a 
schedule which could allow for construction to begin in 2024. 
 
Proposed actions for satisfying the concerns cited are described in the “Scope of Services” section below. 
 

2.5 TECHNICAL STUDIES 

 
In addition to traffic and parking, and due to the close proximity to Hwy 82 and the Pitkin County Airport, there 
have been concerns raised about noise and air quality. This package of preliminary technical studies includes the 
following: 
 

• Preliminary Technical Studies Summary (DHM Design) 

• Preliminary Utility assessment (Roaring Fork Engineering) 

• Preliminary Traffic study (Fehr & Peers) 

• Existing Conditions Survey (True North) 
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• Geotechnical Study (for an adjacent parcel, HP Kumar) 

• Noise Impact Assessment (Engineering Dynamics) 
 
By the time of award of this contract, there may be additional information available from Pitkin County on air 
quality and traffic study due to the County’s work on the nearby airport expansion effort which is in process. But 
to date, there have been no substantiated reports of inappropriate air quality. 
 
Continued study of the technical areas identified, and potentially more, will be needed to support the land use 
entitlements application and public hearing process. 
 

3.0 SCOPE OF SERVICES 
 
The initial contract award related to this RFP will include Part 1: Customized Schematic Design. Additional parts of 
scope are planned to be added as additional services as the project moves forward: 
 
Part 1: Customized Schematic Design      (initial contract award) 
Part 2: Supporting the Land Use Entitlements Application    (future add services) 
Part 3: Design Development        (future add services) 
Part 4: Supporting the Land Use Entitlements Project Review Process   (future add services) 
Part 5: Planned Development Documentation     (future add services) 
Part 6: Construction Documents      (future add services) 
Part 7: Supporting the Building Permit Application Process   (future add services) 
Part 8: Construction Administration      (future add services) 
Part 9: Project Closeout and Warranty Support     (future add services) 
 

3.1 PART 1: CUSTOMIZED SCHEMATIC DESIGN 

 
The Part 1 Customized Schematic Design scope is meant to first test and verify, or otherwise suggest appropriate 
modification to the current 310-unit master plan. From there, the goal is to prepare sufficient schematic design 
documentation to support the land use entitlements application and process. 
 
In order to test and verify, or otherwise suggest appropriate modification to the current 310-unit masterplan, the 
project team aims to respond the concerns raised by Aspen City Council in November 2020. These include, and 
may not throughout the remaining process be limited to, the items listed below, and each is discussed further 
below: 
 

• Use of 100% underground parking 

• Tight spacing between buildings 

• Some concern about building heights and orientation 

• Relocating ownership units to south end of site 

• Noise Mitigation 

• Innovation 

• Demographics of target user mix (i.e. “who is this housing for?”) 

• Maintain a schedule for construction to begin in 2024 
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Use of 100% underground parking – Parking Alternatives Analysis 
 
The parking issue is a fundamental, threshold question – which could potentially drive considerable redesign, and 
which could cause a timing setback for City Council. In terms of site design (building interiors notwithstanding), a 
high level of livability is often maintained by reducing the impacts of encroachment by buildings, cars, and people 
through creative building and access drive spacing and orientation along with the provision of open site landscape 
area and amenities which enhance opportunities for aesthetic and peaceful enjoyment in harmony with the 
surrounding neighborhood. 
 
But increasing wealth inequality, lack of affordable housing and skyrocketing land and development costs have 
created heightened pressure to increase density at new affordable housing facilities like the Lumberyard. This 
pressure presents a significant new challenge to the customary notion that affordable housing facilities in Aspen 
and Pitkin County should maintain a high level of livability for those community members who reside at such 
facilities. 
 
In the early stages of the conceptual master planning process, the team created a few very rough site 
arrangements which explored a wide range of density options, from a low of about 140 units up to over 500 units. 
Although, most of those plans included some amount of surface parking, it did not take long for the project team 
to recognize that the impacts of 100% surface parking begin to significantly impact livability in an adverse way as 
the density reaches 20 units per acre and above. And at nearly 30 units per acre in the current 310-unit plan, 100% 
underground parking seemed to be a necessary burden in order to maintain a sufficient level of livability. 
 
But underground parking is costly in many ways including initial cost, ongoing maintenance cost, disposition of 
excavated material, environmental impacts, access convenience and more. And the project team has verified that 
Aspen City Council would like it to be the initial task of the A&E Design team to review the parking arrangements 
in the current 310-unit masterplan by performing a parking alternatives analysis which would study impacts of 
varying levels of above-ground parking in place of the current plan for 100% underground parking. 
 
The parking alternatives analysis should be one of the first steps to be performed by the A&E Design team as part 
of the schematic design process. To do this, the project team has proposed that the following alternative site plan 
possibilities should be examined: 
 

a. Baseline: The current 310-unit plan with 100% underground parking, 33% open site landscape area and 
an average building height of 3.25 stories (as currently designed) 

b. Alternative A with 310 units, 67% underground parking, 33% podium parking, 33% open site landscape 
area and an average building height of 4 stories 

c. Alternative B with 310 units, 34% underground parking, 33% podium parking, 33% surface parking, 22% 
open site landscape area and an average building height of 4 stories 

d. Alternative C with 310 units and with reduced parking distributed as 0% underground parking, 50% 
podium parking, 50% surface parking, 20% open site landscape area and an average building height of 4 
stories 

 
Potential alternate: Consider whether an appropriate alternate for this task should be consideration for a 
dedicated parking structure or structure(s). The challenge with this approach would be maintaining density and 
livability with the additional necessary surface area which such structure(s) would use. 
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The parking alternatives analysis should include visual site plan layout representation of each alternative and an 
excavation study including excavation quantities and disposition options. Some means of comparing, at least on 
a relative basis, both initial cost and ongoing maintenance cost will need to be included in the exercise as well. 
Automobile circulation, open site landscape area and potential conflict areas should be highlighted to convey the 
notion of livability impacts. 
 
The alternatives shown above seem logical for testing to the project team, but improvements to the analysis would 
be welcome. The quantities described in the alternatives listed above are estimated, and should vary as needed 
for best results, and of course should be noted for each case. This parking analysis effort should be included in the 
scope of services proposed as part of any proposal submitted for this RFP. The remainder of the scope of services, 
and surely the outcome of the overall project design, will be highly dependent on the outcome of the parking 
alternatives analysis. 
 
It will be necessary to present the findings of the parking alternatives analysis to Aspen City Council. Estimates of 
such work session meetings/presentations have been included in the list of public meetings/presentations later 
in this RFP. 
 
Tight spacing between buildings 
 
There are some pinch points between buildings in the 310-unit master plan which appear to need attention. 
Application of pertinent dimensional standards or best practices for the project may be helpful in understanding 
how to optimize the spacing between buildings. It will also be important to understand sun and shading in some 
of these areas to understand how snow will pile and freeze/thaw in the alpine environment. 
 
If the A&E Design team so chooses, it may be possible, and perhaps even most efficient, to incorporate addressing 
concerns about spacing between buildings, building heights and orientation and relocating ownership units to 
south end of site into the work performed during the parking alternatives analysis. If instead it is more difficult 
than it may seem, these tasks may also be performed after the conclusion of the parking alternatives analysis. 
One way or another, the A&E Design team will need to address these concerns for Council as part of the SD effort. 
 
Some concern about building heights and orientation 
 
Building orientation will also be important to review for the purposes of appropriate sunlight, roof aspects and 
potential for solar p/v opportunities, and other important details. It may be important to note for this exercise, as 
well as for overall solar exposure and fenestration, that mechanical systems in City of Aspen affordable housing 
projects do not typically include cooling. 
 
Relocating ownership units to south end of site 
 
The ownership facilities will need to be separate from the rental portion of the site and will be subdivided as part 
of the land use entitlements process. Parking facilities for rental versus ownership areas will need to be sufficiently 
separated to the extent possible as well. Although some amount of shared infrastructure/commonality may be 
acceptable, it may be best to separate these where possible avoid future maintenance/management complication 
since the ownership facilities will most likely end up becoming part of a private owners’ association. 
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Noise Mitigation 
 
The south end of the site may have a higher degree of noise impacts, and thus may require a higher degree of 
noise mitigation techniques such as earthen berms, engineered structures, and/or articulating or otherwise noise-
mitigating facades, windows, and potential other elements as needed and/or where possible. Noise mitigation 
techniques should also be considered to the extent necessary and/or recommended across the entire frontage of 
the facility, once again as needed and/or where possible. 
 
Innovation 
 
Aspen City Council has expressed an interest in seeing innovation in building forms and for solving challenges such 
as those posed by parking, noise and an overall approach to environmental sustainability. 
 
A comprehensive sustainability program will be necessary for the project and will need to be studied during the 
SD process and proposed to Aspen City Council for adoption. Recent City of Aspen housing projects have produced 
facilities able to achieve a net site Energy Use Intensity (EUI) of slightly below 30 kBtu per sq ft per yr. Aspen City 
Council has expressed an interest in seeing what it might take to get to a net zero development and may also be 
interested in near-net-zero development if sufficient energy generation offset can be implemented. Aspen City 
Council has also expressed limited interest in utilizing green roofs and/or rooftop gardens and decks for the 
purpose of simultaneously providing both sustainability elements and amenities, if possible. Any 
recommendations for the use of green roofs and or rooftop gardens should consider trade-offs of alternate uses 
and should also consider maintenance needs and overall feasibility in Aspen’s cold and snowy climate. 
 
The use of factory-built modular construction may be an additional opportunity for innovation which can be 
considered – particularly for repeatability and implementation efficiency. It is expected that the City (if the City 
remains the developer in the long run) and/or any private developer will be highly interested in construction 
efficiencies and mitigating impacts of on-site construction in series through the use of concurrent factory-built 
project elements or a full factory-built modular approach to project implementation. During the conceptual 
masterplan process, the project team created unit layouts which are roughly based on dimensional parameters 
used in factory-built modular construction, such as 15’ x 33’ or thereabouts. All unit designs will also be subject to 
the minimum size requirements in the Aspen/Pitkin County Housing Authority (APCHA) Development Policies and 
Procedures. It is also important to note that the City of Aspen typically aims to satisfy ADA Type B dimensional 
standards for all affordable housing units. This is of course in addition to required Type A units. 
 
Not only should the unit layouts be further honed throughout the SD process for the ability to utilize a modular 
approach to building, but building forms which utilize a factory-built modular approach to construction (or a 
similarly efficient approach to implementation), should also be considered for the purpose of innovation. The 
building forms which were in process during the conceptual masterplan process stopped short utilizing tactics 
which could be used to creatively use space and mitigate noise impacts, and such options should be considered. 
At one time, the team looked at some examples of such innovation and creative use of space and pushing and 
pulling of forms to create articulation. 
 
See example below, credit: NL Architects. 
 

DocuSign Envelope ID: 8D426D7E-8299-4A3C-AA97-65877109F819

EXHIBIT A - CONTRACT WITH EXHIBITS

648



       
 
 
To be clear, this is not to suggest that the visual character and material palette of the facilities at the Lumberyard 
should look like the example shown above. The question of architectural character was put to the community 
during the outreach 3 process, and the most preferred sets of sample images for the neighborhood context are 
shown below, which might be described as a mixture of mountain and mountain modern forms often seen nearby 
to the project site and throughout the Aspen and Pitkin County region. City Council has directionally concurred 
with this character approach. 
 

 
 
The potential use of innovative building forms within the character context shown above will be a creative exercise 
for the A&E design team to hone throughout SD and further along in the design process. 
 
Demographics of target user mix (i.e. “who is this housing for?”) 
 
The City of Aspen is in the process of commissioning an update to a 2012 affordable housing needs analysis which 
will provide information which can be used to satisfy this concern. Prior work on the building program was based 
upon the Roaring Fork Regional Housing Study and should be updated with the results of the update to the 2012 
study. The City’s affordable housing needs update analysis is anticipated to illustrate an update to the level of 
relative need at varying income levels and household sizes. 
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No action on this is needed for this RFP process – just know that this information will be provided by the City of 
Aspen and will be available for use by the A&E team to update and further develop the residential program as the 
process moves forward. 
 
Maintain a schedule for construction to begin in 2024 
 
The project timeline below, which works backwards from 2024, has been publicly conveyed and should be 
maintained to the extent possible. Although it will be difficult to submit a land use entitlements application in 
2021, future portions of the process may be possible to condense to make up lost time. 
 

2024 Construction Begins 
2023 Building Permit Application Review and Approval 
 Building Permit Application Development and Submittal 
 Contracting and Procurement 
 Construction Documents Production 
2022 Development Agreement Completion and Recording 
 Planned Development Completion and Recording 
 Detailed Design Process 
 Land Use Approval Process 
2021 Land Use Application Review 
 Land Use Application Submittal 
 Land Use Application Development 
 Community Outreach 
 Schematic Design 
2020 Conceptual Design 
 Community Outreach 
2019 Community Outreach 

 
Implementation Phasing Study 
 

• An initial implementation phasing study should be performed as part of the SD effort. City staff and 
Planner will provide additional support. 

 
Technical Studies:  
 

• Proposal should include advancement of the technical studies as needed to support the SD level of design 
completion. Please review the technical studies completed to this point and estimate updates as you see 
appropriate for this portion of scope. 

 
Community Outreach: 
 

• Include 1 Tranche of Community Outreach as part of the SD effort 
 
Assume Each "Tranche" of Community Outreach Shall Consist of: 
 
1 Mass email effort 
1 Advertising effort 
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1 Online meeting/conference with public participants 
1 Online Survey, including prep, posting, publishing results 
1 In-Person Outreach Event, approx. 3 hours plus prep and display materials 
1 Outreach Summary Report 
1 Presentation of Outreach Results in 1 Public Meeting 
 
Public Meetings: 
 

• Assume two (2) additional City Council work session Public Meetings in the SD effort 
 
Assume Each Public Meeting will consist of one 3-hour in-person meeting. Include preparation for presentation 
and staff as appropriate. Weekly project team meetings and additional follow-up meetings to support the design 
effort should also be anticipated. 
 
Balance of AIA SD Scope of Work 
 
The balance of the Part 1 Customized Schematic Design scope consists of typical AIA SD Scope of Work as per 
Article 3 of the attached contract. 
 

• The Architect shall review the program and other information furnished by the Owner and Construction 
Manager, and shall review laws, codes, and regulations applicable to the Architect’s services.  

 

• The Architect shall prepare a preliminary evaluation of the Owner’s program, schedule, budget for the Cost 
of the Work, Project site, and the proposed procurement or delivery method and other Initial Information, 
each in terms of the other, to ascertain the requirements of the Project. The Architect shall notify the Owner 
of (1) any inconsistencies discovered in the information, and (2) other information or consulting services that 
may be reasonably needed for the Project. 

 

• The Architect shall present its preliminary evaluation to the Owner and Construction Manager and shall 
discuss with the Owner and Construction Manager alternative approaches to design and construction of the 
Project, including the feasibility of incorporating environmentally responsible design approaches. The 
Architect shall reach an understanding with the Owner regarding the requirements of the Project.  

 

• Based on the Project requirements agreed upon with the Owner, the Architect shall prepare and present to 
the Owner and Construction Manager, for the Owner’s approval, a preliminary design illustrating the scale 
and relationship of the Project components. 

 

• Based on the Owner’s approval of the preliminary design, the Architect shall prepare Schematic Design 
Documents for the Owner’s approval and the Construction Manager’s review. The Schematic Design 
Documents shall consist of drawings and other documents including a site plan, if appropriate, and preliminary 
building plans, sections and elevations; and may include some combination of study models, perspective 
sketches, or digital modeling. Preliminary selections of major building systems and construction materials shall 
be noted on the drawings or described in writing. 

 

• The Architect shall consider environmentally responsible design alternatives, such as material choices and 
building orientation, together with other considerations based on program and aesthetics, in developing a 
design that is consistent with the Owner’s program, schedule and budget for the Cost of the Work. The Owner 
may obtain other environmentally responsible design services under Article 4. 
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• The Architect shall consider with the Owner and the Construction Manager the value of alternative materials, 
building systems and equipment, together with other considerations based on program and aesthetics in 
developing a design for the Project that is consistent with the Owner’s schedule and budget for the Cost of 
the Work.  

 

• The Architect shall submit the Schematic Design Documents to the Owner and the Construction Manager. The 
Architect shall meet with the Construction Manager to review the Schematic Design Documents.  

 

• Upon receipt of the Construction Manager’s review comments and cost estimate at the conclusion of the 
Schematic Design Phase, the Architect shall take action as required under Section 6.4, identify agreed upon 
adjustments to the Project’s size, quality or budget, and request the Owner’s approval of the Schematic Design 
Documents. If revisions to the Schematic Design Documents are required to comply with the Owner’s budget 
for the Cost of the Work at the conclusion of the Schematic Design Phase, the Architect shall incorporate the 
required revisions in the Design Development Phase. 

 

• In the further development of the Drawings and Specifications during this and subsequent phases of design, 
the Architect shall be entitled to rely on the accuracy of the estimates of the Cost of the Work, which are to 
be provided by the Construction Manager under the Construction Manager’s agreement with the Owner. 

 
 

3.2 PART 2: SUPPORTING THE LAND USE ENTITLEMENTS APPLICATION 

 
In preparing the land use entitlements project review application, the Part 2 Supporting the Land Use Entitlements 
Application scope described here is meant to fill the detail gap to the extent needed to fulfill the requirements as 
described in Aspen Municipal Code Section 26.445.050. (This is for the purpose of preparing the application for 
submittal, not for supporting the development review and approval process, which is described in Part 4.) 
 
It is anticipated that the SD deliverables will fall somewhat short of sufficient detail for the land use entitlements 
project review application. Filling the detail gap in this manner is proposed for time efficiency, rather than running 
through an entire DD process to reach the level of detail needed to submit the initial project review application. 
 
Please review the requirements in the code section cited above and estimate the level of effort needed to fill the 
gap as described and to produce exhibits as needed for the land use project review application. These deliverables 
will be in addition to typical SD deliverables and should be customized for the application. 
 
The City staff and the City’s Planner will draft and assemble the land use entitlements application documentation 
package and will lead the land use entitlements process. The conceptual master site plan design team led by DHM 
Design was originally hired by the City in 2019 to perform community outreach and conceptual master site 
planning and was not intended to be the full A&E design team for entire development process. DHM is essentially 
being replaced in the design role by the A&E design team. But the City currently plans to directly retain DHM as 
project Planner for the purpose of drafting and assembling all of the necessary land use application documentation 
package. 
 
The A&E design team is expected to provide a high level of support to the process of drafting and assembling the 
land use application documentation package. Design team should work with the Planner and with Owner’s staff 
to schedule production of deliverables as needed for production of application exhibits as required. 
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Any proposal by the A&E design team to further supplement planning services as a sub-consultant should be 
explained in the proposal and should be made clear as to whether it is meant to be supplemental services or 
otherwise a proposed alternate. 
 
Implementation Phasing Study 
 

• Please estimate effort to advance the implementation phasing study for sufficient presentation in the 
application 

 
Technical Studies:  
 

• Please estimate advancement of the technical studies for sufficient presentation in the application 
 
Community Outreach: 
 

• Please include 1 Tranche of Community Outreach to prepare the application 
 
Assume Each "Tranche" of Community Outreach Shall Consist of: 
 
1 Mass email effort 
1 Advertising effort 
1 Online meeting/conference with public participants 
1 Online Survey, including prep, posting, publishing results 
1 In-Person Outreach Event, approx. 3 hours plus prep and display materials 
1 Outreach Summary Report 
1 Presentation of Outreach Results in 1 Public Meeting 
 
Public Meetings to Support Creating the Application 
 

• Include 1 additional Public Meetings with City Council to review the application prior to submission 
 
Assume Each Public Meeting Shall Consist of one 3-hour in-person meeting. Include preparation for presentation 
and staff as appropriate. 
 

3.3 PART 3: DESIGN DEVELOPMENT 

 
It is anticipated that the DD process should begin at the moment the application is accepted by the City of Aspen 
Community Development Department. In fact, it is anticipated that the following two Parts of scope will be added 
simultaneously and will run concurrently: 
 
Part 3: Design Development 
Part 4: Supporting the Land Use Entitlements Project Review Process 
 
The Part 3 Design Development scope consists of typical AIA DD Scope of Work as per Article 3 of the attached 
contract. Additional presentations to Aspen City Council will be necessary during this part of the process to 
continue to seek approval as the designs are advanced and as more information about the project is made 
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available. Weekly project team meetings and additional follow-up meetings to support the DD process should also 
be anticipated. 
 
AIA DD Scope of Work 
 

• Based on the Owner’s approval of the Schematic Design Documents, and on the Owner’s authorization of any 
adjustments in the Project requirements and the budget for the Cost of the Work, the Architect shall prepare 
Design Development Documents for the Owner’s approval and the Construction Manager’s review. The 
Design Development Documents shall be based upon information provided, and estimates prepared by, the 
Construction Manager and shall illustrate and describe the development of the approved Schematic Design 
Documents and shall consist of drawings and other documents including plans, sections, elevations, typical 
construction details, and diagrammatic layouts of building systems to fix and describe the size and character 
of the Project as to architectural, structural, mechanical and electrical systems, and such other elements as 
may be appropriate. The Design Development Documents shall also include outline specifications that identify 
major materials and systems and establish in general their quality levels. 

 

• Prior to the conclusion of the Design Development Phase, the Architect shall submit the Design Development 
Documents to the Owner and the Construction Manager. The Architect shall meet with the Construction 
Manager to review the Design Development Documents.  

 

• Upon receipt of the Construction Manager’s information and estimate at the conclusion of the Design 
Development Phase, the Architect shall take action as required and request the Owner’s approval of the 
Design Development Documents. 

 

3.4 PART 4: SUPPORTING THE LAND USE ENTITLEMENTS PROJECT REVIEW PROCESS  

 
The City expects to utilize the Planned Development review process described in Chapter 26.445 Planned 
Development of the City of Aspen Municipal Code. Please review the requirements and estimate the effort 
required to support the process as required. 
 
During the project review process, architect will lead the A&E design team to coordinate responses to questions 
and comments from one meeting to the next throughout the review process, through completion. Depending 
upon the quality, completeness, level of regulatory compliance and community uptake of the application 
submitted, this process can require numerous iterations to reach completion. 
 
Assume the following Public Meetings to Support the Land Use Entitlements Process 
 
• Assume 6 additional Public Meetings with City Council 
• Assume 3 additional Public Meetings with Planning and Zoning 
 
Assume Each Public Meeting Shall Consist of one 3-hour in-person meeting. Include preparation for presentation 
and staff as appropriate. 
 
The A&E design team should anticipate the need for preparation and presentation for all such Public Meetings. 
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3.5 PART 5: PLANNED DEVELOPMENT DOCUMENTATION 

 
After the project has been approved under a land use Ordinance and Scope Parts 3 and 4 near completion, it will 
be necessary to begin Part 5 to produce the Planned Development (PD) documentation to the satisfaction of the 
development approval Ordinance. Such documentation typically requires production and recording of a 
comprehensive PD Plan set which will memorialize the approved project, typically at the DD level. The Planner 
and City Staff will simultaneously need to produce a Development Agreement, and it should be expected that the 
A&E design team will need to provide some support to that effort as well. 
 
The Planner will work with City staff to negotiate and produce the Development Agreement which will 
memorialize regulatory conditions which the project will need to satisfy. Production of the PD docs and the 
Development Agreement is anticipated to occur concurrently and will require coordination among the project 
team to continue moving forward to completion and recording of the necessary documentation to the satisfaction 
of the regulatory staff. 
 
The completed PD documentation is expected to satisfy the DD phase of design, and is expected to make ready 
for the production of implementation (construction) documents. 
 
Weekly project team meetings and additional follow-up meetings to support the design effort should also be 
anticipated. 
 

3.6 PART 6: CONSTRUCTION DOCUMENTS 

 
It may be unlikely that the Construction Documents process will include implementation of the entire project. 
Instead a first phase or phases of implementation may be more likely. That said, for the sake of removing 
unknowns in the bidding process, the scope of work described in this section should be considered as if the entire 
project will be implemented in its entirety. 
 
Weekly project team meetings and additional follow-up meetings to support the design effort should also be 
anticipated. 
 
The Part 5 Construction Documents scope consists of typical AIA CD Scope of Work and Bidding and Negotiation 
Services as per Article 3 of the attached contract. 
 

• Based on the Owner’s approval of the Design Development Documents, and on the Owner’s authorization of 
any adjustments in the Project requirements and the budget for the Cost of the Work, the Architect shall 
prepare Construction Documents for the Owner’s approval and the Construction Manager’s review. The 
Construction Documents shall illustrate and describe the further development of the approved Design 
Development Documents and shall consist of Drawings and Specifications setting forth in detail the quality 
levels of materials and systems and other requirements for the construction of the Work. The Owner and 
Architect acknowledge that in order to construct the Work the Contractor will provide additional information, 
including Shop Drawings, Product Data, Samples and other similar submittals, which the Architect shall review. 

 

• The Architect shall incorporate into the Construction Documents the design requirements of governmental 
authorities having jurisdiction over the Project.  
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• During the development of the Construction Documents, if requested by the Owner, the Architect shall assist 
the Owner and the Construction Manager in the development and preparation of (1) bidding and procurement 
information that describes the time, place and conditions of bidding, including bidding or proposal forms; (2) 
the form of agreement between the Owner and Contractor; and (3) the Conditions of the Contract for 
Construction (General, Supplementary and other Conditions); and (4) compile a project manual that includes 
the Conditions of the Contract for Construction and may include bidding requirements and sample forms.  

 

• Prior to the conclusion of the Construction Documents Phase, the Architect shall submit the Construction 
Documents to the Owner and the Construction Manager. The Architect shall meet with the Construction 
Manager to review the Construction Documents. 

 

• Upon receipt of the Construction Manager’s information and estimate at the conclusion of the Construction 
Documents Phase, the Architect shall take action as required and request the Owner’s approval of the 
Construction Documents.  

 

• The Architect shall assist the Owner and Construction Manager in establishing a list of prospective contractors. 
Following the Owner’s approval of the Construction Documents, the Architect shall assist the Owner and 
Construction Manager in (1) obtaining either competitive bids or negotiated proposals; (2) confirming 
responsiveness of bids or proposals; (3) determining the successful bid or proposal, if any; and (4) awarding 
and preparing contracts for construction. 

 

• Bidding Documents shall consist of bidding requirements and proposed Contract Documents.  
 

• The Architect shall assist the Owner and Construction Manager in bidding the Project by 
1 facilitating the reproduction of Bidding Documents for distribution to prospective bidders,  
2 participating in a pre-bid conference for prospective bidders, and 
3 preparing responses to questions from prospective bidders and providing clarifications and interpretations 

of the Bidding Documents in the form of addenda. 
 

• The Architect shall consider requests for substitutions, if the Bidding Documents permit substitutions, and 
shall consult with the Construction Manager and prepare and distribute addenda identifying approved 
substitutions to all prospective bidders.  

 

• Proposal Documents shall consist of proposal requirements, and proposed Contract Documents. 
 

• The Architect shall assist the Owner and Construction Manager in obtaining proposals by 
1 facilitating the reproduction of Proposal Documents for distribution to prospective contractors, and 

requesting their return upon completion of the negotiation process;  
2 participating in selection interviews with prospective contractors; and 
3 participating in negotiations with prospective contractors.  

 

• The Architect shall consider requests for substitutions, if the Proposal Documents permit substitutions, and 
shall consult with the Construction Manager and prepare and distribute addenda identifying approved 
substitutions to all prospective contractors. 
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3.7 PART 7: SUPPORTING THE BUILDING PERMIT APPLICATION PROCESS 

 
Preparation of CD documentation should be aimed specifically at satisfying the building permit application 
process, and should include production of ALL BUILDING PERMIT APPLICATION MATERIALS required for building 
permit application submittal. Information about the building permit application requirements and process are 
available at the City of Aspen website.  
 
Building permit application checklists should be created and tracked to ensure production of all necessary building 
permit application materials tot eh satisfaction of the local (and potentially state) regulatory process. 
 
The architect shall perform the building permit application submittal process through the required regulatory 
application process. Architect shall work toward final acceptance of all building permit application materials by 
such regulatory department staff. 
 
During the regulatory review process, architect will lead the A&E design team to coordinate responses to 
regulatory questions and comments throughout the regulatory review process, through completion and issuance 
of building permits. Depending upon the quality, completeness and level of regulatory compliance of the 
application materials submitted, this process can require numerous iterations to reach completion. 
 
Weekly project team meetings and additional follow-up meetings to support the design effort should also be 
anticipated. 
 

3.8 PART 8: CONSTRUCTION ADMINISTRATION 

 
It may be unlikely that the Construction Administration process will include implementation of the entire project. 
Instead a first phase or phases of implementation may be more likely. That said, for the sake of removing 
unknowns in the bidding process, the scope of work described in this section should be considered as if the entire 
project will be implemented in its entirety. 
 
Weekly project team meetings and additional follow-up meetings to support the design effort should also be 
anticipated. 
 
The Part 7 CA scope consists of typical AIA CA Scope of Work and Bidding and Negotiation Services as per Article 
3 of the attached contract. 
 

• The Architect shall provide administration of the Contract between the Owner and the Contractor as set forth 
below and in AIA Document A232™–2009, General Conditions of the Contract for Construction, Construction 
Manager as Adviser Edition. If the Owner and Contractor modify AIA Document A232–2009, those 
modifications shall not affect the Architect’s services under this Agreement unless the Owner and the 
Architect amend this Agreement. 

 

• The Architect shall advise and consult with the Owner and Construction Manager during the Construction 
Phase Services. The Architect shall have authority to act on behalf of the Owner only to the extent provided 
in this Agreement. The Architect shall not have control over, charge of, or responsibility for the construction 
means, methods, techniques, sequences or procedures, or for safety precautions and programs in connection 
with the Work, nor shall the Architect be responsible for the Contractor’s failure to perform the Work in 
accordance with the requirements of the Contract Documents. The Architect shall be responsible for the 
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Architect’s negligent acts or omissions, but shall not have control over or charge of, and shall not be 
responsible for, acts or omissions of the Construction Manager, or the Contractor or of any other persons or 
entities performing portions of the Work.  

 

• The Architect’s responsibility to provide Construction Phase Services commences with the award of the 
Contract for Construction and terminates on the date the Architect issues the final Certificate for Payment.  

 

• The Architect shall visit the site at intervals appropriate to the stage of construction, or as otherwise required 
in Section 4.3.3, to become generally familiar with the progress and quality of the portion of the Work 
completed, and to determine, in general, if the Work observed is being performed in a manner indicating that 
the Work, when fully completed, will be in accordance with the Contract Documents. However, the Architect 
shall not be required to make exhaustive or continuous on-site inspections to check the quality or quantity of 
the Work. On the basis of the site visits, the Architect shall keep the Owner reasonably informed about the 
progress and quality of the portion of the Work completed, and report to the Owner and the Construction 
Manager (1) known deviations from the Contract Documents and from the most recent construction schedule, 
and (2) defects and deficiencies observed in the Work.  

 

• The Architect has the authority to reject Work that does not conform to the Contract Documents and shall 
notify the Construction Manager about the rejection. Whenever the Architect considers it necessary or 
advisable, the Architect, upon written authorization from the Owner and notification to the Construction 
Manager, shall have the authority to require inspection or testing of the Work in accordance with the 
provisions of the Contract Documents, whether or not such Work is fabricated, installed or completed. 
However, neither this authority of the Architect nor a decision made in good faith either to exercise or not to 
exercise such authority shall give rise to a duty or responsibility of the Architect to the Contractor, 
Subcontractors, material and equipment suppliers, their agents or employees or other persons or entities 
performing portions of the Work.  

 

• The Architect shall interpret and decide matters concerning performance under, and requirements of, the 
Contract Documents on written request of the Construction Manager, Owner, or Contractor through the 
Construction Manager. The Architect’s response to such requests shall be made in writing within any time 
limits agreed upon or otherwise with reasonable promptness. 

 

• Interpretations and decisions of the Architect shall be consistent with the intent of and reasonably inferable 
from the Contract Documents and shall be in writing or in the form of drawings. When making such 
interpretations and decisions, the Architect shall endeavor to secure faithful performance by both Owner and 
Contractor, shall not show partiality to either, and shall not be liable for results of interpretations or decisions 
rendered in good faith. The Architect’s decisions on matters relating to aesthetic effect shall be final if 
consistent with the intent expressed in the Contract Documents. 

 

• Unless the Owner and Contractor designate another person to serve as an Initial Decision Maker, as that term 
is defined in AIA Document A232–2009, the Architect shall render initial decisions on Claims between the 
Owner and Contractor as provided in the Contract Documents.  

 

• The Architect shall review and certify an application for payment not more frequently than monthly. Within 
seven days after the Architect receives an application for payment forwarded from the Construction Manager, 
the Architect shall review and certify the application as follows: 
1 Where there is only one Contractor responsible for performing the Work, the Architect shall review the 

Contractor’s Application and Certificate for Payment that the Construction Manager has previously 
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reviewed and certified. The Architect shall certify the amount due the Contractor and shall issue a 
Certificate for Payment in such amount. 

2 Where there are Multiple Prime Contractors responsible for performing different portions of the Project, 
the Architect shall review a Project Application and Project Certificate for Payment, with a Summary of 
Contractors’ Applications for Payment, that the Construction Manager has previously prepared, reviewed 
and certified. The Architect shall certify the amounts due the Contractors and shall issue a Project 
Certificate for Payment in the total of such amounts.  

 

• The Architect’s certification for payment shall constitute a representation to the Owner, based on (1) the 
Architect’s evaluation of the Work as provided in Section 3.6.2, (2) the data comprising the Contractor’s 
Application for Payment or the data comprising the Project Application for Payment, and (3) the 
recommendation of the Construction Manager, that, to the best of the Architect’s knowledge, information 
and belief, the Work has progressed to the point indicated and that the quality of the Work is in accordance 
with the Contract Documents. The foregoing representations are subject (1) to an evaluation of the Work for 
conformance with the Contract Documents upon Substantial Completion, (2) to results of subsequent tests 
and inspections, (3) to correction of minor deviations from the Contract Documents prior to completion, and 
(4) to specific qualifications expressed by the Architect. 

 

• The issuance of a Certificate for Payment or a Project Certificate for Payment shall not be a representation 
that the Architect has (1) made exhaustive or continuous on-site inspections to check the quality or quantity 
of the Work, (2) reviewed construction means, methods, techniques, sequences or procedures, (3) reviewed 
copies of requisitions received from Subcontractors and material suppliers and other data requested by the 
Owner to substantiate the Contractor’s right to payment, or (4) ascertained how or for what purpose the 
Contractor has used money previously paid on account of the Contract Sum. 

 

• The Architect shall maintain a record of the applications and certificates for payment. 
 

• The Architect shall review the Construction Manager’s Project submittal schedule and shall not unreasonably 
delay or withhold approval. The Architect’s action in reviewing submittals transmitted by the Construction 
Manager shall be taken in accordance with the approved submittal schedule or, in the absence of an approved 
submittal schedule, with reasonable promptness while allowing sufficient time in the Architect’s professional 
judgment to permit adequate review. 

 

• In accordance with the Architect-approved Project submittal schedule, and after the Construction Manager 
reviews, approves and transmits the submittals, the Architect shall review and approve or take other 
appropriate action upon the Contractor’s submittals such as Shop Drawings, Product Data and Samples, but 
only for the limited purpose of checking for conformance with information given and the design concept 
expressed in the Contract Documents. Review of such submittals is not for the purpose of determining the 
accuracy and completeness of other information such as dimensions, quantities, and installation or 
performance of equipment or systems, which are the Contractor’s responsibility. The Architect’s review shall 
not constitute approval of safety precautions or, unless otherwise specifically stated by the Architect, of any 
construction means, methods, techniques, sequences or procedures. The Architect’s approval of a specific 
item shall not indicate approval of an assembly of which the item is a component. 

 

• If the Contract Documents specifically require the Contractor to provide professional design services or 
certifications by a design professional related to systems, materials or equipment, the Architect shall specify 
the appropriate performance and design criteria that such services must satisfy. The Architect shall review 
shop drawings and other submittals related to the Work designed or certified by the design professional 
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retained by the Contractor that bear such professional’s seal and signature when submitted to the Architect. 
The Architect shall be entitled to rely upon the adequacy, accuracy and completeness of the services, 
certifications and approvals performed or provided by such design professionals.  

 

• After receipt of the Construction Manager’s recommendations, and subject to the provisions of Section 4.3, 
the Architect shall review and respond to requests for information about the Contract Documents. The 
Architect, in consultation with the Construction Manager, shall set forth in the Contract Documents the 
requirements for requests for information. Requests for information shall include, at a minimum, a detailed 
written statement that indicates the specific Drawings or Specifications in need of clarification and the nature 
of the clarification requested. The Architect’s response to such requests shall be made in writing within any 
time limits agreed upon, or otherwise with reasonable promptness. If appropriate, the Architect shall prepare 
and issue supplemental Drawings and Specifications in response to requests for information.  

 

• The Architect shall maintain a record of submittals and copies of submittals transmitted by the Construction 
Manager in accordance with the requirements of the Contract Documents. 

 

• The Architect shall review and sign, or take other appropriate action, on Change Orders and Construction 
Change Directives prepared by the Construction Manager for the Owner’s approval and execution in 
accordance with the Contract Documents.  

 

• The Architect may authorize minor changes in the Work that are consistent with the intent of the Contract 
Documents and do not involve an adjustment in the Contract Sum or an extension of the Contract Time. Such 
changes shall be affected by written order issued by the Architect through the Construction Manager. 

 

• The Architect shall maintain records relative to changes in the Work. 
 

3.9 PART 9: PROJECT CLOSEOUT AND WARRANTY SUPPORT 

 
It may be unlikely that Project Completion will occur at one time and may instead occur in phases. That said, for 
the sake of removing unknowns in the bidding process, the scope of work described in this section should be 
considered as if the entire project will be implemented in its entirety. 
Project team meetings would only occur occasionally and would be scheduled in an ad hoc manner during this 
time. 
 
The Part 8 Project Completion scope consists of typical AIA CA Scope of Work and Bidding and Negotiation Services 
as per Article 3 of the attached contract, however it is anticipated that a 2-year warranty period will be necessary 
and that support for ongoing warranty issues will be required throughout the warranty process. 
 

• The Architect, assisted by the Construction Manager, shall conduct inspections to determine the date or dates 
of Substantial Completion and the date of final completion; issue Certificates of Substantial Completion 
prepared by the Construction Manager; receive from the Construction Manager and review written 
warranties and related documents required by the Contract Documents and assembled by the Contractor; 
and, after receipt of a final Contractor’s Application and Certificate for Payment or a final Project Application 
and Project Certificate for Payment from the Construction Manager, issue a final Certificate for Payment based 
upon a final inspection indicating the Work complies with the requirements of the Contract Documents. 
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• The Architect’s inspections shall be conducted with the Owner and Construction Manager to check 
conformance of the Work with the requirements of the Contract Documents and to verify the accuracy and 
completeness of the list submitted by the Construction Manager and Contractor of Work to be completed or 
corrected.  

 

• When the Work is found to be substantially complete by the Construction Manager and Architect, and after 
certification by the Construction Manager and the Architect, the Architect shall inform the Owner about the 
balance of the Contract Sum remaining to be paid the Contractor, including the amount to be retained from 
the Contract Sum, if any, for final completion or correction of the Work. 

 

• Upon request of the Owner, and prior to the expiration of one year from the date of Substantial Completion, 
the Architect shall, without additional compensation, conduct a meeting with the Owner to review the facility 
operations and performance. 

 

4.0 RFP PROCESS 
 
Sealed proposals will be received at the City of Aspen Purchasing office, through the Bidnet Direct website 
(www.bidnetdirect.com) until 2:00pm (MDT), May 27, 2021, at which time the proposals will be opened and 
reviewed, for the following City of Aspen project: 2021-150 Architecture & Engineering Design Team for the 
“Lumberyard” Affordable Housing Development. 
 
The selection process will consist of proposal evaluations by the selection committee, and Proposers will be notified 
of further process thereafter. In addition to price, the evaluation criteria set forth below may be considered in 
judging which Proposal is in the best interests of the City. 
 

4.1 QUESTIONS 

 
Candidates should post pertinent questions on the Bidnet Direct website, www.bidnetdirect.com, no later than May 
13, 2021. Answers will be posted online for all Candidates to review. It is the Candidate’s responsibility to check the 
website for Q&As, addendums, RFP Clarifications, and other important information. 
 

4.2 RFP SCHEDULE 

 
At this time, the following process and timeline is anticipated. The City reserves the right to modify the process or 
timeline: 
 
 RFP Issued      April 19, 2021 

Pre-Bid Conference    April 23, 2021, 10:00AM (see link below) 
RFP Questions Close     May 13, 2021 

 Proposals Due     May 27, 2021, 2:00PM 
 Evaluation/clarification period    May 28-June 11, 2021 
 Finalist Notifications    June 11, 2021 

Finalist Interviews    June 14-18, 2021 
Signed Contract Due    June 21, 2021 
City Council Approval    June 29, 2021 
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Use the link below to join the Pre-Bid Conference on April 23, 2021 at 10:00AM. 
________________________________________________________________________________  

Microsoft Teams meeting  

Join on your computer or mobile app  

Click here to join the meeting  

Learn More | Meeting options  

________________________________________________________________________________  
 

4.3 PROPOSAL SUBMISSION AND FORMAT 

 
Electronic submission is to be uploaded on the Bidnet Direct website, www.bidnetdirect.com. The electronic 
submission must be compiled into a single PDF document plus the unprotected Excel workbook of hourly rates, 
hours and fees. Please reduce file size to the extent possible. The name of the documents must contain the City 
project number and firm’s name. Proposals are due by: 2:00pm (MDT), May 27, 2021. 
 

4.5 EVALUATION CRITERIA 

 
The City of Aspen reserves the right to select the proposer that it deems, in its sole discretion, to have presented 
a proposal that is in the best interests of the City of Aspen. In addition to price, the evaluation criteria and 
weightings listed below may be considered in judging which Proposal is in the best interests of the City of Aspen 
and are subject to change by the selection committee based on the best interests of the City of Aspen: 
 

25% Response to section 5.1 Lead Firm and Team Qualifications 
25% Response to section 5.2 Relevant Project Experience 
25% Response to section 5.3 Additional Expertise Sought 
25% Response to section 5.4 Proposed Hours and Fees, Schedule, Contract, Insurance 

 

5.0 PROPOSAL CONTENT AND FORMAT 
 
Please format your submittal to include the items specifically listed below.  Please be thorough in addressing the 
items but note that the Owner is also looking for a team member that can demonstrate effective and concise 
communication. In addition to the PDF submittal, please also submit the Excel workbook of hourly rates, hours 
and fees as an unprotected Excel file. Mark and sections or pages containing sensitive information as confidential 
if necessary. 
 

5.1 LEAD FIRM AND TEAM QUALIFICATIONS 

 
5.1.1 Provide a short narrative or cover letter expressing the nature of your interest in the project. Include the 

team leader’s name and contact information for all communication related to this RFP process. 
 
5.1.2 Provide the name of lead architectural firm, address, and telephone number. If the firm has multiple 

offices, include information about the parent company and branch office separately. Identify office from 
which project will be managed and this office’s proximity to the project site. 

 

5.1.3 What year was the firm established? What is the total number of firm's full-time employees? 
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5.1.4 Firm’s annual revenue for each of the past five years. 
 

5.1.5 Provide a listing and description of all current litigation involving the lead firm and any subconsultants. 
 

5.1.6 Provide a copy of the lead firm’s most recent Income Statement and Balance Sheet. 
 

5.1.7 Provide name, email and phone number for firm’s primary contact person for this project. Describe your 
level of commitment that this person will be the point of contact throughout the entire project. 

 

5.1.8 Provide a list of all subconsultants on the team. Include with each an explanation as to why this 
subconsultant is best suited for working on this project. 

 

5.1.9 Provide a proposed team staffing chart, for the firm and the entire team of subconsultants, which 
identifies individual names and areas of responsibility. Provide professional qualifications and description 
of the level of experience for key personnel and particularly highlight experience pertinent to this project. 

 

5.1.10 Provide a statement of firm's capability to absorb additional workload, availability of personnel, and 
commitment to provide services on a timely basis. 

 

5.2 RELEVANT PROJECT EXPERIENCE 

 
5.2.1 Provide a sampling of approximately five similar projects completed and describe any pertinence to the 

Lumberyard project. Suggested priority for listing projects is as follows: 
 

1. Affordable housing or residential projects completed of similar size and community sensitivity 
2. Similar projects completed within the City of Aspen or Pitkin County, CO 
3. Similar projects completed in mountainous locations over 7,000 feet elevation 
4. Similar projects completed which utilized innovation or forward-thinking design elements 
5. Similar projects completed where your firm/team had a role in facilitating modular construction 

 
Include relative size of each project in square feet and dollars as well as owner’s contact information and 
contractor’s contact information. Explain how these sample projects best suit your firm to perform the work 
described in this RFP. 
 

5.2.1 Describe the firm and team’s ability to successfully design and facilitate implementation of the 
Lumberyard project. Describe any particular challenges you see in implementing the scope of work for 
this project and how you intend to manage that. 
 

5.2.2 Describe, if you have one, the firm and team’s vision for the Lumberyard project. Otherwise, describe the 
firm and team’s vision for an overall approach to the Lumberyard design process. Include any parallel 
experiences that you may draw from or any opportunities that you see and how those might help achieve 
success. 
 

5.2.3 Provide an outline of the steps you propose in order to meet the scope of services required in this RFP.  
 

5.2.4 Describe your firm or team’s level of experience and understanding regarding projects within the City of 
Aspen and the land use entitlements and building permitting processes. If none, describe your firm or 
team’s level of experience with challenging regulatory environments and how those experiences may help 
you with the Lumberyard project. Explain how your firm is prepared to manage this sensitive community-
facing project in a challenging regulatory environment. 
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5.3 ADDITIONAL EXPERTISE SOUGHT 

 
5.3.1 Describe the firm or team’s experience with any similar approach to a sensitive community-facing 

residential project and whether you see this approach working toward success. Describe any alternates 
to the overall design approach, or supplemental elements, which you would suggest for achieving 
community and owner uptake and overall project success in a challenging regulatory environment. 
Describe any innovation that you may consider bringing to the overall design process. 

 
5.3.2 Describe the firm or team’s experience with any parking challenges such as that described herein. Discuss 

whether the parking alternatives analysis as described in section 3.1 may help achieve community and 
owner uptake of overall project design. Include any alternate or supplemental suggestions which you think 
would enhance the approach described. Describe any innovation that you may consider bringing to the 
parking alternatives analysis. 
 

5.3.3 Describe the firm or team’s experience with developing a comprehensive sustainability program in the 
manner described in section 3.1. Describe an approach that you see as fit for this project and how you 
may incorporate innovation into this part of the project design. 
 

5.3.4 Describe the firm or team’s experience with using modular construction in the innovative manner 
described in section 3.1. Describe whether you think this will be an approach that you see as fit for this 
project and how you may incorporate innovation of this kind. Describe your level of expertise with 
modular design as it relates to multifamily building codes and state and local permit process and effect 
on project sequencing and timeline. 

 

5.4 PROPOSED HOURLY RATES, HOURS AND FEES, SCHEDULE, CONTRACT, INSURANCE 

 
5.4.1 For each Part described in Section 3.0 Scope of Services, fill out the Excel workbook of rates, hours and 

fees and include a screenshot or copy of the tables of proposed hourly rates, hours and fees in your 
proposal document as well. Make any modifications to the table as you see appropriate for the project, 
but please try to keep the same general format to help the evaluators. Describe any alternates as 
necessary, and please be clear in describing what is your base bid and then how alternates would replace 
or otherwise modify the base bid scope, hours, fees and/or schedule. Include annual escalation as needed. 
Provide clear notes or other form of delineation in your proposal document and in your worksheet 
about your ability to guarantee rates and estimated hours going forward for each Part of Scope to be 
added as future additional services. If you are unable to guarantee rates, hours or fees for some of the 
scope Parts described in Section 3 Scope of Services, please explain clearly so that the evaluation team 
can see what you can and cannot guarantee as part of your proposal. 

 
5.4.2 Provide a proposed schedule, timeline or list of milestone dates which will be achievable in your 

estimation and describe the degree to which (and why) this varies from the desired timeline as described 
in Section 3 of this RFP. If there is a need to vary the timeline from that described earlier in this RFP 
document, please provide description of how so and rationale for such modification to the timeline. 
 

5.4.3 Provide a statement affirming your ability to meet the insurance terms listed in the attached proposed 
contract. If you are unable, you must describe any specific exceptions taken to the insurance requirements 
listed in the attached proposed contract. Exceptions taken to the insurance terms after selection, if not 
included in the written proposal, may be grounds for disqualification. 
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5.4.4 Provide a statement affirming your ability to sign the attached proposed contract, including all terms as 
currently written. If you are unable, you must describe any specific exceptions taken to the written terms 
in the attached proposed contract. Exceptions taken to contract terms after selection, if not included in 
the written proposal, may be grounds for disqualification. 

 

  6.0 ADDITIONAL REQUIREMENTS 
 

6.1 CONTRACT 

 

The selected firm will be asked to sign the attached proposed contract document. Provide a response in your 
proposal to section 5.4.5 above. 
 

6.2 INSURANCE 
 

The attached proposed contract document includes the insurance terms displayed below. Provide a response in 
your proposal to section 5.4.4 above. 
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6.3 INTERESTS OF THE CITY OF ASPEN 

 
6.3.1 The City of Aspen reserves the right to reject any or all Proposals or accept what is, in its sole judgment, 

the Proposal which is in the City's best interest. The City further reserves the right, in the best interests of 
the City, to modify this RFP process as it sees fit or waive any technical defects or irregularities in any and 
all Proposals submitted. 

 
6.3.2 Proposals received after the deadline may not be accepted or considered. Receipt by the City of Aspen 

after the deadline shall not be construed as acceptance of the proposal. Proposals will be logged as to 
date/time received. 

 
6.3.3 The successful Respondent is prohibited from assigning or subcontracting the whole or any part of the 

contract without the prior written consent of the owner. 
 

6.4 CONFIDENTIALITY 

 
Pursuant to the Colorado Open Records Act, C.R.S. Section 24-72-200.1 (CORA), any and all of the documents that 
are submitted to the City of Aspen may be deemed public records subject to examination and inspection by third 
parties. The City of Aspen reserves the right, at its sole discretion, to release for inspection or copying any 
document, plan, specification, proposal or other writing submitted pursuant to this request. If any information 
contained within your proposal is in your opinion confidential, please note the confidential material as such 
and the City of Aspen will try to maintain confidentiality to the extent possible under state law. 
 

7.0 LIST OF ATTACHMENTS 
 
Be sure to obtain the exhibits listed below: 

• Excel workbook of hourly rates, hours and fees (.xlsx) 

• Proposed AIA B132 Contract Document (modified with specific City of Aspen terms and conditions) 
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At 5:00 p.m. Mayor Torre called the regular meeting to order with Councilors Richards, Mullins, 
Mesirow, and Hauenstein in attendance.

Mayor Torre announced that council has invited the Tibetan monks back for tonight’s meeting. They 
have had two weeks here in Aspen and have made a lot of great connections and have shared blessings 
of peace and hope. Mayor Torre introduced Serene Washburn and asked her to say a few words. Ms. 
Washburn said they are so grateful to be here today. Everywhere they go and at every event, there are
the most warm and loving people. She said they can be contacted via www.aspentibet.com or over on 
Facebook or at 970- 948-9275. Please come and visit the monastery as well. 

One of the monks stated that they came to Aspen two weeks before and have had a wonderful time. He 
said the people of Aspen are really hospitable and they have given many healings and talks on how to 
preserve climate changes. This is very important, especially in Aspen. He said they want to spread a 
message of compassion and said thank you very much for your support and for having us. The monks 
presented appreciation letters to council. He said there are 1500 monks in their monastery and there is 
a quantum physics center collaboration with Harvard and Emory so they can learn science and have 
understanding and are very fortunate. He said they would love for council to be their guests of honor at 
the monastery. They presented traditional kata prayer scarves to each council member and staff. Serene 
said their last event is tonight at the Red Brick for a group prayer healing at 7:00 p.m. and tomorrow at 
noon they will be on the mountain top in the meadow saying prayers to bring more rain and snow. 

PUBLIC COMMENT: 

Mike Triplett – Mr. Triplett said he lives at 627 W. Smuggler and before that in Basalt. In the past three
years, traffic in the west end has been a crisis. Thousands of cars pass through the west end each day. 
He formed the safety group and initially got a petition signed over seven months ago. This group now 
has over 25 members and represents a broad group of people who are frustrated. This is a serious safety 
issue for the children and bikers of this neighborhood as well as dogs and people’s pets. There are no 
traffic lights or policing. None of the cars stop at the stop signs and most speed right through. Everyone 
is at risk, and he has two children. It’s up to you guys to prevent this and it has created an environmental 
problem. He’s suggesting to turn this area into a pedestrian and bike ward. He would like police 
presence. He’s more than happy to sit down to form a solution to this crisis and is open to ideas. He 
would like to see change. 

Mayor Torre said Scott Ormond was here at the last meeting. He is very aware of this an as issue and we 
have asked for additional information. Mr. Triplett said they paid for a consultant to do a study and he’s 
happy to share it with them. Sara Ott, City Manager, spoke with the police chief and said they’ve had 
staff in the west end on a daily basis. There has been some enforcement for greater transgressions. She 
said she can have Chief Linn reach out to Mr. Triplett directly. 

Joyce Cohen – Ms. Cohen said she lives in Beaver Creek and has been petitioning towns about a puppy 
mill ordinance. She said there are factory farms producing thousands of dogs in horrific conditions. You 
folks have the ability to join 400 other towns in passing budget neutral ordinances to prohibit 
purchasing animals from puppy mills. 

Councilor Richards said she would like to ask Seth Sachson about this and his opinion on it. 
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Ms. Cohen said she’s happy to make a trip to Aspen to discuss this further. Mayor Torre asked her to 
forward any additional information to council. 

Mayor Torre closed public comment. 

COUNCILMEMBER COMMENTS: 

Councilor Doyle said that he has already shared this with council, but Oakley, in Utah placed a 
moratorium on any new construction projects that would tap into the city’s water system. This is only 15
miles away from Park City. Lake mead and Powell are at the lowest level in history, so the situation is 
not getting better, but worse. 

Councilor Richards said at the Club 20 policy meeting, they heard from Becky Mitchell, that all the states 
in the river basin will institute rights to keep power generation levels up at Powell. She said John was
right to bring our attention to it. She said it was great today to have rain and hail, but the daily weather 
is very different than the long going climate and trends. That’s what we should be worried about. We 
depend on runoff on a constant basis to supply water for our needs. 

Councilor Mesirow said he wants a download from Rachel on water issues and she said she would be 
happy to share her information with him. 

Councilor Hauenstein advised everyone to be careful out there. There are lots of guests in town, so take 
a deep breath and relax. Protect yourself at all times. He appreciates Mike’s concerns about the west 
end. We have existing children and pedestrians in this town that we need to give attention to. Riding 
through town is taking your life in your own hands. He yelled at someone who almost hit some people 
who were walking in front of them the other day. He advised people to just slow down. 

Councilor Mesirow said he bought his first road bike today. He made an observation over this week as 
he came across a couple of overflowing trash cans. The business was doing well but doesn’t have 
enough employees and is a very stark reminder of the impact of our housing challenges and how it 
affects our community. 

Mayor Torre said he wants to remind everyone of the monks having an open healing session at the Red 
Brick this evening at 7:00 p.m. 

AGENDA AMENDMENTS: None. 

CITY MANAGER COMMENTS: 

Ms. Ott said she spoke with Seth Sachson about the puppy mill situation. She has forwarded his reply to 
council after he took a look at the material presented by Joyce. She followed up on last night’s 
conversation on the joint BOCC meeting. She said Nicole re-dropped the packet material into Dropbox 
from the work session last night. They are holding joint and hybrid interviews for the APCHA board. 
Council agreed with the joint hybrid interviews. She stated that the county is advertising for the 
positions. She also addressed what is going on with I70 and Glenwood Canyon and said it is staying 
closed until 9 pm. There hasn’t been another mudslide, it is just preemptive. The west Rifle exit is the 
diversion for all traffic at this time. She went on to say that a few weeks ago, the city received its first 
tranche of recovery dollars. She is working on preparing a work session for later this year to see how to 
engage around these dollars as there are some limitations. We’ve put those funds into a fund balance 
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until we can have an educational session and will discuss at a CML conference in September. She said 
the state ended its emergency declaration recently and we are still incurring expenses due to the 
pandemic. Anytime you would like, we can put in to motion to end the emergency declaration. 

Councilor Hauenstein said as long as there are resources available to us or advantages to stay in the 
declaration, he’d like to stay there. Recovery takes much longer than the incident itself. 

Ms. Ott said the city of Aspen to Parachute is working on a regional strategy to address common issues. 
There is a second DOLA grant that was awarded so she is excited that it offers us leverage together. It’s 
technical, so more facilitation work, to identify common areas. It’s a huge first step on the regional 
discussion. This is something we started the pandemic with and is pretty excited to head down this 
route. Last thing, a few months ago, you approved the CMP program jointly with other government
entities. We have 40 applicants between the jurisdictions, and she is excited about bringing together 
professionals from local governments. 

Mayor Torre asked about the joint board advertisements. She said the newspaper has been effective. He 
wants to make sure that eyes are on it to put forth as city and county residents. We don’t need to 
separately do it, but he wants to make sure that everyone is included. Ms. Ott said that people who live 
in Snowmass are not immediately disqualified, but they do have a different housing board there. 

BOARD REPORTS: 

Mayor Torre said they had a lengthy discussion last night, so there is probably not much to say today. 

Councilor Richards said she forgot to say earlier that the Biden administration has opened up open 
enrollment to people who were on unemployment in 2021, to the Affordable Care Act to get health 
insurance for the balance of 2021 for free. It’s a great introduction to people to get some very basic 
health screenings done. 

CONSENT CALENDAR: 

Councilor Richards motioned to approve; Councilor Hauenstein seconded. Roll call vote: Doyle, yes; 
Hauenstein, yes; Mesirow, yes; Richards, yes; Torre, yes. 5-0, motion carried. 

NOTICE OF CALL UP: 121 West Bleeker – Sarah Yoon, Historic Preservation Planner

Ms. Yoon said this project received conceptual approval from HPC at their second hearing on May 26th. 
They received approval to remove a detrimental addition which was added in the early 1990’s and 
approval to construct a new addition that is set back from Bleeker Street.  Setback variations were 
awarded for the rear and east yards and a floor area bonus of 205 square feet was awarded. The final 
design was a unanimous vote and staff is recommending council uphold the board’s decision. 

Council asked clarifying questions. 

Councilor Richards said she is not interested in calling up this project. 

Councilor Mesirow said his blood is boiling with these projects. He’s at a 10 and said this is a horrendous 
outcome for the community and the bottom level is basically a hotel. To his eyes, it’s overwhelming the 
historic resource and its extremely frustrating. 

669



4

REGULAR MEETING         ASPEN CITY COUNCIL       JULY 13, 2021

Councilor Doyle said he agrees with Skippy. It’s frustrating to see this. This is the code we have, and 
they’ve met all the criteria and here we are. 

Councilor Hauenstein said he would like to call it up. With the size and mass and the impact that this has 
on the community, he’s not inclined to give any variances on the setbacks. 

Amy Simon, Planning Director, said this historic house is setting roughly in the center of the lot, so the 
area where the applicant can add on is limited. 

Councilor Richards said the point she comes back to is if you really want to tackle this problem, the 
community should talk about a moratorium. She respects private property rights. We should think about 
who we would be serving or punishing. 

Councilor Mesirow tends to agree. For the sake of saying it, we are only seeing this because of a call up 
opportunity, but this same thing is happening all of the time and we never see it. What we see matters. 

Mayor Torre is either way on this. This starts a bigger conversation that isn’t appropriate for this project. 
He’s still trying to take in the setbacks and implications. This was a unanimous vote. It’s code compliant 
and returning to the community what some community says we want, which is historic preservation of 
this nature. He is not sure that calling this up will get them there. 

City Attorney, Jim True, said if you call this up, you have a hearing and then make recommendations. 
You can’t provide direction to HPC. You only make recommendations that they can consider. 

Councilor Hauenstein said that what’s allowed by the code without variations is substantial. It’s a huge 
impact and it’s allowed. We’re getting a big enough home as it is. He has full respect for Sara and Amy 
and the applicant, but we have to do something. It’s not right to grant variances on this size of a project. 

Mr. True said he gets concerned about a desire to change the code with an application that is complying 
with the code and in existence. 

Councilor Hauenstein motioned to call up the project at 121. W Bleeker; Councilor Doyle seconded. 

Councilor Richards said she isn’t going to support the motion but understands why others are. She’s 
concerned that making this the example may not be the best way to start this process. She doesn’t want 
to muddy the process. She suggests we move forward to support the ComDev staff. 

Roll call vote: Doyle, yes; Hauenstein, yes; Mesirow, yes; Richards, no; Torre, yes. 4-1, motion carried. 

PUBLIC HEARINGS: Ordinance #16, Series of 2021 – Aspen Center for Environmental Studies – Kevin 
Rayes, City Planner

Mr. Rayes this is the second reading, and the first reading took place about a month ago. They are 
planning to do a minor expansion and improve access to property by building a roundabout. 

Ryan Walterscheid and Brett Lohr of Forum Phi along with Chris Lane, CEO of ACES were present. Mr. 
Lohr said they are currently working with the city engineering and parks departments on the 
roundabout improvements. He gave a virtual tour around the property from the roundabout to the 
welcome center and Bird of Prey building. He said they are not adding any employees and just making 
the current space work better. He explained the improvements and the addition of dormers. He said 
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there is a current schematic tree mitigation plan. They plan to restore the canopy and restore any trees 
that have to be removed. 

Mayor Torre asked about the visitor center and the 815 square feet addition and Mr. Lohr said that is 
spread amongst two floors and will expand their workplace. 

Mr. Rayes said the request for the Center for Environmental Studies is for a minor amendment and 
growth management review. The property is just over 25 acres and is in the academic zone district. It is 
adjacent to the Roaring Fork River and Hallam Lake. He showed a site plan with improvements on site. 
Four units are employee housing. The scope of work is for the Bird of Prey building and the visitor 
center, and then the roundabout. He showed a photo of the entrance looking from Puppy Smith. It feels 
a bit dangerous with cars parked illegally and has a confusing entrance currently. They will construct a 
roundabout to make this easier. They will avoid encroaching into the Jenny Adair wetlands. They are 
working with parks and engineering to figure out the best scenario for ACES and would like council’s 
blessing. He showed the conditions around the parameters of approval. The Bird of Prey building is
pretty cramped so they will be adding dormers for light and fenestration, and the visitor center is at 
capacity. It’s become much more popular over time. They want to expand and showed the existing 
elevations on screen. He read the conditions of approval. The language sets the guardrails for the 
applicants and staff moving forward. He read a second condition regarding the wetlands. Affordable 
housing is case by case basis for essential public facilities. The applicant makes the proposal based on 
employees and referred to APCHA for a recommendation. The applicant believes that no new 
employees will be added, and staff agrees with this assessment. There was a condition of approval 
discussed at first reading requiring future audits of two and five years. If we determine that new 
employees have been generated, this will come back to city council for assessment. We have 
coordinated with the applicant to draft some language regarding this condition. We have discussed the 
voluntary deed restrictions becoming mandatory deed restrictions. There are four buildings that provide 
affordable housing and none of them have deed restrictions on file. The deed restrictions will be in 
perpetuity and the applicant would work out the details with APCHA. Staff recommends approval of the 
planned development project review and the growth management review. 

Mr. Lohr said the applicant is amenable to this requirement for two units. Mr. Lane said they use the 
other two units for people traveling from all over the world, so they appreciate the flexibility. 

Councilor Richards said thank you to Chris and his team. There is good work being done here and she is 
glad to see demand for the programming to expand. She applauds him for seeing the need to start 
building employee housing long ago. 

Mayor Torre opened the public hearing. 

Mayor Torre closed the public hearing. 

Councilor Mesirow asked if they would entertain an agreement that if ACES sold the property, those 
properties would be deed restricted for workers upon the sell. Mr. Lane said they may have something 
in play already from selling on the free market because it would go to a major conservancy or Audubon
first. Worst case scenario, it becomes a nature preserve and everything shuts down. 

Councilor Richards said this is a reasonable ask. 
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Councilor Hauenstein said the workforce housing was built by the county before there was a 
requirement for it, and everything we can do to lock this in is important. There seems to be no barrier to 
injury. He said there are a lot of cottonwood trees where the roundabout will go, and he would like to 
take the trees in the worst health and would prefer to see that alignment to get rid of the bad ones and 
keep the good ones. He has no objections to this application. This is a fantastic community asset. 

Mayor Torre said he is wondering about the language for the deed restrictions, and Mr. Rayes read it. 
Mayor Torre suggested removing the term APCHA qualified to make it clear that this is shifting from a 
voluntary to mandatory restriction. Mr. True said we do need language that would allow APCHA and the 
city attorney to review the amended deed restriction prior to recordation. We also probably do not 
need the last sentence. 

Mr. Walterscheid asked if they could talk about the Jenny Adair language as well. Haley Guglielmo, City 
Civil Engineer, said we thought this was a good opportunity to clean this up with a maintenance plan. 
The city is working towards an agreement currently. 

Matt Kuhn, Parks Director, said he understands and said we were in a similar boat and the intent is to 
wrap up an agreement. He made a suggestion that a condition #6 would reference that a maintenance 
agreement is initiated in good faith and completed prior to the grant and would give us a few more 
years to buy more time for a CO, and the agreement would be recorded prior to the issuance of the 
building permit. It would not hold up any permits. 

Ms. Ott asked to take a five-minute recess. 

Mayor Torre called for a 15-minute break at 7:10 p.m. 

Mayor Torre reopened the meeting at 7:35 p.m. 

Mr. Rayes said they we were able to come to an agreement. The City of Aspen and ACES shall negotiate 
in good faith and shall execute a maintenance and operation agreement regarding the operations of the 
Jenny Adair wetlands no later than September 1st, 2022. 

Councilor Richards asked if the deed restriction language is acceptable to both parties and Mr. Rayes 
said yes. 

Councilor Richards motioned to approve Ordinance 16, Series of 2021; Councilor Hauenstein seconded. 
Roll call vote: Doyle, yes; Hauenstein, yes; Mesirow, yes; Richards, yes; Torre, yes. 5-0, motion carried. 

Councilor Mesirow motioned to adjourn; Councilor Hauenstein seconded. Roll call vote: Doyle, yes; 
Hauenstein, yes; Mesirow, yes; Richards, yes; Torre, yes. 5-0, motion carried. 

______________________

City Clerk, Nicole Henning
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MEMORANDUM

TO: Mayor Torre and Aspen City Council   

FROM: Michelle Bonfils Thibeault, Planner II  

THRU: Amy Simon, Planning Director

MEMO DATE: July 8, 2021

MEETING DATE: July 27, 2021

RE: Request for Continuation of Public Hearing for Aspen Art Museum 
Temporary Use Request, Art Installation over Hyman Ave Building Façade 

APPLICANT:
Aspen Art Museum

LOCATION:
Aspen Art Museum, 
637 E Hyman Street

CURRENT ZONING & Land Use:
Commercial (C) zoning. The 
property is developed with the 
Aspen Art Museum constructed in 
2014.

REQUEST OF COUNCIL: 
The Applicant is seeking Temporary 
Use approval for an art installation 
covering the entirety of the north 
façade of the building.  

SUMMARY: The applicant has requested a
continuance to hold the public hearing to September 
14, 2021.  The applicant is gathering further
information regarding details of the proposed art
installation that are important for the consideration of 
the Temporary Use Request.  Per land use code
section 26.304.060.(c)(5) an applicant shall have the 
right to request and be granted one continuance:
however all subsequent continuances shall be 
granted at the discretion of the decision-making body 
conducting the hearing, only upon good cause show.
Staff supports the continuance request to allow the 
applicant or staff to bring additional information to 
assist the Council in making a final determination on 
the request.

Figure 1: Aspen Art Museum, Hyman Ave façade 
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