
 

 

 

BLUE RIVER PLANNING AND ZONING COMMISSION MEETING 

Tuesday, March 3, 2026 
5:30 PM 

0110 Whispering Pines Circle, Blue River, CO 
 

 Agenda  

The public is welcome to attend the meeting either in person or via Zoom.  
The Zoom link is available on the Town website: 

https://townofblueriver.colorado.gov/board-of-trustees 
Please note that seating at Town Hall is limited. 

 

Call to Order, Roll Call 
 

Approval of Minutes 
 

A. Minutes – February 3, 2026 
 

Project Approval 
 

A. 251 Golden Nugget Dr – Alteration/Repair/Remodel 

B. 15 Wilderness Dr – New Construction 

C. Discussion – Section(s) 16B-4-30(b)(3), 16B-4-20, 16B-4-50, 16-3-20 regarding the use 
of Setbacks 

 

Adjourn 
 

 

 

https://townofblueriver.colorado.gov/board-of-trustees


 

 

 

BLUE RIVER PLANNING AND ZONING COMMISSION MEETING 

Tuesday, February 3 2026 
5:30 PM 

0110 Whispering Pines Circle, Blue River, CO 
 

 Minutes  
 

Call to Order, Roll Call 
 
Chairman Johnson called the meeting to order at 5:31 PM. 
 
PRESENT:   
Commissioner Carlsted 
Commissioner Cleary 
Commissioner Johnson 
Commissioner O’Brien 
ABSENT: 
Commissioner Beck 
Commissioner Watts 
Commissioner Manin 
 
Also present:  Interim Town Manager Steve Rabe; Deputy Town Clerk John DeBee and Kyle 
Parag, Charles Abbott Associates 

 

Approval of Minutes 
 

A. Minutes – January 6, 2025 
 
Commissioner Cleary moved and Commissioner Carlsted provided a second to approve 
the minutes of the January 2026 Planning and Zoning Commission Meeting.  All ayes – 
motion passed. 

 

Discussion 
 

B. Section 16B-5-70 Roofs 
 
Commissioner Carlsted presented his amendments to Section 16B-5-70 of the Land 
Use Code to the body for consideration consistent with the direction of the Board of 
Trustees and their January meeting.  After some discussion, the Commission requested 
that Commissioner Carlsted finalize his re-draft for submittal to the Board at the 
February 17th Regular Meeting. 



  
C Ordinance No. 2025-02 

 
Commissioner Cleary presented three (3) applications of the Town’s current Ordinance 
on setbacks, laying out how the current Land Use Code applies to each.  Discussion 
took place about whether or not changes needed to be made to the current standards or 
it there just needed to be a general consensus on the application and interpretation of 
the regulations and being of the general opinion that the current standards should 
remain.  The Commission proposed to discuss the matter with the Board of Trustees at 
their February 17th Regular Meeting with Commissioner Cleary volunteering to review 
the application Sections of the Land Use Code and Ordinance No. 2025-02 to make 
sure the language in each is similar. 

   

  

  
 

Adjourn 
 
Commissioner O’Brien moved to adjourn the meeting and Commissioner Cleary provided a 
second.  All ayes. Motion passed. 
 
Chairman Johnson adjourned the meeting at 6:42 PM. 
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TO:     Town Manager/Clerk  

FROM:   Kyle Parag, Plan Reviewer - CAA  

DATE: February 28, 2026 

 RE: 
 

Planning/Zoning/Architectural Guidelines review – 271 Gold Nugget 
 

 

Below please find staff’s analysis that outlines the review with the Town’s Zoning regulations 
and adopted Architectural Design Guidelines for the structure proposed 

Zoning Regulation analysis –   
Proposal:  AN ADDITION CONSISTING OF: 

ENCLOSE BREEZEWAY BETWEEN GARAGE AND MAIN HOME MAKING BREEZEWAY PART OF INTERIOR 
OF HOME. ADD LEGAL STAIRCASE UP TO BEDROOM OVER GARAGE. DEMO LIVINGROOM ON MAIN 
LEVEL AND ADD NEW ROOM AND ROOF DESIGN. ADD NEW DECK 

Reviewer 
comments 

THE MAIN SCOPE OF THE PROJECT IS CONNECT AN ABOVE GARAGE SPACE AND CONVERT TO A 
BEDROOM. THERE ARE TWO MAIN DEFITIONS IN OUR TOWN LAND USE CODE TO CONCERN 
OURSELVES WITH FOR THIS PROJECT 

 

 
THE PROPOSAL IS TO ADD A BEDROOM, AND NOT A LOCK OFF UNIT. 

Zoning 
district:    

R-1 

Lot Size:    
 
~ 49,000 sq. ft. 
80,000 sq. ft. Required– Existing Non-Conforming  

Lot Width:    
 
~ 150’ 



 2 

100 ft. Required - Complies 

Setbacks:    

 
The new deck is not clearly indicated on the site plan, and confusion about 
the location exists. Several overhead sheets show compliance, but unclear if 
that indicates the proposed deck layout or not. Requesting the applicant to 
indicate the extents of the deck. 

 
Height:  

 
Complies with required height limitations.   

 
Garage Stds:  

 
The proposed garage is ~398 sq. ft. and complies with the standards for 
structures less than 5,000 sq. ft. in habitable size.  
 

Parking Stds:   
 

Parking requirements will be met through the existing garage and exterior 
parking. No additional parking spaces are required for this project. 

 

Architectural Design Guideline analysis -  

Please note the following key to the interpretation of the analysis table:  

 
 

STANDARD  NOTES/REMARKS  
SUBSTANTIAL 
COMPLIANCE  

DEVELOPMENT 
STANDARD  

    

Article 3:  
Easements 
 

Easements are indicated Y 

Article 4:  
Buildable 
Area/setbacks  

Front setback is measured incorrectly, but does not 
impact this project. New deck location is unclear. PC 

Y  Element is in substantial compliance with the design guidelines  
N  Does not comply with the design guidelines   
PC Subject to Planning Commission Specific approval 

  Requires additional information from applicant  
N/A  Not Applicable to the application  
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Article 5 Building Design Standards 

Article 5-20 
Building Height  

Height is not clearly indicated, but project does not 
propose increasing height.  Y 

Article 5-60 
Foundation 

Foundation is not exposed, and unaltered 
Y 

Article 5-70 
Roofs  

Main roof design is a gable roof, un altered by project Y 

Article 5-80 
Garages  

Unaffected by addition. 
Y 

Article 5-90 
Window and doors  

Unaffected by addition. 
Y 

Article 5-100 
Balconies and 
railings  

Horizontal metal is indicated for new deck Y 

Article 5-110 
Chimney and Roof 
Penetrations 

Unaffected by addition. Y  

Article 6 Building Materials and Colors 

Article 6-20 
Materials 

Siding is to match remaining structure. Y  

Article 6-30 
Colors  

Colors are provided and show general compliance 
Y  

Article 7 Accessory Improvements 

Article 7-(20-40, 110) 
Berms, Garages, 
sheds and Gazebos 

None indicated. Garage is indicated at 398 Sqft  
Y 
 

Article 7-50 
Driveways  

Width indicated at 14’. Slopes are 3 and 4%. 
Recent permit to relocate the driveway is issued. 

Y  

Article 7-60 
Parking Areas 

Unaffected by addition. 
Y 
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Article 7-100 
Decks  

Large deck is proposed, shows general conformance 

Y 

Article 7-120 
Hot Tubs  

None indicated Y 

Article 7-140 
Fences 

None indicate 
Y 

Article 7-150 
Retaining walls 

None indicated, new boulder wall indicated on site 
plan. Y 

Article 8 Signs 

Article 8 
Signs  

None indicated 

Y 

Article 9 Lighting 

Article 9 
Lighting  

Downcast lights are indicated 
Y 

Article 13 Environmental Regulations 
  

  
Article 13-20 
Wetlands  

None indicated 

Y 
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TO:     Town Manager/Clerk  

FROM:   Kyle Parag, Plan Reviewer - CAA  

DATE: February 19, 2026 

 RE: 
 

Planning/Zoning/Architectural Guidelines review – 0015 Wilderness 
 

 

Below please find staff’s analysis that outlines the review with the Town’s Zoning regulations 
and adopted Architectural Design Guidelines for the structure proposed 

Zoning Regulation analysis –   
Proposal:  A new single-family residence with an attached garage.  The proposed 2 

story, 4 bedroom, 4 bath home, includes 2400 s.f. of living space and an 
attached 600 s.f., 2 vehicle garage for a combined 3000 square feet. 

Zoning 
district:    

R-1 

Lot Size:    
 
~ 13,389 sq. ft. 
80,000 sq. ft. Required– Existing Non-Conforming  

Lot Width:    
 
~ 159’ 
100 ft. Required - Complies 

Setbacks:    
 
Proposed principal residence complies with required setbacks based upon 
submitted docs. 

 
Height:  

 
Complies with required height limitations.  The height at the highest roof 
ridge is proposed at 26’3” 

 
Garage Stds:  

 
The proposed garage is ~600 sq. ft. and complies with the standards for 
structures less than 5,000 sq. ft. in habitable size.  
 

Parking Stds:   
 

Parking requirements will be met through the proposed garage and exterior 
parking.  
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Architectural Design Guideline analysis -  

Please note the following key to the interpretation of the analysis table:  

 
 

STANDARD  NOTES/REMARKS  
SUBSTANTIAL 
COMPLIANCE  

DEVELOPMENT 
STANDARD  

    

Article 3:  
Easements 
 

Easements are indicated Y 

Article 4:  
Buildable 
Area/setbacks  

Front setback is measured from the actual road 
location, significantly reducing buildable area on this 
lot. 

Y  

Article 5 Building Design Standards 

Article 5-20 
Building Height  

Height is indicated at 26’ 
 Y 

Article 5-60 
Foundation 

Foundation covering is unclear, as exposed concrete is 
indicated on one of the elevations, but stone base is 
indicated on the color board. 

Y 

Article 5-70 
Roofs  

Main roof design is a gable roof with a slope of 6:12 Y 

Article 5-80 
Garages  

Garage door has a contemporary design but 
complements the home. Y 

Article 5-90 
Window and doors  

Windows are large for the home proportions 
PC 

Article 5-100 Horizontal wire is indicated Y 

Y  Element is in substantial compliance with the design guidelines  
N  Does not comply with the design guidelines   
PC Subject to Planning Commission Specific approval 

  Requires additional information from applicant  
N/A  Not Applicable to the application  
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Balconies and 
railings  
Article 5-110 
Chimney and Roof 
Penetrations 

None indicated, but a fireplace is indicated on the floor 
plan. Appears to be a sidewall vent. 

Y  

Article 6 Building Materials and Colors 

Article 6-20 
Materials 

Siding is horizontal lap. Y  

Article 6-30 
Colors  

Colors are provided and show general compliance. Very 
dark color patterns. Y  

Article 7 Accessory Improvements 

Article 7-(20-40, 110) 
Berms, Garages, 
sheds and Gazebos 

None indicated. Garage is indicated at 600 Sqft  
Y 
 

Article 7-50 
Driveways  

Width indicated at 16’. Slopes are minimal 
Y  

Article 7-60 
Parking Areas 

Parking comprises of 2 interior spaces and one exterior 
space.  Y 

Article 7-100 
Decks  

Large covered deck is proposed, shows general 
conformance Y 

Article 7-120 
Hot Tubs  

None indicated, however there is a patio that is into 
the setbacks, where a hot tub would not be permitted. 

Y 

Article 7-140 
Fences 

None indicated 
Y 

Article 7-150 
Retaining walls 

None indicated 
Y 

Article 8 Signs 
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Article 8 
Signs  

None indicated 

Y 

Article 9 Lighting 

Article 9 
Lighting  

Downcast lights are indicated on the elevations, but 
specifications are not provided. 

Y 

Article 13 Environmental Regulations 
  

  
Article 13-20 
Wetlands  

Small section located on property, very close to 
construction, disturbance plan will be required. 

Y 
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WETLAND DELINEATION SUMMARY 

 
On May 22, 2025, a site visit was performed to determine if/and where wetlands were 
present on the subject site. During the site visit several soils samples were obtained and 
the vegetation and hydrology of the site were logged.  The vegetation, soils and 
hydrology of two separate wetland locations were documented using Army Corps of 
Engineers approved data forms.  Several other locations were tested throughout the 
wetlands present on the subject property.  A search of the National Wetland Inventory 
(NWI) mapping concluded there are no NWI mapped wetlands on the project site.  
 

 
 
 
 
 

Figure 1 – National Wetland inventory map 

 

 

 

 

 

Subject Site (Does not represent 
property boundary lines) 
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INTRODUCTION 

 
 

Purpose and goals 

 
The purpose of this study was to identify and delineate any wetland areas within the 
property boundaries for the purpose of future development.  This report has been 
prepared based on field data and pertinent background information.  The purpose of this 
report is to detail the findings of the wetland delineation performed on the subject lot. 
During the site visit wetland flagging was placed along the edge of the wetland areas. 
Flagging was placed around a wetland pocket located on the northern portion of the lot.  
 

METHODS 

 
A site visit was performed to determine if/and where wetlands are present at the subject 
site.  Wetland boundaries, if encountered, on the site were identified and delineated on 
the subject property according to the parameters specified within the 1987 Corps of 
Engineers Wetland Delineation Manual and within in the Corps of Engineers Regional 
Supplement to the Corps of Engineers Wetlands Delineation Manual: Western 
Mountains, Valleys, and Coast Region (Version 2.0) (Environmental Laboratory 2010).  
During the field inspection several observation locations were chosen within the site to 
evaluate the hydrology, vegetation, and soils.  Data forms were filled out for several 
areas within the site boundaries.  Soils coloring was determined using Munsell Soils 
Color Charts (Kollmorgen Instruments 2000).  Vegetation was generally assessed within 
a 5 to 30-foot radius at each location.  Plants were identified using various published 
materials and were ranked using the National Wetlands Plant List (USACE, 2020). 
 

Pre-Field Review of Information 

 
The following sources were reviewed prior to and after field visits to obtain information on 
vegetation patterns, topography, drainage and soils.   
 

• City/County Inventory maps and property data 
• U.S. Geological Survey (USGS) 7.5 minute topographic maps 
• Natural Resources Conservation Service (NRCS) soils survey maps and 

information. 
• Current and Historical aerial photography.   
• National Wetlands Inventory Mapping 
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EXISTING CONDITIONS 

 
 

Project area setting 

 
The project site is in Section 19, Township 7 South, Range 77 West, in Summit County, 
Colorado.  The subject site lies at latitude 39.429486 and longitude -106.042186 with an 
approximate elevation of 10,030 feet. Blue River and its associated riparian area is 
located west of the subject site, and Pennsylvania Creek is located northeast of the 
subject site.  
  

Wetland/Upland Summary 

 
Based on information obtained during the site visit it was determined that wetlands 
and/or aquatic resources exist on the lot and are generally found along the northern 
corner of the lot. The three parameters of a wetland (hydric soils, hydrophytic vegetation, 
and hydrology) were observed within the wetland areas.  In some locations hydrophytic 
vegetation was encountered, but these areas generally lacked the other required 
parameters and these areas were marked as uplands.  Documentation of the soils, 
vegetation and hydrology is provided in the Data Forms in Appendix A. 
 

The wetland boundaries were marked with pink delineation flagging. The wetland 
flagging was subsequently located by an independent surveyor. A survey, provided by 
Baseline Surveys, LLC. is attached in this document.  

 

Hydrology 

 
Hydrology indicators were encountered in the testing locations within the wetland areas. 
Hydrology is generally derived from surface water, shallow groundwater, and 
precipitation. Changes to the overall hydrology in the area have changed the overall 
drainage patterns. Hydrology in the wetland pocket may not be present in all years, and 
the wetland appears to be in decline. Hydrology was not encountered in the upland 
areas on the site, though it is likely to be present at certain times of the year. 
Groundwater table depths may fluctuate with season and precipitation rates in both the 
wetland and upland areas.  
 

 

 

 

 

 



  

5 

Wetland Delineation Report  
Project #2025154 

 

 

 

Vegetation 

 
Vegetation was observed throughout the property. Hydrophytic vegetation was 
encountered within the wetland boundaries on the site. Hydrophytic vegetation species 
observed outside of the wetlands locations was not present with dominance or other 
wetland parameters were missing. Following is a partial list of plant species that were 
encountered at or near the wetland boundaries.  See attached data forms for the 
complete list of plant species observed. The plants are ranked according to the 2020 
National Wetland Plant List (USACOE, 2020).  The scientific plant name and rating are 
included in the list below.   
 
 
Hydrophytic Species 
 

• Salix monitcola – OBL   
• Mertensia Ciliata – FACW  
• Dasiphora fruticose - FAC  
• Lonicera involucrata -FAC 
• Potentilla Gracilis – FAC  

 
 
* = Tentative assignment based on limited information 
OBL =  Occurs almost always (estimated probability 99%) under natural conditions in 
wetlands. 
FACW =  Usually occurs in wetlands (estimated probability 67%-99%), but occasionally 
found in non-wetlands. 
FAC =  Equally likely to occur in wetlands or non-wetlands (estimated probability 34%-
66%). 
FACU = Usually occurs in non-wetlands (estimated probability 67%-99%), but 
occasionally found on wetlands (estimated probability 1%-33%). 
UPL =  Occurs in wetlands in another region, but occurs almost always (estimated 
probability 99%) under natural conditions in non-wetlands in the regions specified. 

NI = No indicator 

N/L = Not listed 
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Soils 

The upland soils were fairly consistent throughout the testing pits.  In general, a small 
organic layer underlain by fine sandy loam. Refusal was often present at a cobble and 
boulder matrix.  
 
Hydric soils were encountered within the wetlands. The hydric soils generally consisted 
of saturated soils with low chroma and value and high organic content. See attached 
data forms for more specific information regarding soil types. According to NRCS soils 
map, soil data was not available for the property location.   
 
Gravel/Road base material was present on top of the hydric soils present in portions of 
the wetland pocket. The road building material appears to have been placed in the 
wetland pocket as part of the routine snow removal along Wilderness Drive and Grey 
Squirrel Lane.  

 

 

 

Figure 2 - Web Soil Survey Mapping 
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Purpose 
 

We conducted this investigation to evaluate subsurface conditions at the site and 
provide geotechnical engineering recommendations for the proposed residence.  Our 
report was prepared from data developed during our field exploration, engineering 
analysis, and experience.  This report includes a description of the subsurface 
conditions observed in one exploratory pit and presents geotechnical engineering 
recommendations for design and construction of the residence foundations, floor 
systems, and details influenced by the subsoils.   

Recommendations contained in this report were developed based on our 
understanding of the planned construction.  If plans differ significantly from the 
descriptions contained in the report, we should be informed so that we determine 
whether our recommendations and design criteria are appropriate.   

Project Location and Site Conditions 
 

The project is located south of the intersection of Wilderness Drive and Grey 
Squirrel Lane in Blue River, Colorado, as shown on the vicinity map below. Vegetation 
covering is primarily grass, brush, and coniferous trees. The proposed building site is 
situated in a slight depression with a slope of approximately 3 percent to the south.  
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Vicinity Map  

  

Proposed Construction 
 

 The proposed residence will be a two-story structure with an attached garage.  
The lower level and garage floors will be slab-on-grade and/or structurally supported 
over a crawlspace. Lower-level floors will be constructed near existing grade. Wood 
frame construction will be used above grade with cast-in-place concrete foundation 
walls below grade. Required excavations are not expected to exceed 5 feet for 
foundations.  Foundation loads are expected to be typical of a single family residence. 
The proposed location of the residence is shown on Figure 1.  
 
 
Soils and Subsurface Conditions 
 

Subsurface conditions were investigated by observing one exploratory pit 
excavated at the approximate location shown on Figure 1.  Subsurface conditions 
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observed in the pit were logged by our representative who obtained samples of the soils 
during excavation.  A graphic log of the soils observed in the pit is shown on Figure 2.   

 Subsurface conditions observed in the test pit generally consisted of 6 inches of 
topsoil overlying sandy gravel and cobbles to the maximum depth excavated of 8 feet. 
No free groundwater was observed in the pit at the time of excavation; however, 
seasonal high groundwater indicators were observed at a depth of 5 feet. 

Geology 
 
 We reviewed the following geologic mapping showing the site:   
 
Geologic Map of the Breckenridge Quadrangle, Summit and Park Counties, Colorado 
(Open Map 02-7) by C.A Wallace, John W. Keller, James P. McCalpin, Paul J. Bartos, 
Erik E. Route, Natalie N. Jones, Francisco Gutierrez, Cindy L. Williams and Matthew L. 
Morgan with Colorado Geological Survey, 2003.   

 
 The site is mapped on the toe edge of fan deposits overlying alluvium. Neither 
the Geologic map, nor our site visit, found any geologic constraints for the planned 
construction.   

 
Design Recommendations 

 

Foundation Recommendations 
 
 The structure can be supported on footing foundations on the undisturbed, 
natural soils.  Prior to concrete placement, the footing areas should be moistened and 
compacted to provide a flat and level subgrade.  Loose and disturbed soils should be 
removed or compacted.  Our representative should observe conditions exposed in the 
completed foundation excavation to confirm whether the exposed soils are as 
anticipated and suitable for support of the foundation.   

• Soils loosened during the forming process for the footings should be 
removed or compacted prior to placing concrete. Concrete must not be 
placed on snow, frozen soils, or saturated soils.   
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• Shallow seasonal high groundwater indicators were observed in our test 

pit during our investigation. Water seepage should be expected during 
excavation. The foundation areas and excavations should be protected 
from any groundwater and precipitation through the use of shallow 
trenches and sumps. Trenches should be 1 to 2 feet below footing 
subgrade elevation. Excavations should be sloped to a gravity discharge 
or to a temporary sump where water can be removed by pumping, if 
necessary. It is very important that an excavation dewatering plan be in 
place prior to excavation.  If the footing subgrade soils are exposed 
without proper drainage and become softened due to equipment traffic, 
subexcavation and replacement may be required.  This process can be 
costly. 

 
• Footings can be sized using a maximum allowable soil pressure of 3,500 

psf.  We expect settlement of footings will be approximately 1 inch or less.   
 
• To resist lateral loads, a coefficient of friction of 0.45 can be used for 

concrete in contact with soil.  Lateral loads can be resolved by evaluating 
passive resistance using a passive equivalent fluid density of 350 pcf for 
onsite soil backfill that is compacted.  These values have not been 
factored; appropriate factors of safety should be applied in design.   

 
• Continuous wall footings should have a minimum width of at least 16 

inches.  Foundations for isolated columns should have minimum 
dimensions of 24 inches by 24 inches.  Larger sizes may be required, 
depending upon foundation loads. 

 

• Grade beams and foundation walls should be well reinforced, top and 
bottom, to span undisclosed loose or soft soil pockets and resist lateral 
earth pressures.  We recommend reinforcement sufficient to span an 
unsupported distance of at least 10 feet.  Reinforcement should be 
designed by the structural engineer.   

 
• The soils under exterior footings should be protected from freezing. The 

bottom of footings must be constructed at the minimum depth required by 
the local building department or deeper.  



 
SOILS AND FOUNDATION REPORT 

PROJECT# 2025154 
PAGE 5 

  
 

Foundation Walls/Retaining Walls 
 
 Foundation walls which extend below-grade should be designed for lateral earth 
pressures where backfill is not present to about the same extent on both sides of the 
wall.  Many factors affect the values of the design lateral earth pressure.  These factors 
include, but are not limited to, the type, compaction, slope and drainage of the backfill, 
and the rigidity of the wall against rotation and deflection.  For a very rigid wall where 
negligible or very little deflection will occur, an “at-rest” lateral earth pressure should be 
used in design.  For walls that can deflect or rotate 0.5 to 1 percent of wall height 
(depending upon the backfill types), lower “active” lateral earth pressures are 
appropriate.  Typical below-grade walls in residences deflect or rotate slightly under 
normal design loads, and that this deflection results in satisfactory wall performance.  
Thus, the earth pressures on the walls will likely be between the “active” and “at-rest” 
conditions.  

 If on-site soils are used as backfill and the backfill is not saturated, we 
recommend design of basement walls at this site using an equivalent fluid density of at 
least 50 pcf.  This value assumes deflection; some minor cracking of walls may occur.  
If very little wall deflection is desired, a higher design value is appropriate.  The 
structural engineer should also consider site-specific grade restrictions, the effects of 
large openings on the behavior of the walls, and the need for lateral bracing during 
backfill. 

 Retaining walls that are free to rotate and allow the active earth pressure 
condition to develop can be designed using an equivalent fluid density of at least 40 pcf 
for on-site soil backfill. 

Proper placement and compaction of foundation backfill is important to reduce 
infiltration of surface water and settlement of backfill. The natural soils can be used as 
backfill, provided they are free of rocks larger than 6 inches in diameter, organics, and 
debris. The upper 2 feet of fill should be a relatively impervious material to limit 
infiltration.  Backfill which will support surface improvements (patios, driveways, etc.) 
should be placed in thin loose lifts, moisture conditioned to within +/-2 percent of 
optimum moisture content, and compacted to at least 95 percent of ASTM D 698 
maximum dry density.  Thickness of lifts will likely need to be reduced if there are small 
confined areas of backfill, which limit the size and weight of compaction equipment.  
Some settlement of the backfill should be expected even if the material is placed and 
compacted properly.  In our experience, settlement of properly compacted backfill could 
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be on the order of 0.5 to 1 percent of backfill thickness.  Methods to reduce the risk of 
backfill settlement include using a granular material and increasing the minimum 
compaction level.  Moisture content and density of the backfill should be tested during 
placement.  Observation of the compaction procedure is necessary. 

Drainage Systems  
 
Groundwater from snow melt, precipitation and irrigation of landscaping 

frequently flows through relatively permeable backfill placed adjacent to a structure, and 
collects on the surface of less permeable soils occurring at the bottom of foundation 
excavations.  To reduce the likelihood water pressure will develop outside foundation 
walls and the risk of accumulation of water at the basement or crawlspace level, we 
recommend a foundation drain be installed anywhere retaining conditions exist. The 
drain should be installed along the entire basement or crawlspace perimeter where 
retaining conditions exist. The foundation drain should be sloped to daylight or to an 
internal sump where water can be removed by pumping. Below is a typical drain detail. 
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Surface Drainage 

 
 Surface drainage is critical to the performance of foundations, floor slabs and 
concrete flatwork. The following recommendations should be observed during and after 
construction.  Inundation of the excavation areas should be avoided during construction.  
The ground surface surrounding any buildings should be sloped to drain water away 
from the foundation in all directions.  We recommend providing a slope of at least 12 
inches in the first 10 feet in landscape areas where possible, and a slope of at least 3 
inches in the first 10 feet in paved areas.  A swale should be provided around the uphill 
side of the building to divert surface runoff.  The upper 2 feet of the backfill should be a 
relatively impervious type material to prevent excess water from entering the foundation 
areas.  Any downspouts and drains should be installed so that the water discharges well 
away from the backfill areas. Landscape irrigation within 5 feet of the foundation walls 
should be avoided.  

 Slabs 
 
 The natural soils found on site are suitable to support lightly loaded floor slabs.  
The natural soils must be free of topsoil.  It is recommended that the floor slabs be 
underlain by a minimum of 4 inches of clean gravel. This material should consist of 
minus 2-inch aggregate with at least 50% retained on the No. 4 sieve and less than 2% 
passing the No. 200 sieve. Slabs should be separated from exterior walls and interior 
bearing members with slip joints which allow free vertical movement of the slabs.  
Frequent control joints should be provided, in accordance with American Concrete 
Institute (ACI) recommendations, to reduce problems associated with shrinkage and 
curling.  We recommend floors slabs be designed to be at least two feet above the 
seasonal high groundwater level. 

Structural fill for floor slabs can be used including use of native soils that are free 
from organic matter, rocks larger than 6 inches in diameter, and debris.  Structural fill 
beneath slabs should be placed in thin loose lifts, moisture conditioned to within +/-2 
percent of optimum moisture content, and compacted to at least 95 percent of ASTM D 
698 maximum dry density. 
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Radon 
 

Radon is a gaseous, radioactive element that comes from the radioactive decay 
of uranium, which is commonly found in igneous rocks.  The average indoor radon level 
in Colorado is above the recommended action level of 4 pCi/L as recommended by the 
Environmental Protection Agency.  Testing for radon gas at the site is beyond the scope 
of this study.  Typically, radon mitigation systems consist of ventilation systems installed 
beneath lower-level slabs and crawlspaces.  These mitigation systems can normally be 
installed during construction at a relatively low cost, which is recommended.  We are not 
experts in radon testing or mitigation.  If the client is concerned about radon, then a 
professional in this special field of practice should be consulted. 

Site Visits and Observations 
 

Recommendations in this report are contingent upon confirmation of the 
excavated foundation soils.  We recommend that 285 Engineering, Inc. provide 
construction observation services to allow us the opportunity to verify whether soil 
conditions are consistent with those found during this investigation. If others perform 
these observations, they must accept responsibility to judge whether the 
recommendations in this report remain appropriate.  An observation and site visit shall 
be performed after the excavation for the footings, prior to footing placement.  An 
additional site visit is recommended after the foundation drain has been installed, prior 
to backfill.  
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Limitations 

The conclusions and recommendations within this report are based upon the site 
visit, soils studies, the proposed type of construction, and experience in the area. The 
study has been completed in accordance with generally accepted geotechnical 
engineering practices in this area.  Possible variations in the subsurface conditions may 
increase the risk of foundation movement. This report does not represent a warranty 
implied or expressed. Our findings are based upon subsurface conditions observed, and 
variations in subsurface conditions may not become evident until the excavation is 
completed. If conditions encountered during the excavation and construction process 
appear different than the details of this report, a re-evaluation is required, and this office 
should be notified so new recommendations can be made. 

Prepared by: Reviewed by: 

Matthew R. Hopkins   Roger J. Shafer, P.E. 

285 Engineering, Inc. 
P.O. Box 1048 
Conifer, CO. 80433 
(720)-515-1781 
www.285engineering.com 

MRH:RJS 

12/7/2025
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Sec. 16B-4-30(b)(3): 
 
Suggest to revise 16B-4-30(b)(3): 
 
(3) Recorded Road Easements, Platted Road Easements (Public and Private) and Access 
Easements.  
 
Easements for roads or access (both public and private) are recorded with the Summit 
County Clerk and Recorder’s Office to reserve property for vehicular traffic and to provide 
for permanent access to property. Depending on the nature of the road or access 
easement, development within the easement may be restricted or prohibited. The 
following language from before ordinance may be worth discussion... Such easements are 
not available for any development or improvement other than overhead and subsurface 
utilities that will not interfere with the existing or future use of the road within the road 
easement or the access secured by the easement. 
 
Sec. 16B-4-20: 
 
Suggest to revise Sec. 16B-4-20. Setbacks. 
Setbacks (front, rear, and sides) are established by the Zone District that is assigned to a 
lot. See Chapter 16A - Zoning. Setbacks are a specified distance measured from either: (a) 
the front, rear, and sides of the property line that defines the boundaries of the lot; or (b) 
the boundary of a Town Road Easement held or maintained by the Town of Blue River, or 
the boundary of any recorded public or private right-of-way or road easement , as required 
by Section 16B-4-50 (Buildable Area). Setbacks effectively define the initial location within 
the lot in which the principal permitted building or structure may be lawfully constructed, 
erected, or maintained except as expressly permitted by the Land Use Code. Such initial 
location is subject to limitations imposed by easements and other encumbrances. 
 
Sec. 16B-4-50: 
 
Suggest to revise Sec. 16B-4-50. Buildable Area. 
 
(a) Determining Building, Structure, and Accessory Improvement Location. When seeking 
Town approval of the location within a lot of any building, structure, accessory 
improvement, or other improvement regulated by the Land Use Code, the owner or 
applicant shall demonstrate a consideration of the following when deciding the 
appropriate location of the building, structure, accessory improvement, or other 
improvement: 
 
1. The lot’s setbacks imposed by the applicable zone district (see Chapter 16A – Zoning). 
 
2. Easements that may prohibit, restrict, or limit the location of development or 
improvements; 



This sentence feels unnecessary / consider striking... Although front, side and rear 
setbacks established by a zone district are typically measured from the lot lines of the 
property, when a Town Road Easement encroaches into a lot, the setback shall be 
measured from the edge of the Town Road Easement. 
 
Sec. 16-3-20: 
 
Suggest to revise 16-3-20: 
 
Setback means the distance required by the lot’s zone district (see Chapter 16A) between 
the drip edge of a building or proposed building and the closer of the lot line or: (a) the edge 
of any Town Road Easement held or maintained by the Town of Blue River; or (b) the edge of 
any right-of-way or road, access and pedestrian easements, unless a different distance is 
established by a site plan, subdivision plat, or other document approved by the Town. 
 
Interpretive Note for Setback: The phrase “within a setback,” “within the setback” or 
“within the setbacks” shall be interpreted to refer to the area defined as a setback and 
shall not mean within the area enclosed by or that results from the application of two or 
more setbacks. The area enclosed by or results from the application of setbacks to a lot, 
which area is outside of the setbacks, is known as the buildable area (see definition 
above). 
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